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PUBLIC EXHIBITION OF DRAFT HOUSING AND AFFORDABLE HOUSING OPTIONS
ITEM 2 PAPER

Council has been progressively reviewing its Housing Strategy over a number of years. On 17 July 2017
Council resolved to exhibit a discussion paper “Housing Our Community” and supporting documents.
Council has also responded to changing State legislation, such as the proposed introduction of the Low
Rise Medium Density Code and amendments to State Environmental Planning Policy (SEPP) No. 70 —
Affordable Housing.

The lllawarra Shoalhaven Regional Plan (2016) estimates that by 2036 the Wollongong LGA population
will grow by 33,000 persons, who will require an additional 14,600 dwellings. The Regional Plan requires
Council to plan for the increased population growth and housing demand.

A draft Housing and Affordable Housing Options Paper has been prepared, which documents forecast
housing supply and demand. The data suggests that Council’s existing planning controls and strategies
will cater for the projected demand. However, a greater proportion of smaller dwellings (1-2 bedrooms)
is required to address the projected demand for smaller household sizes.

The draft Housing and Affordable Housing Options Paper also provides further evidence for the LGA to
be included in SEPP 70 — Affordable Housing. Very low, low and moderate income households cannot
afford to buy a house or unit in the LGA and there are few properties available to rent. There is a strong
need to increase the number of affordable properties available to rent and purchase.

The draft Housing and Affordable Housing Options Paper presents options to address these and other
housing challenges. It is recommended that the draft Housing and Affordable Housing Options Paper be
exhibited to enable community and stakeholder input to assist the development of a draft Housing
Strategy and draft amendments to the Wollongong Local Environmental Plan 2009 and Wollongong
Development Control Plan 2010.

RECOMMENDATION

1 The draft Housing and Affordable Housing Options Paper be exhibited to enable community and
stakeholder input.

2 The comments received be used to assist the development of a draft Housing Strategy and draft
amendments to planning controls.

3 The inclusion in State Environmental Planning Policy No. 70 Affordable Housing continue to be
progressed, through the development of an Affordable Housing Contributions Scheme and
Development Feasibility Assessment.

4 A letter be sent to the Minister for Planning and Public Spaces objecting to the commencement of
the Low Rise Medium Density Code, as the data in the draft Housing and Affordable Housing
Options Paper demonstrates that this form of development is not required to address housing
demand or affordability, and will not lead to good housing or community outcomes.

REPORT AUTHORISATIONS

Report of: Chris Stewart, Manager City Strategy
Authorised by:  Linda Davis, Director Planning + Environment - Future City + Neighbourhoods

ATTACHMENTS

1 Draft Housing and Affordable Housing Options Paper
2 Missing Middle Testing Paper
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BACKGROUND

In 2005 consultants for Council prepared the Wollongong Housing Study (SGS 2005) which was used to
inform the preparation of the draft Wollongong Local Environmental Plan (LEP). The Housing Study
examined the current and future population and demographic trends to determine the future housing
supply and demand which guided decisions on the draft Wollongong LEP, and the final Wollongong LEP
20009.

In 2013, work commenced on the preparation of a new Housing Study for the City. The first steps being
a review of the 2005 Housing Study, a review of development take up in the R3 Medium Density zones,
and the preparation of a Residential Density Study. In 2016-17, the draft Housing Our Community
Discussion Paper was prepared and reported to Council on 17 July 2017. These documents are
discussed later in the report.

Review of 2005 Housing Study

As part of the preparation of a new Housing Study, it is important to review the previous strategy to
gauge the success, reflect on shortcomings and lessons learnt.

In 2013, a review of the recommendations of the 2005 Housing Study occurred (Attachment 1). The
2005 Study had 31 actions and the review found that 8 actions had been completed, 10 were underway,
11 were not commenced and the other two were undertaken on a case by case basis. Many of the
actions were aspirational and were not easily measurable. It is noted that housing initiatives and actions,
such as rezonings and reviewing planning policies, can be spread over a number of years, and don'’t
have to occur in a single year, or a 10 year period.

The review also noted that many of the actions involved a range of stakeholders and were resource
intensive.

The 2005 Housing Study also included Council’s first detailed population projections to forecast housing
demand into the future. The demographic analysis took up a lot of the study and was important at the
time. More recently this demographic information been provided by the State and by Informed Decisions
(id) through Council’s population profile and forecast which is available on Council’s website. A future
Housing Study does not need to undertake this analysis.

Review of R3 Medium Density residential precincts

There are 1,811 lots located within ten precincts throughout the City that are zoned R3 Medium Density
Residential under Wollongong Local Environmental Plan 2009. The boundaries of the precincts
originate in the Urban Consolidation precincts that existed under Wollongong LEP 1990 and the Urban
Consolidation Policy TP94/3. Following the exhibition of the draft Wollongong LEP 2009, some of the
precincts were removed due to community submissions, the boundaries of other precincts were modified
to exclude land affected by medium and high flood hazard.

During 2013-14 a review of the built form within the R3 Medium Density Residential precincts occurred.
The purpose of the review was to examine the take up of the Medium Density precincts and determine
the remaining capacity for additional housing within those precincts.

The review found that there has been limited development in the precincts, with some 78% of lots being
single dwelling houses, 2% dual occupancies, 6% town houses, 4% villas and 4% residential flat
buildings.

There is a combination of reasons for the low take-up, including medium density development not being
financially feasible, bank lending policies, the planning control settings (eg FSR or lot width controls) not
encouraging development, the value of improvements in many single dwellings, and existing owners not
willing to sell for the amount offered.

The review did not examine the commercial zones, such as within the Wollongong City Centre, where
there has been strong growth in mixed use and residential development in recent years.



Residential Density Study

In 2014, Council engaged consultants Hames Sharley to prepare the Wollongong Residential Density
Study to examine housing density issues. The study explores the factors including housing types and
policies that affect housing density. The study suggests the following six principles to be considered
when examining areas that may be suitable for increased residential density:

1 Locate close to transport services;
Provide a mix of densities;
Encourage diversity of housing types;

Integrate public and private spaces;

a A WODN

Implement contextually sensitive site design; and
6 Defined boundary and connected to precinct.

The study makes a number of recommendations that can be considered as part of the future stages of
the Housing Study, including:

e Continue to focus density around the rail corridor, and other key locations such as around the
University of Wollongong;

e Consider reducing minimum lot size subdivision standards, especially in medium and high
density residential zones;

e Consider the use of the R4 High Density zone to encourage higher residential densities;
¢ Consider the removal of the integrated development requirement;

¢ Increase the density controls in existing medium density zones;

e Prepare design guidelines and review DCP controls to clarify built form expectations;

e Set density targets at precinct scale, ie growth centres and neighbourhoods; and

e Achieve design diversity through a hierarchy of controls.

Importantly the study notes that to ensure the benefits of higher density living is achieved, there needs to
be parallel programs to improve walkability, quality of life and public realm amenities.

Housing Our Community Discussion Paper

During 2015, the preparation of the discussion paper “Housing Our Community” commenced. The
discussion paper contains facts and information about the population, housing type and structure,
employment, transport and the environment of our City.

The discussion paper was the first step in preparing a new Housing Strategy.

The draft Housing Our Community Discussion Paper was presented to a Councillor briefing on 23
November 2015. In December 2015 the State Government's announced the proposed merger of
Wollongong and Shellharbour City Councils. As housing issues have City-wide implications, the project
was put on hold in early 2016. In February 2017, the State Government announced the abandonment of
the proposed Council merger. Following the announcement, the draft Discussion Paper was updated.

On 17 July 2017 Council considered a report on the discussion paper “Housing Our Community” and
supporting documents. Council resolved that:

1 The discussion paper “Our Wollongong — a discussion paper identifying issues for housing our
community” and supporting documents be made available on Council’s website for community
information and to begin the discussion on the preparation of a new Housing Strategy for the
City.

2 The discussion paper and community feedback inform the preparation of the Housing Strategy
options paper.
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3 a A draft Planning Proposal be prepared to introduce an Affordable Housing clause into the
Wollongong Local Environmental Plan 2009, based on clause 6.8 of the Willoughby Local
Environmental Plan 2012 or a similar provision recommended by the NSW Department of
Planning and Environment.

b  The report to Council concerning the proposed LEP amendment also include consideration
of SEPP70 as the alternative or parallel mechanism to achieve affordable housing
outcomes.

4 The draft Planning Proposal be forwarded to the NSW Department of Planning and Environment
for Gateway determination, and if endorsed exhibited for a minimum period of 28 days.

5 Council advise the NSW Department of Planning and Environment that it is willing to accept Plan
making delegation, should the NSW Department of Planning and Environment agree.

Following the meeting:

¢ the discussion paper and other supporting documents were published on the Council website for
community information

¢ the discussion paper was updated to reflect the 2016 Census information which was released in
mid-2017

o discussions occurred with the NSW Department of Planning and Environment on SEPP 70.

Following discussions with the Department of Planning and Environment, it was clarified that the LGA
needed to be listed in SEPP 70 to enable the inclusion of a clause in the Wollongong LEP 2009 for
Affordable Housing. Resolutions 3a, 4 and 5 were not able to be progressed as a consequence of
resolution 3b which required a further report to Council and the consideration of SEPP 70 as an alternate
or parallel mechanism.

On 3 April 2018, Council considered a Notice of Motion and resolved that:

Council staff provide a Briefing or Information Note for Councillors on existing and potential programs to
address the housing affordability crisis in Wollongong, including but not limited to -

1 The process for Wollongong to be included in SEPP 70, and what the timeframe and likelihood is for
this to occur.

2 Voluntary Planning Agreements that increase affordable housing stock.

3 Using Council owned land to build affordable housing or leasing that land to community housing
providers.

4  Any other mechanisms available to Council to address homelessness and housing affordability.

In July 2018, a submission for inclusion in SEPP 70 was forwarded to the NSW Department of Planning
and Environment. The Housing and Affordable Housing Options Paper details the revised process for
being included in SEPP 70, noting that the process changed in February 2018. Parts 2, 3 and 4 of the
April 2018 resolution were addressed by the Councillor briefings on 10 September and 8 November
2018 and Council’s resolution on 10 December 2018.

On 1 July 2018, the Low Rise Medium Density Code commenced in some 78 local government areas.
The Code permits dual occupancy, manor homes and terrace houses to be approved as complying
development if the development proposal meets specified criteria. The commencement of the Code was
deferred for the Wollongong LGA and 47 other LGAs until 30 June 2019. In June 2019 the deferral was
extended until 31 October 2019 and subsequently until 1 July 2020.

In 2018 the Department of Planning and Environment released the Local Housing Strategy Guideline,
which specifies the requirements for Housing Studies and Strategies.

On 10 September 2018 a Councillor briefing on the Housing study was provided.

On 8 November 2018 a Councillor briefing on Affordable Housing options and the Federal Grant funds
was provided.
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On 10 December 2018, Council considered a report on the Housing Affordability — Targeting of Federal
Funds and resolved that:

1 That the General Manager be delegated authority to prepare a submission to the NSW
Department of Planning and Environment supporting the expansion of State Environmental
Planning Policy No. 70 — Affordable Housing (Revised Schemes) (SEPP 70) to cover all local
government areas.

2 The NSW Department of Planning and Environment be advised of Council’s intent to prepare an
Affordable Housing Contributions Scheme (under SEPP 70).

a That up to $50k be expended from the Commonwealth grant to expedite preparation of a
Development Feasibility assessment as required to develop an Affordable Housing
Contributions Scheme.

3 That the balance of the Commonwealth grant be committed to two delivery areas, of equal sums
being:

a An expression of interest process whereby not-for-profit organizations are requested to
provide affordable housing schemes for consideration of funding.

b  An affordable home-ownership scheme for low to moderate income earners.

4 That the delivery areas in 3a and 3b be limited to schemes delivering homes in the Wollongong
Local Government Area.

a That schemes exhibiting innovation and new ways of delivering services are encouraged.
b  That schemes targeting, but not limited to single women aged over 50 are encouraged.

¢ That schemes constructed so as to return an income stream such that they can be continued
or expanded beyond the initial funding, are encouraged.

5 That the delivery area in 3b be a scheme that combines the Commonwealth grant with Council
owned land in the West Dapto land release area to provide new housing.

a That the new housing described above be designed as energy efficient and sustainable high
quality residences.

b  That mechanisms for home ownership include but not be limited to joint ownership models
and rent to buy options.

¢ That the scheme at 3b include a component for returning an income stream such that it can
be continued or expanded beyond the initial funding.

d That the University of Wollongong be approached as a potential partner to develop the
design of energy efficient and sustainable housing.

6 That the general manager be delegated the authority to formulate, for 3a the details of an
expressions of interest process, including assessment including any draft Memorandum of
Understandings required to complete the process.

7 That a Presentation be provided at a Councillor Briefing Session prior to or on 1 April 2019,
outlining the specifics of the proposed scheme at 3b.

8 That final approval for both delivery areas will be by resolution of Council and an update be
provided to Council by August 2019.
9 That the State Environmental Planning Policy 70 submission in point-1:

a Note that Council has previously supported inclusion in SEPP-70 and most recently lodged a
request to be included in SEPP 70 in July 2018.

b  Address any section of the ‘Draft Guidelines for Developing an affordable housing
contribution scheme’ that hinders early adoption of such a scheme in Wollongong.
¢ Propose that each region has its own median household income rate, rather than being “rest

of NSW”, as the median household income rate in the Illlawarra is different to other regions,
and the policy settings should reflect local conditions.
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d Propose that the NSW Department of Planning and Environment apply the requirements to
State Significant Development and modifications which seek increased housing yield, such
as Calderwood and Tallawarra.

e Request the NSW Department of Planning and Environment to amend the Standard LEP
Instrument to include a mandatory Affordable Housing Contributions clause in all LEPs,
rather than each Council having to apply through the time consuming process of preparing a
draft Planning Proposal to seek the inclusion of the clause. The nomination of sites would
still require the preparation of a draft Planning Proposal.

Following the meeting:

e A letter was sent to the Department of Planning and Environment covering Parts 1, 2 and 9 of the
resolution.

e Part 2a will be progressed if Council endorses the Housing Options Paper. An assessment of an
Affordable Housing Scheme requires consideration of proposed planning control changes.

e A Working Group was established to progress Parts 3a and 6 of the resolution - Affordable
Housing Program. Councillor briefings occurred on 26 March and 29 April 2019, a tender
package was released in August 2019 and Council considered the submissions received at its
meeting on 9 December 2019 (detailed below).

e A Working Group has been established to progress Part 3b, 5 and 7 of the resolution - Council
Lands.

On 16 September 2019 a Councillor briefing on the Housing Study Options Paper occurred.

On 9 December 2019, Council considered a report on T19/25 relating to the Affordable Housing Program
detailed in part 3a of the resolution of 10 December 2018. Council resolved that:

1 In accordance with clause 178(1)(a) of the Local Government (General) Regulation 2005, Council
accept in principle the tender of the Illlawarra Community Housing Trust Ltd trading as Housing
Trust for the delivery of affordable housing, in the sum of $4,340,000 excluding GST.

2 The General Manager be delegated the power to finalise contract terms with the lllawarra
Community Housing Trust Ltd, being terms that are consistent with the items identified in the
invitation to tender.

3 Council be provided with a further report on completion of the contract finalisation process for
Council’s consideration prior to execution of any contract.

State Environmental Planning Policy No.70 - Affordable Housing

On 17 July 2017, 3 April 2018 and 10 December 2018 Council made resolutions supporting the
introduction of State Environmental Planning Policy No.70 Affordable Housing (Revised Schemes)
(SEPP 70) for the City.

SEPP 70 commenced in 2002 and originally applied to the Greater Metropolitan Region, which includes
Wollongong. However, Councils had to apply to be included in the SEPP and demonstrate the need for
affordable housing in their area.

The amended aims of the policy are:
(a) identify that there is a need for affordable housing across the whole of the State, and
(b) describe the kinds of households for which affordable housing may be provided, and

(c) make a requirement with respect to the imposition of conditions relating to the provision of affordable
housing.

The Policy introduced affordable housing provisions for three precincts, the Ultimo-Pyrmont Precinct of
City West, the City of Willoughby and Green Square in South Sydney. These provisions have
subsequently been removed from the SEPP and are contained on the relevant Council Local
Environmental Plan.
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The SEPP defines affordable housing to be very low income households, low income households and
moderate income households being those whose gross incomes fall within the following ranges of
percentages of the median household income for the time being for the Rest of NSW (Greater Capital
City Statistical Area) according to the Australian Bureau of Statistics:

Very low income household less than 50%
Low income household 50 or more but less than 80%
Moderate income household 80-120%

The SEPP contains the following affordable housing principles:

1 Where any of the circumstances described in section 7.32 (1) (a), (b), (c) or (d) of the Act occur, and
a State environmental planning policy or local environmental plan authorises an affordable housing
condition to be imposed, such a condition should be imposed so that mixed and balanced
communities are created.

2 Affordable housing is to be created and managed so that a socially diverse residential population
representative of all income groups is developed and maintained in a locality.

3 Affordable housing is to be made available to very low, low or moderate income households, or any
combination of these.

4  Affordable housing is to be rented to appropriately qualified tenants and at an appropriate rate of
gross household income.

5 Land provided for affordable housing is to be used for the purpose of the provision of affordable
housing.

6 Buildings provided for affordable housing are to be managed so as to maintain their continued use
for affordable housing.

7 Rental from affordable housing, after deduction of normal landlord’s expenses (including
management and maintenance costs and all rates and taxes payable in connection with the
dwellings), is generally to be used for the purpose of improving or replacing affordable housing or for
providing additional affordable housing.

8 Affordable housing is to consist of dwellings constructed to a standard that, in the opinion of the
consent authority, is consistent with other dwellings in the vicinity.

Apart from the affordable housing definition and principles, the SEPP does not include any specific
provisions for affordable housing. However, section 7.2 of the Environmental Planning and Assessment
Act 1979 requires a Council to be listed in a SEPP, before an affordable housing clause can be included
in an LEP and development contributions for affordable housing can be collected.

On 20 April 2018, SEPP 70 was expanded to include five additional Council areas - Randwick, Inner
West, Northern Beaches, Ryde and Canada Bay. In July 2018 Council lodged a submission for inclusion
in SEPP 70 with the NSW Department of Planning and Environment. The submission was not
acknowledgement or feedback provided. In December 2018, a letter was sent to the NSW Department
of Planning and Environment advising of Council’s intent to prepare an Affordable Housing Contributions
Scheme, in accordance with Council’s resolution. No feedback or acknowledgement has been received.

On 28 February 2019 the SEPP was amended to apply to all of NSW. The State was divided into 2
areas, Sydney and the rest of NSW. Wollongong became part of the rest of NSW. The expansion of the
SEPP from the Greater Metropolitan Region to all of NSW, allows all Council’s to prepare Affordable
Housing Schemes to be considered and approved by the State. The legislative change removed the first
step in a long process. The Department also published Guidelines for Developing an Affordable Housing
Contribution Scheme. Step A in the Guideline is to advise the Department of Council’s intention to
prepare an Affordable Housing Scheme. A letter was sent to the Department in March 2019, re-
confirming Council’s intention. No feedback or acknowledgement has been received.
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On 2 March 2020 a Councillor briefing on the Housing Study Options Paper occurred.

PROPOSAL

In 2018, Wollongong had an estimated residential population of 216,071 persons (id community profile)
who were housed in over 80,000 dwellings. The lllawarra Shoalhaven Regional Plan (2016) estimates
that by 2036 the Wollongong population will grow by 33,000 persons, who will require an additional
14,600 dwellings. The 2019 NSW Population Projections recently issued by the NSW Department of
Planning, Industry and Environment indicate that Wollongong is now expected to grow by 45,700
persons by 2036 (257,450 population) who will require an additional 23,800 dwellings. The extra 12,700
persons and 9,200 dwellings is a significant increase from the 2016 data. The Housing and Affordable
Housing Options Paper has been prepared using the earlier projections.

Council has limited but important roles to play in the housing market, including -
e  Setting the housing policy for the LGA, to implement the State and Regional housing projections.

e Reviewing and amending provisions within the Wollongong LEP 2009, including rezoning land,
changing floor space ratio or minimum lot size provisions, which control the density of housing.

e Reviewing and amending the Wollongong DCP 2009, including parking standards, setbacks and
landscaping provisions.

e Reviewing and amending the Wollongong City-wide Development Contributions Plan 2016, and
West Dapto Development Contributions Plan, to determine development contributions for residential
development.

e Assessing Development Applications for subdivision and residential development, and Planning
Proposal requests.

e Providing attractive places to live, through infrastructure projects arising from Town and Village
Planning, Public Art programs, community facilities, recreation areas and infrastructure projects;

e Encouraging local employment opportunities, through planning controls, economic development
programs and encouraging investment;

e Reviewing Council land holdings and identifying surplus land that could be made available for
housing; and

e Developing Council’s commercial land holdings in accordance with Best Practice principles.

Council does not influence many other factors in the housing supply and demand equation, such as
migration policy, taxation policy, stamp duty, bank lending policies, construction costs, developer policies
or the provision of State infrastructure investment.

Forecast Housing demand and supply

As noted, the State Government has forecasted that Wollongong’s population will increase by 33,000 —
45,700 persons by 2036, who will require an additional 14,600- 23,800 dwellings.

The analysis undertaken as part of the Housing Study — Options Paper, including information provided
by the NSW Department of Planning, Industry and Environment indicates that there is sufficient feasible
supply capacity to meet the projections forecasted in 2016. The housing supply includes the West
Dapto, Calderwood and Tallawarra urban release areas, development in the Wollongong City Centre
and other centres, and infill development in the suburbs.

However, the analysis indicates that a greater supply of smaller dwellings is required to meet the
increasing demand, as a consequence of the ageing population, lone person households and for very,
low, low and moderate income households.

The Housing and Affordable Housing Options Paper addresses the Department’s requirements for
preparing a Housing Study.
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Housing for particular needs

The draft Housing and Affordable Housing Options Paper considers the housing needs of various
sectors of the community and Council’s role:

Homelessness

Homelessness is a complex problem that can arise from a number of causes, including domestic
violence, financial hardship, health issues and limited access to affordable housing options. The NSW
Family and Community Services identified that in 2016 there was 816 persons homeless in the
Wollongong LGA. The NSW Department of Communities and Justice is the lead NSW Government
Department that supports people experiencing homelessness. Effective response to homelessness
goes beyond the provision of housing. Council has a supporting role to State agencies and
organisations that provide services to persons who are homeless.

Social housing

Social housing is secure and affordable rental housing for people on low incomes with housing needs. It
includes public, community and Aboriginal housing. Within the Wollongong LGA there is some 6,731
social housing dwellings (8% of the housing stock) managed by the NSW Land and Housing
Corporation. An additional 35 dwellings for Aboriginal Housing.

The development of social housing is permissible under the Affordable Rental Housing SEPP and is
undertaken by State Government agencies. Council has a limited role in the provision of Social Housing.
Council will continue to work with the NSW Land and Housing Corporation to renew housing stock to
meet the changing needs of their tenants.

Student housing

The growth of the University of Wollongong and Innovation Campus means that there is a growing
student population that wants to live near the two campuses. The University of Wollongong’s Main
Campus Master Plan indicates that the University seeks to proportionally increase its student
accommodation from 1,976 beds to 4,062 beds by 2036.

Students are currently housed in a mixture of on-campus accommodation, university premises in the
surrounding suburbs or through private rentals. This last group can have the greatest impact on the
surrounding residential community, though noise, parking and other amenity issues.

The NSW Planning System does not define “student accommodation”, and sometimes premises used by
students are referred to as ‘boarding houses”.

In 2017, SEPP Educational Establishments and Child Care Facilities commenced. The Education SEPP
permits student accommodation to occur within school, university and TAFE campuses with
development consent. The policy is silent on student accommodation outside the campus.

Until there is State-wide direction on student accommodation, it is difficult for Council to set is own
planning policy position.

Seniors housing

The population of Wollongong LGA is ageing. The projected number of residents in Wollongong LGA
aged 70 years plus is projected to increase from 25,586 in 2016 to 31,845 by 2026. In 2016, the
lllawarra Aged Care Planning Region had a total of 5881 total operational aged care places consisting of
a mixture of low care, high care, home care, restorative care places. The ratio the lllawarra achieved in
2016 was 104.7 meaning the lllawarra region has a total of 104.7 places for every 1000 people aged 70
years plus. Assuming the current ratio of 104.7 places per 1000 people remains constant through to
2026, there will be a projected shortfall of 656 places in the Wollongong LGA alone, to achieve the
Australian Government National target of 125 per 1000 persons.

There are three main approaches to housing and an ageing population.

e Ageing in Place enables residents to remain in their home as they age and when their level of care
increase. It empowers a resident to make a conscious decision to stay in their house for as long as
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they can. Additional supplementary services may facilitate ageing in place e.g. help at home or
short-term care which may provide assistance after a hospital visit or respite care.

e Seniors Housing. There are many definitions of seniors housing. Such housing is generally aimed
at residents aged 55 years and older and offer independent living units. SEPP (Housing for Seniors
or People with a Disability) 2004 provides standardised NSW controls for such housing.

e Aged Care Homes which include spectrum of housing and assistance e.g. independent living units
and/ or nursing home facilities.

The scope for Council to influence change and provide housing for seniors is limited. The Wollongong
LEP currently permits seniors housing with consent in all residentially and most business zoned land
throughout Wollongong LGA. This enables provision of new additional aged care homes and
independent living units. Development controls are contained in the Wollongong DCP 2009 and NSW
Apartment Design Guide relating to adaptable housing and liveable housing.

People with a disability

The need for assistance is a measure of the number of people with profound or severe disability, defined
as people who need assistance in their day to day lives with any or all of the following core activities:
self-care; mobility; or communication because of a disability, long-term health condition or old age. ltis
applicable to all persons. In 2016, Wollongong LGA had 6.4% of residents needing such assistance.

Data from the Institute of Health and Welfare shows that a significant number of younger people enter
aged care each year. In Australia in 2017-18 more than 2,500 younger people under 65 entered aged
care. A key reason younger people are entering aged care is the lack of suitable housing. There is a
significant gap in the market for highly specialised disability accommodation.

SEPP (Housing for Seniors or People with a Disability) 2004 provides standardised development
controls for both seniors housing and people with disability. The term Seniors Housing (as defined under
the SEPP) includes residential accommodation that is intended to be used permanently for seniors or
people with a disability.

Group Homes are currently permitted with consent in all residentially zoned land throughout Wollongong
LGA and by the Affordable Rental Housing SEPP. Adaptable and liveable housing development controls
provide scope for Council to regulate change.

Affordable Housing

In 2016, Wollongong was identified as Australia’s third most expensive City based on the medium house
price. This was due to a combination of factors, including land supply and the overflow demand from the
Sydney housing market. It is noted that some other regional areas have higher medium house prices
but are not classified as cities (eg Byron Bay). House prices increased by over 30% however wages
remained stagnant and less than those being offered in Sydney. This significantly increased the demand
for more affordable housing.

The Housing and Affordable Housing Options Paper addresses the need for affordable housing in the
LGA and the Department’s criteria for preparing an Affordable Housing Scheme. The research found
there are no homes available to purchase for households on very low, low or moderate incomes. There
was also a limited number of properties available to rent.

Households that require more affordable housing include key workers (emergency services, nurses,
teachers), lone person households, students and the aged. Affordable housing is different to Social
Housing provided by the Government. Persons requiring affordable housing are workers looking to get
into the housing market, or persons that have had a change of family circumstances.

The Housing and Affordable Housing Options Paper addresses the SEPP No.70 requirements detailed
by the NSW Department of Planning, Industry and Environment for the introduction of provisions to
encourage greater provision of affordable housing. The next step is economic modelling to determine
the development contribution that is appropriate. A pilot project is occurring as part of the Wollongong
City Centre Planning Review. The results and learnings will then be applied to the rest of the LGA. ltis
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likely that where there is a greater uplift in planning controls through rezoning proposals, there will be a
greater opportunity to collect development contributions to increase the provision of affordable housing.
The $50,000 allocated by Council on 10 December 2018 for Development Feasibility assessment to
develop an Affordable Housing Contributions Scheme will be utilised for this purpose.

Housing options

The data for both housing supply and affordable housing point to the need to increase the supply of
smaller dwellings (1-2 bedrooms). The draft Housing and Affordable Housing Options Paper presents a
number of options for the community and development industry to consider, based around the following
three planning priorities for housing:

1. Increase housing stock diversity
¢ Encourage the provision of more 1-2 bedroom dwellings

e Review the location and planning controls for the R3 Medium Density Residential Zone to
improve feasibility and take-up.

¢ Change the dwelling mix in residential apartments, to increase the number of smaller dwellings
from the current 10% requirement, this could include the introduction of incentive provisions, or
the decoupling of car parking spaces from each unit.

e Consider new smaller housing products, such as ‘Fonzie Flats’.
2. Plan for future housing growth

e Ongoing review and monitoring of housing supply, within greenfield development (eg West
Dapto, Tallawarra), City Centre housing, town centres and around transport nodes

¢ Review the planning controls in the City Centre, around Town Centres and transport nodes to
increase housing density

¢ Review the planning controls of constrained sites and locations
3. Increase supply of affordable rental housing stock

e This is the key priority issue found in the options paper, and Council has already commenced a
number of initiatives

e An Affordable Housing Policy should be prepared, exhibited and adopted, and possibly an
Affordable Rental Housing target be set

e The inclusion in SEPP 70 Affordable Housing should continue to be pursued, through the
preparation of an Affordable Contributions Housing Scheme, as the next step in the process, this
may require an Affordable Housing Contribution to be paid

e As part of residential up-zonings, an Affordable Housing Contribution will be expected, or a
proportion of Affordable Rental dwellings to be provided on-site

e Council work with NSW Land and Housing Corporation and Community Housing Providers to
increase the supply of Affordable Rental Housing.

Low Rise Medium Density Code

The commencement of the Low Rise Medium Density Code has been deferred till 1 July 2020. Council
previously objected to the introduction of the Code as:

e it will allow Private Certifiers to assess complex development types (dual occupancy, manor
homes and terrace houses),

¢ there will be no neighbour notification or consultation (except just prior to construction),

¢ Council is meeting its housing targets,
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e the environmental constraints (steep slopes, flooding and bush fire risk) of the LGA means a
code assessment is not appropriate,

e is not consistent with the local or desired future character of many suburbs.

Additionally, the housing product being produced is not addressing the demand for smaller, affordable
dwellings. Dwelling still contain 3-4 bedrooms, double garages and are not providing a housing mix.
The high price of land means that dual occupancy dwellings can be sold for $0.6 - $1m each, which is
not affordable for low to moderate income households.

Council did support the introduction of the Code in new release areas, where new housing estates can
be planned.

Kennedy Associates Architects were engaged to prepare a comparison of dwellings that can be
designed under the Code and under Council’'s LEP and DCP (Attachment 2). A range of zonings, lot
sizes, floor space ratios and street frontage (single frontage, corner sites, rear lane) were considered.
The analysis found that:

e for dual occupancy the Code’s 50% landscaping requirement for each dwelling is the main
limiting factor, and if complied with results in smaller dwellings than permissible under Council’s
existing controls. It appears that this is an error in the Code, and if corrected the permissible
dwellings will be larger than those permitted under Council’s existing controls.

o for stacked dual occupancy (1 dwelling on top of another) the Code’s controls result in
undesirable outcomes. The upstairs dwelling does not have access to outdoor space, the
majority of the front fagade is car parking and construction costs would be higher than side-by-
side dual occupancy.

e for manor homes (3-4 dwellings in one building) the Code’s controls for corner sites result in
undesirable outcome. A large portion of the site is taken up by car parking, minimal compliance
with landscaping is achieved, and there is poor amenity outcomes. Manor homes are unlikely to
be built on lots with one street frontage, as the lot frontage would need to be 19.5mm wide and a
site area of 770m?. Greater development yield can be provided by other options. Manor homes
are more likely to be developed on lots with rear lane access.

e for terrace homes, both Council and the Code controls result in similar acceptable outcomes. A
minimum lot width of 21m is required for 3 adjoining dwellings and a driveway, reducing the
likelihood of this development form occurring.

e Council’s controls for residential flat buildings on R2 Low Density Residential and R3 Medium
Density Residential land also needs to be reviewed.

e Council’s controls for Multi-dwelling housing on R3 Medium Density Residential land require
review as they result in undesirable outcomes, including poor building forms and layouts, and
poor amenity outcomes.

It is recommended that Council make a further submission to the Minister for Planning and Public
Spaces, seeking exemption from the Code or amendments to require the notification of application and
the consideration of submissions. The Housing and Affordable Housing Options Paper includes options
to reduce the application of the Code, including:

¢ introducing minimum lot size areas for dual occupancy and manor homes,

¢ amending the land use table for the R2 Low Density Residential zone to prohibit dual occupancy,
multi-dwelling housing and residential flat buildings,

e Consider alternative zonings for areas identified as having significant constraints. Noting any
downzoning may need to be accompanied by increase housing density in other locations, to
maintain the overall housing supply.

It is also recommended that as part of the Housing Strategy the permissibility of residential flat building in
the R2 Low Density Residential zone be reviewed, and the design controls for residential flat buildings
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and multi-dwelling housing be reviewed. Improving the planning controls in the R3 Medium Density
Residential zone may result is a greater take-up of sites for medium density development, reducing the
pressure on other locations.

CONSULTATION AND COMMUNICATION

It is recommended that the draft Housing and Affordable Housing Options Paper be exhibited for
2 months to enable community and development industry consultation.

Following the exhibition period, and consideration of submissions, a draft Housing Strategy will be
prepared. Additionally, a draft Planning Proposal and amendments to the Wollongong Development
Control Plan 2009 will be prepared to implement the draft strategy. These draft documents will be
reported to Council and then exhibited, if a Gateway determination for the draft Planning Proposal is
received.

PLANNING AND POLICY IMPACT

This report contributes to the delivery of Our Wollongong 2028 Goal We have a healthy community in a
liveable city. It specifically delivers on the following:

Community Strategic Plan Delivery Program 2018-2021 Operational Plan 2019-20

Strategy 3 Year Action Operational Plan Actions

5.3.1 Housing choice in the Wollongong 5.3.1.1Prepare a Housing Study Continue the preparation of the
Local Government Area is improved, and Strategy incorporating  housing study
taking into account population Affordable Housing Issues
growth, community needs and
affordability

The draft Housing and Affordable Housing Options Paper is an input into Council’s Local Strategic
Planning Statement.
CONCLUSION

The draft Housing and Affordable Housing Options Paper is an important step in the development of an
updated Housing Strategy for the LGA. The three planning priorities for housing are:

1 Increase housing stock diversity;
2 Plan for future housing growth;
3 Increase supply of affordable rental housing stock.

The draft Housing and Affordable Housing Options Paper presents a range of options for the community
and stakeholders to consider how these priorities could be met.

It is recommended that the draft Housing and Affordable Housing Options Paper be exhibited for
community and stakeholder input and the submissions received be used to inform the preparation of the
Housing Strategy and amendments to planning controls.
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Executive Summary

This Housing and Affordable Housing Options Paper has been prepared to inform the development of a

new Housing Strategy for Wollongong LGA. The purpose of this Paper is to present the key issues and

planning priorities for housing, as well as options and key recommendations moving forward. Key findings

and recommendations from this Paper will be used to engage the community, to inform development of

a new Housing Strategy for Wollongong LGA.

The Wollongong LGA has enough theoretical capacity under existing planning controls to deliver the

amount of housing required to meet future housing projections over the next 20 years.

However, there are some key issues for housing to address that relate to:

Performance of Land Use Zones:

There s little difference between the type of housing that is being developed in the low and medium
density residential zones;

78% of the housing in medium density zones is single dwelling housing and not the desired medium
density form. Overall the established medium density zoned lands are far from capcity;

Over the past decade there has been a large amount of residential development in business zoned
land especially in the Wollongong City Centre. This has diversified housing stock typically taking the
form of a mixed use apartment building above a commercial ground level. However, this influx of
housing has weakened the intent of business zones, as employment lands are being locked up and
transitioned to apartment buildings under strata title.

Housing for Particular Needs:

The housing needs of different sectors of the community are complex. Different approaches are
required to provide choice for residents and to respond to the different levels of assistance required.
The population of Wollongong LGA is ageing. It has also experienced an increase in the proportion
of residents requiring assistance in the daily needs.

Housing affordability and affordable housing are a large and growing issue for many residents.
Affordable housing is an issue for 53% of households throughout Wellongong LGA.

Household size vs Dwelling Size:

A mis-match between household size and dwelling size is an emerging trend. There has been a shift
towards smaller household sizes (lone person and couples) and there is fewer one, two and three
bedroom housing stock being developed. There has been a large increase in 4 bedroom stock.

Cost of Housing:

The cost of housing has increased substantially in the Wollongong LGA over the last decade with
median house prices increasing by 84% and median unit prices by 65%. Most of this increase has
occurred since 2001.

There has been a strong decline in the proportion of households in Wollongong LGA who can afford
to rent or purchase housing.

Draft Housing and Affordable Housing Options Paper
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¢ Thereis a large and growing gap between the number of low income households and private rental
housing that is affordable for these households.

Legislation and Land and Environmental constraints:

¢ Historical development of residential land did not extensively consider and respond to land and
environmental constraints.

¢ Standardisation of the Local Environmental Plans presented challenge for Wollongong, with the
current R2 low density residential zone having resulted from a merge of various other zones.

e Legislative reforms and introduction of Statement Environmental Planning Policies has reduced and/
or removed Council’s ability to assess the impacts of proposed development. This presents challenge
for Wollongong into the future.

e New housing built will need to appropriately respond to the various land and environmental
constraints which exist. e g. Flood risk, bushfire risk, riparian corridors, lllawarra Escarpment.

Based on the findings of a needs analysis, and issues and options presented in this paper, three key
planning priorities for housing are recommended:

1. Increase housing stock diversity;
2. Plan for future housing growth;
3. Increase the supply of affordable rental housing.

Moving forward itis important that the supply of housing delivers the type of housing residents need as
our City grows and changes. A diversity of housing types, sizes and price points will assist in meeting this
need. Increasing the supply of housing that is adaptable to resident’s changing needs is becoming
increasingly important in Wollongong LGA as the population ages.

Key recommendations to address the planning priorities are summarised below:

¢ Increase the number of studio, 1 and 2 bedroom dwellings, to provide options that better match
household sizes.

¢ Review the role and operation or character statements and in response to introduction of state
policies.

¢ Increase the supply of adaptable housing stock.

e Preparation of development controls in relation to new forms of housing that diversity housing stock
e.g. Fonzie flats.

¢ Define areas for urban growth around medium density residential zoned land. Develop an urban
growth strategy for each area to facilitate an appropriate level of growth whilst achieving the desired
local character. Such growth will require adequate infrastructure and response to land and
environmental constraints.

¢ Undertake employment and retail lands study to inform development of urban growth areas and
business zoned land.

e Support implementation of City Centre Planning and Design Review, West Dapto Vision and West
Dapto Contributions Plan.

¢ Continue to develop and implement an Affordable Housing Contribution Scheme for Wollongong
LGA under SEPP 70.

iii Draft Housing and Affordable Housing Options Paper
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¢ Adoptandimplement an affordable rental housing target for Wollongong LGA.

¢ Work with Community Housing Providers and the NSW Land and Housing Corporation to renew and
improve and increase social and affordable rental housing supply in Wollongong LGA.

¢ Develop and contribute to partnerships that deliver affordable rental housing.

¢ Monitor projected dwelling needs, housing supply, affordable housing and capacity of the
Wollongong LGA to deliver housing.

¢ Engage the community in relation to a draft Vision for Housing.

¢ Review permissibility of residential housing types across R2 Low Density, R3 Medium Density, R1
General Residential, and business zoned land.

It is recommended this paper is exhibited to obtain community feedback regarding housing preferences,
issues and options. Council will use community feedback to inform the development of a final Housing
Strategy for Wollongong LGA.

A housing strategy for Wollongongis being developed to meet the requirements of the NSW Government
Local Housing Strategy Guideline. This paper is also being used to inform the preparation of Wollongong
LGA's Local Strategic Planning Statement.

iv Draft Housing and Affordable Housing Options Paper
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1. Context

1.1 Introduction

In 2005, Council endorsed the Wollongong City Housing Study 2005. This study examined key
demographic trends to determine the future housing needs of the Wollongong Local Government Area
(LGA). This study informed the preparation of the draft Wollongong Local Environmental Plan 2009 (LEP).

In 2012 Council commenced the development of a new Housing Strategy for Wollongong LGA. The project
was delayed due to a number of factors. On 17 July 2017 Council endorsed the ‘Housing Our Community
discussion paper’.

The key findings of the ‘Housing Our Community discussion paper’ were:

e Wollongong LGA’s population is growing;

e The proportion of older residents is increasing;

e Household types are changing and decreasing in size;

& The structure of dwellings has remained consistent and has not responded to of the changing nature
of households;

e Housing stressis increasing and is a major issue affecting a large proportion of the population; and

¢ Employment challenges are affecting where people live.

This Options Paper discusses current issues and future options for housing in Wollongong LGA, including
planning for population growth and affordable housing.

Following exhibition of this Options Paper, a Housing Strategy will be developed in line with the NSW
Government Local Housing Strategy Guideline (Appendix A). A goal of the new Housing Strategy is to
establish a link between the community’s vision for Wollongong (2028), State and Federal strategic
planning policies and legislation, and the capacity of Wollongong LGA to respond effectively to population
growth.

Community feedback received in response to this Paper will be used to consolidate the planning priorities,
recommendations and to establish a vision for housing.

Figure 1.1 Process to develop Housing Strategy

WE ARE HERE
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collection, incl
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heousing our community
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1.2 Purpose of Options Paper
The purpose of this Options Paper is to present options and key recommendations for housing in
Wollongong. This Option Paper:

e Provides housing projections;

e Explores Wollongong LGA's capacity to meet these housing projections;

e Discusses issues affecting housing and options for change into the future;

e Presents the results of an affordable housing needs analysis;

& Shows the relationship of the Housing Strategy to the rest of Councils work;

e Defines draft planning priorities and key recommendations to meet future housing needs;

e Addresses requirements of NSW Government Local Housing Strategy Guideline (Appendix A) and the
Guideline for Developing an Affordable Housing Contribution Scheme (Appendix B).

1.3 Process for Developing the Options Paper

A range of studies and research have been used to inform this Options Paper including:

e  Review of Medium Density Zoned Land (WCC, 2013);

e  Wollongong Residential Density Study (Hames Sharley, 2014);

e  Our Wollongong — a discussion paper identifying issues for housing our community (WCC 2017),
updated 2018;

e  West Dapto Vision (WCC, 2018)

e  West Dapto Housing Study (SGS, 2019);

¢  Wollongong City Centre Planning and Design Review (WCC in prep 2017 — 2020); and

s  Affordable Housing Needs analysis (WCC, July 2019).

The process for identifying the issues and options for housing presented in this paper reflects the
requirements of the NSW Government Local Housing Strategy Guideline for analysing the evidence base
and determine housing needs (Figure 1.2).

1.4 Council’s Role in Delivering Housing

The role of local government in planning and regulating the development of housing is changing.
Traditionally, local government held the primary responsibility for developing and administering the land
use planning policy which determined what and where different types of housing could be built. The role
of Council includes:

s Establishing the planning controls to guide the size, scale, density and location of housing;
e Assessing and approving development applications for housing;

¢ Regulating development of housing.

Table 1.1 shows the common housing types found throughout Wollongong LGA with reference to the

densities to which they relate.

In recentyears the role and capacity of local government to influence and control housing has diminished,
largely due to the introduction of new State legislation and NSW Government Planning Policies and Codes
that standardise development across NSW (Tables 1.2 and 1.3).

2 Draft Housing and Affordable Housing Options Paper
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Figure 1.2 Context of local Housing Strategy and how this relates to Federal, State and local
planning activities.

GLOBAL/NATIONAL
* Global megatrends

STATE

* State priorities

* State Environmental Planning Policies
(SEPPS)

* EP&A Act

REGION

* Regional plans
+ District plans
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* Local Strategic Planning ts
* Local Housing Strategies

* Local Environmental Plans
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* Town Centre
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* Activity hub

* Development Control plans
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Source: Department of Planning and Environment — Local Housing Strategy Guideline (2018)
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Table 1.1 Housing forms present throughout Wollongong LGA.

Hotesing Type Definitian

Yiollongong LGA

Single detached- Single dwelling onalot Low
relativaly large

[arge lot [rivate open
space

Single detached_ Single dwelling on a lot, LOW

smaller private MECIUM
small lot Dpenspace
Duzl On I[!-‘.jl\c‘idLlé” LOW

= lot ofland and MEDIUM

Occupancy/ attached to
Du p[e}( anly one other

cwelling
Villas Multiple Low

dwellings in MEDIUM
groups on a
large block of

land
Town house Detached MELHIUM
multi-story HIGH
(d etached dwellings, that

or semi-attached) is multiple

Lnits onone lot
of land

Terrace

(attached)

Low-rise

1ents

apart
(2-3 storeys)

Medium-rise
apartments
(4-6 storeys)
High-rise

apartments
(74 storeys)

Source: Residential Density Study (Hames Sharley 2014).
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Table 1.2 Housing approval pathways
Housing type . 0
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= (=) -] w ] L o o g 7]
7] o @ = ] = T o £
= 3 o | B
o w 3 = =3 w| I =)
E L] %) I o T = o = w =
o |2/ 9| ¢ € 5| 8|5 5| =
o o | 5 = E c | = o| = 2 ]
c o 3| o o = g 2| ol §| 2
i w| O | F S| x| | @l v O
Wollongong LEP & DCP v v | v v :’ v Vv v | v | V¥
Exempt and Complying v v | v v
Development Codes (2008) t t t
Design Quality of Residential
s Apartments Development v Vv
E"“_"‘ el (SEPP 65)
PT:;:::'“::" Affordable Rental Housing v v v
:4 cy (2009) 2 2
Housing for Seniors or
People with a Disability v | v
{2004)

*subject to the introduction of the Low Rise Medium Density Housing Code (deferred until 1/7/20).
2ppproval granted by Council however standardised provisions and SEPP incentives apply and override

Wollongong LEP and DCP.
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Table 1.3 Key Legislation and Policy for Housing
Federal Policy

. Our Cities, Our Future, A national Urban Policy for a Productive Sustainable, and Liveable Future, May 2011
. Smart Cities plan 2017

*  Australian Infrastructure Plan 2016

. Federal budgets

. Mational Affordable Housing Agreement (2009)

. Mational Housing and Homeless Agreement (2018)

. Mational Housing Infrastructure Fund (2018)

. National Housing Finance and Investment Corporation 2018

. Mational Rental Assistance Scheme

State Policy, Legislation and Plans

. NSW Premiers Priorities and State Priorities 2017
. NSW State Infrastructure Strategy 2018-2038
. NSW First Home Buyers Assistance and 2017 Budget — Housing Affordability.
. NSW Homelessness Strategy 2018-2038
. Future Directions for Social Housing in NSW
. State Environmental Planning Policies (SEPP's)
- SEPP 55 - Remediation of Land
- SEPP 65 - Design Quality of Residential Apartment Development & NSW Apartment Design Guide
- SEPP (Exempt and Complying Development Codes) 2008 & Low Rise Medium Density Design Guide
SEPP 70 - Affordable Housing (Revised Schemes)
- SEPP (Affordable Rental Housing) 2009
- SEPP 71 - Coastal Protection
- SEPP (Building Sustainability index: BASIX) 2004
- SEPP (Housing for Seniors or People with a Disability) 2004
- SEPP (State and Regional Development) 2001
- SEPP (Sydney Drinking Water Catchment) 2011
- SEPP (Urban Renewal) 2010
- SEPP (Infrastructure) 2007
- SEPP 21 —Caravan Parks
- SEPP (Coastal Management) 2018
. Section 9.1 Directions issued by the Minister for Planning
. NSW Coastal Management Act 2016
. Biodiversity Conservation Act 2016
. NSW Floodplain Development Manual and Floodprone Land Policy 2005.
. Planning for Bush Fire Protection (RFS, 2019)
*  Aged Care Act 1997 and Aged Care Principles and Determinations

. lllawarra Shoalhaven Regicnal Plan 2015

(
(
(
(

. lllawarra Employment Lands Guidelines 2008
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1.5 Council Planning Policies

Wollongong Local Environment Plan 2009 (LEP)

The Wollongong LEP 2009 provides the legal framework that defines where different types of housing can
be built, and includes planning controls which guides the size and scale of development. The controls

specify aspects such as heights of buildings, floor space ratios, and minimum lot size.

The LEP zones all land in the Wollongong LGA according to its primary use (or desired use in some cases).
All residential zones permit some form of housing whether this take the form of a single dwelling house,
or a row of townhouses, or apartments above a commercial ground floor. Table 1.4 shows the different
housing forms permissible in the different zones throughout the Wollongong LGA.

Table 1.4 Permissibility of Housing Type by Land Zoning According to Wollongong LEP 2009.

Single Dwelling

House
Residential Flat

Boarding house
Buildings

Multi-unit

Dwelling
AN A A dwellings

Land Zoning

R1 — General Residential

R2 - Low Density Residential

R3 — Medium Density Residential
R4 - High Density Residential

R5 — Large Lot Residential

< | |« | Dual Occupancy

< |« |« < | Group Homes
<l<l<lg Seniors Housing
<l<|<le Shop top housing

LS /K L
A SR LS

<l<le]l<]e Secondary

< < |< <

<

B1 - Neighbourhood centre
B2 — Local Centre

B3 — Commercial Core

B4 — Mixed Use

B6 — Enterprise Corridor

<
<

LS /L L

<
/L€ KL

E3 - Environmental Management v ¥ v ¥

E4 - Environmental Living v v

*subject to minimum lot size requirements, typically 40 hectares.
Wollongong Development Control Plan 2009

The Wollongong Development Control Plan (DCP) 2009 details controls to guide housing and all forms of
development in the Wollongong LGA. Development controls relate to provisions such as landscaping, car
parking, overshadowing, driveway access, private open space and deep soil zones. The DCP also contains
specific controls for various precincts, such as the Wollongong City Centre and West Dapto Urban Release

Area.
Development Assessment

One of the traditional roles of local government has been in the assessment and determination of
development applications. The introduction of complying development has altered the scope of
applications being assessed and determined by Council. Development applications which do not conform
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to standardised controls, and larger development applications (e.g. mixed-use developments, rows of
townhouses, apartment buildings), require assessment by Council and/or Local Planning Panels.

Local Strategic Planning Statements

Wollongong City Council, like all local government areas throughout NSW, is required to prepare a Local
Strategic Planning Statement (LSPS) by 1 July 2020 which sets out a 20 year vision for land use throughout
Wollongong LGA. The document will indicate the special characteristics which contribute to local identity,
shared community values to be maintained and enhanced, and identify how growth and change will be
managed into the future. Development of the LSPS for Wollongong will be informed by the findings of
this Options Paper, other Council Strategies, the Community Strategic Plan and the Illawarra Shoalhaven
Regional Plan 2016.

Town and Village Planning

Wollongong City Council has a program to prepare Town and Village planning studies and master plans
for town centres across the Wollongong LGA. Such plans provide strategic direction for future
development, infrastructure investment, community programs and policy planning. They provide a
variety of revitalisation initiatives to be delivered by Council, as well as other government agencies and
community groups, to make our LGA a vibrant and liveable City.

Since 2013, Council has completed town centre plans for Warrawong, Unanderra, Figtree, Corrimal,
Dapto, Port Kembla and Wollongong City Centre (named Wollongong, A City for People). Consultation has
begun to develop a Town Centre Plan for Helensburgh. Through Council’s Delivery and Operational
Planning process, new town and village plans are programmed for commencement, and actions and
projects resulting from completed plans are resourced.

Complying Development

Complying development is a fast-tracked approval process introduced by the State Government for
certain minor development e.g. one or two storey houses, building a swimming pool, demolition of a
building. Complying development occurs in accordance with State Environmental Planning Policy (Exempt
and Complying Development Codes (2008) and not Council's LEP and DCP. If an application for such works
meets specific standardised criteria and the development is a permitted use (with consent) on a subject
site, this can be approved by an accredited private certifier or certifier employed by Council. Accredited
certifiers are governed by the Building Professionals Board. Council has limited scope to regulate
development determined by an accredited private certifier.

In July 2018 the NSW Government introduced another Code for Low Rise Medium Density Housing,
namely dual occupancy, manor houses and terrace houses. The impacts of this Code are discussed further
in section 5.1.3.

Table 1.3 summaries the different housing types permissible under the Wollongong LEP 2009 or State
Environmental Planning Policy throughout Wollongong LGA.
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2.  Capacity Analysis

2.1 Housing in Wollongong LGA

2.1.1 Housing Applications and Approvals
There are 83,913 dwellings located in the Wollongong LGA (ABS 2016 census).

The number of applications and approvals for new dwellings in Wollongong LGA fluctuates annually.
During the period 1998-2017, there were 17,288 dwellings approved in the Wollongong LGA, at an
average of 909 dwellings per year. Almost half of the new dwellings were multi-unit housing (Figure 2.1
and table 2.1).

The number of multi-unit housing dwellings can be further divided into townhouses and villas, 1-2 storey
flats and 3+ storey flats, with 51 percent being for 3+ storey flats and 40 percent being for townhouses
and villas (Figure 2.2 and table 2.3).

Figure 2.1 Historic dwelling approvals 1998-2017
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Source: lllawarra Urban Development Program (NSW Department of Planning, Industry and Environment).
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Table 2.1 Dwelling approvals summary 1998-2017
House 8,852 465.9 51.2
Multi-Unit (incl medium and | 8,436 444.0 48.8
high density development)
Total 17,288 909.9 100

Source: lllawarra Urban Development Program (NSW Department of Planning, Industry and Environment).

Figure 2.2 Historic multi-unit housing approvals 1998-2017
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Source: lllawarra Urban Development Program (NSW Department of Planning, Industry and Environment).

Table 2.2 Multi-unit approvals summary 1998 — 2017
Townhouses & villas 3387 178.3 40.1
Flats - 1-2 storeys 451 23.7 5.6
Flats - 3+ storeys 4364 229.7 51.7
Others 234 12.3 2.8
Total 8436 444.0 100

Source: lllawarra Urban Development Program (NSW Department of Planning, Industry and Environment).

This data demonstrates a long-term commitment by Council to provide for and permit a range of dwelling
types, and represents a shift from historic approvals which were predominantly for single dwelling
houses. However, as the LGA has such a large dwelling base, the percentage shift in dwelling type is slow
to change (Figure 2.3).
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Figure 2.3 Change in dwelling stock in Wollongong LGA 1991- 2016
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Source: Informed Decisions, 2019.

2.1.2 Housing Density

The term ‘density’ refers to the concentration of a defined population or number dwellings across a
defined area of land (per hectare).

There is a number of different definitions for residential and housing density and what this looks like.
Housing density varies across Wollongong LGA between suburbs, streets, towns and the Wollongong City
Centre. Overall the Wollongong LGA has a low housing density of 1.17 dwellings per hectare (83,913
dwellings/714km?). If the large areas of Drinking Water Catchment, National Park and undevelopable
land are excluded, the density increases to 3.4 dwellings per hectare (83,913 dwellings/247km?), which is
still relatively low. Within individual suburbs, the dwelling density in suburbs is very variable, depending
on the size of the suburb, amount of undevelopable land and the number of dwellings. For example, the
suburb of Wollongong has a density of 16.3 dwellings per hectare, Bulli 2.98, Warrawong 7.96 and Horsley
4.83 dwellings per hectare (id Community profile). Dwelling density also increases when a smaller area
such as a residential street block is considered.

Wollongong LGA has a number of new urban release areas under assessment or in progress. These include
West Dapto, Tallawarra lands and a small portion of land in Calderwood. These areas are expected to
provide large quantities of single dwelling houses and smaller amounts of dual occupancies, townhouses,
villas and terrace housing. Smaller lot sizes together with larger floor areas and immature landscaping
often resultin the perception that such areas are higher density than adjacent established areas.

Older, more established suburbs throughout Wollongong LGA are experiencing change and becoming
denser with older houses being knocked down and replaced by new single houses, single houses with
secondary dwellings (i.e. granny flats), dual occupancies, townhouses and villas. This change is not being
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experienced equally throughout Wollongong and depends on the economic feasibility of type of housing,
age of the housing stock, characteristics of the land and market preferences for different housing types.

High density housing does not always mean higher buildings. The following image shows two examples
of same density of housing (100 dwelling unit per hectare) with varying building form and heights.

Figure 2.4 Residential density comparison

Source: Wollongong Residential Density Study (Hames Sharley 2014).

2.2  Future Housing Supply and Demand

2.2.1 Population, Housing and Dwelling Projections
Data and projections from the following sources have been used to inform this Paper:

1. The NSW Department of Planning and Environment populations, dwellings and households
projection 2018 accessed online via Research and Demography projection. (Note: 2020 projections
have recently been released)

2. The lllawarra Shoalhaven Regional Plan 2015 provides the strategic policy, planning and framework
to guide 20 years of growth for the region. This plan includes Wollongong, Shellharbour, Kiama and
Shoalhaven LGA's.

3. Informed Decisions — Wollongong City Council Community Profile, Social Atlas, Population Forecast
and Economic Profile (accessed online https://profile.id.com.au/wollongong/locality-snapshots).

Population and dwelling projections identify how the community is expected to grow into the future
under a defined set of assumptions. Itis difficult to forecast with certainty how a population and dwelling
needs will change through time. There are many variables, some of which Council has scope to control.
It is Council’s aim to build resilience, to ensure we can adapt to change.

Projections sourced from Informed Decisions (id), commissioned by Wollongong City Council, are
considered the baseline growth scenario for the Wollongong LGA. These are derived from current
population, demographic trends and urban development drivers. Further information about the
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assumptions and modelling process may be accessed online!. A summary of population, household and
dwelling projections is presented below (Table 2.2). Such projections represent a steady as it goes
scenario and does not rely on any major market interventions or policy changes for population growth.

Table 2.3 Population, Dwelling and Housing Projections
Population 211,201 | 222,602 233,141 243,945 254,805 | 4 43,604 4 20.6%
Average annual 1.06% 0.93% 0.91% 0.87%
population change
Households 77,584 | 86,201 90,637 95,205 99,755 4 18,226 4+ 23.4%
Dwellings 84,056 90,466 95,150 99,869 104,567 | 4 19,542 4+ 23.2%

Source: Informed Decisions, 2018, accessed online.

The Greater lllawarra: The Smart Growth Agenda (2015) explores the value of the lllawarra and discusses
what is possible beyond current growth analysis, geographic boundaries and policy restrictions, to unlock
the lllawarra regions economic potential (pp 1). This research evaluated a range of policy levers and
investment strategies to facilitate population and economic growth for Wollongong LGA and the Greater
Illawarra. This research evaluated a number of alternative growth scenarios and provided
recommendations relating to policy changes, housing affordability, employment lands, and
infrastructure.

A number of growth scenarios are documented and evaluated in the Greater lllawarra: The Smart Growth
Agenda (2015). Two scenarios are included in this Paper for comparison alongside Council’s baseline
projections, (Figure 2.4). Scenarios include:

1. Average Growth Scenario — identified in the background report as a reasonable aspiration for
Wollongong LGA. The background report details assumptions and policy changes which this growth
rate relies on e.g. incremental improvements to travel time to Sydney.

2. High Growth Scenario — identified as possible, if coupled with major change for the greater lllawarra
region. Examples of change required includes: very fast train or extension of M1 north of Wollongong,
significant liberalisation of planning controls and fast tracked rezoning of urban release areas.

Projections from the NSW Department of Planning and Environment are also included for comparison
alongside Wollongong’s baseline scenario (Figure 2.5).

! https://forecast.id.com.au/wollongong /forecast-modelling-process
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Figure 2.5 Projected dwelling needs for Wollongong LGA assuming various growth scenarios.
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MNotes: Baseline growth scenario is based on dwelling projections from community .id.

* Growth scenario based on Greater lllawarra: The Smart Growth Agenda Background Report (2015). Note: dwelling
projections as represented in the graph above have been recalibrated based on 2016 ABS Census Data, and
projections extended to 2036.

2.2.2. Comparison between Growth Scenarios and Projections for Dwelling Needs across
Wollongong LGA

Dwelling projections to cater for future population growth are presented in Figure 2.4. All scenarios depict
an increase in the number of new dwellings required to house the projected population.

Projections for the types of housing required to house the population under a baseline growth scenario
have been developed (Figure 2.4 and Table 2.5). Such projections have been developed using an analysis
of demographics, lifecycles of neighbourhoods, and from reviewing how population and housing has

evolved. Key findings include:

¢ 1000-1200 additional dwellings are needed by 2021 at which time the annual dwelling need will
reduce and stabilise between 800-1000 until 2036,

¢ The types of dwellings needed will vary through time however single dwelling houses are expected
to dominate new housing stock,

e This additional housing will not be evenly distributed throughout the LGA (Table 2.2.2.c). New
dwellings in the form of apartments and higher density living will continue to be developed in
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Wollongong City Centre while new release areas will continue to be dominated by single dwelling
houses and alternative types of low density housing.

Data included in Figures 2.5, 2.6 and Table 2.3 depict projections in housing types modelled under the
baseline scenario. Any change in the baseline scenario (e.g. intervention in the housing market or changes
to planning controls) would impact feasibility of different housing types and what is built in the future.
These projections do not relate to development and housing which may have been assessed, approved
and not yet constructed.

Figure 2.6 Projections by dwelling type needed annually to cater for projected population using
baseline growth scenario.

200 —Single dwelling houses

\ ——1-2 storey townhouses, villas, terraces and
700 apartments

\ ——3 storey and larger apartments and flats

e00

S00

400

200

ST PP IS TSI S

Source: Informed Decisions, 2018.

Table 2.4 15 areas in Wollongong LGA with the largest projected dwelling needs by 2036

Wollongong 45 180 3,612
Dombarton —Wongawilli — Huntley | 2,052 451 0
Kembla Grange 1,888 414 0
Avondale — Cleveland 1,797 39 0
Horsley 1,275 263 0
Dapto — Brownsville 495 291 80
Corrimal 563 130 93
Marshall Mount — Haywards Bay — 435 97 0
Yallah

Bulli 184 295 =]
Helensburgh - Lilyvale — Otford 81 370 0
Figtree 286 130 21
Koonawarra 333 24 0
Kanahooka 204 52 0
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Woonona — Russell Vale 46 162 23

Berkeley 141 58 28

Source: Informed Decisions, 2018

2.2.3 Supply Capacity Analysis

Urban Feasibility Modelling (modelling) was undertaken by the (then) Department of Planning and
Environment (October 2017) to determine how much capacity the Wollongong LGA has to provide
additional housing and cater for population growth. The capacity under current planning controls has
been investigated, as well as the feasible capacity for development under market conditions at a pointin
time.

Theoretical Capacity

The first measure used to determine the capacity in the Wollongong LGA is the theoretical capacity. This
is a hypothetical measure which provides an indication of what could be delivered if all available land was
redeveloped. It is important to note this does not include any indication of what type of development is
financially feasible at a pointin time.

Modelling undertaken by the NSW Department of Planning and Environment under the 2017 planning
controls indicated the Wollongong LGA had widespread capacity to supply new housing and meet
projected needs. Note this analysis excluded Urban Release Areas such as West Dapto. Key findings from
this analysis include:

o 44% of capacity was for semi- detached, medium density forms of housing (townhouses and villa
development;

e 45% of capacity was for higher density apartments (i.e. residential flat buildings);

¢ 11% of capacity was for dual occupancy development;

e Thereis a mismatch between the zoning where capacity is available and the land use objectives of
the zone as per the Wollongong LEP. This inconsistency is discussed through this Paper and relates
primarily to medium density zoned land and business zones.

At the time of this modelling only Stages 1 and 2 of the West Dapto Urban Release Area had land rezoned
for urban development, subsequently Stage 5 — Yallah Marshall Mount and part of Stage 3 have also been
rezoned.

Feasible Capacity

The second measure used to determine capacity for the Wollongong LGA is the feasible capacity. This is
an assessment assuming the highest and best economic use of the land, not the highest yielding
residential use. It determines the financially feasible capacity of the Wollongong LGA to deliver additional
housing.

Modelling undertaken by the NSW Department of Planning and Environment to determine feasible
capacity for the Wollongong LGA indicated Wollongong had sufficient dwelling capacity to satisfy
projected dwelling needs until 2027 (Figure 2.6).

Key findings from this analysis include:
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e 34% of capacity was is located in residentially zoned land and consisted of townhouses and
apartments up to 4 stories.

e 66% of capacity was for higher density apartments (5-20 stories) on land zoned for business
purposes. This housing would be located above a commercial ground floor (i.e. shop top housing).

The theoretical and feasible capacity of the Wollongong LGA (as at 2017) is displayed on Figure 2.7 and
compared against dwelling growth scenarios previously discussed. Such comparison indicates the
extensive theoretical capacity of the Wollongong LGA to absorb additional dwellings and cater for
projected needs. The feasibility of housing will require close monitoring, to ensure sufficient supply of
feasible capacity.

Figure 2.7 Dwelling projections compared against the theoretical and feasible capacity of the
Wollongong LGA to provide additional housing.

200,000
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'Smart Growth Agenda”
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2.2.4 Current housing approach

There are many existing strategies running in parallel which will enable Wollongong to house the
projected population over the next 15 to 20 years.
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West Dapto Release Area

West Dapto Urban Release Area will continue to operate as Wollongong's largest urban release area.
Once fully developed, it is estimated this will provide an additional 19,500 dwellings and have a
population of around 56,500 people. To date, Council has rezoned land in stages 1, 2, 5 and parts of
stages 3 and 4 of the release area to permit some 12,000 |ots. Council has approved Neighbourhood Plans
for approximately 4,371 lots; and development applications for the subdivision of approximately 1,840
lots and one residential flat development for 107 apartment dwellings.

West Dapto Urban Release Area is expected to provide a high concentration of new single dwellings, and
a smaller proportion of dual occupancies, townhouses, villas and apartments for residents.

The Wollongong LEP, DCP, West Dapto Vision, and West Dapto Contributions Plan guide development of
the West Dapto Urban Release Area.

State Significant Development

There are two urban release areas in the Wollongong LGA which have been approved by the NSW State
Government, namely Tallawarra Lands and Calderwood Urban Development Project.

In 2013, a concept plan was approved for Tallawarra lands, an area south east of Dapto in Yallah. The
approval permits 1000 residential lots, a retirement facility, industrial lands and an enterprise corridor.

Calderwood Urban Development Projectis a residential urban release area with land spaning across both
Wollongong and Shellharbour City Council areas. Although the majority of this development is in the
Shellharbour City Council LGA, approximately 800 lots are proposed within the Wollongong LGA.

Wollongong City Centre

Wollongong's City Centre and surrounding suburbs are expected to deliver a concentration of high density
housing. This will include a mix of residential developments (apartments and units) and mixed use
development (residential dwellings above a commercial base).

In 2018, the Wollongong City Centre had capacity for 5,500 additional and new dwellings under existing
planning controls.

The Wollongong LEP and DCP guide development of the city. A City for People sets the Vision and Strategic
direction to guide the delivery of Wollongong City Centre as a dynamic and vibrant regional City.

Existing urban areas

Although the West Dapto Urban Release Area and Wollongong City Centre are expected to absorb a large
proportion of projected dwellings needs, there will be a shortfall of approximately 3,000 dwellings needed
through to 2036. This assumes a population growth rate and projected dwelling needs in line with the
baseline projections for Wollongong. Existing areas throughout Wollongong LGA will be required to grow,
to cater for projected population growth.

a. Replacement of existing older housing
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Itis expected that older dwelling stock will be replaced by newer, alternate forms of housing. This is
already being observed with older existing single dwelling houses being replaced with dual
occupancies (duplexes), townhouses and villas developments. This trend is expected to continue,
driven by development feasibility and the desires of landowners. Under existing planning controls,
the Wollongong LEP 2009 permits a range of housing types in all residentially zoned land. This
provides flexibility and choice for landowners and residents.

b. Medium density areas

There are 13 precincts zoned for medium density development. Medium density zoned land permits
similar types of residential development to low density zoned land but generally permits increased
building heights and /or larger permitted floor areas. Medium density zoned land is generally located
close to town and village centres, and/ or along major roads or the railway corridor.

The operation and capacity of Wollongong LGA’s existing medium density zones has been
investigated. Issues and options for these areas are explored in Section 5 of this Paper.

c. Rezoning of key sites

The NSW planning system enables land owners to submit a Planning Proposal requests to Council to
rezone land. Council is required to balance a range of factors and issues in determining whether to
support a request, including land constraints, desired future land use and community input.

Planning proposal requests for a number of sites are currently under assessment (Table 2.5)

If these Planning Proposals progress, they will contribute to the future dwelling supply. It is
anticipated that other Planning Proposal requests will be lodged with Council in the future. Planning
Proposals requests are required to demonstrate strategic merit, which refers to consistency with a
Council or Regional Policy, for example the West Dapto Release Area Vision, Wollongong City Centre
Vision, Corrimal Town Centre Plan or Farmborough Heights to Mt Kembla Concept Plan.

Where there is no strategic merit, Planning Proposals requests are unlikely to be supported. For
example, Planning Proposals requests in the lllawarra Escarpment are unlikely to be supported, as
they would be inconsistent with the Illawarra Escarpment Strategic Management Plan (2015).
Proposals may be considered where there is a significant conservation improvement outcome.
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Table 2.5

Current Planning Proposal requests.

mixed use commercial
and residential
development

PP-2013/3 Lady To rezone land from 300 low Lodged in 2013 and not supported
Carrington Estate, E3 and E2 to R2, E4, density by Council.
Helensburgh RE1,E3 and E2 to dwellings .
. NSW Department of Planning and
permit urban .
Environment upheld Gateway appeal
development .
and required the proponent to
undertake additional investigations.
Preliminary consultation occurred in
Dec 19-Jan 20. Assessment on-going.
No formal decision by Council
PP-2017/6 Former To rezoned from IN3 750 3/4/18 Council resolved to prepare a
Corrimal Cokeworks, | and RE2 to R3, E3, RE1 | dwellings Planning Proposal and seek a
Corrimal to permit medium conditional Gateway determination.
density development Additional studies have been
undertaken by proponent to refine
the proposal. Additional information
to be assessed by Council and if
supported, exhibited.
PP-2016/3 Former To rezoned from B4 to | 110 28/5/18 Council resolved to prepare
Port Kembla Public R3 to permit medium dwellings a Planning Proposal. Gateway
School, Port Kembla | density development determination not supported by
NSW Department of Planning and
Environment. Proponent reviewing
proposal
PP-2018/9 - To rezone from RU2 to | 2000 Lodged. Preliminary assessment by
Cleveland Road R2,R3, E3,B2 to dwellings Council officers. No formal decision
north and south permit urban
sides, West Dapto development
Release Area
PP-2019/8 - To rezone from RU2 to | 700 Lodged. Preliminary assessment by
Cleveland Road R2,R3,E3,B2to dwellings Council officers. No formal decision
west, West Dapto permit urban by Council
Release Area development
PP-2019/3 — Former | To rezoned from RE2 100 Lodged. Preliminary assessment by
Bulli Bowling Club, to R1 to permita dwellings Council officers. No formal decision

by Council
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3. Housing for Particular Needs

The population and dwelling needs of the Wollongong LGA are projected to increase by over 20% by
2036. Although the Wollongong LGA has enough capacity to cater for projected growth, it is important
that the housing needs of the whole community are addressed.

Wollongong is home to a diverse range of residents and where possible, housing should cater for and
respond to these needs.

In 2016, Wollongong LGA had:

& 29% of residents (or 58,929) were aged 55 years or older.

& 6.4% ofresidents (or 13,090) identified as needing assistance in their day to day lives. This proportion
had increased from 4.9% in 2006.

o 4% of residents (or 8,049) had arrived in Australia within the 5 years prior to 2016. 80.7% of these
recent arrivals spoke a language other than English at home.

o  2.63% of residents (or 5348) identified as being Aboriginal and/ or Torres Strait Islander, an increase
of 1,122 residents from the 2011 census.

¢ Housing affordability and affordable housing are a large and growing issue for many residents. 53%
of all households in Wollongong LGA (or 44,853 households) meet the affordable housing income
definition. Of these households 49% (or 21,978) experience housing stress. The proportion of these
households increased 5% from 2001 and 2016.

* An estimated homeless population of 811 persons. This is almost double the estimated homeless
population from 2011 which was 440.

The housing needs of different sectors of the community can be shown in a Housing Continuum. The
following continuum of housing (Figure 3.1) prepared by the NSW Department of Communities and
Justice (DCJ 2019) illustrates the spectrum of housing options. The level of control that residents have
over their housing increases across the spectrum from left to right. The level of housing assistance
required corresponding decreases across the spectrum from left to right.

The following section of this paper discussed the housing needs of various groups on the continuum.
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Figure 3.1 Housing Continuum
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Source: NSW Department of Communities and Justice Local Government Housing Kit 2019

3.1 Homelessness

The ABS defines as a person as homeless where they do not have suitable accommodation alternatives
and their current living arrangement:

¢ Isina dwelling that is inadequate;
¢ Has no tenure or their initial tenure is short and not extendable; or

¢ Does not allow them to have control of and access to space for social relations.

A person is considered homeless when they are living in improvised dwellings, tents, sleeping out,

supported accommodation, boarding houses, temporary lodgings, overcrowded dwellings or caravan
parks.

Homelessness is a complex problem that can arise from a number of causes, including domestic violence,
financial hardship, health issues and limited access to affordable housing options (FACs 2019).

The NSW Family and Community Services identified that in 2016 there was 816 persons homeless in the
Wollongong LGA, a slight increase from 211 where 811 persons were identified as homeless.
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In February 2019, the IRT Foundation’s homeless street count identified 60 people sleeping rough nightly
in the Wollongong CBD and surrounding areas. Of those persons, 30% were sleeping in cars, while others
were intents, beneath awnings, on benches /seats or were awake sitting or walking around. Additionally,
more that 600 people occupying beds in temporary shelters and homelessness hostels were counted (The
Advertiser 29/5/19).

The NSW Department of Communities and Justice is the lead NSW Government Department that supports
people experiencing homelessness. Effective responses to homelessness are complex and go beyond the
provision of housing.

Some Councils’ have prepared strategies and policies to address homelessness in their areas, including
the City of Sydney and Tweed Shire Council.

Council does not provide a specific service for people experiencing homelessness, but we recognise that
this is an issue that affects many people in our community. Council does support local homelessness
service providers.

3.2 Social Housing

Social housing is secure and affordable rental housing for people on low incomes with housing needs. It
includes public, community and Aboriginal housing. Public housing is managed by the NSW Department
of Communities and Justice (DCJ), while community housing is managed by non-government
organisations. Some housing is specifically for Aboriginal people and these properties are managed by
DCJ or community housing providers, including Aboriginal community housing providers.

Large areas of the Wollongong LGA (and other parts of the region) were developed by the NSW
Government for social housing. Within the Wollongong LGA there is some 6,731 social housing dwellings
(8% of the housing stock) managed by the NSW Land and Housing Corporation. An additional 35 dwellings
for Aboriginal Housing.

The development of social housing is permissible under the Affordable Rental Housing SEPP and is
undertaken by State Government agencies. Council has a limited role in the provision of Social Housing,
through the assessment of Development Applications and the preparation of planning controls. Council
will continue to work with the NSW Land and Housing Corporation to renew housing stock to meet the
changing needs of their tenants. Similar to the rest of the community, there is an increasing demand for
smaller dwellings.

3.3 Housing for Students

The University of Wollongong’'s Main Campus and Innovation Campus are important economic drivers for
the City. In 2016 the University of Wollongong published its masterplan for the main Wollongong Campus
which indicates that the University will continue to expand from 17,080 students to 20,310 students by
2036. The master Plan indicates that the University seeks to proportionally increase its student
accommodation from 1,976 beds to 4,062 beds over the same period.

Students are housed in a mixture of on-campus accommodation, university premises in the surrounding
suburbs or through private rentals. This last group can have the greatest impact on the surrounding
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residential community. Three and four bedroom houses can be occupied by many students which creates
noise, parking and amenity issues for surrounding residents.

The NSW Planning System does not define “student accommodation”. Some community members have
suggested that premises being used by students are effectively ‘boarding houses”.

In 2011 the NSW Legislative Assembly Social Policy Committee undertook an Inquiry into International
Student Accommodation in NSW. The Inquiry recommended amendments to the NSW Planning System,
including defining the use. The NSW Government’s response to the Inquiry indicated that it supported
the recommendation in principle and expected to bring forward amendments to the Infrastructure SEPP
in the near future (May 2012).

In 2017, SEPP Educational Establishments and Child Care Facilities commenced, replacing the provisions
in the Infrastructure SEPP. The Education SEPP permits student accommodation to occur within school,
university and TAFE campuses with development consent. The policy is silent on studentaccommeodation
outside the campus.

Until there is State-wide direction on student accommodation, it is difficult for Council to set is own
planning policy position.

3.4 Housing for Seniors

The population of Wollongong LGA is ageing. The number and proportion of older Australians is projected
to be 22% of Australia’s total population by 2057. This is an increase from 15% of the total populationin
2017 (Australian Institute of Health and Welfare, 2018).

In 1996, Wollongong had an ‘older person to child ratio’ of 6.4:10. This meant that there were
approximately 6.4 people aged 65 years or older for every 10 children (aged 0-14 years). By 2016, this
ratio had climbed to 9.7:10. By 2036, this ratio is projected to increase further to 10.9:10 meaning there
will be more people aged 65 years or older than children 0-14 years old (Informed Decisions, 2019). As
Wollongong LGA experiences this change it is important to make sure residents have options and may
access appropriate housing and care facilities.

There are three main approaches to housing and an ageing population.

e Ageing in Place enables residents to remain in their home as they age and when their level of care
increase. It empowers a resident to make a conscious decision stay in their house for as long as they
can. Additional supplementary services may facilitate ageing in place e.g. help at home or short-term
care which may provide assistance after a hospital visit or respite care.

® Seniors Housing. There are many definitions of seniors housing. Such housing is generally aimed at
residents aged 55 years and older and offer independent living units. SEPP (Housing for Seniors or
People with a Disability) 2004 provides standardised NSW controls for such housing.

s Aged Care Homes which include spectrum of housing and assistance e.g. independent living units
and/ or nursing home facilities.

The Australian Government regulates the supply of subsidised residential aged care and home care
packages by specifying a national provision target of subsidised operational aged care places. These
targets are based on the number of persons for every 1000 people aged 70 years plus. An overall aged
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care provision target ratio has progressively increased since its introduction in 1985. The target is for 125
operational places per 1,000 people by 2025 and includes a mix of 45 home care places and 78 residential
care places. The remaining 2 places are for a new short term restorative care programme. (Source:
Australian Government Aged Care Financing Authority, 2017).

In 2016, the lllawarra Aged Care Planning Region had a total of 5881 operational aged care places
consisting of a mixture of low care, high care, home care, restorative care places. The ratio the lllawarra
achievedin 2016 was 104.7 meaning the lllawarra region has a total of 104.7 places for every 1000 people
aged 70 years plus. In 2016 three Aged Care Planning Regions (namely Central West, Inner West and
Northern Sydney) achieved the target 125 places for every 1000 people. In 2016, NSW had an overall ratio
of 113.3 places per 1000 people aged 70 years plus.

The number of residents in Wollongong LGA aged 70 years plus is projected to increase from 25,586 in
2016 to 31,845 by 2026 (Informed Decisions, 2019). Assuming the current ratio of 104.7 places per 1000
people remains constant through to 2026, there will be a projected shortfall of 656 places in the
Wollongong LGA alone, to achieve the Australian Government National target of 125 places per 1000
persons.

Anecdotal evidence and preliminary consultation with the lllawarra Shoalhaven Local Health District Aged
Care Assessment Team indicates that it is currently difficult to place people with high needs and
challenging behaviours; and there is a shortage in dementia specific placements.

Affordable housing is an issue for half the households (approximately 46,000 households) in the
Wollongong LGA and includes households experiencing housing stress from rent and purchase. Affordable
housing is an issue for residents as they age. In 2016 Wollongong LGA had approximately 2000 households
that were:

¢ Renting,
e Lone person households,
¢ Occupant aged 55 or above, and

¢ Experiencing housing stress (i.e. spending more than 30% of their weekly household income on rent).

Section 3.6 of this paper provides in depth analysis in relation to the issue of affordable housing for
Wollongong LGA and options to move forward.

The scope for Council to influence change and provide housing for seniors is limited. The Wollongong LEP
currently permits seniors housing with consent in all residentially and most business zoned land
throughout Wollongong LGA. This enables provision of new additional aged care homes and independent
living units.

Development controls are contained in the Wollongong DCP 2009 and NSW Apartment Design Guide
relating to adaptable housing and liveable housing. These provisions provide scope for Council to regulate
change, diversifying housing stock and increase the supply of housing that can facilitate ageing in place.
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3.5 Housing for People with disability

The need for assistance (ABS Census, 2016) is a measure of the number of people with profound or severe
disability, defined as people who need assistance in their day to day lives with any or all of the following
core activities: self-care; mobility; or communication because of a disability, long-term health condition
or old age. It is applicable to all persons. In 2016, Wollongong LGA had 6.4% of residents needing such
assistance. Additionally, the Australian Bureau of Statistics reports that the percentage of individuals with
disability increases significantly with age (ABS, 2012). Given the ageing population of Wollongong and
increase in the proportion of residents identifying as needing assistance in the 10 years since 2006, new
housing should ensure it can respond to changes in occupants needs.

SEPP (Housing for Seniors or People with a Disability) 2004 provides standardised development controls
for both seniors housing and people with disability. The term Seniors Housing (as defined under the SEPP)
includes residential accommodation that is intended to be used permanently for seniors or people with
a disability.

Data from the Institute of Health and Welfare shows that a significant number of younger people enter
aged care each year. In Australia in 2017-18 more than 2,500 people under 65 entered aged care. A key
reason younger people are entering aged care is the lack of suitable housing. There is a significant gap in
the market for highly specialised disability accommodation. As at September 2018, the Department of
Health reported there were 5905 younger people in Australia aged 65 and under living in aged care. 4000
of these younger people had been deemed eligible for assistance via the National Disability Insurance
Scheme (NDIS) and only 32 of these young people had been approved for Supported Disability
Accommodation. Supported Disability Accommodation (SDA) is housing for people who require specialist
housing to assist with the deliver support to people with very high needs. Improving access to SDA under
the NDIS is key to reducing the number of younger people living in aged care. The Australian Government
have developed a Younger People in Residential Aged Care — Action Plan to improve the existing situation.
There is currently a shortfall in the availability of SDA for younger people who required this level of
support. The SDA accommodation market is not yet mature, with very limited supply, land for demand
data for potential investors, and significant lead-time required for development of new stock.

Social Futures Australia and the Summer Foundation prepared the Specialist Disability Accommodation in
Australia report released in March 2019. This report indicated that the shortfall in specialist disability
accommodation in the lllawarra is 93 places. The SDA housing market is new and is expected to create
new dwellings for people with disability over the next few years. There is an opportunity for Council to
host/or co-host activities to raise awareness about developing this type of specialist housing.

Group Homes are currently permitted with consent in all residentially zoned land throughout Wollongong
LGA.

Adaptable and liveable housing development controls provide scope for Council to regulate change.
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3.6 Affordable Housing

3.6.1 Introduction to Affordable Housing

In real terms over the past 20 years house prices in Australia have more than doubled (Figure 3.1). In
Wollongong LGA many households who are renting and purchasing housing are facing ‘housing
affordability’ pressures. The increased cost of housing and decline in ‘housing affordability’ has been
influenced by many factors including population growth, historically low interest rates, little growth in
income levels, attractive tax settings for property investors, tax settings that discourage downsizing and
a mismatch between housing supply and demand. In Wollongong LGA other factors contributing to
housing affordability challenges include the limited availability of smaller dwellings to meet the growing
proportion of small households as well as an increase in residents commuting long distances out of the
LGA for work.

In June 2018, Council released the Our Wollongong 2028 Community Strategic Plan Engagement Report.
In this report residents indicated that the cost of housing in Wollongong LGA was a major issue. The need
for affordable housing and to improve ‘housing affordability’ featured as a top priority for the City.

The cost of housing in Wollongong LGA is high. In 2018 the median house price was $795,000 and for a
unit $586,000, with median prices growing 29% in the previous three years. Median rents have increased
3.5 times since 1990 with almost all of this growth occurring since 2001. Income levels have notincreased
at the same rate as housing costs across this timeframe. Wollongong LGA has one of the least affordable
housing markets in Australia behind Sydney and Melbourne. NSW Family and Community Services (FACs)
rate Wollongong LGA as having a high need for affordable housing. Growth in Wollongong's property
prices has been largely driven by the Sydney housing market, with many people migrating to the LGA for
comparatively lower priced housing and lifestyle reasons.

National data prepared by the Grattan Institute shows the dramatic house price rise since the 1990s,
when compared to full-time earnings incomes. The following graph shows the separation of the two
indices.

Access to affordable housing is important for the social and economic sustainability of our community.
Housing costs influence where people live, with diverse and affordably priced housing enabling people to
remain in their communities. High housing costs can force some households to move out of the area to
more affordable locations, and make people less likely to relocate into the area to take up new
employment opportunities (Gurran et al, 2018).

There are no quick fixes to the current housing affordability situation. Many of the potential solutions to
improve the current situation require the collaboration and cooperation of all levels of government and
other stakeholders. There are however options for Council to pursue to improve access to affordable

housing for residents.
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Figure 3.2 House prices have grown much faster than incomes since the mid-1990's.
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Source: Daley et al, 2018.

3.6.2 Affordable Housing and Housing Affordability

Figure 3.1 shows different types of housing (crisis, social, community and market housing). This section
of the Paper will focus on affordable rental housing rather than housing affordability for purchase. Thisis
where Council has the greatest capacity to influence and where the greatest need is in Wollongong LGA.

The Environmental Planning and Assessment Act 1979 defines affordable housing as housing for
households with ‘very low, low and moderate incomes’. Where ‘very low income’ is less than 50% of the
average household income, ‘low income’ is between 50-80% of the average household income and
‘moderate income’is 80 to 120% of the average household income.

‘Affordable housing’ is priced so that very low, low and moderate income households are able to meet
their housing costs and still meet other basic living costs such as food, clothing, transport, medical care
and education. Housing is considered affordable to these households if it costs less than 30% of their
gross household income.

‘Housing affordability’ is the broad term used to describe the range of factors that contribute to the
relationship between the cost of housing (price, mortgage repayments or rent) compared to income.

Affordability housing benchmarks for rent and purchase for very low, low and moderate income
households are based on the average household income of $1,750 for the Greater Sydney Statistical
Area (ABS, 2016, Table 3.1).
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Table 3.1 Very low, low and moderate household incomes based on Greater Sydney Statistical

Division

Income benchmark

Less than 50%

50% or more but less
than 80%

80-120%

Income range

<5874 per week

$875 - 51399 per week

$1400 - $2100 per week

Affordable rental

<5262 per week

5262 - 5419 per week

5420 - 5630 per week

benchmark*

Affordable purchase | <$273,750 $273,751 - $354,000 $354,001 - $532,500
benchmark **

* 30% of the total household income.

e Calculated using ANZ loan repayment calculator, at 9 May 2018 interest rate (4.70%), assuming a 20%

deposit for a 30 year ANZ Standard Variable Home Loan, utilising a maximum 30% of the total household
income as a repayment, and excluding stamp duty requirements.

Source: ABS, 2016.

Households in the very low, low and moderate income range are described as being in ‘housing stress’ if
they are spending more than 30% of their gross household income on rent or mortgage costs and in
‘severe housing stress’ if spending more than 50% of their gross household income towards housing.

In February 2019 Council was included in SEPP 70 Affordable Housing (SEPP 70). The definition of
affordable housing has been amended in SEPP 70 to reflect two geographical areas Greater Sydney and
the Rest of NSW. The Wollongong LGA is included as part of the Rest of NSW. In Wollongong LGA the
median household income is closer to the Rest of NSW median than Greater Sydney. However the median
cost of housing (rent and purchase) is closer to Greater Sydney (Table 3.2). All of the data that is
presented in this paper uses the Greater Sydney definition for affordable housing due to the higher
comparable cost of housing in Wollongong LGA.
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Table 3.2 Median household income comparison.
Median Income $1,750 51,335 51,168
(2016)

Median Purchase Non Strata Strata Non Strata Strata MNon Strata Strata
all Dwellings

(Sept 2018) $745,000 $765,000 $735,000 $683,000 5345 S400
Median Rent all
Dwellings $520 $445 $325

(March 2019)
Source: FACSs, Rent and Sales Dashboard 2019.

3.6.3 Affordable Housing Stock

e In 2016 subsidised social and community housing represented approximately 8% of the total
number of dwellings in the LGA. The proportion of social housing in Wollongong LGA has
decreased by 2.7% since 1996.

¢ Wollongong LGA has a higher proportion of State housing (8%) compared to Regional NSW (4%)
and NSW (4.2%) and a comparable proportion of community housing.

Table 3.3 Affordable housing stock in Wollongong LGA.

Social Housing (NSW Land and Housing Corporation) 6,731 8%

Aboriginal Housing 35

Community Housing (Community Housing Providers - 613

Affordable Rental) (Housing Trust data)

Affordable Rental Housing (delivered via Affordable 229

Rental Housing SEPP 2009) approved since 2009 {Council data)

Secondary Dwellings (Granny Flats approved since 186

2009) (Council data)

Boarding Houses (Private Rental) 24 registered
(322 people)

Permanent onsite Caravan Park 920

(Council data. Most of these
dwellings are owned or being
purchased rather than rented)

Budget Pub Top/Hotel Accommodation 9 businesses

Private Rental (very low, low and moderate incomes) Very low =575 8.4%
*Rental stress amongst our moderate income Low = 2887

households is low. The 3609 moderate income private Moderate = 3609*

rental dwellings in this calculation skews the data. Total = 7071

TOTAL 15,818
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3.6.4 Affordable Housing Needs Analysis

An affordable housing needs analysis for Wollongong LGA has been undertaken. Key findings of this

analysis indicate:

There is a large and growing gap between the number of low income households and private rental
housing that is affordable for these households (Figure 3.2);

Wollongong LGA is trending towards an increasing mismatch between household size and number of
bedrooms per dwelling. Between 2001 and 2016 there has been a decrease in one, two and three
bedroom housing stock and a large increase in four bedroom stock;

The cost of housing has increased substantially in Wollongong LGA over the last decade. Median
house prices have increased by 84% and median unit prices have increased by 65% between 2008
and 2017. Median rents have increased 3.5 times since 1990, with most of this increase being since
2001;

There has been sharp increase in the proportion of households in Wollongong LGA who cannot afford
to rent or purchase housing in the LGA.

The number of full time equivalent jobs in Wollongong LGA has decreased while the number of lower
income workers and casualisation of the workforce has increased.

Figure 3.3 Comparison between the number of low income renters and the number of affordable
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Source: NSW Local Government Housing Kit, 2019.

3.6.1.1 Households in the Affordable Housing Income Range in Wollongong LGA

In 2016 more than half of all households in Wollongong LGA 44,853 or (53%) were described as beingin
the affordable housing income range as defined by the Environmental Planning and Assessment Act 1979.

In 2016 in Wollongong LGA:
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e There were 84,071 households;

e There were 44,853 households in the affordable housing income range, with 21,317 very low,
15,491 low and 8,045 moderate income households (Figure 3.3)

& Of the 44,853 households in the affordable housing income range, 49% were in housing stress.

e The overall proportion of households in housing stress (rental and mortgage) in the LGA in the
affordable housing income range increased by 5% between 2006 and 2016 (Figure 3.4);

e 7.4% of existing housing stock comprises social housing and there were long waits of between 2
and 10 years for people to gain access to social housing (Table 3.5). Since 1996 there has been a
2.7% decrease in the proportion of social housing available in Wollongong LGA;

e 496 people were homeless.

Figure 3.4 Wollongong LGA household income brackets 2016

Source: ABS Table Builder, accessed online 2019.

Figure 3.5 Rental and mortgage stress Wollongong LGA 2006, 2011 and 2016
Rental Stress Mortgage Stress

20000 20000
15000 15000
10000 10000
5000 5000

0 0

2006 2011 2016 2006 2011 2016
W Instress M Notinstress Winstress MW Notin stress

Source: ABS Table Builder, accessed online 2019.
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Table 3.4 Expected Social housing wait times
Area 1 bedroom 2 bedroom 3 bedroom 4 bedroom
Wollongong LGA 2 to Syrs 10+yrs 5to 10yrs 5 to 10yrs
City Zone
Wollongong LGA 2 to 5yrs 5 to 10yrs 5to 10yrs 5 to 10yrs
South Wollongong
Shellharbour LGA 5 to 10yrs 10+yrs 5to 10yrs 10+yrs

Source: NSW Government Local Government Housing Kit Database on NSW Family and Community
Services June 2018.

3.6.5 Employment
Cities need a range of workers living close to town centres and employment to function well.

Research undertaken by id profile, on behalf of Council showed the local economy is not providing enough
jobs to give all employed residents in the LGA the opportunity to work locally. This shortfall in jobs has
added to the commuter pool overtime, with 33% of residents leaving the LGA for work in 2016. These
workers commute long distances and many are highly skilled and are earning higher incomes than people
who work in the Wollongong LGA. There is a strong relationship between income, employment
opportunities, housing affordability and distance travelled to work. People will travel greater distances to
employment for higher incomes and/or to afford the cost of housing.

In the last decade Wollongong has transformed into a service-based economy, largely focussed on
delivering household services. This shift is as a result of an estimated 6,000 local job losses in the
manufacturing sector between 2001- 2008 and 2017-2018. These manufacturing jobs were higher paid
than the jobs emerging in the health and social service and retail industries in Wollongong LGA.

Wollongong LGA also provides employment for 43% of Shellharbour LGA’s employees and 23% of Kiama
LGA’s employees.

Strategies to increase access to employment in Wollongong LGA will not form part of Council’'s Housing
Strategy. However a key focus of Council’s Economic Development Strategy (2019) is to increase the
number of higher payed local job opportunities in Wollongong LGA.

3.6.6 Rental Housing Market Analysis

In 2016 only the very upper portion of low income and moderate income households could afford rent
housing in the private rental marketin Wollongong LGA (Figure 3.5). Of those renting:

e 54% of renting households in the affordable income range were in rental stress in 2016 in Wollongong
LGA:

e Rental stress had increased by 8% between 2006 and 2016 amongst households in the affordable
housing income range in Wollongong LGA.
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Figure 3.6 Housing rental affordability in Wollongong LGA (2018)
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3.6.7 Decline in Rental Affordability

Since 2001 there has been strong decline in the proportion of households in the affordable housing
income range who can afford to rent housing in Wollongong LGA.

e |n 2001 44% of very low income households could affordably rent housing in the private rental
market, compared to 8% in 2017 representing a 36% decline;

e |n 2001 75% of low income households could affordably rent housing in the private rental market,
compared to 27% in 2017 representing a 48% decline; and

& |n 2001 95% of moderate income households could affordably rent housing in the private rental
market compared, to 77% in 2017 representing a 17% decline.

Figure 3.7 Change in the proportion of private rental accommodation affordable to very low, low
and moderate income households from 2001 -2017.

95%
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Source: NSW Local Government Housing Kit, 2019.
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In 2017 80% fewer rental bonds were lodged for affordable private rental housing for low income
households in Wollongong LGA (473) compared to 2006 (2,312). This shows a large decrease in affordable
private rental housing stock entering the private rental market (Table 3.6).

Table 3.5 Change in the number of rental bonds lodged affordable to low income households.

Shellharbour LGA 340 190 113 66 81%
Wollongong LGA 2312 1079 903 473 80%
Source: NSW Local Government Housing Kit, 2019.

Figure 3.8 Comparison between Wollongong and Greater Sydney for proportionate changesin
private rents between 2001 and 2017.
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~ 7.5
= Verylow
b5 v 3.9

Precentage of households

Other issues impacting on the affordability of the private rental market include:

e Along term low rental vacancy rate. A vacancy rate of 3% represents a healthy balance between
supply and demand. The average vacancy rate for Wollongong LGA between 2015 and 2018 was 1.8%.
For almost the entire time there has been an undersupply of private rental accommodation in the
LGA which may indicate a gap in supply of private rental accommodation (Figure 3.8).

e Strong increases in rents with median rents increasing 3.5 times since 1990 with almost all of this
growth occurring since 2001. The strongest rent increases were for one bedroom properties (Table
3.7). The substantially greater increases in rents for one bedroom dwellings over this time may be as
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aresult of the high demand for smaller dwellings in the LGA given the high proportion of lone person
households in the LGA.

Figure 3.9 Rental Vacancy rate for Wollongong, the lllawarra and Sydney over time, including

comparison with 3% benchmark.
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Table 3.6 Percentage change in rent for one, two, three and four or more bedroom dwellings
between 2008 -2013 and 2014 -2018.

% change 2008 -2013 |4 46.7 $36.2 4 266 4250

Source: NSW Government Local Government Rent and Sales Dashboard on NSW Family and Community Services,
2019.

Rental stress by household type

Of the households in the affordable income range in rental stress in Wollongong LGA:

s A42% were lone person,
e 25% were one parent and

e 10% were couples with or without children.

25% of loan persons households occupied 1 bedroom dwellings, 50% dwellings with two bedrooms with

the remaining 25% living in 3 or more bedroom dwellings.
Affordable rental housing targets in Wollongong LGA

A number of studies have suggested affordable rental targets for Wollongong LGA based on unmet need
for affordable rental housing.
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Table 3.7 Affordable rental housing targets for Wollongong LGA by 2036.

1 | Social Housing as infrastructure: an investment pathway (2018) 7575
Report prepared by Australian Housing and Urban Research
Institute.

2 | Great lllawarra: The Smart Growth Agenda (2015) Report 8241
prepared for the Property Council of Australia by Judith Stubbs
& Associates.

3.6.1.2 Housing Purchase Market Analysis

Analysis of data relating to purchase prices and household incomes for Wollongong LGA residents
indicates that it is virtually impossible for very low and low income households to purchase a property.
Data suggests is may be possible for moderate income households however this is extremely constrained.

Mortgage Stress

e 75% of households with a mortgage in the affordable income range were in mortgage stressin 2016.
e Mortgage stress decreased by 4% between 2006 and 2016. The decline in interest rates across this
same time frame may have contributed to this decrease in households experiencing mortgage stress.

Median house prices have increased substantially in Wollongong LGA over the last decade:

s 84% for houses between 2008 and 2017; and
e 65% for units between 2008 and 2017.

Housing purchase affordability

The following graph shows affordable purchase benchmarks/prices for very low, low and moderate
income households in Wollongong LGA compared to median property prices in 2018.
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Figure 3.10 Housing purchase affordability in 2018 in Wollongong LGA
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Decline in housing purchase affordability

Since 2001 there has been strong decline in the proportion of households in the affordable housing
income range who can afford to purchase housing in the LGA. This decline has been particularly strong
for moderate and low income households.

e |n 2001 70% of moderate income households could affordably purchase housing, compared to 13%
in 2017. This represents a 57% decline;

e [n 2001 34% of low income households could affordably purchase housing, compared to 2% in 2017.
This represents a 32% decline;

e |n 2001 7% of very low income households could affordably purchase housing compared, to 1% in
2017. This represents a 6% decline (Figure 3.10).

Figure 3.11 Change in the proportion of housing affordable to purchase for very low, low and
moderate income households from 2001 -2017, Wollongong LGA.
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Source: NSW Local Government Housing Kit, 2019.
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The decline in the proportion of households who can afford to purchase housing has been far greater in
Wollongong LGA compared to Greater Sydney (Figure 3.11). For example in 2001, 70% of moderate
income households could afford to purchase housing in Wollongong LGA, compared to 36% in Greater
Sydney. By 2017 the proportion of households who could afford to purchase housing in both Wollongong
and Greater Sydney had dropped to a comparable 13%.

This decline in housing affordability has pushed housing purchase out of reach of many households in the
Wollongong LGA. Most single professional first home buyers including ‘key workers’ cannot affordably
purchase housing in Wollongong LGA. This therefore increasing the need for affordable rental housing.

Figure 3.12 Comparison between Wollongong LGA and Greater Sydney for housing purchase
affordability by income level from 2001 to 2017.
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Source: NSW Local Government Housing Kit, 2019.

Mortgage stress by household type
Of the households in the affordable income range with a mortgage in mortgage stress:

e 40% were couples with children,

e 23% were lone person households,

e 19% were one parent families.

e Couples with children 764 living in a three bedroom home, and 560 live in a four bedroom home, lone
person, of which 497 live in a three bedroom home; one parent families, of which 360 live in a three
bedroom house
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3.6.1.3 Key Worker Housing
Housing is ‘very unaffordable’ for single ‘key worker’ first home buyers to purchase in Wollongong LGA.

A ‘key worker’ is a worker whose job is essential to the functioning of a City. Often keyworkers include
teachers, nurses, ambulance, fire fighters and police. Increasingly these workers are being locked out of
home ownership and forced to commute long distances to work due to the rising cost of house prices. In
2018 researchers from the University of Sydney undertook a study to look at housing purchase
affordability for key workers in the Greater Sydney Metropolitan Region which included the Wollongong
LGA. The study used standard key worker income award data and lending criteria to calculate affordable
home purchase price for a range of household types.

This study found housing purchase for key workers in Wollongong LGA was:

s “Very unaffordable” for single key workers (by more than $50,000 on the cost of housing purchase)
e “Affordable” for couple households with no dependents

e “Affordable” for a couple household with two dependents.

The approach for determining affordable home purchase prices and benchmarks used in this study can
be applied to workers of other occupations to determine their capacity to purchase housing in the LGA.

This study also showed that housing affordability pressures are pushing Sydney’s inner city key workers
to outer metropolitan areas including Wollongong LGA. Across the decade 2006 to 2016 the inner and
middle areas of Sydney lost up to 21.4 % of their key worker populations. Whilst outer suburbs
experienced gains of more than 10 percent in their key workers over the same time. Wollongong LGA was
rated in the top five LGA's for key workers per 1000 residents in the Greater Sydney Metropolitan Region.
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Figure 3.13 Many areas of Sydney have lost their key workers to outer and regional areas.

Loss of key workers from Sydney to outer
and regional areas between 2006 and 2016
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Source: Gurran et al, 2018.

3.6.8 Council’s history with affordable housing
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Wollongong City Council has a history of contributing to the development of affordable housing in the

LGA. Examples include:

e Council has provided land to community housing providers to support the development of affordable

rental housing;

& |n 1983 Council and the Emergency Accommodation Group assisted with establishing the Housing
Trust to tackle local affordable housing issues in the community;

e Council has worked in partnership with the NSW Government to develop social housing.

e |n July 2018, Council made a submission to the NSW Department of Planning and Environment to

request that Wollongong LGA be included in State Environmental Planning Policy No. 70 — Affordable
Housing (Revised Schemes) (SEPP 70) to enable Council to develop an Affordable Housing Contribution
Scheme for the LGA. In February 2019 the NSW Government announced that this planning policy is

now available to all local Councils in NSW. This means Council can proceed with the development of
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an Affordable Housing Contribution Scheme for the LGA using the NSW Government Guideline for
Developing an Affordable Housing Contribution Scheme;

e |n 2012, Council received an Australian Government grant through the ‘Building Better Regional Cities’
program to deliver the West Dapto Home Deposit Scheme. This Scheme was not able to be
implemented as hoped, because of rapidly rising land prices compared to the statutory personal
income limits specified by the grant. In October 2017, Council entered into a memorandum of
understanding with the Australian Government to allow the reallocation of these funds, $10.4 million,
to be usedto assist with the improvement of affordable housing in the LGA. In December 2018 Council
resolved to use this reallocation of funds to establish:

a. An expression of interest process whereby not-for-profit organisations are requested to provide
affordable housing schemes for consideration of funding. Expressions of interest were sought in
August 2019. On 9 December 2019, Council resolved to allocate $4.34m to the lllawarra
Community Housing Trust for the delivery of affordable housing.

b. An affordable home-ownership scheme for low to moderate income earners. The
implementation of this initiative is currently in progress.

This paper considers options for Council to continue to contribute to the development of Affordable
Housing into the future.

Council has also reduced minimum lot sizes over time, although this may benefit housing affordability
rather than Affordable Housing. As part of Wollongong LEP 2009 the standard minimum lot size for R2
and R3 land became 449m?2. Around major proposed town centres in West Dapto a minimum lot size of
300m? has been introduced.

As part of a recent Planning Proposal for part of Stage 3 in West Dapto, Council permitted a minimum lot
size of 249m? which will enable the developer to provide a range of housing products from small to large
lots.

As part of the draft West Dapto LEP (2008), Council proposed both minimum and maximum density
standards through floor space ratios to discourage medium density land being subdivided into standard
lots. This maximum density provision was not supported by the (then) Department of Planning as it did
not comply with the standard LEP instrument.

3.6.9 Government Policy and Legislation for Affordable Housing

There is a range of Government Policies and Legislation to support the supply and protection of affordable
housing that sit across social and land use planning categories. It is important for Council to remain
abreast of the current planning policies and incentives for affordable housing to assist with gaining access
to resources for affordable housing for the LGA.

A summary of current governmentsocial and land use policies for affordable housing and how these apply
to Wollongong LGA if applicable follows.

Australian Government
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The National Affordable Housing Agreement (2009) provides the Commonwealth Government’s
overarching direction for affordable housing. It contains a range of initiatives to support the development
of new affordable housing and improve housing affordability including:

(a) Financial Initiatives

Financial initiatives have been delivered via this agreement including: First Home Owners Super Saver
Scheme to assist first home buyers to save; people 65 years and over can contribute $300,000 from their
principal residence to their super; strengthening of capital gains tax rules; an annual charge of $5,000 to
foreign investors of unoccupied dwellings that are not rented for a period of six months or more.

(b) National Housing and Homeless Agreement (2018)

$4.6 billion in Australian Government funding will be provided to the states and territories including $375
million for homelessness services. Funding for homelessness services will be ongoing and indexed for the
first time, to provide certainty to front line services that help people who are homeless or at risk of
becoming homeless.

(c) National Housing Infrastructure Fund (2018)

This fund was made available to provide 51 billion dollars over five years to support local governments to
finance critical infrastructure to address infrastructure bottlenecks that impede development and build
the infrastructure to speed up the supply of new housing.

(d) WNational Housing Finance and Investment Corporation (2018)

The Australian Government has set up the National Housing Finance and Investment Corporation to
provide low cost loans for investment in housing, with a focus on affordable housing. This initiative is a
key part of the Australian Government's plan to help reduce pressure on housing affordability and could
potentially assist with providing low cost loans to develop affordable housing in Wollongong LGA.

(e) National Rental Assistance Scheme

In 2008 the Australian Government introduced the National Rental Affordability Scheme (NRAS) to
provide financial incentives to organisations that provide people on low to moderate incomes with private
rental accommodation that is delivered at least 20% below market value. NRAS housing is not social
housing but rather affordable private rental housing. The aim of this Scheme is to increase the supply of
affordable rental housing, reduce rental costs for low to moderate income households and encourage
investment in affordable rental housing.

In 2016 in Wollongong LGA there were 13,142 people in receipt of NRAS and 46.7% of these households
were inrental stress despite being in receipt of this rental assistance. The proportion of NRAS households
in rental stress increased by 5.5% since 2012 in Wollongong LGA (Table 3.9).
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Table 3.8 Number and proportion of National Rental Assistance recipients in rental stress

Wollongong | 11,956 4,920 41.15% 13,142 6,132 46.7%
LGA

Shellharbour | 3,632 1,255 34.55% 3,960 1,603 40.48%
LGA

Greater 228,180 115,735 50.7%
Sydney

Rest of NSW | 181,401 58,843 32.44 201,580 70,760 35%

Source: NSW Local Government Housing Kit, 2019.

NSW Government - Land Use Planning Legislation and Policy
{a) NSW Environmental Planning and Environmental Assessment Act 1979

The NSW Environmental Planning and Environmental Assessment Act 1979 (the Act) includes an objective
to promote the delivery and maintenance of affordable housing. The Act enables Council to enter into
Voluntary Planning Agreements (VPA) with developers to deliver infrastructure outcomes alongside
development proposals. A VPA can include the provision of or monetary contributions for affordable
housing. In 2019 the Minister issued a Direction to require Councils to consider a range of matters when
negotiating planning agreements with developers for the purposes of affordable housing in connection
with a development application. Council's wanting to negotiate a planning agreement for the provision
of affordable housing, will need to consider the requirements of the Ministerial Direction and will need
to prepare and publish a policy that sets out the circumstances where planning agreements will be sought.

(b) State Environmental Planning Policy No 70—Affordable Housing (Revised Schemes) (SEPP 70)

SEPP 70 is a policy which allows Councils to prepare an affordable housing development contribution
scheme. In July 2018 Council submitted a request to be included in SEPP 70 and in February 2019, the
NSW Government amended SEPP 70 to apply to all NSW Councils. There is a series of steps Council will
need to undertake to implement an affordable housing contribution scheme under SEPP 70. Council will
need to set out how, where and at what rate development contributions will be collected for affordable
housing and provide evidence that the contribution rate will not affect development feasibility. The
development of this scheme would provide the community and developers with greater certainty about
how affordable rental housing contributions will be determined, and the contribution rate that will be
applied as a condition of development consent.

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

In 2009, the NSW Government introduced the ARH SEPP 2009 aiming to increase the supply of affordable
rental housing. Application of this Policy has generally resulted in the delivery of secondary dwellings and
new generation boarding houses. The ARH SEPP 2009 provides planning concessions and incentives for
developers in exchange for affordable rental housing. The SEPP permits secondary dwellings (granny
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flats) boarding houses, supportive accommodation, residential flat buildings and group homes. The
definition of affordable housing in the EP&A Act relates to income levels and not development types.

Between July 2013 and June 2018, 225 development applications were approved using this planning
policy for Wollongong LGA. 212 of the applications were for secondary dwellings (granny flats). A search
of rents for secondary dwellings between November 2018 and March 2019 showed 28 secondary
dwellings (granny flats) for rent in Wollongong LGA. The rents ranged from $195 to $450 with the median
rentbeing $322. A rent of $322 is not affordable for very low income households and 90% of low income
households. The success of this Policy in delivering affordable rental housing has been limited.

(d) Regional Plan

The Illawarra Shoalhaven Regional Plan 2015 is a NSW Government strategy to guide land use planning
decisions in the lllawarra over the next 20 years. This Plan highlights the need for affordable housing for
rent and purchase for lower income households. The Plan indicates that the “NSW Government is aiming
to develop a comprehensive approach to this issue that involves the Government, local Council, and the
private and community sectors.” However this Plan does not contain strategies or actions to address
housing affordability. There is an opportunity for Council to advocate to the NSW Government to address
this gap.

NSW Government - Social Policy

(a) Future Directions for Social Housing

Future Directions for Social Housing provides the NSW Governments ten year plan for social housing and
contains a range of initiatives which aim to create better outcomes for social housing tenants. Some of
the initiatives being delivered via this plan include:

(a) Management Transfer

FACS is transferring the tenancy management of around 14,000 social housing dwelling to community
housing providers across NSW. A few community housing providers operating in Wollongong LGA) have
accessed property from FAC's via this process.

(b) Communities Plus

Communities Plus is a large scale 522 billion program focused on renewing the NSW Government’s social
housing portfolio across NSW. Renewal of social housing under this model will produce mixed tenure
development and include private market housing.

At present in Wollongong LGA the NSW Land and Housing Corporation is renewing two social housing

sites, one in Corrimal and one in the Wollongong City Centre precinct. There is op portunity for Council to
work with NSW Land and Housing Corporation to renew social housing in Wollongong LGA.

(c) Social and Affordable Housing Fund

The Social and Affordable Housing Fund (SAHF) is a $1.1 billion NSW Government initiative to fund the
provision of social housing and related services. The NSW Government is investing money to provide an
income stream for up to 25 years to boost social and affordable housing, with homes to be built over four

years.
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The SAHF could be a potential source of funding to support social housing in Wollongong LGA.

Local Government
{a) Local Environment Plan and Development Control Plan

The Wollongong LEP 2009 and Wollongong DCP 2009 are Council’s two key land use planning documents
capable of incorporating mechanisms to support the provision and protection of affordable rental housing
in Wollongong LGA. In recent years many NSW Councils have taken steps to improve housing affordability.
Examples of initiatives other Councils have undertaken include:

& Developing Affordable Housing Policy's that include strategies specifically targeted to meet the
housing needs of their LGA's;

e Negotiating Voluntary Planning Agreements with developers to provide affordable rental housing
contributions;

s Providing land for affordable housing development;

e Developing affordable housing in partnership with community housing providers.

Council cannot include provisions in the Wollongong LEP 2009 for an Affordable Housing Contribution
Scheme under SEPP 70 until it goes through a series of steps required buy NSW Government. As part of
two recent planning proposals Council resolved to require 5% affordable rental housing. Council can use
the LEP to support housing diversity informed by strategic planning. For example: Council in
consultation with the community and in alignment with Local Strategic Planning Statements and the
Housing Strategy could develop alternative options to support the delivery of affordable housing.

3.6.10 Current Initiatives in Wollongong LGA
SEPP 70 - Affordable Housing Contributions Scheme

Council is working towards developing an Affordable Housing Contribution Scheme under SEPP 70 for
Wollongong LGA and for Wollongong City Centre. Section 3.5 of this paper satisfies Step A in this process
Establish the Evidence Base for developing this scheme as described in NSW Governments Guideline for
Developing an Affordable Housing Contribution Scheme.

Figure 3.14 Process for preparing an affordable housing contribution scheme

B
Establish Identify areas for

evidence base rezoning

There is a large body of work that requires resources to progress the remaining steps to implement an
Affordable Housing Contribution Scheme for Wollongong LGA.

Council will need to identify areas for future rezoning throughout the LGA. SEPP 70 affordable housing
contributions apply to developments that are facilitated by up-zoning. Contributions are drawn from the
increase in land value generated by the rezoning. Council will need to analyse opportunities and
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constraints across the LGA to identify areas suitable for growth. Areas identified as suitable for growth
may be investigated to determine if an affordable housing contribution scheme can feasibly apply at the
same time as any rezoning or change of density being amended in Councils LEP.

Once areas for rezoning have been chosen an appropriate affordable contribution rate will need to be
determined. This can be either as a percentage of floor space or a monetary contribution or combination
of the two. Council will need to test the affordable housing contribution rate to ensure the proposed rate
is viable and will not impact development feasibility.

Council will need to prepare a Planning Proposal to amend the LEP to levy developer contributions and
provide evidence that the affordable housing contribution rates are viable.

The affordable housing scheme needs to be prepared using the template provided by NSW Government.
Australian Government Grant for Affordable Housing Initiatives

Council is in the process of delivering two affordable housing initiatives using funds from a $10 million
Australian Government grant. This project will deliver affordable housing for rent and purchase in
Wollongong LGA. The grant will deliver two initiatives:

(a) An expression of interest process whereby not-for-profit organisations are requested to provide
affordable housing schemes consideration of funding. Expressions of Interest were sought in August
2019.

(b) An affordable home-ownership scheme for low to moderate income earners.

This initiative is demonstration of Council’s commitment to increasing the supply of affordable rental
housing Wollongong LGA.
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4. Housing Issues

4.1 Diversity of dwellings

Housing stock in Wollongong LGA continues to be dominated by single dwelling houses although the
overall proportion of different housing types has changed through time (Figure 2.3). Between 1998 and
2017, 51.2% of development approvals were for single dwelling houses while 48.8% have been for
medium and higher density housing types (e.g. villas, townhouses, apartments). Such data suggests
medium and higher density housing is feasible, there is market preference for such housing, and current
planning controls facilitate this. However single dwelling houses remain the dominant housing type
throughout Wollongong LGA.

Analysis of dwelling stock by bedroom number indicates:

¢ Four bedroom housing stock dominants new release areas and 4 bedroom dwellings were the most
common configuration of all dwellings in Wollongong LGA (62% of all stock) while 2 bedroom
dwellings comprised 20.9% of stock and one bedroom or studio dwellings 4.8% (ABS, 2016).

e From 2001 to 2016 there has been a dramatic decrease in the number of 1, 2 and 3 bedroom
dwellings (regardless of the type or form of housing) (Figure 4.1). This was coupled with an increase
in the number of dwellings with four or more bedrooms. Such change included a decrease of 1533
2-bedroom dwellings and 2489 3-bedroom dwellings, and an increase of 5245 4-bedroom plus
dwellings.

Figure 4.1 Change in the number of bedrooms in housing stock Wollongong LGA between 2001
and 2016
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Source: FACS, 2019.

Spatially, housing with 4 + bedrooms dominant in the suburbs that have been subdivided and built from
the 1980s until present day e.g. Cordeaux Heights, Farmborough Heights, Edgewood Estate Woonona,
West Dapto and Calderwood. Spatially, the location of smaller housing stock (studio, one, two bedroom
houses) is declining and unevenly distributed throughout the LGA. Higher concentrations are located
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around the City Centre and in suburbs established before 1980's (Profile id, 2019). The dramatic decline
in one, two, and three bedroom houses is likely attributed to age of development and renewal of older
stock with new, larger dwellings. Such renewal is not an issue in itself. Indeed this is expected to occur
and important for Wollongong LGA. Cumulative issues do however arise when large quantities of housing
are redeveloped into 4+ bedroom housing e.g. housing affordability, affordable housing, over-housing.
Section 3 of this paper discusses affordable housing and housing affordability and presents the results of
analysis for the LGA.

The suitability of housing and mismatch between household composition and housing type in the
Wollongong LGA also presents a challenge for the future. In 2016, 50% of households were lone person
or couples (no children or dependants), with only 1.3% of dwelling stock being studio or one bedroom
dwellings. Such challenge is not unique to Wollongong LGA. Similar differences are observed within the
Greater Sydney and throughout the Rest of NSW (Figure 4.2)

Figure 4.2 Comparison between household composition and nhumber of bedrooms in Wollongong
LGA, Greater Sydney and Rest of NSW
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Source: FACS, 20159.

Analysis of housing suitability data in accordance with the ABS 2016 Census highlights the extent of
mismatch for different types of housing, tenures and household compositions. Key findings include:

e 52,226 out of a total 84,057 dwellings (or 62.13%) in the LGA had at least one extra bedroom than
required in accordance with the ABS housing suitability analysis. More than half of these dwellings
had two (or more) extra bedrooms;

e Separate houses were the least suitable housing type throughout Wollongong LGA with:

- 17,294 (or 20.6% out of all dwellings) having two extra bedrooms and being a separate house;
- 15,424 (or 18.3% out of all dwellings) having one extra bedroom and being a separate house.
- 5606 (or 6.6% out of all dwellings) having three bedrooms or more, and being a separate house.

e Tenure type influenced the suitability of housing with housing owned outright being the leastsuitable
to its occupants. 13% of all housing in Wollongong LGA being owned outright and having two or more
extra bedrooms.
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- 25.8% (or 21,666) dwellings owned outright had at least one extra bedroom than required in
accordance with the housing suitability analysis (7257 with one extra bedroom, 10,895 with two
extra bedrooms and 3514 with three extra bedrooms).

- 18.0% (or 15,150) dwellings owned with a mortgage had at least one extra bedroom (8426 with
one extra bedroom and 6724 with two extra bedrooms)

- 13.3%(or 11,169 dwellings) of households renting had at least one extra bedroom (8433 with one
extra bedroom and 2736 with two extra bedrooms).

- 9.2% (or 7838 dwellings) being rented matched the household needs while only 2.8% of houses
owned outright and 4.7% of houses owned with a mortgage, were deemed suitable and matched
the household needs.

e 16% of all dwellings (or 13,462 dwellings) regardless of tenure in Wollongong LGA has one or two
extra bedrooms and were lone person households.

Housing suitability analysis highlights the extent of the mismatch between the type of housing in which
Wollongong LGA’s residents live and the likely needs of the households. There are many factors which
influence where people live and the type of housing that they live in. It also recognised that all households
are in a state of change and there is likely to be a proportion of households looking to increase in size in
the future, and a proportion which will decrease in size.

4.2 Land and Environmental Constraints

The urban area of Wollongong is located on a coastal plain, bounded by the ocean and lllawarra
Escarpment. The lllawarra Escarpment has elevations in the order of 450 to 500 mAHD, elevations and
the slopes drop away steeply toward the east and south, with elevations of around 50 mAHD reached
within one to two kilometres. In the north of the Wollongong LGA, the Escarpment meets the ocean at
Scarborough, Coalcliff and Stanwell Park, whereas in the south it is separated by Lake lllawarra. Such
setting creates the beauty and attractiveness of the place, but also introduces a number of constraints to

development.

The early agricultural land grants, and subsequent subdivision into smaller lots for housing and towns did
not have regard to the constraints of the area. Many towns were located adjacent to watercourses for
the supply of water, however itis now known that these creeks flood. The trees on the coastal plain and
escarpment were cut down for firewood, forestry or mining. Subdivision and development did not include
bushfire protection measures. Climate change and sea level rise were not considered.

The current planning controls have their origins in the 1950s, and reflect the development that existed as
the time. The town centres were zoned for commercial development, the housing areas zoned for
residential development and the industrial areas for industrial development. Since the 1970s, Council has
had a greater regard to land constraints and has changed planning controls to restrict new development
onthe lllawarra Escarpment, coastal cliffs and flood prone areas. The planning for new release areas, such
as West Dapto, now takes into consideration the constraints of the land, as well as having regard to
previous land practices that may have contaminated the land.

As part of the preparation of the Wollongong Local Environmental Plan 2009, Council was required to
review and standardise the planning controls to reflect the State’s Standard LEP Instrument. This resulted
in an amalgamation of the residential zones. The majority the residential area is zoned R2 Low Density
Residential, with some precincts zoned R1 General Residential, R3 Medium Density Residential and E4
Environmental Living.
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The generic nature of the R2 Low Density Residential zone requires review so that it better reflects the
land constraints.

4.2.1 Flood prone lands

Due to the steep escarpment slopes, narrow coastal plain and orographic rainfall patterns, the
Wollongong LGA is prone to flash flooding. The historic development patterns means that many
developed areas can be affected. Council has completed recent flood studies for 10 catchments, and is
preparing a draft study for another catchment. Council is now preparing draft floodplain risk
management studies and plans for 3 catchments and will be preparing draft studies for the other
catchments over the coming years. Some more minor catchments have not been studied, but may still
contain flood prone land. Figure 4.3 shows the extent of flood prone lands based on the completed Flood
Studies.
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Figure 4.3 Flood prone lands
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Based on the mapping there are some 2,706 lots zoned for residential purposes that are high hazard
flood prone, as summarised in Table 4.1. Council’s policy is to not permit the up-zoning or densification
of land with a medium or high flood risk (i.e. above the 1% Average Recurrence Interval).

Table 4.1

Land zoned for residential purposes that are flood prone.

R1 General Residential 22 38 43 103
R2 Low Density 3,153 6,711 2,637 12,501
R3 Medium Density 71 345 26 442
E4 Environmental Living unknown unknown unknown

Totals 3,246 7,094 2,706 13,046

The introduction of State policies, such as the Low Rise Medium Density Code (discussed in section 5.1.3
of this paper), permits forms of medium density in areas which have typically been single dwellings, and
to be approved by private certifiers who may not have regard to the flood constraints of an area.

In the new release areas, such as West Dapto, the 1% ARI defines the edge of the developable land and
the residential zonings. Residential development on land with a low flood risk (above the 1%ARI) is
permitted, provided the dwellings have a flood level above the flood planning level plus 0.5m. Whereas
in older / established communities, the residential development has occurred on the floodplain, and has
resulted in the large number of properties with a medium and high hazard risk.

An option for Council to consider is whether the planning controls should be reviewed to reduce the
development opportunities on land with a medium and high hazard risk.

Conversely, some sections of the development industry would like Council to relax the controls on flood
prone land, to make more land available for housing. Some of the challenges of this approach would be
that in the event of a flood, Council and the community would be left to fund the clean-up. Additionally,
householders may not be offered flood insurance due to the flood risk.

4.2.2 Riparian Corridors

Riparian lands form the transition between terrestrial and aquatic environments, i.e. land adjacent to
watercourses.. There are a number of definitions. From a geomorphological perspective riparian land as
land which adjoins or directly influences a body of water, including:

e |and immediately alongside small creeks and rivers including the river banks itself;

e gullies and depressions that sometimes run with surface water;

& areas surrounding lakes; and

e wetlands on river floodplains which interact with the river in times of flood. (DIPNR 2004).
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Riparian land is generally the most fertile and productive part of the landscape in terms of primary
production and ecosystems and often supports a higher diversity of native flora and fauna species than
non-riparian land. Riparian land provides a number of important environmental and other values which
can include:

e adiversity of habitat for terrestrial, riparian and aquatic species;

e a food source for a diversity of aquatic and terrestrial fauna (such as organic material, fruiting and
flowering plants);

e promotion of the movement and recolonisation of individual species and plant and animal
populations;

¢ shading and temperature regulation;

e conveyance of flood flows;

e settlement of high debris loads;

e reduction of bank and channel erosion through root systems binding the soil;

e water quality maintenance through the trapping of sediment, nutrients and other contaminants;

& aninterface between development and waterways;

e  visual amenity; and

e asense of place with green belts or riparian bushland naturally dividing localities and suburbs (DIPNR
2004).

Based on Council’s mapping there are 3,770 lots zoned for residential purposes that contain riparian
corridors, as summarised in Table 4.2.

Table 4.2 Lots zoned for residential purposes containing riparian corridors.
R1 General Residential 2 0 20 22
R2 Low Density 583 1,483 1,388 3,454
R3 Medium Density 6 6 15 27
E4 Environmental Living 147 78 42 267
Total 738 1,567 1,465 3,770

The riparian corridors can be aligned with the floodplain, be contained within the floodplain or extend
beyond the floodplain, depending on the width of the floodplain. For small watercourses, the riparian
corridor can extend beyond the floodplain. Whereas on more significant watercourses, lower in the
catchment, the riparian corridoris a small part of a wide floodplain.

4.2.3 lllawarra Escarpment and Steep Slopes

The lllawarra Escarpment forms a natural boundary and scenic backdrop to the Wollongong coastal plain.
It is one of the most important landscape and cultural features of the Illawarra region and has high
aesthetic value to the local community. The escarpment study area covers an area of approximately
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9,570ha. In the north, the escarpment joins the coast. Further south, as the coastal plain widens, the
escarpment retreats westward following the cliff line and foothills. In the south, the coastal plain
broadens to the west of Lake lllawarra. The escarpment and foothills create a dominant landscape unigue

to the lllawarra.

The Illlawarra Escarpment contains approximately 2000 parcels of land in approximately 1300 separate
ownerships. The majority of the area is in private ownership, with 40.5% in public ownership. The National
Parks and Wildlife Service account for almost 29% of the escarpment area, with all other public land
owners combined making up the remaining 11%. (WCC 2015). Table 4.3 summarises the zoning of land
within the lllawarra Escarpment Strategic Management Plan area. The Escarpment Plan did not include
land zoned for Residential development

Table 4.3 Zones within the lllawarra Escarpment area.
E1 National Parks and Nature Reserves 2768 27%
E2 Environmental Conservation 3976 39%
E3 Environmental Management 1836 18%
E4 Environmental Living 244 2%
RE1 Public Recreation 52 1%
RE2 Private Recreation 80 1%
RU1 Primary Production 154 2%
RU2 Rural Landscape 638 6%
SP2 Infrastructure 346 4%

There are many lots zoned R2 Low Density Residential from Stanwell Park to Farmborough Heights that
are located on the Escarpment and its foothills, but are located outside the Escarpment Strategic

Management Plan study area.

The steeps slopes of the lllawarra Escarpment and its foothills creates an attractive environment to live.
However, it is constrained by the steep slopes, vegetation cover, bush fire risk, geotechnical risk and

watercourses that can flood.

In terms of steep slopes, land with a slope of more than 11 degrees (20 percent) is considered to be
unsuitable for urban development, while slopes of 8 — 11 degrees (15-20 percent) is marginal for urban

development (Department of Planning 1988).

Steep slopes across the Wollongong LGA and the underlying soils and geology create land stability and/or
geotechnical risks. The lllawarra Escarpment contains many known areas of landslip, rockfall (such as the
bare cliff faces), as well as areas of landslide and mass movement. Sections of the South Coast Rail line
are closed, or train speeds reduced, after periods of heavy rain due to the risk of land slip. At Coledale,
the Sea Cliff bridge has replaced a section of Lawrence Hargrave Drive which was periodically closed due
to rockfall.

Much of the lllawarra Escarpment and its foothills has been mapped as being subject to known or likely

geotechnical risk (Figure 4.6)
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Figure 4.4
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Figure 4.5 Slope class
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Figure 4.6 Landslip risk
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Soil landscapes have been mapped by the (then) Soil Landscape Service of NSW, and show areas of land
that have recognisable and specifiable topographies and soils, that are capable of presentation on maps,
and can be described by concise statements (Hazelton and Tille 1990). The Soil Landscape provide an
indication of the soil and landscape limitations for development, including whether the particular soil
landscape is capable of rural and urban development. It is noted that some existing suburbs have been
developed on soil landscapes that are indicated as not being capable of urban developed.

Some of the Soil Landscape not considered suitable for urban development include the Colluvial Soil
Landscapes of Hawkesbury, lllawarra Escarpment, the Residual Soil Landscapes of Maddens Plains, and
the Marine Soil Landscape of Wollongong.

4,2.4 Bush fire prone lands

The steep slopes, water catchment area and forested nature of the LGA means that many properties have
a bush fire risk. Some residents remember the 1968 bush fires along the lllawarra Escarpment, and in
2001 bush fires destroyed buildings in Helensburgh.

Council is required to map the bush fire hazard based on the Planning for Bush Fire Protection Guidelines
(RFS 2019). The current bush fire prone lands map is shown in Figure 4.7. As well as forests, pastures
also have a bush fire risk and are required to be mapped. Table 4.4 summaries the number of residential
properties affected by moderate and high bush fire risk.

16 March 2020

Table 4.4 Lots zoned for residential purposes containing bush fire prone land.
R1 General Residential 0 0 0
R2 Low Density 638 30 668
R3 Medium Density 179 0 179
E4 Environmental Living 360 14 374
Total 1,177 44 1,221

As well properties affected by bush fire risk, another important consideration is evacuation routes.
Planning for Bush Fire Protection Guidelines requires 2 access routes for new residential development.
Many older residential precincts and subdivisions may only have one route of access, and are difficult to
retrofit or improve access options.
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Figure 4.7 Bush fire prone lands
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4.2.5 Sea level rise and coastal inundation

The Coastal Zone Management Plan (BMT WBM Pty Ltd 2017) noted that the Wollongong Coastline is
characterised by a series of mostly small pocket beaches north of Port Kembla, and the larger sweeping
sandy Perkins Beach extending south from Port Kembla to the Lake lllawarra entrance. The northern
section of the Wollongong LGA coastline comprises long sections of headlands and cliffs, with occasional
pocket beaches.

The interaction of natural coastal processes and the built environment results in hazards and associated
risks along the Wollongong coastline. The Wollongong Coastal Zone Study (Cardno, 2010) identified the
coastal hazards and the areas potentially impacted by 2100. Coastal hazards include storm-based beach
erosion, longer-term shoreline recession, backwater inundation and overtopping due to elevated sea
levels and waves during storms, and instability of cliffs and coastal headlands. Overprinted on these
hazards are the potential impacts of future climate change, particularly sea level rise.

Cardno (2010) produced coastal hazard lines (representing the combined effects of erosion, recession
and sea level rise) for the years 2010 (immediate timeframe), 2050 and 2100. The hazard assessment
adopted the NSW Government’s standard sea level rise projections of 0.06m by 2010, 0.4m by 2050 and
0.9m by 2100 above 1990 mean sea level. Although the NSW standard sea level rise benchmarks are now
revoked, on 26 August 2013, Wollongong City Council resolved to continue to use the same benchmarks
for its planning and development decisions.

The Wollongong Coastal Zone Management Plan used the hazards assessment to identify and evaluate
the risks to the Wollongong community associated with on-going coastal processes, and has developed a
series of management strategies to manage and treat these risks to an acceptable level.

Giving consideration to both likelihood and consequence, coastal risks along the Wollongong Coastline
were defined as ‘Low’, ‘Medium’, ‘High’ or ‘Extreme’. Risks were established for immediate, 2050 and
2100 timeframes, highlighting a shift in risk profile with time, as sea levels rise and other climate change
impacts begin to manifest. ‘Extreme’ and ‘High’ risks were considered to be intolerable. That is, these
risks cannot be accepted by the community, and as such, require mitigation or treatment through specific
risk management actions.

The Plan identified that there are many private properties along the Wollongong Coastline that are
potentially affected by existing and future coastal risks. Coastal inundation was considered to be a
relatively low risk, as it is temporary and usually does not occur with destructive impacts.

Storm erosion on the other hand is of much greater consequence, as loss of land or foundation capacity
can completely destroy buildings and other assets located within the impact zone. The Plan identified
two existing residential dwellings that are at significant risk in the future from storm erosion, one located
at Thirroul Beach, and the other located at McCauleys Beach. The Plan found that it was impractical to
protect these individual properties without having significant impact on the overall beach amenity. The
Plan recommended that in the long-term, when these properties are at risk, they be acquired and made
public land.

4.2.6 Ecology, flora and fauna
Some 51,310 hectares (72%) of the Wollongong LGA is covered in natural bushland. Of this area, some

33,257ha (47%) is located in the Water Catchment Area and 6,037ha (8.5%) in National Parks and 1,020
ha (1.4%) is owned by Council, the remainder being on private property or Crown land.
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The lllawarra Biodiversity Strategy (WCC 2011) noted that there were 19 Endangered Ecological
Communities (EECs), 3 Endangered populations, 69 threatened fauna species, and 31 threatened flora
species listed under the (then) NSW Threatened Species Conservation Act 1995 or the Commonwealth
Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) in the lllawarra. Most of the
vegetation on the coastal plainis listed as an EEC. Other EECs also occur on the lllawarra Escarpment, and
the Woronora Plateau.

There remains 19 Endangered Ecological Communities (EECs) within the lllawarra, of which 17 occur
within the Wollongong LGA. The key changes since publication of the Strategy are:

e Coastal Upland Swamp was in 2011 considered to only equate to the EPBC Act listed ‘Temperate
Highland Peat Swamps on Sandstone’ it is now separately recognised by Biodiversity Conservation
Act and Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act)
determinations as ‘Coastal Upland Swamp in the Sydney Basin Bioregion’.

¢ Some of the previous Threatened Species Conservation Act / Biodiversity Conservation Act listed
Threatened Ecological Communities have been elevated to EPBC Act listings from 2011 onwards.

It is important to manage and conserve remnants of all these EECs, however a number of them are
critically important to the lllawarra as most of their distribution and therefore management responsibility
occurs solely within this region. Based on the Strategy, the Council has adopted the following approach:

1. Retain — conserving existing natural areas

2. Regenerate — bushland that has been degraded or disturbed

3. Replant — only after a site’s natural ability to regenerate has been assessed as poor.

In 2018 Council adopted the Urban Greening Strategy. Urban greening seeks to increase the quality and
quantity of all vegetation and open green space on all land types in an urban setting. Wollongong’s
average urban tree canopy cover is well below the national average of 39% (ISF Benchmarking report).
Optimal urban canopy cover is estimated at 35-40%.

The Urban Greening Strategy presents a vision for a coordinated approach to managing urban vegetation
and outlines the steps required to implement a program of planning and targeted investment in public
urban greening. It is a strategic document that will be used to shape the future of urban greening in
Wollongong over the next 20 years.

The trend towards smaller residential lot sizes and larger houses has reduced the amount of space that is
available for tree planting on individual lots. Consequently, street trees, parks, and natural areas are
increasing important for:

¢ Shade and cooling

e Storing and sequestering carbon

¢ Reduced sun exposure

* Increased sense of local identity

* Encouraging outdoor activity

* Reconnecting people with nature

* Reduced infrastructure costs

¢ Increased property values

¢ Attracting investment

4.2.7 Climate Change and Emissions Reduction Target

Climate change is a global issue that requires action at the local level. Many actions to adapt to and
mitigate the impacts of climate change will need to be led by other levels or government, businesses,
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industry and our community. We are committed to working in partnership with other local councils,
government, businesses and our community to reduce emissions and adapt to climate change.

Council is one of 90 Australian Councils that have declared a state of Climate Emergency.

Council is one of 26 Councils in Australia to commit to greenhouse gas reduction through the Global
Covenant of Mayors for Climate and Energy (GCoM). As part of the GCoM requirements and our
commitments to climate action, Council has set emissions reduction targets for both the community and
for Council operations. These targets are:

e Net zero by 2050 for the Wollongong Community

e Net zero by 2030 for Council operations

Residential development contributes 20% of current LGA emissions. Street lighting contributes 6% of
Council’s emissions (or 0.3% of the LGA emissions).

Figure 4.8 Wollongong emissions

Wollongong emissions by source (below left) and by sector (below right)
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A Climate Change Mitigation Action Plan is now being prepared to guide how the targets are going to be
achieved. Possible actions suggested by the community during the exhibition period, to reduce emissions
from residential development, include:

¢ Installation of solar panels on residential, government and commercial building.

¢ Requiring minimum solar power systems for new developments.

¢ Leveraging the uptake of renewables by the community, schools and businesses, including rebates,
subsidies or low interest payment plans.

¢ Investigating opportunities for the development of green industry and green jobs, including the
installation of community batteries.

e Building design controls — such as those bheing developed by the University of Wollongong's
Sustainable Buildings Research Centre.

e Connectivity and better access to wide cycle paths and shareways.

e Providing access and adequate facilities in the central business district (CBD) to complement public
and active transport.

¢ Improvements to public transport access, timetables and infrastructure (including expansion of the
Gong Free Shuttle) to reduce cars in the CBD.
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e Expand and allocate parking for ride/car share schemes in the City.

4.2.8 Heritage

Wollongong’s heritage places include historic buildings, industrial infrastructure, cemeteries, ocean pools
and memorials. But our heritage is much more than just architectural forms. Rural lands, mining sites and
cultural and natural landscapes of importance to the Aboriginal community are all entwined to form our
shared heritage. There are currently over 490 local heritage items and nine Heritage Conservation Areas
identified in the Wollongong Local Government Area. Of these, 24 items and one Heritage Conservation
Area are identified as being of State significance and are listed on the State Heritage Register.

Additionally, there are thousands of Aboriginal sites and cultural landscapes that are highly significant to
the local Aboriginal Community. Iconic landscape features such as the lllawarra Escarpment, Mt Keira, Mt
Kembla, the Five Islands and Hill 60 have stories associated with their creation.

Aboriginal sites, heritage items, heritage conservation areas and other significant buildings and cultural
landscapes contribute to the character of the LGA. The conservation of Wollongong's heritage provides
future generations with important linkages with the past. Our heritage should be conserved and
celebrated.

Wollongong Heritage Strategy 2019-2022

On 28 October 2019, Council adopted an updated Heritage Strategy and Action Plan 2019-2022. The
Strategy sets out 9 key Heritage Strategies and associated implementation actions. Key actions relevant

to housing include:

Strategy 4 — Develop and Implement programs and projects that aim to achieve pro-active heritage
management

e Action 4.9: Provide Conservation Incentives for appropriate development to heritage properties
through the Conservation Incentives clause in the Wollongong Local Environmental Plan 2009;

Strategy 6 — Identify and manage key heritage precincts, streetscapes, cultural and natural landscapes

¢ Action 6.4: Ensure Heritage Conservation is a key consideration in the development of Council’s
Town and Village Planning studies;

Strategy 9 — Promote Sustainable Development as a tool for heritage management

e Action 9.2: Actively encourage the adaptive reuse of heritage sites and offer incentives to this end,
including waiver of Development Application & Construction Certificate Fees and Section 94
Contributions and offering free pre lodgement advice for adaptive re-use projects.

Planning Controls

Wollongong LEP 2009

Clause 5.10 of the Wollongong LEP 2009 requires Council to consider the effect of any proposed
development on the heritage significance of heritage items, places, Heritage Conservation Areas,
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archaeological sites as well as on places of Aboriginal Heritage Significance” and Aboriginal objects before
granting development consent. The clause includes a range of provisions including a Conservation
Incentives Clause which provides for flexibility of use where this provides for conservation of a heritage
site.

Wollongong DCP 2009

Chapter E10: Aboriginal Heritage of the Wollongong DCP 2009 requires a pre-cautionary approach to
places of Aboriginal heritage significance and requires appropriate Aboriginal archaeological and cultural
heritage assessment to be undertaken for any new land use activity or development on areas known or
likely to be culturally significant. Consultation with the Aboriginal Community is an important part of the
assessment process and should provide for meaningful cultural input. This should lead to real
conservation outcomes.

Chapter E11: Heritage Conservation in the Wollongong DCP 2009 requires any development with respect
to or in the vicinity of a heritage site is undertaken in a manner that is sympathetic to the significance of
the site as well as prompting innovative design responses to heritage contexts.

Heritage and Housing

A significant proportion of the listed heritage items in the LGA are used for residential purposes or located
within residential zones, with 56.8% of all local heritage listings falling within a residential zone. These
properties often provide significant contributions to the character of local communities and suburbs and
are part of the fabric of local communities. Table 4.5 below provides a snapshot of the number of local
heritage items located within the residentially zoned lands in the LGA.

Table 4.5 Lots zoned for residential purposes containing a heritage item (note this is excluding
recorded Aboriginal sites)

16 March 2020

R1 General Residential 28 1 29
R2 Low Density 149 1 150
R3 Medium Density 12 0 12
E4 Environmental Living 31 0 31
R5 Large Lot Residential 2 0 2

Total 222 2 224

Note: A single heritage listing may span across multiple land use zones.

Whilst the provision of new housing and intensification of development in existing residential areas is
important, new development has the potential to impact on the significance of these items, and the local
character of our individual communities. It is important to explore creative solutions to this complex
problem and to provide opportunities for positive conservation outcomes whilst delivering new housing
opportunities. Adaptive reuse of heritage items, as well as sympathetic additions and alterations to
existing heritage items and sites can provide positive housing outcomes whilst ensuring long term

conservation of heritage sites.
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Challenges

Heritage listing is often seen as a constraint to development, as it has the potential to reduce

development vields, require the use of more expensive specialists and materials and slow assessment

timeframes. There are several key challenges Council faces in the development of Heritage places:

Subdivision of residential sites can reduce future development opportunities that could fund
conservation works to heritage sites;

Heritage buildings are not always easily adaptable for new uses as demolition of significant fabric
can be required to adapt buildings to new use requirements and building standards;

Alterations and additions or infill development do not always respond well to heritage contexts and
can be unsympathetic to heritage items and their settings, eroding the significance of heritage sites

and Conservation Areas.

Opportunities

Despite these challenges, Heritage places within the LGA also contribute to a range of positive social,

sustainability and urban design outcomes provide opportunities in the context of residential areas and

housing needs. Innovative responses to heritage contexts can have flow on effects for not only local

communities but also for tourism, the economy and the overall vibrance of the LGA:

66

Heritage sites, places and landscapes create a strong sense of place for communities and contribute
to local character and identity. Engaging heritage outcomes can contribute to social sustainability
and help to build robust and active local communities (Design Guide for Heritage, Government
Architects Office, 2019) This is particularly important in areas identified for increased housing
density, urban growth and rural greenfield sites with emerging characters.

Heritage places create the backdrop and context for evolving contemporary places with tangible links
to the past. This creates the setting for new additions, infill projects and design projects to respond
to and positively contribute to existing urban character (Design Guide for Heritage, Government
Architects Office, 2019). This context should guide housing offers and typologies to respond to our
diverse local character areas;

The conservation and ongoing use of heritage places is an important strategy for sustainability in
growing towns, cities and places. Adapting heritage places and integrating them into contemporary
urban contexts such as identified growth areas or as part of increased residential density through
the adaptive reuse of disused or redundant industrial and commercial structures retains embodied
energy, reduces waste and the consumption of energy and materials;

New residential development on heritage sites can be tied to the ongoing maintenance and
conservation of at-risk heritage places to provide positive conservation outcomes and opportunities
for increased community access and engagement;

The Incentives Clause of the Wollongong LEP 2009 allows for heritage sites to be adapted as
residential offers even where residential development is not permissible in the land use zone.
Although this may not be an appropriate outcome in all areas, it allows for increased residential
development in places that may be on the fringe of gentrifying industrial or evolving business and
commercial zones.
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Figure 4.9 Heritage items and Heritage Conservation Areas
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4.3 Infrastructure constraints
4.3.1 Transport networks

The linear nature of the LGA has also influenced the transport networks. The South Coast rail line and
major roads are all north-south, with limited east-west connections.

The South Coast rail line caters for suburb, interurban (Sydney) and freight rail services. Reports indicate
that the rail line is at or near capacity, in terms of the number of trains. The sections of single line track
between Clifton and Stanwell Park, and south of Unanderra is a significant limitation on service
operations.

The land around the stations provides an opportunity for increased residential development and the
encouragement to use the rail service for commuter trips to southern Sydney or Wollongong. However,
the timetabling and infrequent services discourage the use of the rail network. Express services to
Sydney, typically stop at Wollongong, North Wollongong, Thirroul, Helensburgh. There is a greater
commuter parking demand at these stations. The all stations service shuttles between Port Kembla and
Waterfall.

The construction of the proposed Maldon — Dombarton freight line, or the South West lllawarra Rail Line
(SWIRL) (freight and passenger services) would provide an alternate freight line, free up some capacity
on the South Coast line and provide a rail connection to South-West Sydney.

The M1 Motorway traverses the length of the LGA from Waterway to Haywards Bay. The Princes
Highway, Appin Road, Picton Road, Lawrence Hargrave Drive and Shellharbour Road provide main road
connections to the surrounding LGAs. Bulli Pass, Mt Ousley Road and Lawrence Hargrave Drive between
Bald Hill and Stanwell Park, provide the only links from the coast to the top of the lllawarra Escarpment.
All three links have geotechnical constraints. Any closure due to accidents or road maintenance causes
significant disruptions.

The road network is significantly constrained north of Thirroul. Lawrence Hargrave Drive is highly used
by residents and visitors, and in a number of locations the only route choice. An accident or road works
can cause major disruptions. For example, the Thirroul rail bridge is the only connection between north
and south Thirroul. The planned closure of Lawrence Hargrave Drive between Bald Hill and Stanwell Park
for 9 weeks (June — August 2020) to enable road works will cause significant disruption to residents, but
will reduce visitor traffic. Increase residential development in the northern suburbs will increase traffic
volumes and place additional pressure on Lawrence Hargrave Drive.

The main roads and collector roads provide the opportunity for bus services, and the LGA is well served
by bus routes. The Wollongong Free Gong Shuttle provides a frequent bus connection service between
the City, Hospital, University and Foreshore. Anecdotally, land and unit prices are higher in locations close
to the bus stops. Additionally, persons working in Wollongong are parking near the bus stops and using
the bus to access Wollongong.

4.3.2 Noise

The road and rail networks are also a source of noise and vibration which can impact on the amenity of
nearby residents. The Infrastructure SEPP requires noise and vibration mitigation measures to be
incorporated into new residential buildings in close proximity to the rail line and major roads.
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Building design considerations are also required around the Shellharbour City Airport, due to aircraft
noise. Residential development is prohibited on land where the Aircraft Noise Exposure Forecast (ANEF)
contour exceeds 25. The 20-25 ANEF contours affects the Yallah industrial area, the M1 Princes Motorway
and some residential properties at Haywards Bay and Yallah.

Industrial development is important for employment and economic growth but is another source of noise
and potential complaints. The IN3 Heavy Industrial area of Port Kembla — Unanderra provides for 24/7
industrial operations. However, night-time noise can impact on the amenity of surrounding residents.
The NSW Ports Master Plan for Port Kembla indicates that is proposed to expand to include a container
terminal. NSW Ports and the NSW Department of Planning, Industry and Environment are concerned that
future residential development around the Port, may limit the future operation of the Port. The NSW
Department of Planning, Industry and Environment is considering options to limit increased residential
development density in the vicinity of the Port.

4.3.3 Water and Sewer

The majority of existing residential properties are connected to Sydney Water's water and sewerage
networks. The systems have expanded to meet the expanding urban footprint. Sydney Water have a
Project Approval to provide services to the West Dapto Release Area.

The lllawarra is supplies with water from Water NSW Avon Dam, which is treated at Kembla Grange and
distributed around the LGA.

The majority of sewerage effluent is treated at the Wollongong Sewerage Treatment Plan, and the
recycled water used by Bluescope in the steel making process. The suburbs of Coledale, Stanwell Park,
Stanwell Tops, Otford and Helensburgh are connected to the Cronulla Sewerage Treatment Plant. There
are some locations which have service constraints, partially due to the flat coastal plain limiting flow.
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5. Vision for Housing and Options for Growth

To inform Council’s strategic direction for housing into the future, a vision for housing is recommended.
Such vision is consistent with the approach recommended through the DPI&E Local Housing Strategy
Guidelines (2018), is a requirement for Local Strategic Planning Statements, and provides a shared goal
for our community, and informs Council and stakeholders for the future.

A draft vision for housing is presented below. This sits beneath Our Community Vision as contained in
Wollongong 2028, and is informed by the discussion and findings contained in this paper.

Our Community Vision (Wollongong, 2028):

From the mountains to the seaq, we value and protect our natural environment and we will be leaders in
building an educated, creative and connected community.

Draft Vision for Housing:

¢ Housing will respond to Wollongong's unique environmental setting and heritage.

¢ New housing will continue to diversify supply and provide choice for residents. Diversity will be
provided through a variety of housing types, sizes, configurations, and features, to cater for a wide
range of residential needs and price-points. Focus for diversity will be on affordable, smaller, and/ or
adaptable housing located throughout the Wollongong LGA to cater for a range of incomes and
abilities.

¢ Wollongong City Centre will deliver a range of higher density housing options. It will be a thriving and
unique regional city, delivering a diverse economy and offering a high quality lifestyle. It will be
liveable and a place where people will want to live, learn, work and play.

¢ Urban Release areas such as West Dapto, will deliver the largest proportion of new housing supply
and will be adequately serviced with essential infrastructure.

¢ Town and village centres, and land zoned for medium density residential development will promote
their distinctive character, whilst planning for and facilitating growth and high quality design in
desired locations.

¢  Wollongong will strive to increase affordability in the housing market, and to ensure housing
provides for a wide range of incomes, people with a disability and for our ageing population.

It is recommended the draft vision for housing is refined through community consultation and
engagement.

The reminder Section 5 of this paper presents options for housing for Wollongong. Such options have
been developed based on the findings presented in earlier sections. The preferred options are
consolidated in section 6 of this paper aligned with draft planning priorities.
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5.1 Options to improve housing diversity

Both the housing capacity analysis and housing for particular needs sections of this paper identified the
need to provide a greater diversity of housing choice to meet the changing needs of the community. A
range of options is available for Council to consider.

5.1.1 Medium Density Zoned Land

The Wollongong LEP 2009 defines 13 precincts for medium density residential development. These areas
are located in Helensburgh, Thirroul, Bulli, Woonona, Corrimal, Fairy Meadow, Coniston, Unanderra,
Kembla Grange, Dapto, Huntley, Avondale and Warrawong. These can also be termed R3 Medium Density
Residential zoned land. Medium density residential housing typically includes townhouses, villas, terraces
and smaller apartment buildings.

Medium density zoned land is generally located closer to services, facilities and infrastructure, with access
to transport and on less constrained land e.g. minimal or no flood affectation. Some area of the West
Dapto Release Area are zoned for medium but are yet to be developed.

The Wollongong LEP 2009 includes the following objectives for Medium Density Residential zoning:

¢ Toprovide for the housing needs of the community within a medium density residential environment;
e To provide a variety of housing types within @ medium density residential environment;
e Toenable otherland uses that provide facilities or services to meet the day to day needs of residents.

The types of housing permitted in medium density residential zoned land and low density residential
zoned land are the same in Wollongong LEP. The permitted floor space ratios (0.75:1) and building
heights (13m+) are larger in the medium density residential zone, to facilitate multiple dwellings (e.g.
townhouses). However, there is no discrimination between the types of residential development and the
permitted floor space ratios and heights. Thus, new large single dwelling houses may be built in medium
density residential zoned land and they are granted the larger floor space ratio and building heights
purely due to their location in a medium density residential zone.

A land use survey of Wollongong's established medium density zoned lands was undertaken in 2014. This

determined how well these zones were operating and issues affecting development. Key findings:

¢ Wollongong LGA had approximately 1,800 lots zoned for medium density development, representing
2.8% of the total of 64,000 residentially zoned lots throughout the Wollongong LGA;

¢ 78% of housing in these medium density zones was single dwelling houses, which is not a desired
medium density housing outcome;

e Othertypes of housing (dual occupancies, townhouses, villas) made up less than 5% each of the total
housing stock;

¢ Although increased heights and permitted floor areas are generally permitted, 77% of existing
development were single storey;

¢ Overall the established areas were far from full and their operation was similar to that of surrounding
low density zoned land.

Some of the low take-up may be due to the survey occurring only 4 years after the 2010 commencement
of the Wollongong LEP 2009 when new controls were introduced. A review of development applications
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approved from 2010 and 2018 for medium density zoned land indicates these areas are still attracting a
mix of low density housing types. Approvals for new development indicate:

¢ 54% were for single dwelling houses, dual occupancies, or alterations and additions and an existing
dwelling;
e 14% were for multi dwelling housing (e.g. townhouses, villas);
e 32% were for other approval types e.g. strata subdivision on existing dwelling, alterations and
additions to commercial premises.
The review of the R3 Medium Density Residential zoned lands indicated these areas are operating not
dissimilar to the R2 Low Density Residentially zoned land, and that thereis not the capacity for the desired
forms of medium density housing in these areas.

The reasons for the lack of capacity and feasibility are varied and complex. Many of these remain outside
Council’s scope to influence change. Examples include: bank lending policies, other development types
are more financially feasible, market preferences for one type of housing over another. A number of
factors are within Council’s scope to control change and guide medium density outcomes e.g. minimum
lot widths, heights, floor space ratios, permissibility of different residential development types.

Urban Feasibility modelling undertaken by the (then) Department of Planning and Environment (2017)
indicated there was minimal feasible capacity for housing in the form of townhouses in existing medium
density residential zoned land. This lack of capacity does not appear to be an issue unique to Wollongong
LGA. The Department of Planning and Environment highlighted this as an issue throughout NSW in 2016
and used this as rational (in part) for the introduction for the Low Rise Medium Density Housing Code.

Anecdotal evidence from Wollongong's development industry suggests Council’s planning controls for
such housing needs to be changed to facilitate diversity in housing. The Greater lllawarra: The Smart
Growth Agenda (2015) suggests changes to planning controls that will facilitate housing that achieves the
medium density residential zone objectives.

Preliminary review of land and environmental constraints throughout Wollongong LGA indicates there is
opportunity to expand medium density zoned land. This may include expansion of existing medium zoned
precincts or the creation of new medium density zoned lands where there is currently low density zoned
land. The Wollongong Residential Density Study (2014) nominated some areas suitable for additional
medium density housing. The lllawarra — Shoalhaven Urban Development Program Update 2016 also
identifies centres “as having capacity for additional dwellings through higher densities and appropriate
zonings” (pp14-15). This includes land in Helensburgh, Thirroul, Woonona, Corrimal, Fairy Meadow,
Wollongong, Figtree, Unanderra, Warrawong, and Dapto.

Options
Option 1 —No change

R3 Medium Density Residential zoned land can continue to operate under current planning controls and
conditions. This will likely see dwelling houses and dual occupancy housing being developed inconsistent
with the zoning objectives.

The review of the current operation and capacity of these areas indicates changes can be made to ensure
the desired housing types are built, and density is achieved.
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Option 2 — Adjust controls

Review planning controls in existing areas zoned Medium Density Residential with the intent to increase
residential density.

Second approach which may be considered is to review and refine planning controls in existing Medium

Density Residential zoned land to target density and growth. This may include review of permissibility of

single dwelling houses in Medium Density Residential zoned land, or floor space rations, heights and lot

widths for all permissible residential development.

73

a. Review permissible dwelling types.

As noted inTable 1.4, the R3 Medium Density zone permits all types of dwellings from single detached
dwelling houses to residential flat buildings and shop top housing. The analysis showed that single
dwelling houses are still being constructed in this zone. The land use table could be amended to
remove new dwelling houses as being permitted, which will better encourage land to be redeveloped
into two or more dwellings.

b. Review Floor Space Ratios

The R3 Medium Density Residential zone, typically has a floor space ratio of 0.75:1 (floor space can
be 75% of the land area). This ratio could be increased to make medium density development more
attractive. The R1 General Residential zone and SP1 Wollongong Hospital zone have an FSR of 1.5:1,
which has enabled residential developments of up to 6 stories. This ratiois to high for the R3 Medium
Density zone. The R3 Medium Density land around the Dapto Town Centre has a FSR of 1.2:1, which
may be more appropriate to be applied to other parts of the LGA.

¢. Review Maximum Building Height.

The R3 Medium Density Residential zone typically has a maximum building height of 13m. This would
enable a 3m a storey and pitched roof, combined with a review of the floor space ratio, a review of
the building height could occur. If the floor space ratio is changed, a review of the building height
limits should also occur.

d. Review Lot Widths.

The Wollongong DCP currently requires a minimum lot width of 15m for dual occupancies, and Clause
7.14 of the Wollongong LEP 2009 currently requires a minimum lot width of 18m for multi-dwelling
housing developments and 24m for residential flat buildings.

Lot widths in older suburbs are typically 12-15m in width, therefore requiring 2 lots to be
amalgamated and developed. For developers the acquisition of an adjoining lot can required a
premium to be paid. Council has been concerned about the poor streetscape outcomes from the
development of narrow lots, creating a series of drive way crossings and gun-barrelled developments.
The development of adjoining lots reduces the number of driveways, albeit with each driveway
serving more dwellings.

Removing the lot width control would increase the development potential of many properties.
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Option 3 — Expand R3 Medium Density Residential Zones

Planning for urban growth in medium density residential areas and in and around town and village
centres. This third approach would see include a review and refinement of planning controls in existing
Medium Density Residential zoned land, as well as business zones (town or village centres) in the vicinity,
and adjacent areas transitioning into the surrounding low density residential zone. As Wollongong LGA
has enough capacity to cater for housing needs until 2026, this option aims to plan for density until and
past 2036. This approach would aim to:

e Define the appropriate level of density which each precinct / growth area can support taking into
consideration preferences of the community, existing character and desired future character,
existing infrastructure and planned changes, land and environmental constraints, feasibility of
different types of housing (including an affordable housing contribution);

¢ Undertake an urban design review to test and document the desired built form outcomes across
each precinct;

¢ Amendment of the Wollongong LEP and DCP and any related strategies and plans to permit enable
the market to achieve the desired level of residential density.

This option is called planning for growth, or defining urban growth areas. Such review could result in
changes to height limits, floor space ratio, minimum lot widths, and/or permissibility of development
types, to facilitate a density consistent with the zoning objectives. It may also look to expand to Medium
Density Zoned Land.

Preferred Approach — Options 2 and 3

5.1.2 Dwelling Mix

Existing development controlsin the Wollongong DCP require a minimum 10% of dwellings in a residential
apartment building to be studio or one bedroom). The introduction of the NSW Apartment Design Guide
also supports the diversity in the size and type of dwellings.

Option 1 —No change

New housing may continue to be built under current planning controls. This would represent a business
usual approach.

Option 2 — Diversity housing stock

Based on data and findings of this Paper, Council could seek additional mechanisms to diversify housing
stock. This could include:

1 Investigation options to mandate a level of diversity in new housing approved, as well as the scope
of control which Council has in this regard. This recommendation acknowledges the role of State
Environmental Planning Policies, the legislative role of the LEP and feasibility of smaller dwellings in
new release areas.

2 Incentives, such as additional floor space, may be able to be offered for the provision of smaller
dwellings. The potential impacts additional floor space and dwellings would have on design and built
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form would need to be modelled and tested. Car parking requirements, detailed in the Wollongong
DCP 2010 could also be reviewed.

3 Economic modelling is undertaken to determine the impact on the feasibility of medium density and
higher density developments, if Council was to further mandate a minimum number of one, two
and/or three bedroom dwellings.

4 Extensive community engagement is undertaken to understand reasons for current housing choices,
and drivers for housing choice and over housing.

Preferred Approach — Option 2

5.1.3 Low Rise Medium Density Housing Code

The Low Rise Medium Density Housing Code was introduced via SEPP (Exempt and Complying
Development Codes (2008) (the Code) in July 2018. Under the Code, one and two-storey dual
occupancies, manor houses and terraces could be assessed and approved by a Private Certifier and carried
out under a fast track complying development approval. This approval pathway is different to the current
development application process and different planning controls would apply.

Attached Dual Crocupancy

MEDIUM DENSITY HOUSING

Source: NSW Department of Planning and Environment, 2018

If introduced in July 2020, the Code will present change for Wollongong LGA. Key points of difference
relate to:

¢ Manor houses (3-4 dwellings in a 2 storey building) will be a new housing type permitted in all
residential zoned land.

¢ Dual occupancies, terraces and manor houses may be approved via development application or
complying development via the Code. The built form will look slightly different depending on which
approval pathway is used.

& Housing approved under the Code would be assessed and approved by a Private Certifier or Council.
Housing approved via development application is assessed and approved by Council.

e Complying development can be approved within 20 days if the proposal complies with all
requirements of the Code. Neighbours will not be notified that an application has been lodged or is
under assessment and given the opportunity to comment. Neighbours will be notified a minimum
two days prior to commencement of works.

¢ Housing development currently approved via development application process require public
exhibition. This provides opportunity for neighbours and the wider community to provide their
feedback regarding the proposed housing.

75 Draft Housing and Affordable Housing Options Paper

131



\r
wollongong

city of innovation

Ordinary Meeting of Council
Item 2 - Attachment 1 - Draft Housing and Affordable Housing Options Paper

The Code does not include any requirement for deep soil zones or deep soil planting which is
expected to reduce greening (cumulatively) of the Wollongong LGA and is inconsistent with
Wollongong's vision for Urban Greening.

The Code is expected to result in less on-site car parking for such housing types when compared to
current requirements in the Wollongong DCP, and therefore there will be an increase in on-road
parking.

The Code shows little regard for character and how a proposed development will respond to local
character. Given there appears to have been little uptake of the Code throughout NSW to date, the
relationship between the code and how development will respond to local character is yet to be
tested.

Wollongong LEP and DCP building envelope controls provide flexibility for dual occupancy and
terrace housing to respond to individual site needs. The Code provides less flexibility in this regard.

16 March 2020

Table 5.1

consideration (Table 5.1).

Housing Code

Benefits if Code is introduced

Will enable approval of dual occupancy, terrace
housing and manor houses throughout
residentially zoned land in Wollongong LGA via
standardised NSW planning controls.

If introduced, there are many expected benefits, shortfalls, risks and possible resolutions for

Benefits, shortfalls, risks and possible resolutions for the Low Rise Medium Density

Shortfalls if Code is introduced

Approved housing will not require any regard
for local planning controls. This will look
different to that currently built throughout
Wollongong LGA.

Complying development is fast tracked approval
process and may be approved within 20 days by
a Private Certifier.

There is no scope for neighbour and community
feedback resulting from this approval pathway.

Housing that may be built under the Code is
restricted by various controls and results in a
reduced footprint.

Existing uptake of the Code throughout NSW
has been minor. Smaller dwelling sizes may be
impacting the feasibility of this housing.

Smaller dwellings built under the Code may
provide an option for those seeking to downsize.

Restricted footprint for housing results in
double storey dual occupancy and terrace
housing. This does not facilitate ageing in place
or accessibility for residents.

Uptake of the Code also suggest such housing is
not feasible and changes may be made.

The Code further diversifies permitted housing
types by introducing manor houses.

Terrace housing and dual occupancy
development are currently permitted with
consent throughout all residentially zoned land
in Wollongong LGA.

Uptake of the Code appears to have been minor
across NSW. There is risk that State Government
will amend the Code based planning controls to
facilitate additional housing.

If Wollongong LGA has introduced the Code, it
will be difficult to argue against changes to the
Code, if intended to increase Code uptake.

Risks | Possibleresolutions 1

The Department of Planning, Infrastructure and
Environment has commissioned an independent
review of the implementation of the Low Rise
Medium Density Housing Code. Changes to the
Code are expected, to facilitate uptake.
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Risks

Possible resolutions i

Through the Code, local character is assessed via
Design Verification Statement by a Private
Certifier. This is assessed against character
statements as contained in the Wollongong DCP.
It remains uncertain how a development will
respond to the character provisions and what
this will actually mean in terms of a built form
response.

Character statements as contained in the
Wollongong DCP 2009 have not been subject to
comprehensive review since their introduction
in 2010.

A comprehensive review of character
statements for Wollongong LGA is
recommended. This review is recommended to
consider:

- current application of character statements
through the development assessment
process,

application and roll out of the Low Rise Medium
Density Housing Code and the scope of
influence which character statements have on
the built form outcome.

If introduced in Wollongong LGA and the level of
uptake was minor, the impact on local character,
infrastructure, services and greening would likely
to be absorbed.

If there was a large uptake of Code based
housing (e.g. State Government changes
planning controls and increases feasibility of
these housing types), there will be adverse
impacts on character, infrastructure, services
and the greening of the City throughout
Wollongong LEP.

The Wollongong LEP 2009 permits a range of
housing types (including multi dwelling housing
(aka terraces) and dual occupancies) in all
residential zones.

There may be scope to explore amendment of
the Wollongong LEP 2009 to amend
permissibility of housing types across residential
zones. Any changes would be equal for housing
approved under the Code or development
application through Council. This would be
considered a down zoning and is not expected
to be supported by the Department of Planning,
Infrastructure and Environment. This would also
impact the capacity of the Wollongong LGA to
house the growing population.

Council has raised concern in relation to the introduction of the Code for a number of years.

e In 2016 the draft Code was exhibited by the (then) NSW Department of Planning and Environment.
Wollongong City Council like many other Councils, raised concern in relation to such introduction

and did not support this.

¢ In mid July 2018, Council was notified of the (then forthcoming) introduction of the Code. Council
sought to defer introduction of the Code in Wollongong LGA and was successfully granted a one year

deferral.

¢ On 27 May 2019, Council resolved to request a further 12-month deferral of the commencement
date. Like most LGA's, Wollongong LGA was granted an additional three month deferred
commencement from the Code until 31 October 2019. Following a review of the Code, the Minister

for Planning subsequently announced a further extension until 1 July 2020.

Council has been reviewing the provisions of the Code to determine the likely impact if introduced for
Wollongong, and options moving forward. Building envelopes for housing approved under the Code have
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been reviewed and compared against the provisions of the Wollongong LEP and DCP. Key highlights

include:

Dual occupancy (side by side)

Code based dual occupancy development (side by side) is restricted by the landscape area
calculation. This is likely a large contributing factor to the lack of uptake for this type of housing
under the Code throughout NSW. This also presents risk as a change in the NSW SEPP (Exempt and
Complying Code) to reduce the landscape area required for this housing type will likely increase
feasibility of this type of housing.

Wollongong LEP and DCP building envelope controls provide larger flexibility than the Code based
controls. The Wollongong LEP floor space ratio clause restricts the housing size for housing approved
via development application.

This comparison has highlighted provisions in the Code which may be incorporated into the
Wollongong DCP, to achieve better internal amenity for residents and enhance the interface of the
dual occupancy with the street. For example: the requirement for a window to a habitable room at
ground floor. The review also highlighted inconsistencies in the provisions of the Wollongong DCP
planning controls warranting review.

Manor houses (2-4 dwellings)

Manor houses are a new form of housing which would be introduced for Wollongong LGA if the Code
is introduced.

There appear to be many inconsistencies between the Code and associated design guide which may
it difficult to determine the exact built form outcome. Inconsistences relate to private open space
and the requirement toinclude car parkingin the gross floor area calculation which contradicts other
definitions.

For a site with a single frontage (i.e. not a corner lot or no rear lane access), the minimum site area
required to achieve a manor house is 770sqm. This site requires a width of 19.5m at the building
line, and would result in four dwellings (2 x 1 bedroom and 2 x 2 bedrooms).

For a corner lot site, the minimum site area required for a Manor house to be built would be 705sgm.
Site dimensions would be 16.5m x 42.8m).

For a site with a rear lane, a manor house is able to be built on a 600sgm site (15m x 40m).

Terrace Housing

78

Code based terrace housing in an R2 low density zoned land is restricted by the permitted gross floor
area calculation. The minimum lot size and site width for terrace housing to be built under the Code
for three torrens title terraces is 675sgm (27m x 22.5m). Strata title lots are slightly less.

Code based terrace housing in an R3 medium density zoned land results in a larger amount of
achievable gross floor area than R2 low density zoned land.

Wollongong DCP deep soil zone requirements restrict the building envelope for terrace housing. Car
parking rates under Wollongong DCP additionally impact the likelihood of this type of housing via
development application. Basement parking is likely required to achieve car parking rates and not
likely in many areas of the Wollongong LGA for terrace housing.
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The comprehensive review of built form and comparison between the Code and Wollongong LEP and DCP
is documented in the Missing Middle testing document.

In July 2019 the Minister for Planning and Public Spaces requested an independent review to assess
progress of the Code to date. In October 2019 the timeframe for the introduction of the Code for
Wollongong was extended to 1 July 2020.

Data and analysis in this Paper indicates the Wollongong LGA has enough capacity available to meet the
dwelling demand past 2036 under any growth scenario. Wollongong LGA is however experiencing issues
in relation to the diversity of housing and dwelling density in desired locations. Thus this presents
opportunity to target the application of the Code, in attempt to diversify housing and provide density in
desired locations.

There are a number of options available to Council. These are documented in Table 5.2.

¢ Option 1 —Seek full exemption from Code
e Option 2 — Limited application of the Code (R3 Medium Density Land and Urban Release Areas)
e Option 3 — Code comes into effect throughout Wollongong LGA.

The NSW Government indicates the Code has been rolled out in 78 LGAs across NSW? and 45 LGA’s have
received a deferral for the commencement of the Code. Many LGAs have submitted Planning Proposals
to the NSW government seeking exemption from the Code, or seeking amendment to limit application of
the Code.

Preferred Approach - Option 1 Seek full exemption from the Code

Wollongong LGA has enough capacity to supply housing and cater for population growth. Issuesidentified
through this Paper relate to the need to diversify housing stock and increase medium density housing
supply, particularly within R3 Medium Density Residential zoned land.

Additionally, Code does not seem to be addressing the Affordable Housing demand, as the cost of new
dwellings in dual occupancy and multi-dwelling developments, are similar to standard dwelling houses.
The high price of land limits the opportunity to provide a more affordable product. The benefit to the
development industry is a Code assessible development form that removes Council and the community
from the assessment and exhibition process.

The preferred approach for Wollongong LGA is to seek full exemption from the Code is Option 1 (as
presented in Table 5.2).

Additionally, comparison between the Code based controls and Wollongong LEP and DCP controls
highlighted opportunities for Wollongong for strengthen internal amenity of dual occupancy and multi
dwelling housing, enhance the interface between housing and the street, and inconsistencies in DCP
provisions. A review of Wollongong DCP provisions relating to dual occupancy development and multi
dwelling housing is also recommended.

2 https://www.planning.nsw.gov.au/Policy-and-Legislation/Housing/Medium-Density-Housing/The-Low-Rise-
Medium-Density-Housing-Code
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Table 5.2 Options for Wollongong LGA and the Low Rise Medium Density Housing Code
Option Strengths fcha llenges fConsidera tions
Option 1 - Seek full exemption
Option 1 Wollongong LGA has sufficient Standardised development controls (via This option would benefit from review

Seek full exemption from the
Code.

This would see terraces and
dual occupancy would
continue to be permitted in
R1, R2 and R3 zone land
under current planning
controls.

Manor houses would not be

capacity under existing planning
controls to absorb additional medium
density housing.

Opportunity for community feedback
for new housing approved via
development application is retained.

Council, in consultation with the
community, can continue to review
and refine development controls for
Wollongong LGA.

State Policies) are in place for many other
forms of residential development. e.g. single
houses, granny flats.

There may be expectation Council will
amend planning controls for the sole
purpose of increasing feasibility of medium
density development types.

of Council’s planning controls relating to
medium density housing types, where
possible, streamlining approvals,
removing roadblocks and incentivising
such housing in medium density zoned
land.

This option would also benefit from
reviewing land and environmental
constraints, infrastructure and services
of existing medium zoned lands, with
the intent to expand the spatial extent

Introduce code based
controlsin R3 Medium
Density zoned land, within
walking distance of town and
village centres and in within
urban release areas.

enabled in R3 Medium Density zoned
land.

Strategic expansion of Medium
Density zoned land would enable such
density in well serviced and
appropriate locations. This should be
completed in line with any review of
R3 land planning for urban growth.

This will assist with retaining existing
character in R2 Low Density zoned
land whilst planning for growth in

desired locations.

planning controls to broaden the choice of
permitted housing, and specify any proposed
changes must not reduce the permissible
residential density of land.

Feasibility modelling indicates thereis
minimal capacity for desire housing types in
medium density zoned land.

permitted. of this zoning.
Option 2 - Limited application of the Code (R3 Medium Density Land and Urban Release Areas)
Option 2 Code based assessment would be NSW Legislation require any change to This option would require Council to

apply to the NSW Government for a
limited application of the Code for
Wollongong LGA, an approach taken by
other LGAs.

This approach enables urban release
areas such as West Dapto, to have
infrastructure planned to cater for
housing supply. This approach will
diversify approval pathways for low rise
medium density housing in urban
release areas, and contribute to the
character of these newly established
suburbs.
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_ Strengths

Challenges
Option 3 — LRMHDC comes into effect in Wollongong LGA on 1/7/20

| Considerations

Option 3

Code based housing (dual
occupancy (side by side or
one on top of another),
manor houses and terrace
housing) permitted in all R2
low density, R3 medium
density and R1 general
residential density zoned
land throughout Wollongong
LGA.

Existing development
application approval
pathways would continue to
exist. Housing may be
approved via development
application or complying
development.

The Code provides additional diversity
in housing stock permitted and built
throughout Wollongong LGA.

The Code may provide a more
affordable housing product for
residents. It may assist some
residents looking to exit the rental
market and purchase property.

Urban release areas will likely benefit
from the roll out of the Code. This
may reduce the cost to purchase in
these areas.

The Code provides certainty for those
wishing to develop such housing,
removing discretion from the
assessment process.

The Code changes how terraces and dual
occupancies have historically been approved
in Wollongong. It also looks to introduce a
new form of housing, namely manor houses
for Wollongong LGA. This will be a change
for residents and Council, as differencesin
built forms, greening, parking, and
consultation result.

The Code removes Council’s ability to
influence built form outcomes for dual
occupancies, terraces and manor houses
approved under the Code.

All opportunities for community consultation
are removed when the Code is applied.
Similar to single dwelling houses, where the
Code is applied, neighbours are required to
be notified as a minimum, two days prior to
any demolition or new development
ocCurring.

Due to the high cost of land prices
throughout Wollongong LGA, Code based
housing is expected to remain high and is
not expected to assist in housing
affordability.

Council is aware of apprehension from
the community in relation to increasing
density of housing in a certain localities
in existing urban areas, with current
infrastructure and road networks
indicated to be overcapacity. Such
apprehension results from a range of
development, including medium density
housing.

Code based development is expected to
increase such concern and increase
demand on existing infrastructure e.g.
roads networks, traffic and congestion.
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5.1.4 New Housing Products — Fonzie Flats

“Fonzie Flats” have proved to be a popular housing type at Tullimbar for single persons. The dwelling is
a one bedroom unit above the garage of the main dwelling with a rear lane access. The flat is able to be
strata titled.

This type of housing product is not currently considered as part of the Wollongong DCP 2009.

By definition, a Fonzie Flat would be an attached dual occupancy or duplex. As the subdivision involves
the subdivision of air space, it can only be strata titled.

The form of development is only suitable where there is rear lane access, and the garages of the main
dwelling are also accessed via the lane.

A number of older suburbs in the Wollongong LGA have laneways that may be suitable for this type of
product, including Helenshurgh and Port Kembla. Additionally, in new release area, the subdivision
pattern could include rear lanes to facilitate this form of development.

Fm
l PORCH

L -
GROUND FLOOR FIRST FLOOR

5.2 Options for housing aged and people with a disability
Current planning controls permit seniors housing and group homes in all residentially zoned land
throughout Wollongong.

Options
Option 1

Business as usual. Council can continue to monitor supply of housing for seniors and people with a
disability, and new dwellings that achieve the Australian Standard for adaptable housing and Liveable
Housing Guidelines.

Option 2

Council could advocate for additional seniors housing in locations close to town and villages centres
(taking into consideration land and environmental constraints) in order to close the gap between supply
and needs.

Option 3
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Council could advocate for purpose built housing for younger persons with a disability. Council could
partner with local stakeholders to raise awareness amongst local stakeholders of the current policy
directions, funding opportunities to develop this type of housing.

Council may review development controls relating to adaptable and Liveable Housing, with the aim to
increase the overall proportion of housing provided into the future. This should look to increase supply
of adaptable and liveable dwellings in town and village centres (taking into consideration land and
environmental constraints). This increase in adaptable and liveable dwellings will diversify housing stock,
assist those wishing to age in place and those needing assistance with daily living.

Preferred Approach — Option 2

5.3 Options to improve housing affordability

The analysis has demonstrated a strong need for the greater provision of Affordable Housing. There are
a number of mechanisms available to Council to increase affordable housing supply and advocate for
renewal of social housing. It is recommended that Council pursue all options.

Option 1

Implementation of a SEPP 70 Affordable Housing Contributions Scheme for Wollongong LGA. This
initiative has commenced and aims to raise funds to support the development of affordable housing by
Community Housing providers. As part of the initiative an Affordable Housing Policy should be prepared,
exhibited and adopted.

Option 2

As part of Planning Proposals that seek to rezone sites to permit residential development or increase the
density provisions, a proportion of the uplift value should be allocated to the provision of Affordable
Rental Housing. As part of some recent Planning Proposals, Council has nominated a 5% target. Further
work is required to determine the appropriate ratio, which may vary between proposals and locations
throughout the LGA>

Option 3

Maintain the needs analysis for affordable housing and update following each census. This data and
information could be used to advocate and support future funding applications and initiatives in the
LGA/region. Such option would enable Council to track the extent of the affordable housing issue for the
Wollongong LGA through time and enable Council to respond proactively to changes the needs of the
community.

Option 4

Set and implement an affordable rental housing target for Wollongong LGA. Such initiative would
compliment development of SEPP 70 Affordable Housing Contributions Scheme.
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In addition, Council may work with local providers of social and community housing to achieve the
additional housing required, through the provision of surplus land, the waiving of development
contributions, or partnerships.

Option 5

Investigate and integrate planning and policy principles into Council’'s LEP and DCP, to promote
development and protection of affordable rental housing, and improve housing affordability. This will
require Council to be listed in SEPP 70.

Option 6

Council work with NSW Land and Housing Corporation regarding the renewal and maintenance of social
housing to make better use of the land available in Wollongong LGA. For example, in the suburbs that
have smaller older style social housing dwellings on large lots. These lots could be amalgamated and
redeveloped to provide smaller strata style dwellings. This type of redevelopment could result in
dwellings that better meet the needs of the current social housing population in Wollongong LGA. As per
the NSW Land and Housing Corporations Communities Plus housing model these developments could be
mixed tenure and include private market housing.

Option 7

Implement planning incentives and requirements to encourage diversity in housing stock across
Wollongong LGA in particular the development of more one and two bedroom dwellings. Thisis important
given that annually the addition of new dwellings represents around 1.08% of the total dwelling stock —
so change occurs very slowly. Given the current overwhelming trend to four bedrooms it may require
strong incentives/requirements to be putin place to ensure a better balance and more diversity to meet
our future housing need.

Option 8
Council may advocate for change, educate and increase awareness.

Council may advocate to other levels of government for key policy changes to improve housing
affordability. For example, Council could advocate:

e For NSW and Australian Government tax reform to improve housing affordability;

e For the proportion of social housing in Wollongong LGA provided to be maintained or increased;

e To NSW Department of Planning, Industry and Environment regarding the lllawarra Shoalhaven
Regional Plan to develop and implement strategies and actions for affordable housing and to
improve housing affordability;

e To the NSW Government to evaluate and review the ARH SEPP 2009 to identify if the Policy is
delivering the intended affordable housing outcomes. There are some anomalies in the definitions
and exemptions in this policy which make it challenging to provide clarity and certainty when
applying this Policy.

Council may raise community awareness about alternate housing development models to create lower
cost housing for purchase.
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Preferred Approach — Options 1 -8

5.4 Options to clarify zoning intent

As part of the review of housing controls it has been identified that the intent of some land use zones
requires clarification.

5.4.1 R1 General Residential Zoned Land

There are 1,157 lots within four Precincts zoned R1 General Residential located around the Wollongong
City Centre (Figure 5.1, Table 5.3). The zone was introduced in 2007 as part of the Wollongong City Centre
LEP 2007 and was transitioned into the Wollongong LEP 2009. The largest covering the area north of the
Wollongong City Centre. The areas covered by this zoning are diverse, with different maximum heights
and floor space ratios permitting different forms of residential development.

The R1 zoned area north of Wollongong City Centre permits development to varying heights (16-32m),
with a floor space ratio of 1.5:1. The concentration of housing in this area is approximately 57.5 dwellings
per hectare®. Such concentration is characteristic of the top of the medium density housing definition (up
to 60 dwellings per hectare) as defined by the Wollongong Residential Density Study (2014). Additional
development in this area is anticipated to increase density above 60 dwellings per hectare into the near
future.

In contrast, the small area of R1 zoned land on the east side of Foley Street, Gwynneville has a maximum
permissible height of 9m. This is the same as R2 Low Density Residential areas. The floor space ratio
however is three times larger than the R2 Low Density Residential Zone. This effectively means a
development in this area, if approved, may be three times larger than the surrounding low density area
but cannot occur due to the 9m height restriction. Review of housing in this area indicates this to be
similar to that of the low density surrounds, with a dominance of single dwelling houses and a smaller
number of dual occupancy and multi dwelling housing developments.

¥ Source: ABS Census Data 2016 and Informed Decisions https://profile.id.com.au/wollongong).
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Figure 5.1 Location of Existing R1 General Residential Zoned Land

Table 5.3 R1 General Residential zone

North Wollongong 768 15:1 16m, 24m, 32m | R4
Gwynneville (Beaton Park) | 21 1.5:1 9m R2
Hospital Hill 164 1.5:1 16m R3
- North 17
- West 79
- South
South Wollongong 108 15:1 24m R4
Total 1,157

87 Draft Housing and Affordable Housing Options Paper



\r
wollongong

city of innovation

Options
Option 1 — No change

The R1 General Residential Density Zone can continue to operate unchanged and development
application assessed accordingly. The zone provides diversity in the types of housing permitted (with
consent). It does not provide clear direction and drive these density areas.

Development may continue to be approved under current planning controls. Current controls enable
diversity in the types of housing built across R1 zoned land. This approach will not correct anomalies in
these areas e.g. single dwelling houses and dual occupancy development being approved in areas close
to the Wollongong City Centre which may be considered prime position for higher density development.

Option 2 - Review

Review of the operation of land currently zoned R1 General Residential is recommended to investigate
the potential to amend the zoning to an alternative residential zone (e.g. R2 Low Density Residential Zone,
R3 Medium Density Residential Zone or R4 High Density Residential Zone). Such review is recommended
to consideration the current operation each area of R1 zoned land, capacity to increase density, character
of the locality, provision of infrastructure and services, supporting recreational areas and opinions of the
community. This approach would investigate establishment of a R4 High Density Residential immediately
north of the Wollongong City Centre.

Preferred Approach — Option 2

5.4.2 SP1Wollongong Hospital Precinct Zone

Similar to the R1 General Residential Zone, the SP1 Special Activities - Wollongong Hospital Precinct Zone
was introduced via the Wollongong City Centre LEP 2007 and has been transitioned to the Wollongong
LEP 2009 (Figure 5.2). The zone consists of 154 lots.

The zone has a floor space ratio of 1.5:1 for residential development and 3:1 for non-residential purposes.
A maximum building height of 32m applies, 60 for the Wollongong Public Hospital and part of the
southern side of Crown Street. There are no specific objectives relating to the Hospital Precinct. The
permissible uses can be determined via SEPPs and the Wollongong LEP 2009 (Table 5.4).
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Figure 5.2 SP1 Hospital precinct map

Table 5.4 SP1 zone Land Use table
SEPP Infrastructure Wollongong LEP 2009
Land Use Table — SP1 Special Activities | Zoning Map — Wollongong
(Note: applies to all SP1 zoned land) Hospital Precinct
Hospital, Medical Without consent: Boarding houses, Dwelling
centre, Health Building identification signs; Business houses, Food and drink
consulting rooms, identification signs premises, Helipads,
Educational With consent: Neighbourhood shops, Funeral
establishment Advertising structures; Aquaculture; chapels, Funeral homes,
Centre-based child care facilities; Hostels, Mortuaries, Multi
Community facilities; Information and Dwelling housing, Places of
education facilities; Recreation areas; public worship, Residential flat
Recreation facilities (indoor); Recreation | buildings, Seniors housing, Shop
facilities (major); Recreation facilities top housing
(outdoor); Respite day care centres;

A land use survey of the precinct found that apart from the public and private hospital, the majority of
the properties have been developed for housing. There is some commercial development along Crown
Street.

* 16 lots (10%) medical — mainly Crown St

¢ 124 lots (80%) residential development, of which 48 (39%) of which contain more than 1 dwelling
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Options
Option 1 No change
Option 2 Review zone boundaries

Properties further away from the Hospitals are being developed for residential flat buildings and have a
residential character. The appropriateness of the SP1 Hospital zone in these locations could be reviewed.
A residential zone may be more appropriate to guide development. The zone boundary could be
reviewed as part of the review of the adjoining R1 General Residential zone. The existing floor space ratio,
maximum building height and other controls could be retained.

Preferred Option — Option 2
5.4.3 R2 Low Density Residential zone

The R2 Low Density Residential zone applies to some 58,000 lots throughout the LGA. It was created in
2010 through the requirement to standardise zones by the Standard LEP Instrument, where the previous
2(a) Low Density 2(al) Special Low Density and 2(b) Medium Density Residential zones merged The three
zones were different in name only, as they had a base floor space ratio of 0.5:1 for single dwelling houses
and 0.5:1 - 0.55:1 for medium density development. Additionally, the development standards were
overridden by State planning provisions.

The generic nature of the zone was applicable in 2009-10, but with the introduction of State policies such
as the Low Rise Medium Density Code and the greater consideration of land development constraints a
review is required. Not all lots are the same, constraints such as flooding, bushfire, riparian, coastal,
Geotech / slope can limit development potential, however the Code SEPP applies to all lots equally.

If Council reviews the zone, it would need to balance any down zonings with up zonings to the overall
housing supply for the LGA.

Options
Option 1 No change
Option 2 Review Land Use Table

The land use table for the R2 Low Density Residential zone could be reviewed to remove Residential Flat
Buildings & Multi Dwelling Housing. This would preclude the operation of the Low Rise Medium Density
Code, but could be seen to be contrary to need increase the supply of smaller dwellings.

Option 3 Major Review

A major review of the R2 Low Density Residential zone could occur that would consider land constraints
(as discussed in section 2.4) and development opportunities (such as proximity to rail stations of town
centres). This option is preferred, but will require significant resources.

Preferred Option — Option 3

Table 5.5 Summary of permissible residential usesin urban zones
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R1 — General Residential i A v v vA = o &
R2 — Low Density Residential v A v v vA | X X X v
R3 — Medium Density Residential X A v v vA |a v v v
R4 — High Density Residential X A X X vA | X X v v
E4 — Environmental Living v v X X X X X X X

Note: A = permitted via Affordable Rental Housing SEPP
5.4.4 Business Zoned Land

Over the past ten years Wollongong LGA has seen a large amount of residential development and
population moving into apartments in business zoned land, especially in the Wollongong City Centre, B3
Commercial Core and B4 Mixed Use Zones. This housing has diversified housing stock, typically taking the
form of a mixed use building with apartments (shop top housing) located above a commercial ground
floor. The Wollongong LEP 2009 defines shop top housing as one or more dwellings located above a
ground floor retail premises or business premises. Such development is permitted in all business zones
including the B1 Neighbourhood Centres, B2 Local Centre, B3 Commercial Core, B4 Mixed Use and B6

Enterprise Corridor zones.

This influx of shop top housing however has weakened the intent of the zones as employment land with
land locked up and transitioned to apartment buildings under strata title. This restricts future
redevelopment opportunities. Tokenistic ground floor retail/ business have also resulted in many
locations, assumed to result from developers seeking to take advantage of density bonuses relating to
residential apartments.

As part of the Wollongong City Centre Planning Review itis proposed to remove the universal requirement
for ground flood retail in all locations, and only require ground floor non-residential along specified
streets. Over time itis expected that Wollongong LEP 2009 clause 7.13 Certain land within Business zones
which requires the ground floor non-residential use, will be replaced by clause 7.19 Active street frontage
where the requirement for active frontages are mapped.

Results of the Urban Feasibility Modelling indicate a large amount of feasible capacity for housing in
existing business zoned land.

5.4.4.1 Wollongong City Centre
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Council is currently undertaking a review of the Wollongong City Centre planning controls, to implement
the vision A City for People. The City Centre Planning and Design Review (CCPDR) covers two key actions
out of ‘A City for People: Wollongong Public Spaces Public Life’. The CPPDR looks to test, strengthen and
adjust the current City Centre planning controls to bring them into alignment with the Vision as set out in
‘A City for People’.

The review is focused on the B3 Commercial Core and B4 Mixed Use Zones of the Wollongong City Centre.
A detailed Urban Design Framework has been prepared underpinned by urban design and economic
analysis with recommendations likely to seek to improve Land Use, Built Form and Public Domain and
Connections outcomes.

The City Centre and its surrounds are an important component of Council’s Housing Strategy as it provides
that majority of high density housing.

5.4.1.1 Other commercial centres

The Retail Centres Hierarchy for LGA identifies Warrawong and Dapto as regional centres, then Corrimal,
Fairy Meadow, Figtree, Unanderra as major towns, followed by the towns of Helensburgh, Port Kembla,
Bulli, Thirroul, then the smaller towns and villages. The planning controls for the centres do not reflect
this hierarchy beyond the Wollongong City Centre and Dapto. The Floor Space Ration (FSR) for the B2
Local Centre zone is generally 1.5:1 and the Building Height limit between 12-15m (Figure 5.3).

Within the centres there is the opportunity to encourage additional shop-top housing, provided that
commercial floor space is maintained. The primary purpose of the centres being to provide local retail
opportunities and business jobs.

Council’s Town Centres for Warrawong, Figtree, Unanderra, Dapto and Corrimal all showed that there is
development capacity within the centres without rezoning or changing the planning controls. The centres
in the Northern Suburbs are currently more financially feasible to develop, due to the higher land values.

Options
Option 1 — No change

Business zones may continue to operate as currently zoned and permitted with the permissibility of shop
top housing enabling the market to drive the ratio of commercial and residential floor space in these
areas. The higher immediate financial returns for residential development are out competing commercial
development.

Option 2 - Review

A review planning controls and permissibility for business centres throughout Wollongong LGA is
recommended, to ensure the intent of the zone is achieved, and to position these areas to thrive into the
future, and provide employment opportunities. This may be included in the scope of an Employment
Lands Study and retail land study for the Wollongong LGA.

In 2019 Council exhibited and adopted the Economic Development Strategy which sets an employment
target of 10,000 additional jobs.
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Preferred Approach - Option 2

Figure 5.3 Commercial Centre building height limits
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5.5 Neighbourhood Forum Alliance proposal

In July 2019, the Neighbourhood Forum Alliance (representing Council’s Neighbourhood Forums)
submitted a proposal requesting consideration be given to:

e Seeking an exemption from the Low Rise Medium Density Code, provided Council speeds up
housing approvals; or

¢ Limiting the application of the Code in Residential R2 zones to areas within 250m of Business
Zones; and

¢ That neighbours are given time to view all assessments.

The group nominated the following 16 Transition precincts around town centres. The boundaries exclude
areas of medium and high flood risk, and have regard to heritage items. The Group also considered other
7 centres such as Dapto and Helensburgh, but did not propose any changes in these locations.
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Table 5.6 Transition precincts as nominated by the Neighbourhood Forum Alliance.

Austinmer 1_‘hirm|;|'l

pery

Woonona

'Woonona East Bellambi Station

Corrimal " East Corrimal
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Tarrawanna
YT

f Kiraville

Mangerton Unanderra
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Port Kembla ' Warrawong

The suggestions from the Neighbourhood Forum Alliance are a useful addition to the discussion on future
housing options. The paper proposes that Council seek exemption from the Low Rise Medium Density
Code.

The nominated precincts are worthy of consideration for low to medium density housing. The
Neighbourhood alliance has suggested that the Low Rise Medium Density Code be allowed to apply to
these precincts. Due to the proximity to town centres, it may be more appropriate to consider whether
the land should be zoned R3 Medium Density Residential to encourage town houses and multi dwelling
housing or residential flat buildings.

Preferred approach

Review the nominated precincts as part of the opportunity to provide additional housing supply and mix
of dwelling sizes.
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Three planning priorities for housing have been identified for Wollongong LGA:

1. Increase housing stock diversity;

2. Plan for future housing growth;

3. Increase supply of affordable rental housing stock.
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This table presents a series of preferred options as key recommendations for Council. In addition to the three priority areas, the table also includes sections
on monitoring housing supply and improving planning controls.

Itis recommended that Council support the planning priorities and key recommendations for public exhibition and consultation with the community. This
public exhibition and consultation will shape the development of Council’'s new Housing Strategy.

Table 6.1 Recommendations
1. INCREASE HOUSING STOCK DIVERSITY
Number | Recommended Strategy Responsible Resourcing Priority Why
Council
Division

1.1 Investigate the feasibility of increasing the regulation of studio, 1 | City Strategy Budget and High To close the gap between the
and 2 bedroom dwellings in residential flat buildings, above the project delivery mismatch in household size and
existing Wollongong DCP 2009 development controls. resource required dwelling size and increase housing

choice.

1.2 Investigate options to increase the proportion of new dwellings City Strategy Budget and High To close the gap between the
being built and smaller in size i.e. studio, 1 and 2 bedrooms. project delivery mismatch in household size and

resource required dwelling size and increase housing
choice.

1.3 Review role and operation of character local statements in the City Strategy Budget and Medium The Low Rise Medium Density
Wollongong DCP 2009. Resource and commence program to project delivery Housing Code requires consideration
review characters with particular focus to their role if the Code is resource required of character for any new housing
introduced. approved under the code.

1.4 Increase requirements for the provision of adaptable housing City Strategy Budget and To increase housing choice and
stock through the Wollongong DCP, with a particular focus on project delivery supply for Wollongong’s diverse
growth around town and village centres and Wollongong City resource required population, in particular for the
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Centre. E.g. increase the % of dwellings required, and potential
change from % of dwellings to % of GFA. This may also be
coupled with review of DCP provisions with particular focus on
increasing the supply of 1 and 2 bedroom dwellings.

ageing population and people with
disability.

1.5 Prepare draft development controls relating to Manor Houses (if | City Strategy Budget and High Council does not have any existing
introduced in Wollongong LEP through state policy) to ensure project delivery development controls to assess
Wollongong is positioned to respond to such housing. resource required Manor Houses.

1.6 Prepare development controls relating to Fonzie Flats for City Strategy Budget and Low Fonzie flats are a new housing type
integration into the Wollongong DCP. project delivery which are being developed in

resource required neighbouring LGA’s and that will
diversify housing for the Wollongong
LGA.
2. PLAN FOR FUTURE HOUSING GROWTH
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream

2.1 Define urban growth areas or precincts with capacity to facilitate City Strategy Budget and High To ensure the City can deliver future
the development of additional medium density housing. project delivery housing close to services and
Develop an urban growth strategy for each area/ precinct, draft resource infrastructure. To increase housing
changes to change planning controls to facilitate such growth and required. diversity and choice and enable
encourage medium density housing development. Such project contributions for affordable rental
will be informed by community engagement, constraints analysis, housing to be levied under SEPP 70.
built form analysis and urban design review and feasibility
analysis. This approach may include density targets in defined
urban growth areas.

2.2 Support implementation of the West Dapto Vision (2018) and City Strategy Current housing growth initiative.
Development Contributions Plan for the West Dapto Urban
Release Area.

23 Support implementation of the City Centre Planning and Design City Strategy Current housing growth initiative.
Review.

24 Ensure development of Wollongong LGA's Local Strategic Planning | City Strategy | Existing High The Local Strategic Planning
Statement is informed by this Housing Options paper including operational Statement will be key in supporting
the planning priorities and Recommended Strategies. budget the goals and implementation of the

Housing Strategy.
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2. PLAN FOR FUTURE HOUSING GROWTH
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream
2.5 Develop and undertake an employment and retail lands study to City Strategy Budget and
inform planning for urban growth in medium density zones and project delivery
residential areas of business zones. resource required
3. INCREASE SUPPLY OF AFFORDABLE RENTAL HOUSING
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream
3.1 Prepare, exhibit and adopt and Affordable Housing Policy City Strategy | Existing High
operational
budget
3.2 Continue to develop and implement an affordable housing | City Strategy | The development | High Key policy direction to facilitate
contribution scheme for affordable rental housing under SEPP 70. and the collection of funds to deliver
implementation more affordable rental housing.
of this scheme
will require a
large body of
work requiring
project
management and
funds to progress.
33 Continue to progress the delivery of $10 million Australian | City Strategy, | $10 million High Current initiative demonstrating
Government grant to deliver affordable housing in Wollongong | Finance Australian Councils commitment for
LGA. Community Government supporting the development of
(a) An expression of interest process whereby not-for-profit | Cultural and Grant more affordable housing in
organisations are requested to provide affordable housing | Economic Wollongong LGA.
schemes consideration of funding; Development
(b) An affordable home-ownership scheme for low to Completed - Council on 9/12/19
moderate income earners. resolved to allocate $4.34m to the
lllawarra Housing Trust for the
provision of Affordable Rental
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3. INCREASE SUPPLY OF AFFORDABLE RENTAL HOUSING

Number

Recommended Strategy

Delivery
Stream

Resourcing

Priority Why

Housing, following the
consideration of submissions
received during a Tender process

34

Investigate opportunities to capture value uplift from site specific
planning proposals.

City Strategy

High Having a mechanism to do this will
provide the opportunity for
affordable housing contributions
to be captured outside for the
SEPP 70 process as planning
proposals are lodged.

25

Work with NSW Land and Housing Corporation to renew social
housing provision in Wollongong LGA.

City Strategy

Medium There is significant opportunity to
renew social housing in
Wollongong LGA to better meet
current social housing need. For
example in suburbs where there
are smaller older style 3-4
bedroom social housing dwellings
that are lone person, not fit for
purpose and are located on larger
lots. These lots could be
amalgamated and redeveloped to
provide smaller strata style
housing to better meet the
housing needs of current social
housing tenants and make greater
use of the land available.

3.6

Integrate objectives to promote the development and protection
of affordable rental housing into Wollongong LEP and DCP.

City Strategy

High To support Council with protecting
existing affordable rental housing
and levying contributions for
affordable housing that are not via
SEPP 70.

3.7

Amend Wollongong LEP 2009 to support Council in collecting
contributions for affordable rental housing as part of planning
proposals and Voluntary Planning Agreements.

City Strategy

High To support collection and levying
of contributions for affordable
rental housing.
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3. INCREASE SUPPLY OF AFFORDABLE RENTAL HOUSING
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream

38 Introduce planning incentives for developers of affordable rental City Strategy High To promote and support the
housing that is being delivered in perpetuity (i.e. exemption from delivery of more affordable rental
development contributions and a reduction parking housing.
requirements).

39 Identify and contribute Council owned land for affordable rental Property Medium Current evidence indicates that
housing. City Strategy land or funding is required to

make the development of
affordable rental housing feasible.

3.10 Facilitate the development of partnerships between non- City Strategy High Providing the opportunity for local
government organisations, development industry land owners stakeholders to come together to
and the community housing sector to deliver affordable rental Community explore options and possibilities
housing in Wollongong LGA. Development, may lead to partnerships and

Property. innovation.

3.11 Advocate to NSW Department of Planning, Industry and City Strategy Medium Support the development of a
Environment regarding the ‘lllawarra Shoalhaven Regional Plan” regional approach to the delivery
to develop and implement strategies and actions to deliver of more affordable rental housing.
affordable rental housing and to improve housing affordability.

3.12 Advocate to NSW Government to evaluate and review the ARH | City Strategy Low Council has identified some
SEPP 2009 to identify if the policy is delivering the intended anomalies in the definitions and
affordable housing outcomes. exemptions which make it

challenging to provide clarity and
certainty when applying this
policy. Amendments to this policy
could lead to better house
outcomes.

3.13 Facilitate the opportunity for developers of alternate housing City Strategy Low Increase awareness amongst local
models for purchase to present their projects to the local development industry of alternate
development industry to raise awareness of these types of housing models.
initiatives.

3.14 Build community support for affordable rental housing. Community Existing Low Some people view affordable

development | operational housing as substandard

and Social budget accommodation and have

Planning concerns about changes in their
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3. INCREASE SUPPLY OF AFFORDABLE RENTAL HOUSING

Number | Recommended Strategy Delivery Resourcing Priority Why
Stream
communities. There can be
common myths about the ‘types of
people” who live in affordable
housing, or that affordable
housing will lower property values.
This could cause delays or prevent
the development of affordable
rental housing.
4, MONITOR HOUSING SUPPLY
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream

4.1 Monitor projected dwelling needs and the capacity of the LGA, to | City Strategy Existing Low To ensure there is sufficient
deliver sufficient housing supply. operational housing supply in Wollongong

budget LGA.

4.2 Monitor infrastructure renewal and planned upgrades to ensure | City Strategy To ensure future housing supply is
adequate supply for existing housing, and planned changes which located close to key infrastructure.
may increase capacity and facilitate additional housing.

43 Maintain the evidence base for affordable housing in Wollongong | Community Existing Low To monitor housing stress and
LGA following each census collection including: key population | Development | operational measure performance against
demographics, affordable housing supply, affordable housing | and Social budget affordable rental housing target.
demand and affordable housing gaps. Planning

4.4 Set an affordable rental housing target for Wollongong LGA and City Strategy Existing Medium To quantify need and
monitor the progress towards this target. operational communicate a target for

budget affordable rental housing in
Wollongong LGA
4.5 Continue to monitor the housing being delivered via the Existing Low As part of monitoring the
Affordable Rental SEPP 2009 (ARH SEPP 2009) in Wollongong LGA. operational development of affordable rental
budget housing supply in Wollongong
LGA.
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5. CONTINUOUS IMPROVEMENT OF PLANNING CONTROLS
Number | Recommended Strategy Delivery Resourcing Priority Why
Stream

5.1 Undertake community consultation around the Vision for City Strategy Community High
Housing for Wollongong. Engagement

5.2 Prepare a Planning Proposal seeking amendment of existing land | City Strategy Existing Low To clarify the zoning intent
zoned R1 General Residential, to alternative residential zoning to Operational
which the land most appropriately sits or is strategically placed.

5.3 Prepare a Planning Proposal seeking amendment of existing land | City Strategy Existing Low To clarify the zoning intent
zoned SP1 Special Purposes — Hospital located around the Operational
Wollongong Hospital, to alternative residential zoning to which
the land most appropriately sits or is strategically placed.

54 Review Wollongong DCP controls for dual occupancies, terrace City Strategy Operational Medium To remove inconsistencies and to
and townhouses, and residential apartment buildings in order to ensure planning controls continue
remove inconsistencies between current controls, enhance to facilitate desired outcomes as
amenity for residents living in such housing and the relationship the feasibility of these types of
between housing and the street, and review building envelope housing increases.
controls and their impact on privacy and overshadowing.

5.5 Review the forms of residential development permitted in the R1, | City Strategy Operational Medium
R2 and R3 Residential zones to ensure they meet the zone intent

5.6 Review the permissibility of residential development in the City Strategy Operational Medium
Business zones, to ensure the priority of the zones remains the
provision of employment, retail and commercial opportunities,
and serving the local community.

5.7 Consider the precincts nominated by the Neighbourhood Forum City Strategy Operational Medium
Alliance as part of a review of medium density housing precincts
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7. Next Steps

This Paper and associated Council report recommends placing this options paper on public exhibition and
engaging the community and stakeholders. The purpose of this engagement is to raise awareness about
the current issues for housing in Wollongong LGA and better understand the community’s needs and
aspirations for housing. Community feedback will be sought on the planning priorities and key
recommendations and for housing in Wollongong LGA.

Following the public exhibition and community engagement, a draft Housing Strategy will be prepared
and reported to Council for adoption. The Housing Strategy will be developed consistent with the NSW
Government Local Housing Strategy Guideline, and will be informed by the community and studies
completed to date.

The Strategy will also recommend amendments to the Wollongong Local Environmental Plan 2009 and
Wollongong Development Control Plan 2010 to deliver housing growth, diversity and Affordable Housing.

Figure 7.1 Process to develop Housing Strategy
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Key Definitions

Accessible House — designed to meet the needs of people requiring higher level access from the outset,
usually designed and built with a person.

Adaptable House — adopts ideas similar to that of a liveable house, but in addition is able to be easily
adapted to become an accessible if the need should arise. Adaptable housing requires compliance with
AS 4200 — Adaptable Housing.

Affordable Rental Housing - is very low cost housing that is usually developed with assistance from the
NSW and/or Commonwealth Governments including financial contributions and planning incentives. This
housing is usually managed by not for profit community housing providers.

Aged Care Home is accommodation for older people who can no longer live in their home because of the
effects of ageing, illness or disability. Aged Care Homes are owned and operated by people and
organisations which have the approval of the Australian Government to care for older persons. Two levels
of care are provided (low level and high level) for eligible people. All people seeking access to Aged Care
Homes require assessment by the Aged Care Assessment Team.

Low level care (previously known as a hostel) enables residents to live independently while receiving
assistance with tasks of daily living (e.g. dressing, showering) and access to support services (e.g. cleaning,
laundry).

High level care (previously known as a nursing home) enables residents to receive care 24 hr per day.
Nursing care is combined with accommodation, support services (cleaning, laundry), personal care

services (eating, toileting, bathing), and allied health services (e.g. physiotherapy, occupational therapy).

Community Housing - is affordable rental housing for people on very low to moderate incomes that is
generally managed by not for profit community housing organisations.

Community housing sits alongside other parts of the housing system that help people on low incomes,
such as social housing managed by the Department of Family and Community Services (FACS) and social
housing owned by the Aboriginal Housing Office and also managed by FACS.

Key Worker - A key worker is aworker whose job is essential to the functioning of a City. Often keyworkers
include teachers, nurses, ambulance, fire fighters and police.

Liveable Housing — is designed to meet the changing needs of most home occupants throughout their
lifetime without the need for specialisation.

Social Housing — is secure affordable rental housing for people on very low and low incomes with housing
needs. It includes public, community and Aboriginal housing. Public housing is managed by Family and
Community Services while community housing managed by non-government organisations.

Secondary Dwelling —is a self-contained dwelling that is built on the same lot of land as another dwelling
(also known as a granny flat).
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Appendix A - Local Housing Strategy Template

The NSW Government have prepared a ‘Local Housing Strategy Guideline” that details a step-by-step

process for local Council to produce a local housing strategy and includes a Local Housing Strategy
Standard Template. The table below shows Councils progress toward meeting the recommendations in

the guideline.

Requirement

Location/still to do

1.1 Executive Summary

strategies, plans and policies (including SEPPs) that establish the planning and
policy context within which the LHS will be developed.

1. The executive summary will provide the key findings and recommendations Housing and Affordable
for the LHS. Housing Options Paper
2. The executive Summary will describe the process followed by the council in

developing its LHS.

1.2 Planning Policy and Context

FROM STEP 1.1 OF THE GUIDELINE Housing and Affordable
This section describes the relevant federal, state and local governmentlegislation, | Housing Options Paper

Table 1.2 and 1.3

1.3 Local Government Area Snapshot

FROM STEP 1.2 OF THE GUIDELINE

This section should provide a high-level overview of the area for which the LHS
will be developed. It should describe the relevant characteristics of the area
including its size, geographical features, major constraints, urban structure, and
regional context.

‘Housing our Community. A
discussion paper’ identifying
issues for our housing future.
Our Environment section (pp 11)
Map of LGA recommended and
still to do.

1.4 Housing Vision

FROM STEP 2.1 OF THE GUIDELINE

The LHS establishes the council’s long term housing vision for the local area. It
recognises and responds to evidence about what types of housing will be needed
for future populations and where it is best located.

Housing and Affordable
Housing Options Paper

Draft vision as per Section 5, for
community consultation.

Requirement

Location/Still to do

2.1 Demographic Overview

FROM STEP 1.3.1 OF THE GUIDELINE

This section analyses demographic data and information to identify changes and
trends within the population, and to understand the housing need of the future
population. See Annexure 1 for detail.

‘Housing our Community. A
discussion paper’ identifying
issues for our housing future (pp
6-15).

2.2 Housing Demand

FROM STEP 1.3.2 OF THE GUIDELINE

This section analyses the demand for new housing to identify the type and level
of housing needed to support the local government area. See Annexure 1 for
detail.

Housing Options Paper Section
2.2 Future Housing Needs.

2.3 Housing Supply

FROM STEP 1.3.3 OF THE GUIDELINE

This section analyses the supply of housing, the capacity and feasibility of the
existing planning controls, and other sources of new housing. See Annexure 1 for
detail.

Housing Options Paper Section
2.2.3 Capacity Analysis.

2.4 Land Use Opportunities and Constraints
FROM STEP 1.3.4 OF THE GUIDELINE

109 Draft Housing and Affordable Housing Options Paper



Nl
wollongong

ity of innovation

Ordinary Meeting of Council
Item 2 - Attachment 1 - Draft Housing and Affordable Housing Options Paper

Requirement

Location/Still to do

This section should include identification of opportunities and constraints thatare
relevant to new housing in the LGA. Land use opportunities and constraints may
be best presented with maps.

In progress.

Housing and Affordable
Housing Options Paper

details various land and
environmental constraints
applicable to the LGA.

2.5 Analysis of the Evidence-Base

FROM STEP 1.4 OF THE GUIDELINE

This section analyses the data presented in the previous sections to determine
what the current housing need is, where the gaps are and where the gaps are
likely to be in the future.

Housing and  Affordable
Housing Options Paper Section
3 and Section 4.

2.5.1 Housing Supply Gaps

FROM STEP 1.4.1 OF THE GUIDELINE

This section needs to identify any gaps between expected population growth and
housing supply trends, and identify types of housing that are required to address
particular needs

Housing Options Paper
Section 3, 4and 5.

2.5.2 Identifying areas with development capacity

FROM STEP 1.4.2 OF THE GUIDELINE

This section should identify areas with development capacity, and areas to be
conserved.

Local Housing Strategy Guideline A step-by-step process for producing a local
housing strategy

Requirement

Still to do.

Location/still to do

3.1 The Local Housing Strategy Objectives

objectives and explain the reasons for the selection of the various
mechanisms.

FROM STEP 2.3 OF THE GUIDELINE Still to do

The LHS Objectives are informed by community and stakeholder

consultation and the evidence base analysis.

3.2 Land Use Planning Approach

FROM STEP 2.4 OF THE GUIDELINE Still to do

This section should include maps of the proposed housing growth.

3.3 Mechanisms to Deliver the Options Housing and  Affordable
FROM STEPS 2.4-2.7 OF THE GUIDELINE Housing Options Paper.

This section should describe the mechanism/s that will deliver the LHS | Planning Priorities and  Key

Recommendations table.

3.4 Evaluation of the Options

FROM STEP 2.8 OF THE GUIDELINE

The section describes how all of the previous information has been
brought together to identify the current situation, what the future housing
should look like and what the roadmap should be to get there.

Still to do
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Requirement Location/Still to do
4.1 Implementation and Delivery Plan
FROM STEP 3.1 OF THE GUIDELINE
This section is an implementation and delivery plan, which sets out how | Still to do
the mechanisms to deliver the priorities will be operationalised.

A structured plan should be undertaken that identifies the actions and
timeframes for amending the LEP, DCP or other council documents.

4.2 Planning Proposal (if applicable)

FROM STEP 3.3 OF THE GUIDELINE Still to do
4.3 Monitoring and Reviews
FROM STEP 4 OF THE GUIDELINE Still to do

The LHS should include a statement about when monitoring and reviews
of the document will occur.
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Appendix B - Guidelines for Development an Affordable Housing

Contribution Scheme

The NSW Government have prepared ‘Guidelines for Development of an Affordable Housing

Contributions Scheme’ (February 2019) that details a step-by-step process for Councils to follow to

prepare a scheme. The table below shows Councils progress toward meeting the steps in the guideline.

Step 1. Council prepares an affordable housing contributions scheme

Requirement

Complete/still to do

Council advises the Department that it is preparing an affordable housing
contributions scheme

Complete

Council prepares an affordable housing contributions Scheme which is
consistent with the Department’s guideline
a. Establish an evidence base

b. Identify areas for rezoning

c. Establish an affordable housing contributions rate for the scheme
d. Produce a scheme using a template.

e. Prepare a planning proposal to include or refer to the scheme in a
local environmental plan.

Complete — this report

To form part of Housing
Strategy
Still to do

Still to do

Still to do

Step 2. Department considers the scheme

Requirement

Complete/still to do

A proposed affordable housing contribution scheme is assessed by the
Department through the planning proposal process.

Still to do

Step 3. Amendment to Council’s local environmental plan

Requirement

Complete/still to do

to the provision of affordable housing.

If the proposal is consistent with all the relevant requirements, a Gateway | Still to do
is issued, and the planning proposal is publicly exhibited. This requires
community and stakeholder engagement.

Council’s local environmental plan is amended to include a clause related | Still to do

Step 4. Council collects contributions for affordable housing

Requirement

Complete/still to do

contribution scheme.

Council may include a condition of consent to applicable development | Still to do
applications in accordance with that area’s affordable housing
contribution scheme.

Funds collected are allocated in accordance with the affordable housing | Still to do
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summary table gross floor area calculations
Scenario Typology EPI Site Type Site Zone SteWidth  SteArea Pepssble Perbetle Aok A D scenarios 1.1- 1.5
The achi gross floor area for these scenarios has been calculated based on an efficiency of
Dual O S B5% (building foot print at all levels x .85 = GFA) Area of garages is excluded from this calculation.
This efficiency ratio allows for extemal wal hicknesses and intemal stairs and is based on Kennedy
1.1 - wee controls  Dual O 'WLEP & WDCP 2009 Single Frontage R2 - Low Density 15m 450 sgm 225 sqm 9m 225 sqm am /2 st 2 iates past ience with of this typology..
1.1-codes sepp  Dual O SEPP Codes Part 38 Div2Z  Single Frontage  R2 - Low Density Residential 15m 450 sqm 300 sqgm 9m 160 sqm B.5m/ 2 st 2
1.2- wee controls  Dual Ocoupancy 'WLEP & WDCP 2009 Single Fronlage  R2 - Low Density Residential 15m 600 sqm 300 sqm 9m 300 sqm Gm (2 st 2
1.2-codes sapp _ Dual O SEPP Codes Part 38 Div2__ Single Froniage R2- Low Density 15m G00sqm _ 300sqm am 1B0sqm  B5m/2st 2 scenarius! 1,-22,26-34
1.3-wee controls  Dual Ocoup WLEP & WDCP 2009 Single Froniage  R3 - Medium Density 15m 400 sqm 300 sqm 13m 300 sgm 13m /3 st 2 ble gross floor area for these stenarios has been calculated as per Wollongong LEP
1.3- codes sepp Dual Occupancy SEPP Codes Part 38 Oiv2 _ Single Froniage R3 - Medium Density Residential 15m 400 sgm 300 sgm 8m 160 sqm  B.5m/ 2st 2 deinilﬂﬂ Le.to he internal face of extemal walls, exduding common creulation areas, required car
1.4- wee controls  Dual O 'WLEP & WDCP 2009 Corner R2 - Low Density Residenti 15m 450 sgm 225 sqm am 225 sqm om /2 st 2 parking, private open spaces and voids.
1.4-codes sepp  Dual O y SEPP Codes Part 38 0ivZ  Corner R2 - Low Density Residential 15m 450 sgm 300 sgm 9m 215 sgm 8.5m/ 2st 2
1.5- codes sepp  Dual O (Stacked) SEPP Codes Part 3B Divd  Single Frontage R2 - Low Density Resident 15m 450 sgm 263 sgm Bm 263 sqm B.5m/ 2st 2 ,ﬁ|||-,oug-. mw layouts of these scenarios have not been tested, an approximate GFA has been
d by ting the above (Le. 30mm for extemal wall thickness, 6m x 3m for garage) from
Manor House + Residential Flat Building the ‘achievable building footprint’ at all levels.
2.1-weccontrols Residential Flat Building ~ WLEP & WDCP 2009 Single Fronlage R2 - Low Density Residential 15m 600 sam 300 sqm 9m 275sqm  G4m/ 2st 3 .
2.2-codes sepp  Manor House SEPP Codes Part 38 Div3  Corner R2 - Low Density Rasident 15m 600 sgm 300 sqm Sm 300 sqm B5m/ 2 st 4 scenarios 2'3- 2'5
2.3- codes sepp _ Manor House - Layout Test SEPP Codes Part 38 Div3 _ RearLane NA 15m 600 sqm  300sqm 9m 300sqm _ BSm/ 2st 4 The mhﬁi&gﬁﬂ'ﬁggﬁfmwsﬂfmhﬁmg mﬂghd;m;“;zmﬂaﬂ
24- codes sepp  Manor House - Layout Test SEPP Codes Part 3B Div3  Single Frontage N/A 20m 770 sqm 340 sqm am HM0sqm  B5m/ 2st 4 required car parking, pnm ‘open spaces and voids, as ouliinedon trEGFA plans. '
2.5- codes sepp  Manor House - Layout Test SEPP Codes Part 38 Div3  Corner NIA 17m 705 sqm 325 sqm m 310sqm  BS5m/ 2st 4
2.6-weccontrols  Residential Flat Building ~ WLEP & WDCP 2009 Single Fronlage R2 - Low Density Residential 24m 600 sgm 300 sgm 9m 300sqgm  64m/ 2st 4 . _— - .
27-wee controls Residential Flat Building ~ WLEP & WDCP 2008 & ADG Single Frontage RS - Medium Density 24m 600 sgm 450 sgm 11m 450 sqm  10.7m/3st [ % h“’_ ble bllldlllg I'I'IIS!II'I! / fllllt' rint
2.8-wee controls_Residential Flat Bulding  WLEP & WDCP 2009 & ADG Single Fronlage _R3 - Medium Density 15m B00sqm  450sqm 13m 450sqm  10.7m/3st 5 scenarios 1.1-2.2,26- 3.4
2.9- wee controls  Residential Flat Building  WLEP & WDCP 2009 & ADG Single Frontage  R3 - Medium Density Residential 24m 1200 sqm 900 sqm 13m 900 sgm 10.7m /3 st 12 Intemallayouts for these scenarios have nat beentestad. The achievable buiiding foolprinks and
T M g St T, paCois P, o Covetae, P Vi T S,
3.4-wee controls  Multi Dwelling Housing ~ WLEP & WODCP 2009 Single Fronlage  R2 - Low Dansity 21m B00sqm  300sgm am 0sqm  9m/Zst 3 landscaping and! o deep soil requirements are appled to the subjed site.
3.1-codes sepp  Termaces SEPP Codes Part 3B Divd  Rearlane R2 - Low Density Residential 2im 600 sgm 360 sqm 9m 340 sqm Gm /2 st 3 s such, the achievable bulding footprints and massing volumes do riot necessarly correlate wih
3.2- wee controls  Multi Dwelling Housing 'WLEP & WDCP 2009 Single Fronlage R3 - Medium Density 36m 1000 sgm 750 sgm 13m 750 sqm 9.5m/ 3 st 5 realistic, compliant or raional dwelling leyouts dwelling sizes or room dimensions / areas.
3.2-codes sepp  Temaces SEPP Codes Part 38 Div4  Single Frontage  R3 - Medium Density 36m 1000 sgm 800 sgm 9m 760 sqm 9m 2 st 5
3.3- wee controls _Multi Dwellng Housing  WLEP & WDCP 2009 Single Frontage R3 - Medium Densily Residential_ 15m 800sqm 450 sqm 13m 35sem  06m/ 3st 4 Where the resuling building footprint / massing i a spedific scenario appears particularty
3.4- wee controls_ Multi Dwellng Housing  WLEP & WDCP 2009 Single Frontage R3 - Medium Density 18m 800sgm 600 sqm 13m 400som  96m/ 3st 4 ¢ (e.g. not wide enaugh o containa habilable room), thisis noted individually.
project number
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commentary: scenario 1.5 - codes sepp

The Wallongong LEP FSR requirement (0.5 or 0.75:1) is the main limiting factor for dual occupancy development
under Council controls. Achieving a compliant FSR significantly reduces the achievable building envelope,
alowing for realisation of less than half of the building lope ibed by the site ige, setback and
landscaped area controls.

Scenarios 2 + 3 require a second car space (for dwellings greater than 125sqm this has been provided asa
hardstand space in front of the dweling and would require a variation to Council DCP. Provision of this space in
a doubie or tandem garage would also require vaniation to a DCP clause.

The minimum setback for garages undar Wollongong DCP is 5.5m (0.5m forward oftha building Ine). In
Scenarios 2+ 3, where 2 car spaces are required, the garage has been set 1m behind the buiding line fo allow
for the provision of a hard stand space within the front setback.

Wollongong LEP and DCP allow for other dwelling arrangements, such as ‘one behind the other' on single
frontage sites. The maximum building envelopes for Scenarios 1.1 - 1.3 should allow for other arangements,
with adequale space for the requred landscape and private open space areas.

The SEPP Cades requirement for landscaped area (50% of the site area - 100sqm) for each dweling is the main
limiting factor lnrd.la] | occupancy development under the SEPP. Achieving complance with the requirement

ievable building envelope, albwing for ion of less than half of the site
coverage urg'ussﬂmraraaﬂn‘tls otherwise allowed by the code in all scenarios.

The building envelope for Dwelling A in Scenarios 1. 1 1. J.mdd not allow for a dweling mpahlenfwmlylng
with fhe minimum dwelling areas or minimum ions outlined in the
Medium Density Design Guide

The building envelope for Dweling B in Scenarios 1.1+ 1.3 and Dwelings A & B in Scenario 1.4 should allow for
a dweling that is capable of complying with the minimum dwelling size and minimum room sizes ! dimensions.
outiined in the accompanying Low Rise Medium Density Design Guide (except as noted below)

Clause 21 of the Low Rise Medium Density Design Guide requires that each wall facing a street contain a
window 1o a habitable room at each level. If this clause is reguired to be complied with, development for the
purposes of dual occupancies, through a CDC, would be unachievable on a 15m wide site. There is nsuffident
site width to accommodate a garage + habitable room + stair for each dwelling across the frontage of a 15m site,
whilst the landscape area requirement does not allow for additional building depth. The developability of sites of
other widths | areas is also likely o be effected.

The 4.5m front setback (used for these scenarios) applies only where there are no dwelings located on the same
side of the road as the subject site within 40m. Otherwise the average setback applies of these dwellings applies.
A greater front setback would result in reduced building depth, and is unlikely to allow for building envelopes
capable of complying with fe minimum dwelling sizes | room dimensions outlined in the Low Rise Medium
Density Design Guide. If a front setback greater than 4.5m is required, development for the purpose of dual
ocoupancies, through a COC, would be unachievable on a 15m wide site. The developability of sites of other
widths | areas is also likely to be effected.

SEPP Codes does not allow for “one behind the other' dual occupancy amangements on single frontage siles.

The side setback under SEPP Codes is based on a formula, the setback for awall of the maximum height (8.5m)
has been used for the upper levels. A reduced upper level setback may be possible if wall height was reduced.

SEPP Codes provides for 2 storey, 8.5m of any applicable Council height plane. The is
reflected in Scenario 1.3

of SEPP Code

Th results in the same
Scenarios 1.1-1.3 regardless of differing site sizes.

building envelope in

Generally, this scenario results in an undesirable outcome.

Dwelling 2 is significantly smaller han dwelling 1 and does not have access 1o the ground Boor ouldoor space .
The majority of the front facade istaken up by car parking. This ypology would be significantly more expensive |
onerous 1o construct than aside by side dual occupancy (scenanos 1.1 - 1.4), for no additional yield.

Eliling Envelope and GFA Relationship
llowable building envelope is greater than the | ible GFA. The GFA fills approximaely
T0% of the s]l:lwahle envelope. A high level of arficulation could be accommodated within the building envelope

Upper Level Setbacks
Upper level setbacks, for the portion of the building 10m or more behind the building line, are dependant on wal
height - a higher wall requires a greater side setback.

The overall buiding height has been reduced to minimise the required side setback and allow for a larger, more
viable upper storey footprint

Front Setback

The 4.5m front setback (used for this scenario) applies only where there are no dwellings located on the same
side of the road as the subject site within 40m. Otherwise the average setback applies of these dwellings applies.
Requirement for greater setback to the sireet is likely to reduce achievable building footprint and influence
development viabiity.

Outdoor Space

Significant question raised by SEPP is who has access to outdoor ground level space

Scenario assumes only the-ground floor unit has access. the SEPP does not require communal open space for
stacked dual occupancy developments.

Layout and Amenity

Al upper level windows on the side facing walls would require screening for visual prvacy. Although compliant
with e SEPP, this mayimpact on the ability of development to comply with provisions of the Low Rise Medium
Density Design Guide, in particular solar access and ventiation. Substantial screening to windows reduces
residential amenity and is nota desirable outcome,

The upper level dwelling may not achieve a viable or rational layout, it is significantly smaller than the ground
floor dwelling and has an inationally shaped footprint at bath levels.

The site layoutis compromised. Sﬂualng private open space in side sethacks leads lo poor amenity oulcomes -
either compromised privacy or which reduces access to sunkght.

Cnm:ﬁun Viability

] type than side by side dual occupancy, for
madcltmna] yield. Dwdopmemofﬂns type unlikely to be undertaken under fe current confrols.

Due to upper level setbacks, the upper and lower dwellings and substantially different sizesand do not 'stack’ (i.e
walls over walls, services over senices). This negates the constucBion cost savings that may otherwise be
achieved with dwellings on fop of each other and results in undesirable amenity outcomes, i.e. upper level private
open space above lower level living room.

Habitable Room to Street

The Low Rise Medium Density Design Guide requires the provision of a habitable reom window in all street
facing walls at all levels. Providing 2 garages and entries side by side on a 15mwide site does not allow for
compliance with this guide line. If this is required to be complied with as part of a CDC application, development
of this type on a site of his size would not be possible.
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allowable Imiltlilgdznne achievable building footprint

I dwelling b: ground floor side setback increased

{1.5m) to allow inclsion as Tandscaped area’

dwelling a: required landscape provided at rear

o dwelling b: required landscape provided at rear &

side
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overall height9m

increased side satback (1.5m) for dweling b o allow
setback area to be included as landscape. results in
deeper buiding envelope for dwelingb

|
AL
e Tmwall height at 0.9m side setback
~
/J‘\‘ | _ -
~ ‘]‘ — minimum side setbacks for dwelling a, results inshallow
Py el building envelope
Pate
o allowable gross floor area result in reduced achievable
N - building envelopes for both dwellings. setbacks, sile
Ik /// coverage and landscaped area requirements would alow
> for larger dwelings, if FSR was exceedad
~

allowable + achievable building envelope comparison

scenario 1.1 - wee controls compliance + comparison table

typology: dual occupancy Iot size: 450 sgm
zone: 2 - low density residential lot width: 15m
I

bl Dweling A Dweling8 Total Compliance
; Max Height {m) a0m - - 90m Yes
I Max Helght (st 2 - - 2 Yos
! Max. FSR_ 05:1 051 Yes
_!_7 Max. Gross Floor Area 225 sqm 112sqm 112 sqm 224 sqm Yes
ul Max. Site Coverage (%) 50% 33% Yes
T Max. Site Coverage (sqm) 235 sqm 70 sgm 79sqm 149 sqm Yes
3l Win_ Landscaped Area ('] 20% 0% Yes
g | Min Lan: Area 90 sgm 45 sgm 453 90 sgm Yes
'i Min. Area Dimension 15m 15m 1.5m 15m Yes
: Min. Landscape in Front Setback _min 1.5m sinp - - min 1.5m strip Yes
Min. Front Sethack 60m 60m 6.0m - Yes
Min. Garage Satback 55m 55m 5.5m - Yes
Min. Side Setback - vl 00 09m 09m 1.5m - Yes
- . . Min. Side Setback - 1 01 09m 09m 1.5m - Yes
front elevation side elevation Min. Rear Sethack- 00 09m 123m 11.1m - Yes
_ Min RearSethack-M01 ___ E0m 123m 11im - Yes|
legend Win. Private Area__ 24sqm 2 sam A sqm - Ves
Min. Dimension of POS 40m 40m 4.0m - Yes
= = primary setback - wce controls === secondary setback - wec controls [-J allowable building zone - wee controls ?J single store'y zone - woe controls 7
space per
- L .
L J allowable building envelope -wot controls . achievable building footprint D achievable building massing G landscaped area e Pl ;‘gﬂm ! ! Yes
N private open space D hard surface area
project number
0 - - -
KENNEDY ASSOCIATES ARCHITECTS ¢ 5 = = scenario 1.1 - wee controls wollongong city council 1851 03A
level 3 / th street_annandale 2038 1:300@ A3 ieci i 1
noming mlﬂ:l - sw'.rerﬁannegy - registration no. 5828 mlss“‘g mlddle tBStlllg ‘;};‘9 Teni
p+ B129557 B4B t+° 6129557 6477 client lssue
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- garage setback 1m from bullding line
Primary Road Primary Road

overall height 8.5m. additional setback for wall height over
4.5m

~
— boundary “a increased ground floar side setback (1.5m) for dwelling b
t toallow selback area to be included as landscape. results
L in deeper building envelope for dwalling b
E| PRNG
q o ——— P ~,
- S — ., ~
oo Vi o~ > iim dflocr side selbacks for dweli
i i 8m minmum ront setback. applies only vhere ) -~ >~ - - Zlba;: gnn:u\:nd:gp: area requirement le:.l?t:in
1 i i fings wi 1 . - .
N | lsher_e ar::\eonelghbounngdwel ngs within 40m of \_\\ \\\ /// - ::y shallow bulding e for dweling a
| i~ e - -
1A ~~ - .
| r | garage (not ncluded in GFA ) shown dotted. “\-\:\\ I T e -~ required area resuls in significantly
H }/‘. I reduced building envelopes and GFA for both dwelings
l. ] dwelling b: ground floor side setback increased L
| ¥4 (1.5m) to allow inchision as Tandscaped area’ >
: LA -~
| i e
| l/: dwelling a: area requi resulis
| | ' in building Imtpnntunanle to corl.ama Iving
i |(<' room at ground level
L
i ( dwelling b: required landscape provided at rear & . _— .
i side allowable + achievable building envelope comparison
| Lz
| I dwelling a: required landscape provided at rear
—d — L. i — scenario 1.1 - sepp codes compliance + comparison table
allowable building zone achievable building footprint typology: dual occupancy lat size: 450 som
zone: r2 - low density residential lot width: 15m
|
oy Dwelling A Dwelling B Total Compliance
Max. Height (m) 85m - - 85m Yes
Max. Height [st) 2 z : 2 Yes
Max. Gross Floor Area (Formula) ma’%gm+ 0.39:1 Yes
Max. Gross Floor Area (sgm) 300 sqm 81.3 sgm 952 sqm 176.5sqm Yes
Max. Site Coverage (%) Mot Spedified 3% A
Max. Site Mot Specified T2.7 som 6BT sgm 141 sgm WA
Min. Landscaped Area (Formula) 20 !2/22 - 100 Yes
Min. Lands Area -200 sqm 125 sqm 125 sqm 250 sgm Yes
Min. Lan Area Dimension 1.5m 1.5m 1.5m 1.5m Yes
Min. Landscape in Front Setback 25% = z 2T Yes
Min. Front Setback 45m 45m 45m - Yes
i H i Min. Garage Setback 55m 55m 55m - Yes
front elevation side elevation e oo e : Voo
Min. Side Setback - vl 01 18m 1.9m 1.8m - Yes
Iegenl Min. Rear Setback - vl 00 30m 155 m 135m - Yes
Min. Rear Setback - Ivl 01 80m 155m 135m - Yes
— — primary setback - codes sepp ---- secondary sethack - codes sepp E 1 allowable building zone - codes sepp ?_:' single storey zone - codes sepp Min. Private Area 165 16sgm 16 sqm - Yes
- . = Min. DimensionofPOS  3.0m 3.0m 3.0m - Yes
allowable building envelope - codes 5 achievable building footprint achievable building massin landscaped area
'«-_;£ ] Ssope o dng O g meeng a Max, CarParking | PEPer 1 1 2 Yes
&. private open space D hard surface area
project number
. b .
KENNEDY ASSOCIATES IIII:IIITEI:TS scenario 1.1 - codes sepp wollongong city council 1851 04A
level 3 / th street annandal ieel H i
Fisiod gt Slov Koty o o 5628 missing middle testing C—
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garage sethack 1m from building line

overall height9m

increased side satback (1.5m) for dweling b o allow
setback area to be included as landscape. results in

|
5 5|8 | ‘\\ deeper buikding envelope for dweling b
Ein |
k| L 2N
i ________________ o < 0 Tmwall height at 0.9m side setack
|
Il _ ~ AN
0 garage selback increased to allow for second < minimum side setbacks for dwelling a, results inshallow
i“i'—l‘l | required car space as hardstand in front setback //’ \"-\‘ \ﬁ building envelope
- e
1 et i ~ - .——“ﬂﬁ— - allowable gross floor area resulls in reduced achievable
i sarasrzfrl;':t GFA }m"dm- < < S building envelopes for both dwellings. setbacks, site
| :;‘;‘Z\] }s;n d:iﬁa o rasowt = \\-\ ~ /’ /,‘/ coverage and landscaped area requirements would alow
1 m) shown S o for larger dwelings, f FSR was exceeded
H -~ \T -
Il A PP
|1 [k
1 -~
¥ b
| | dwelling b: ground floor side setback increased -
i | {15m) to allow inclision as Yandscaped area’
il allowable + achievable building envelope comparison
il
i
1 i01.2 trol I ison tabl
i | - dwellng b requied landscape provided atrear & SCenario 1. - wWcc controis compliance + comparison table
| ||7 side typology: dual occupancy lot size: 600 sgm
i . dwelling a: required landscape provided at rear zone: 12 - low density residential lot width: 15m
| I
|
| _ Alowsble/Require| DwellingA Dweliing B Total Compliance
| Max. Height (m} 9.0m - - 80m Yes
—— _ Max Height(st) 2 - 2 Yes
i WacFSR 051 051
anh evable Illlﬂlllg hnt'"“t \ Max . Gross Floor Area 300 sgm 150 sgm 150 sqm 300 sgm 300 som
+—— — Wax. Site Coverage (%) 50% T Yes
—— J_ ——— J_ Max. Site 300 sgm 99 sgm 98 sqm 197 sqm Yes
| TETST T
Dwaling A | _L leweior  Min. Landscaped Area (Formula)  site area over Yes
B e [ Y A—— ‘ o Min. Landscaped Area (sqm] 120 sym 60 sgm 50 sgm 120 sqm Yes
| Min. Landscaped Area Dimension 15m 15m 1.5m 15m Yes
I Loy —Minlandscapein Front Setback _nin 1.5m stip - - min 1 5mstrip Yes
Min. Front Sethack 60m 60m 6.0m - Yes
Min. Garage Sethack 55m 70m 70m - Yes
Min, Side Setback - vl 00 0.9m 09m 15m - Yes
N Min. Side Satback - v 01 09m 09m 1.5m - Yes
front elevation side elevation Min. Rear Setback - vl 00 0.9m 1B5m 17.0m - Yes
legend Min. Rear Setback - v 01 80m B5m 170m - Yes
= Min. Private Open Space Area 24 sqm 24 sgm 24 sgm - Yes
— = primary setback - wee controls ==+ secondary setback - wcg controls {:J allowable building zone - wee controls g single storey zone - wee controls Min. Dimension of POS 40m 40m 40m z Yes
2 spaces
-1 allowable building envelope - wes controls . achievable building foolprint G achievable buiding massing D landscaped area Max. Car Parking dullipacgg >1ggm ? 2 Yes
k. privale open space D hard surface area
project number
KENNEDY ASSOCIATES MII:IIITEI:TS 3 5 = scenario 1.2 - wce controls wollongong city council 1851 05A
1:300 3 A3

level 3 / 5t Bt no
noming D%']'Wm 3 anrﬁm ?agy re; |su'at|m5r&%75825
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garage setback 1m from building line

overall height 8.5m. additional setback for wall height over
4.5m

— M increased ground floor side setback (1.5m) for dweling b
sm - toallow selback area to be included as landscape. results
E ~a in deaper building envelope for dwelling b
~
. >
~
Ei A -~ /// |
' A - . L ; ) )
oo, l/rl 4.5 minimum front setback. applies only where ~ ~ 7 minimum ground floor side setbacks for dweling 2.
=i there are nanelghbouring dwelings withn 40m of : ~3~ v <, ~, v cane aeme B emerd reufts n
! | toct ol ~ ~ low bulding enveloy a
i"LH 7 subject site -\‘:‘\\ \::\\ | - ~eT | 9 pe "
Fig A ~ RN S P
| [ 1 ! i garage (not ncluded in GFA ) shown dotted. 'Q ~ I = — — required area resuls in significantly
|' [/: ! '\.'::_\ S o7 P /‘.‘/ reduced building envelopes and GFA for both dwelings
i ha 1A dwelling b: ground floor side setback increased e T - L
! [/. ] (1.5m) to allow inchision as Tandscaped area’ ‘-.::\ | P e
A 1 | L~ -
N ' /l Nl s
H )
X% 7 -
! I/: ' | dwelling a: i resulls
| A A in building lootpdntunable Iocwanalv\dr\g
I 1A M | room &t ground evel allowable + achievable building envelope comparison
| | A A dwelling b: required landscape provided at rear &
l' ! | | : side
@ T
: [ : '/} scenario 1.2 - codes sepp compliance + comparison table
] )
1 re: d typology: dual occupancy ot size: BO0 sgm
| dwelling a: required landscape provided at rear zone: r2 - low density residential lot. width: 15m
1 | A
!
! Mowsbe/ | DwelingA  Dweling B Tota Envelope
! Nax Height (m] __ 85m - - 35m Yes
R — - - o ‘ Max Height (st} 2 . . 2 Yes
allwable Illllldllg zone | achievable building fnntprllt 1 _
I I | ‘ Max Gross Floor Area (Formula) 257 agguarsm 0.29:1
I| _l_ R J_ _L Root Max. Gross Floor Area (sqm) 300 sqm 81.3sqm 95.2 sqm 176.5 sym Yes
| | | : \ Max. Site Coverage (%) msmd 2% NA
g,i | £ g_l | ‘ Max Site Coverage (sgm) _Not Specfed 62.7sqm 68.7 sqm 1314 sqm A
LR Dweling B | Dweling A ; 2 _|& Dweling A :
g e s e — ! e Min. Landscaped Area (%) 0" 2% - 100 Yes
%! I | E! | ! Min. Landscaped Area (sqm) 400 sqm 200 sqm 200 sqm 00sqm Ves
| | | | | Min. La Dimension 1.5m 1.5m 1.5m 15m Yes
- - - - Min. La in Front Setback 25% 2% Yes
Min. Front Setback 45m 45m 45m Yes
Min. Garage Setback 55m 55m 55m Yes
Min. Side Setback - vl 00 09m 09m 15m Yes
front elevation front elevation Min. Side Setback - Ivl 01 19m 19m 19m Yes
|Eg!l'ld Min. Rear Setback - (vl 00 30m 255m 235m Yes
Min. Rear Setback - vl 01 80m 255m 235m Yes
— — primary setback - codes sepp ---- secondary setback - codes sepp E 1 allowable building zone - codes sepp y single storey zone - codes sepp Min Private S Area 16 sam 16 sqm 16 sqm Yes
9 = i Min Dimensionof PO 3.0m 30m 30m Yes
() alowabie bulding envelope - codes sepp (] schievabe buiding ooprint (] schievablebuiding massing () encscaped area Wax. CarParking | spacs perdweling 1 2 Yes
& private open space D hard surface area
project number
KENNEDY ASSOCIATES IIII:IIITEI:TS [ bl scenario 1.2 - codes sepp wollongong city council 1851 0GA
level 3 / U‘IEI:I"EBI annandal 1:300@ A3 - . - - _
noming nl%r]'w rﬁan Bgy re |slrat|un no. 5828 mlss“‘g mlddle tBStlllg ;.rms Teni
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Primary Road Primary Road

garage setback 1m from building line

|
|
|
|
|

A

L

|

dwelling b: ground floor side setback increasad
{1.5m) to allow inclision as Yandscaped area’

L dwelling b: required landscape provided at rear &
side

dwelling a: required landscape provided at rear

e

overall height 13m

:. increased side satback (1.5m) for dweling b o allow
5] b setback area to be included as landscape. resulls

I A deeper buiing envelope for dwelingb
‘\_\ b < — Tmwall height at 0.9m side setback

garage satback increased to allow for second DV
required car space as hardstand in froni setback. T — Fd minimum side setbacks for dwelling a, results inshallow

S | P ;/' building envelope

-~ -~

Il | g allowable gross floor area resulls in reduced achievable
{ncluded in GEA ) NN g
garge fr';‘:r * G‘Hu}m"d::*:r \.\} - buiting envelopes for both dwelings. sebacks, s
12! sho! mpaca " . coverage and landscaped area requirements would alow
5sqmm) shown P for larger dwelings, if FSR was exceeded

allowable + achievable building envelope comparison

scenario 1.3 - wee controls compliance + comparison tahle
allowable building zone typology: dual ocoupancy - lotsize: 400 sgm
zone r3 - medium density residential ot width: 15m
I S
N A Dwelling B Total Compliance
F i Max. Height (m) 130m - 130m Yes
H Max. Height (st} 3 3 Yes
B TN Y U N HpHaten
H Max. FSR 0.75:1 0.75:1 Yes
Bk T Wax GrossFloorArea  300sqm 50sqm 150 sqm 300 sam Ves
& i ___Max.Site Coverage (%) 5% 3% Yes
gl I o || Max. Site Coverage (sqm) 220 sqm Tasam 72 sam 745 som Ves
£ |
= |8l i Min, Landscaped Area (%] Fr 0 Yes
| I Min. Area 80 sgm 40 sgm 40 sqm B0sgm Yes
i I Min. Landscaped Area Dimension 15m 1.5m 15m 15m Yes
H Min. Land in Fron Setback  min 1.5m st - - min 1.5mstrig Yes
Min. Front Sethack B0m 6.0m G0m - Yes
Min. Sethack 55m 7.0m 70m - Yes
Min. Side Setback - Ivi 00 09m 0.9m 15m - es
Min. Side Setback - vl 01 0.9m 0.9m 15m - Yas
front elevation side elevation Win Side Setback - Iv1 02 30m 30m 30m - Yos
- 09m 90m Bim - Yas
Min. Rear Setback - 101 09m 9.0m Bim - Yes
legend Min. Rear Setback - 102 30m 9.0m B1m - Yes
Min. Private Open Space Area 2450m 24 24 sqm - Yes
= = primary setback - wce controls === secondary setback - wec controls [-J allowable building zone - wee controls ?J single store'y zone - woe controls __ Min Dimension of POS_ 4_% wﬂE‘ 4?"._ - Yos
- _
) stowablebuiding envelope -wos controts. (] acrievatie biding ot (] achievable buding massing () tandscapedarea Max. Car Parking ? $790%5 02 g 2 2 4 Yes
N private open space D hard surface area
project number
. ¥ .
KENNEDY ASSOCIATES ARCHITECTS scenario 1.3 - wee controls wollongong city council 1851 07A

level 3 / Street dale 203
noming %thr?swegmnﬁy - T t|jsl:|'ati|:||1 no. 5828
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garage setback 1m from building line
Primary Road Primary Road

overall height 8.5m. additional setback for wall height over
4.5m

b
— odanyism — - Dty - | increased ground floor side setback (1.5m) for dwelling b
f i N to-allow setback area to be included as landscape. results
A~ in deeper building envelope for dwalling b
5| B 5 =
g w| § g 5 wi ‘\.‘_\ :H
===~ d N _ _
| [/_" _________ e | . <t - minimum ground flocr side setbacks for dwelling a.
oam 11 ! 4.5 mirimum front setack applies oy where |~ e \_v,/ setbacks and landscape area requirement resulls in
%Lf ' o osed 1 there are o neighbouring dwellings withn 40m of Ny ~,- T2 shallow bulding eneloge for dweling a
i"%“b? o " oy subject site \":l:-\ . | . = — - ing required area resuts in significantly
i |/ V1 I 1 N D - raducadbulldmgunelupﬂsandGFMormﬂldmllm;s
1! iy | garage (not ncluded in GFA ) shown dotted. ~surT
l' k I;/i . H \‘"\-\ -~
H : :/l ‘ ! o dwelling b: ground floor side setback increased - g
| [/. 0] |0 1 {15m) o allow inchision as Tandscaped area’ -
| ¥ 1 [ i
|' I/| :/I ‘ | v i dwelling a: land d area requi results
H ! . T b \I in building footprintunable 1o contain a i
g ook g
| i | = N, foom at ground level
| i d
i 1 ! g o dwellingb: required landscape provided at rear &
! } | side . -~ .
I ‘ I . cheelnga: required lnccape povided st rear allowable + achievable building envelope comparison
1 j _ | .
l scenario 1.3 - codes sepp compliance + comparison tahle
typology: dual oceupancy lot size: 400 sgm
zone r3 - medium density residential  lot width: 15m
I
aasbed Dwelling A Dwelling B Total Compliance
Max. Height {m} 85m - - 85m Yes
Max. Height (st) 2 - - 2 Yes
Max. Gross Floor Area (Formula) &% H;euuaea+ 044:1 Yes
Max. Gross Floor Area (sqm) 300 sqm 81.3 sqm 85.2 sqm 176.5sqm Yes
Max. Site Not Specified 35% A
Max. Site Not Specified T2.7 sqm 68.7 sqm 141 sqm A
Min, Landscaped Area (Formula) m'“.';a’1m Yes
Min. Area 200 sgm 125 sgm 125 sqm 250 sqm Yes
Min. Landscaped Area Dimension 1.5m 1.5m 15m 15m Yas
Min. Landscape in Front Sethack 25% - - % Yes
Min. Front Setback 45m 45m 45m - Yes
Min. Sethack 55m 55m 55m - Yes
i 3 3 Min. Side Setback - Ivi 00 09m 0.8m 15m - Yes
front elevation side elevation e e T — oh - -
| d Min. Rear Setback - vI00 30m 121im 10.1m - Yes
egen Min. Rear Setback - W01 80m 121m 10.1m - Yas
- .7 i 1 4 __Min Private OpenSpace Area 16 sqm 16sqm 16 sqm - Yes
k- . I I . I .
_.l primary setback - codes sepp secondary setback - codes sepp Lo allowable building zone - codes sepp (J single storey zone - codes sepp ‘Min. Dimension of POS S0m 30m S0m - Yes
l.__; allowable building envelope - codes sepp . achievable building footprint D achievable building massing C] landscaped area Max. Car Parking 1 mpsr 1 1 3 Yes
N private open space D hard surface area
project number
KENNEDY ASSOCIATES ARCHITECTS ¢ < = bl scenario 1.3 - codes sepp wollongong city council 1851 08A
level 3 / U‘IEI:I"EBI annandal 1:300@ A3 - . - - _
i g‘% oo frgm{ 35,658 oy 5928 missing middle testing C—
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Primary Road Primary Road

overall height9m

front setback appled to dwedling which faces secondary
streel

Tmwall height at 0.9m side setack

single storey only in ‘near’ 8m of sile

garage (not included in GFA ) shown dotted.
second hardstand space (for dwellings over

-~
: . 125sqmi shown dolied - e (4m) setback to side of dwelling a and rear of
8 8 dwelling 2 4'side’ seack 1o allow for ~ | - dwelling b to allow for compliant private open space area
H &  compliant privale open space area RN
i ; >
-

'front’ sethack applied to dwedling which faces
secondary street

dwelling b: Bm 'rear’ sethack for level 01

A

allowable + achievable building envelope comparison

dwelling b: increased 'rear’ setback to allow for

u ! compliant private open space area . . .
—d — —— scenario 1.4 - wee controls compliance + comparison tahle
. - < - -y g - k
allowable building zone achievable building footprint typology: dual ocoupancy lot size: 450 sgm
zone r2 - low density residential lot wiclth: 15m
L]
A Dwelling B Total Compliance
. Max. Height {m} 9.0m - - 9.0m Yes
| | Max. Height (st) 2 - - 2 Yes
| [ Wax. FSR 051 0471 Ves
+— — B ___ Max GrossFloorArea  225sqm 111 sqm 101 sqm 212 sgm Yes
R S Max. Site 50 T Yes
B | I Max. Site Coverage (sqm) 225 sqm 78sgm 80 sqm 166 sgm Yes
E % 52 L Lo S i Min. Landscaped Area (%) 20% 0% Yes
1 | Min. Landscaped Area (sqm) 90 sqm 45sqm 45 sqm 90 sqm Yas
[ Min. Landscaped Area Dimension 15m 15m 15m 15m Yes
I Minla in Fron Setback _min 1.5m st » - mniSmstip | Yes
Min. Front Sethack 60m 60m - - Yes
Min. Garage Setback 55m 55m 55m - Yes
Min. Secondary Street (side) 30m 3.0m - - Yes
Min. Secondary Strest (front) 60m - 60m - Yas
. . - Min. Side Setback - Ivi 00 09m 4.0m 08m - Yes
front elevation side elevation T Min SideSethack-W01___ 09m 40m 09m - Yes
Min. Rear Setback - 100 09m - 40m - Yes
legend Min. Rear Setback - 101 80m - 80m - Yes
Min. Private Open Space Area____ 24 sqm 245 24 sqm - Yes
= = primary setback - wce controls === secondary setback - wec controls [-J allowable building zone - wee controls ?J single store'y zone - woe controls __ Min Dimension of POS_ .mgm_ 4_uﬂm -'..;;?n_ - Yas
-
L J allowable building envelope -wee controls . achievable building footprint D achievable building massing G landscaped area Max. Car Parking m&‘e}mm?ﬁzﬂgﬂm 1 1 2 Yes
N private open space D hard surface area
project number
0 - - -
KENNEDY ASSOCIATES ARCHITECTS ¢ 5 = = scenario 1.4 - wcc controls wollongong city council 1851 09A
level 3 / th street annandale 2038 1:300@ A3 Py E -
nominated architect - sw'.rerﬁannegy—re istration no. 5828 mlss“‘g mlddle ms““g ;Tr;m e Ee0s
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Primary Road

garage setback 1m from building line

overall height 8.5m

front sethack appled to dwelling which faces secondary
sireel

g
g garage sethack 1m from building line
o !
: 1=r
osn |7 I S minimum ground floor side setbacks for dweling a.
ol 4 bt 4 5m minimum front sstiack appiies only where "~ selbacks and andscape area requirement resuls n
T S there are no neighbouring dwelings within 40m of = shallow buiding envelope for dweling a
i | ' b | ‘ subject site ~T
1 (] T -
l- (u i | ‘ 3 garage (not included in GFA ) shown dotied. . side setbacks for both dwellings increased (5.5m) to allow
H i : & for compliant landscaped area. ad1evmg required
| i | } = “, area results in reduced building
[ [/. I E - enveloges and GFA for both dwellings
1t ‘
| l/" ' I dwelling b: front setback applied to dwelling which P
i Ko 1k | i faces secondary street. 4.5 minimum front
! /- e ' setback applies only where there are no
i {/. o I 1 neighbouring cwellings within 40m of subject site
i ' 1
i A ,;'_3_j5_5'"_ side setback for both dwellings increased (5.5m)
% i P e mscepedarea andprivetecpen allowable + achievable building envelope comparison
: 4. emer
|1 =
i A - o ) scenario 1.4 - codes sepp compliance + comparison table
i dwelling b: side selback (1.5m) 1o allow
— : for inclusion in landscaped area typology: dual ocoupancy lot size: 430 sgm
2l = mne: 12 - Iow density residential ot width: 15m
allowable building zone S e S —
”E""‘.;' Dwelling A Dwelling B Total Compliance
Max. Height (m} 85m - . B85m Yes
. . Max. Height (st) 2 N . 2 Yes
-I l Max. Gross Floor Area (Formula) 25% site area + 300 048:1 Yes
| | Max. Gross Floor Area (sqm) 300 sam 1114 sqm 1029sqm 214 2sqm Yes
Loyl 1 e Wax. Site Nol Spedfed W WA
| | Max. Site Not Specified 762 sqm 742sam 150 sqm NA
- LS
2 s 5: Dweling A Dweling B : Lol 01 Min. Landscaped Area (Formula) 50% ot area - 100°2 Yes
e E Min. Area 250 sam 125 sqm 125 sqm 250 sgm Yes
ﬁl | Min. Landscaped Area Dimension 1.5m 1.5m 15m 15m Yes
i | Min. Landscape in Front Sethack 25% - - 2% Yes
Win. Front Setback a5m Bm 45m B Yes
Min. Garage Setback 55m .5m 55m - Yes
Min. Secondary Street (side) 20m 0m - - Yes
Min. Secondary Street (facing) 45m - 4.5m - Yes
. . Min. Side Setback 1 - IvI00 09m 5.6m 55m 5 Yes
front elevation side elevation Min. Side Setback 1 - vI01 19m 5.5m 55m . Yes
Min. Side Setback 2 - W100 09m - 1.5m - Yes
legend _un..ﬂnmz;um 19m - 19m - Yes
o . 7 J [ra e Min. Private 5 16sgm 16 sqm 16 sqm - Yes
k- - I I - I -
primary setback - codes sepp secondary setback - codes sepp Lo allowable building zone - codes sepp (J single storey zone - codes sepp Min. Dimension of POS 30m 3.0m 30m - Ves
L_J allowable building envelope - codes sepp . achievable building footprint D achievable building massing C] landscaped area Max, Car Parking 1 space per dweling 1 1 2 Yes
N private open space D hard surface area
project number
o 3 B8 15m - - -
KENNEDY ASSOCIATES ARCHITECTS scenario 1.4 - codes sepp wollengong city council 1851 10A
level 3 / U‘IEI:I"EBI annandal 1:300@ A3 - m E -
i g‘% oo frgm{ 35,658 oy 5928 missing middle testing C—
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scenario 1.5 codes sepp

typology: dual occupancy - stacked  no. units achieved: 2
epils): 5epp codes unit mix / sizes: 2% 3 bed
zone: r2 - low density residential U1 = 135sqm
ot size 450 sgm U2 =124sgm
ot width: 15m N0 Car Spaces: 2
i 1
) | \
Primary Road Primary Road H :
+ _}_ , : + _Rap
| I T b : ' S
s 2 ) !
Boundary 16m EE] e I Lo
S|Er r
ﬁl {173 m ‘
H . Level 00

_,_._._..h?mni

—_————r

garage and entry for first Soor dwelling

\garages shown dofted. notincluded in gfa

rear buiding side setback from formula
setback for 6.4m wall height shown 1o
enable 2 storeys

pos for first floor dwelling. not included in gfa

extent of required landscape shown in green

front elevation

— — pnmary setback - codes sepp EJ allowable building zone - codes sepp EJ allowabie building envelope - codes sepp
-==- secondaryselback - codes sepp @ single storey zone - codes sepp EJ allowable building envelope - wee controls.
= = pmary setback - woc controls EJ allowable building zone - wee controls . achievable building footprint
===+ secondary seback - wee controls m single storey zone -wee controls E] achievable building massing
D landscaped area . deep soil area Z: communal open space
,':\\3 privaie open space . commaon circulation | foyer C] hard surface area
[project numbar
KENNEDY ASSOCIATES ARCHITECTS © -7 -5 '*7  |scenario 1.5 - codes sepp wollongong city council 1851
level 3 / | bogth street annandale 2038 1-Eco Al issi i
R R R T missing midde testing S
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allowable + achievable building envelope comparison

typology: dual occupancy - stacked  no. units achieved: 2
epils): sepp codes unit mix / sizes: 2% 3 bed
one: r2 - low density residential U1 = 135sgm
ot size 450 sgm U2 =124sgm alowable height 8.5m  ————  rear boundary setback increased
lot width: 15m nO car spaces: 2 to comply with allowable gfa
Allowable | Required Proposed Compliance
Max ht BSm 85m Yes
Max ht 2 2 Yes
Max. Gross Floor Area  25% site area + 150sqm (max .
{Formula) wmg})sq ( 061 Yes
Max. Gross Floor Area 263 sgm 259 sqm Yes
Min. Lands: Area 50% site area - 100sqm 30% Yes
Min Landscaped Area (sqm) 125 sqm 133 sqm Yes
Min. Area Dimension 15m 1.5m Yes
Front Sethack Min. Landscape 50% 51% Yes
Min. Front Setback 45m 45m Yos
Min. Setback 55m 55m Yes
Min. Side Setback -1v 00 15m 15m Yes
Side Satback - 101 (10m height of wall - 3 m 34m Yes
Min. Rear Setback - Ivl 00 G0m T0m Yes
Min. Rear Setback - Ivl (1 10.0m 10.0m Yes
Min. Private Open Space Area
Ground Floor Units 16sqm 16 sam Yes
bed 8 sgm - . ]
bed 12sqm - - ]
3 bed 16sqm 16 sqm Yas
Min. Dimension of POS 20m 20m Yes
Min. Car parking 1 per dwelling 2 Yes
wall height of font building portion to match — L& 4m wall height allows for two storey
rear building portion. development and an efficent I 01 floor plate
sloped roof form within plane set by side setback
formula
legend
) (o] . 2R -
— — primary setback - codes sepp o allowable building zone - codes sspp Lo allowable building envelope - codes sepp
[ . r
-==- secondaryselback - codes sepp Lj single storey zone - codes sepp LJ allowable building envelope - wee controls.
= = pmary setback - woc controls EJ allowable building zone - wee controls . achievable building footprint
-==- secondarysetback - wee controls m single storey zone -wee contrals D achievable building massing
[:] landscaped area . deep soil area :ﬁ_ _: communal open space
K05 vt open space @ commoncirculaton foyer [ rerdsrhcearss
project number dmwing number
0 - - -
KENNEDY ASSOCIATES ARCHITECTS ¢ = 5 =7 |scenario 1.5 - codes sepp wollongong city council 1851 12 A
1: 3003 A3

level 3 / Street dale 203
noming %Qm:r?swegmnﬁy - T t|jsl1'ati|:||1 no. 5828
p+ B1249557 646 f+ 6129557 B477

missing middle testing

/619 client issue
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commentary: scenarios 2.7 - 2.9 - wee controls + adg

Generally, this scenario results in an undesirable outcome.

A large portion of the site is taken up by car parking, minimum compliance with landscaped area is achieved.
Locating private and communal open space in the side | street setback areas results in reduced amenity, while
circulation throughout the site is irational. All upper level side facing windows would require substantial
screening, reducing access to light and ventilation. Units are located directly adjacent bo car parking with no
land scape buffler.

Bllilinp Emohpc and GFA mhﬁunlhlp_

these resultin

The provision of basement car parking is mikely o be feasible, however, the altemative (at grade parkingwith

its over) results in a poor rely on application of non habitable room side setbacks.
Private and communal open spaces are poorly located with compromised amenity and privacy concerns. Deep
soil areas arein sub optimal bocations and / or co-located with privale open spaces.

Building Envelope and GFA Relationship
The allowable building envelope & g’esbarthan 1he perrrnslble GFA. The GFAfills app(cmmubh' 75% of he
Id be:

GFA. The GFA fills
within the building envelope.

Dbuilding envelope

g
80% of the allowable envelope. A hlgh level of ar

reater than the
id be

Upper Level Setbacks
Upper level setbacks, for the portion of the building 10m or more behind the buiding line, are dependant on wall
height - a higher wall requires a greater side setback.

The overall building hesght has been reduced to minimise the required side setback and allow for a larger, more
viable upper storey footprint

Front Sethack
The 4.5m front seback (used for this scenario) applies only where there are no dwellings located on the same

side of the road as the subject site within 40m. Otherwise the average setback applies of these dwellings applies.

Requirement for greater setback 1o the streel is likely to reduce the achievable building footprint and influence
development viability.

Parking antl Site Wpe

Th it of parking driveway and ing area) does notallow for manor house
develapment ona snge fmnlage 15m wide site. & comer site has been provided as an allernaiive. Scenario 2.4
outines the minimum site 1 fior a manor hous: on a single frontage sile.

A significant amount of the site is taken up by hard paving for car parking and access, leaving limited room for
landscaped area or communal open space and restriciing the achievabl building foot print.

Layout and Amenity

Al upper level windows on the side facing walls would require screening for visual privacy. Although compliant
with the SEPP, this may impact on the ability of to comply with provisi fthe Low Rise Mesdiu
Density Design Guide, in parficular solar access and ventilation. Substantial screening to windows reduces
residential amenity and is not a desirable outcome.

The site layoutis oormmnsed Smatng private open space in side sethacks leads to poor amenity cutcomes -
ether i privacy g reduding solar access. Locating communal open space
within the seoondary ﬂraeiseﬂ:adc resultsina lowle«! of privacy and amenity for users of the space.

Access o common areas, car parking and to / from the street is drouitous.

liowabl lope. A high level of articul 1 within the b

Whilst additional height is available within the allowable buiding envelope, itis not sufficient to permitan
additional storey.

Minimum Site Frontage
'WDCP requires a minimum sie frontage of 24m for

comply with this requirement.
Side & Rear Setbacks

'WDCP's side and rear setbacks are based on room type - 35m for non habitable rooms and 6m for habitable
f00MS.

flat buiding p Scenario 2.1 does not

Due to sites’ limited width, the foolprnt within the 6m ‘habitable room setback’ would be too namow [ small o
aliow for development. As such, the scenarios need to ulilise the 3.5m non-habitable room selback, along the
side boundaries.

As scenario 2.6 is roughly square, there is sufficient rear and frontfacade length to place all required habitable
room openings at the front or rear. This scenario would be fully compliant with the setbacks controls.

As scenario 2.1 narmow and deep, there would not be sufficient rear and front facade length to place all
required habitable room openings at the front or rear. Some habitable room openings (.e. bedrooms) would be
required on the side walls, and would not strictly comply with the setback confrols. These windows may be
acceptable if screened, however, this does not address aural privacy and may impact on the abiity of
development to comply with solar acoess or venfilation controls.

Parking
The raqumad parking tndutlng mvmvand manoeuvnng area] takes up over half of the site area, leaving
om for been shown, however, this is unlikely to be

feasible ror these scenarios, due o thelrm yield (3 and 4 units).

Counci's height plane would allow for an al ive parking of at grade parking with 2 storeys of
units above, however, this & not a desirable outcome as it oeates a pmrstreeﬁmpe prasanmon limits
landscaping opportunities and would require developments to be ‘walk-ups’.

Forsoenanio 2.1, the driveway takes up a considerable portion of the frontage, reducing the area available for the
front facing units. A single double stoney unit is included at the front, as there is insufficient area for two units (one
per floor)

For scenario 2.8, the required driveway length (io ramp down to the basement), coupled with the relatively
shallow site depth necessitates the provision of deep soil area at the front of the site, which is not preferred by
Council.

Layout & Amanity

Site di o of hahilabls sida stk "

ing (dri lead to poor
site amenity outcomes. Compromised elements include internal site clrula‘hon access toand l‘rurn the street,
location of private open spaca (in front or side b lncation of open space and the overlap of
deep soil ones and private open spaces, which is not supported by Counal.

h resultin

The provision of basement car parking may effect yield or pability. ely on application of non
habitable rom side setbacks (not 2.9). Private and are poorty located with i
amenity and privacy concams. Deep soil areas are in suhnptrnal Inca‘hnnsand 1 or co-located with pmlah open
spaces. Dwelling layouts may be limied and / or inefficient.

Apartment Design Guide
These scenarios are subject to the provisions of the apartment design guide, which overrides certain Council
controks. Where applicable, ADG controls have been used and are highlighted in green.

Building Envelope and GFA Relationship
The allowable building envelope is greater than e permissible GFA. The GFA fills approxdmately 60% of the
allowable envelope. A high level of articulation could be accommodated within the building envelope.

For scenarios 2.8 and 2.9, the allowable building height could accommodate an additional storey. however, the
GFA does not wpﬁﬂ tnes Different buuldlng forms (Le. part 2 and part 4 slorey development) could be
dated within the building P

Minimum Site Frontage
WOCP requires a minimurn site frontage of 24m for
comply with this requirement.

fat buikding development. Soanario 2 does not
Side & Rear Setbacks

The ADG's side and rear setbacks are based on room type - 3m for non habitable rooms and 6m for habitable
rooms.

Due to the limited with of Soznarios 2.7 & 2.8, the footprint within the 6m "habitable room setback would be too
narrow . small to allow for development. As such, the scenancs need to utilise the 3.5m non-habitable room
setback, along the side boundaries.

s scanario 2 7 is roughly square, fhera is sufficient rear and front facade langth 1o place all mequired habitable
room openings at the front or rear. This scenario would be fully with the sethack frol

As scenario 2.8 is narrow and deep, there would not be sufficient rear and front facade length to place all
required habitable room openings at the front or rear. Some habtable room apenings (i.e. bedrooms) would be
required on the side walls, and would not striclly comply with the sefback confrols. These windows may be
acoeptable if screened, however, this does not address aural privacy and may impact on the abiity of
development to comply with solar access or ventilation controls.

Scenario 2.9 is of a sufficient size 1o enable development solely within the habitable room setbacks.

Parking

The nqum mns (including dnvaway and manoeuvring area) lakes up over half of the site area, leaving
sion of car parking on sites of this size / yield is likely o make

deveiopment foaslxllly llgl {with 1he axnewcn of scenario 2.9)

The ADG does not support at grade parking.

For scenario 2.8, the driveway takes up a considerable portion of the frontage, reducing the area available for the
front facing units. Due tothe depth of the site. the resulting building foot print is of a sufficent size to permitone
unit per floor in this location, however, the intemal layout of the unitis likely to be compromised / irrational

Forscanario 2.7, the required driveway length (to ramp down o the basement), coupled with the relatively
shallow site depth necessitates the provision of deep soil area at the front of the site. The ADG alows for
provision of deep soil throughout the site

Dwelling Width
Scenario 2.7 and 2.9 contain units which are 6m wide. This is an inefficient dweling width as it insufficient to
permit 2 rooms side by side, but is considerably wider than required for a single room.

Layout and Amenity

Site dimensions, application of non-habitable side setbacks and parking requlremens (driveway) lead o pmr
site amenity outcomes. In particular these scenanos have signific

may comply numerically but donot provide good amenity (such as namow areas in side setnadgs) and are
unlikely o be sccepted. Locating communal open space on the rooftop may be & more desirable outcome. This
‘would require a breach in the height plane for the ift overrn in scenario 2.7 only.

KEHIIEIW ASSOCIATES lIII:II ITECTS

level J .-’J th street annandale <UJ
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Inconsistencies

Solar Access

Privacy Screens

There are a number of inconsistencies in the Codes SEPP confrols, for example: the amount of private open
space required for each dwelling and the maximum allowable upper level private open space or the requirement
to indude car parking in the GFA - confrary to other definitions

As this development typolegy, and the is yet to be tested in fhe

Parts 22G + 2.2H of The Luw Rlss Msdu.rn Density Design Guide includes requirements for solar access fo both
the proposed

As the three test ios are hypoh | sites, with the for solar access cannot be

due to the defemal of the oode in most LGA's - itis likely that these {and other) discrepancies will be "ironed uut‘
through amendments to the Code and more rational development allowed.

Front Setback

SEPP Codes requires that the pimary road seback of 8 develpment be ‘ot kss than the average sefback from
the primary road of the neares! budding wilhin 40m of the lot and on the same side of the primary road thal are
residential accommodafion”

As the three test scenarios are hypothetical sites, the average setback cannot be determined. The required font
selback for residential accommodation from WDCP - &m - has been applied as a stand in for this control.

A lesser front setback may allow for development on smaller sites and / or maximisafion of available GFA. A
greater front setback would kely require the site area for each scanario to be larger than the minimums
determined by this axercise.

Upper Level Side Boundary Setbacks

SEPP Codes requires that *any part of a manor house... that is mare than 10m behind the building tine and that
is more than 4.5m above the ground leve! (existing) must have a minimum sethack from & side boundary of"

5 fs the minimum setback in melres
h is the height of the buikling part in meters

In line with this formula, a side boundary setback of 3m has been applied to the rear portion of the upper storey
for each scenario. Thisis based on a "height of building part' of Gm, which is considered achievable within typical
2 storey construction methods, whilst also allowing for the 2.7m ceiling heights required by the SEPP, as
illustrated below.

A greater height of building part'- i.e. through different construction methods, reof pitch or increased osiling
heights - would increase the lequmd snde sethack and increase the minimum site width required for each
scanario.

| 3om

-
5
2
g |,
—-5| £
k= 2
&
g
K

Height of Building Part Diagram - Upper Side Sethacks

Under the 75% of th {or 3 out of 4 uniis) is required io receive at least 3
hours of direct sunlight to both living reoms and private open spaces at mid winter

Given the narmow widths of the sites, the requirement to place al pincipal private open spaces at the rear and
the 'stacked’ nature of development anticipated by the controls, achieving the design criteria for solar access &
likey to be onerous for all but optimally oriented (nort to rear) sites.

Detached Development GFA | Garages

for detached {i-6. sheds, fences, swimming pools

SEPP Codes includes
d i . manor house and terrace developments development under the

with dual

SEFP

The code oullines the allowable maximum gross floor area for detached development on a site which, for manor
houses, is as follows:

45sqm for a site of 600sgm
60sqm for a site greater than 600sqm bul less than 800sgm
100sqm for a site greater than S00 sgm

This GFA provisions (for both sites of 600sgm and uplo 900sgm) is insufficient |0 enable the provision of 4 x
detached garages, which would require a minimum GFA of T2sqm. As such, hard stand spaces have been
provided for all scanarios.

Individual garages are likely to be desired for this typology, particularly for scenario 2.5 with rear lane access. If
SEPP Codes was updaled 1o allow for garages to be exduded from GFA, garages could be inall

SEPP Codes requires 1.5m high privacy screens to upper level windows and balconies in certain conditions.

Based on the fioor and ceiling heights oufined in the height of building part diagram'’ the three development
scenarios would require screens to:

the sides of balconies, where the balcony edge is within 6m of the side boundary

windows, where the window is within 6m of the side boundary and:
- the window is in a habitable room and

- the window is clear and

- the window has a sill height of less than 1.5m and

- the window is not 3 bedroom window less than 2sgm in area

Privacy screens are shown in d with the above

Providing the required privacy su'eenng is likely to rnpacton a development's ability to also comply with the
solar and natural of the Code, Achieving all amenity p is likely 1o
require detailed design consideration aﬂd may be onerous.

Upper Level Private Open Space

Part 38 26 of SEPP Codes stales thal 'the total foor area of all aftached side or rear balconies, decks, palios,
terraces and verandahs having a floor level of mane than 2m above ground level {existing) must not be more
than 12sgm’, however, the minimum private open space area required (Part 38 27) for two bedroom dwellings
is 16sgm.

Thatis, development cannot comgly with the provisions of both part 26 and pan 27. For the purposes of these
scenarios, compliance with part 27 {minimum privaie open space area) is considered to be more crucial.
Nlhmgh strict compliance with part 26 has therefore not been achieved, our experience with simiar

soenanos, however, provision of garages may result in the requirement for sightly wider sites, fo accommodaie
the increased width required over hard stand spaces (garage wall thickness and circulation space)

site width & area drivers

¥ dauses in other codes suggests that this would be accepted as complying with the
oode.

Scenario 2.3 - Rear Lane Access Site (600sqm - 15m x 40m)

Scenario 24 Single Frontage Access Site | T70sgm - 19.5m x 39.5m)

The minimum developable site width and area for fis opfion is as per the allowable minimum in the Code.

The 15m minimum site width is just sufficient fo allow for a two storey, four dwelling development that complies
with uppes level side setback (3m) and allows for compliant living room widths {4m) for upper level dwellings
(with allowance for external and party walls).

Development on a 15m wide site relies on the ability to provide parking | access o parking from a rear lane (as
shown) and & wall height at the side setbacks of 6m.

Any additional wall height would increase the minimum site width by 2 x the wall height increase. ie. a Tm wal
height would require & 17m site to both comply with the site setback (4m) and the minimum living room width
(4mj.

Scenario 2.5 - Corner Access Site (T05sqm - 16.5m x 42.8m)

The minimum developable site width and area for this option are g than the allowable under the
Code.

The required site width is a direct result of the 3m setback required to te secondary street frontage. A namower
sile would not be able to comply with te required setback and the minimum lving room widths (4m) for both
upper storey dwelings.

The minimum developable site width and area for this option are greater than the allowable minimums under the
Code.

The required site widh and area are a resull of:

- providing a driveway from the front to the rear, including landscaped buffers tobofh sides, that are
wide enough o be induded in fhe overall landscaped area count (1.5m)

-the area of hard paving required for the driveway and car parking area (Z20sqm) which is not
landscaped area

- the additional site area required to provide a compliant amount of landscaped area

Providing narrower (under 1.5m) landscape buffers to the driveway would reduce the required site width,
however, they would not be able to be counted as landscaped area. Whilst the site width would reduce, the
overall site depth would need to increass to offset the lost landscape area.

Dwelling Configuration

The dwelling layouts shown are one example of how a Manor House, complying with the Code and Design
Guide, may be designed. Other dwelling configurations, including diferent dwelling sizes and lobby locations,
are possible under the code and may be mone desirable based on the conditions of a specific site.

The fund | of two stacked dwellings, separated by a lobby providing access to the front and

As per Site B, the required dmsway and car parking takes up a considerable part nfthe a\u {appmxrnalsly
150sqm), requiring a larger than minimurm site area to allow for the required land the
overall length of the site is increased by the need to provide communal open space, mth a minimum dimension
of 3m, between the dwelings and the car park.

rear of he site & likely to support development on a wide range of site types and sizes, and allow for dwellings
of different layouts and types.

KENNEDY ASSOCIATES ARCHITECTS

level 3 /1 booth street annandale 2038 .
nominated architect - steve kenned'.l registration no. 5828
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scenario 2.1 - wee controls

typology: rio

epils): wiep +wdcp

Zone: re - low density residential
lot size: 600 sqm

lot width: 15m

=

e
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‘non-habiable room sefback
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'
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T —— .

no. units achieved: 3
unit mix / size: 3 x 3 bed (90 sgm)
N0: Car Spages: 8

required landscaped are shown inlight green.
additional landscaped area available

ground floor pos 0.9m forward of building line

1% two storey dwelling faci

driveway to b along side boundary
partial ncreased side setback 1o accommodate

achievable building footprint

+ foyer. vertical
areas excluded from GFA

3.5m side setback
non-habitable room openings only

extent of basement shown dotted.
1% basement level, 6 car spaces

upper level pos. notincluded in gfa

16 March 2020 179

front elevation

6m rear selback. - .
habilable room openings permitied side elevation
Bm deep soil zone at rear
included in landscape area count l’!!l‘
. = o -
= = primary setback - codes sepp L j allowable buikling zone - codes sepp | j allowable building envelope - codes sepp

-==- sacondary setback - codes sapp [:j single storey zone - codes sepp EJ allowable building envelope - wee controls

== primary setback - woe controks
=== sacondary setback - woe controls
D landscaped area

@ privale open space

Iy )
& single storey zone - wec cantrols

. common circulation | foyer

2 alowabie buiting zone -wos corirls ([ achievatie buiding oo
[:I achievable building massing
. deep sol area .7 communal open space
D hard surface area

KENNEDY ASSOCIATES ARCHITECTS
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allowable + achievable building envelope comparison

typology rio no. units achieved 3
epils): wiep +wdcp unit mix / size: 3 x 3 bed (90 sgm)
Zone: re - low density residential
lot size 600 sqm allowable height 9m achievable building height 64m - 2 storeys
lot wadth: 15m N0: Car Spages: B (3.1m flcor to floor + roof slab)
1
| Reg Proposed [ approximate lift overmun shown
Max Height (m) 90m 64m Yos It overrun wihin height plane
Max Height (st)] - 2 -
Max. FSR 0.5:1 0.46:1 Yes
Max. Gross Floor Area 300 sqm 278 sgm Yes
Min. Site Width 24.0m 150m No
Min . Land: Area W% 2% Yes
Min.. 180 5qm 192 sqm Yes
Min. Land: d Area Dimension
Min. Deep Soil Zone (%) 15% 15% Yes
Min. Deep Soil Zone (sqm) 90sqm 90 sam Yes
Min. Deep Soil Zone Dimension 60m B0m ‘Yes
Min. Front Setback 60m 60m Yes
Min Front Setback POS 5im 51m Yes ’i
Win Side 8 Rear Setback - som 35m/6m No Side Only) |
WinSide  Rear Setback - Non o om e \{\
T~ -~
i e 15m 15m Vs )l ~_ 7
_Ground Fioor POS + Driveways P
Min. POS Area | Dimension Per P
Unit Type P
__ AllGround Floor Units 25sqm/20m 25s5qm/20m Yes .
All Upper Level Units 12sqmi24m 12sqm/24m Yes
No. Car Spaces Per Unit Type
<Thsqm 1 - Yes
70- 110sgm 15 4.5 Yes
>110 sgm 2 - .
No. Visitor Spaces Per Unit 0.2 0.6 Yag increased setback along portion of side boundary | {im rear setback to acoommodata
Fotal Required/ 45+ 06 8 Yes to allow for driveway / bassmentramp balconies and habitable room windows
legend
) [ . 9 ,
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
c .
--- sacondary sethack - codes sapp L] single storey zon - codes sepp EJ allowable building envelope - woe controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Z communal open space
@ privale open space . common circulation | foyer [:] hard surface area
progect numbar drawing numbr
o 3 =] 15 a : H
KENNEDY ASSOCIATES ARCHITECTS © — = '3 scenario 2.1 - wce controls wollongong city council 1851 16R
level d / J bogth streel annandale 2UdH 1E00@ Az icsi ddle testi 3
noming hitect - steve kennedy - registration 828 missing mi e testing e
o e QL) A S-2V Kenecy L [egBLon 0. » 3615 clent ssue




\7 4
wollongong

city of innovation

Ordinary Meeting of Council
Item 2 - Attachment 2 - Missing Middle Testing Paper

garage for street facing ground floor dwelling

typology: manor house (3-4 dwelings) no. units achieved 4
epils): Sepp codes unit mix 111 bed (57sgm)
Z0NE: r2 - low density residential 2 %2 bed (67 / 7Bsqml
ot size 600 sgm 1 % 3 bed (95sgm)
lot width: 18m N0 car spaces: 4
Primary Road Primary Road
]
b 1 l
T — - —
4 <58 Y
I '
i TSI . pos for ground and first floor dwellings.
i | 4 notincluded in gfa
i
i

I |
|
|
|
|

ge parking satbagy |

wrg

Sa
E_ S
-

common circulation. stairs only
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]
1
: / ; i . —— | idge
LV L A - S
! Jg/ i | ™ pos for first floor dwelling. not inciuded in gfa 1 I
| oA N f Unit 03 AP T I I S |
p L i | T e
i % i | ! i extent of required landscape shownin green : i g it @2 | 1_
i ] i | | i l | l Level 00
i LA Pl i
i Ve <] | i rear selback increased 1o allow for car parking
ir . ' :
= % I : e | ldated car parking for 34 units side elevation
| z‘:_/l | I | entry off secondary street
! J - g i
! : ! = '
| ey | legend
i | paring i egen
H ! g
S I I A | ] oy —— primary setback - codes sepp () alowatle buiting zone -codes sepp | | allowable buiding emeloge - codes sezp
allowable building zone achievable building footprint -~ socondaryseback-codessepp () singlestorsyzone-codessepp | 1 allowable buidng emvelope - wec contols
== primary setback - woe controks EJ allowable building zone - wee controls . achievable building footprint
=== sacondary setback - woe controls % single storey zone - wec cantrols [:I achigvable building massing
D landscaped area . deep soi area ';Z: communal open space
@ privale open space . common circulation | foyer D hard surface area
proect numbar
KENNEDY ASSOCIATES ARCHITECTS © — =~ '*7 scenario 2.2 - codes sepp wollongong city council 1851 17A
level J /| booth street annandale 2UdH 13000 A3 P - -
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scenario 2.2 codes sepp

compliance + comparison table

typology: manor house (3-4 dwelings) no. units achieved
epils): Sepp codes unit mix 111 bed (57sgm)
one: r2 - low density residential 2 12 bed (67 / 7Bsgml
ot size 600 sgm 1 %3 bed (95sgm)
lot width: 18m N0 car spaces: 4
Allowable | Required Proposed Compliance
Max Height (m} B5m BSm Yes
Max Height (st} 2 2 Yes
Max. Gross Floor Area  25% sie area + 150sgm (max .
o W am { 051 Yes
Max. Gross Floor Area 300 sqm 300 sgm Yes
Min. Landscaped Area (Formula) 50% sie area - 100sgm 3% Yos
Min Landscaped Area (sqm) 200 sqrm 201 sam Yes
Min. Landscaped Area Dimension 15m 15m Yes
Front Setback Min. Landscape 50% % Yes
Min. Front Setback 45m 45m Yes
Min. Garage Setback 55m 55m Yes
Min 30m 30m Yes
Min. Parking Setback 45m 53m Yes
Min. Side Setback - Ivi 00 15m 15m ‘Yes
“&bm-bwin! !1 Mlhl heightof wall- 3 m 34m Yes
Min. Rear: - 60m 124m Yes
Min. Rear Setback - Ivl 01 10.0m 124m Yes
Min. Private Open Space Area
Ground Floor Units 16 s0m 16 sam
1 bed 8 sqm 8saqm Yes
2 bed 12 80m 12 sam Yos
3 bed 16 sqm - Yes
Min. Dimension of POS 20m 20m Yes
Min. Car parking 1 perdweling 4 Yes
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allowable + achievable building envelope comparison

increased setback for garage

wal height of front buikding portion I match
rear building portion

allowable height 8.5m

rear boundary setback increased
alow for parking

6.4m wall height allows for two storey
development and an efficient I 01 floor plate

sloped roof form within plane st by side setback
formula

legend

— — primary setback - codes sepp E] allowable builiing zone - codes sepp E 3 allowable building envelope - codes sepp

-~ sscondayseback-codessepp (| singlestoeyzona-codessefp | ) allwable buiding ameloge - wec contos

== primary setback - woe controks Ej allowable building zone - wee controls . achievable building footprint

=== sacondary setback - wee controls Z single storey zone - wec cantrols D achievable building massing

D landscaped area . deep soi area Zﬁ communal open space

@ privale open space . common circulation | foyer D hard surface area

progct numbar

KENNEDY ASSOCIATES ARCHITECTS © — —~  '™7 scenario 2.2 - codes sepp wollongong city council 1851 18R
E@”ﬂ'gﬁ‘% B ;gegggwsgmﬁ,gy g‘f?gtfgggt;w 10 5928 T missing middle testing C —
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scenario 2.3 - codes sepp

Site Type: Rear Lane Access Resulting Site Dimensions:  15m x 40m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 600 sqm

Primary Road Primary Road
—— e inimum developatie site width for —

. boundany
B0m
WOCP

an

w.ir

———
L
p——

SONNN

NN

5
g
b4
=

sethacks + site dimensions

manor house is 15m. Refer general
notes

&m front setback from WDCP used as
stand in for average of neighbouring
development

1.5m upper level side sethack from
first 10m of building only

side setback for rear portion of upper
level determined by formula based on
wall height (s = h-3) Refer general
notes

site depth of 40m faciitalesa 600sgm
site with the minimum developable site
width (15m)

T

IR

lower level

16 March 2020

central vertical circulation and access
through site to car parking and
communal open space at rear

internal layouts for units meet all
minimum room sizes and areas

ground floor private open spaces
18sgm with 3m minimum dimension

communal open space in excess of
5% site area requirement

covered bicycle and siorage ‘shed
included in GFA count (detached
development)

clothes drying area

0.9m sethack area not induding in
landscaped area count

hard stand parking accassed off rear
lane. allowable GFA for datached
development insufficient for 4 x
garages. Refer general notes

183

Primary Road

— open void over staimay and lower

upper level

lobby excluded from GF A calculations

bedroom windows less that 2sgm and
obscure glass windows do not require
sCreening

internal layouts for units meet all
minimum room sizes and areas

clear windows with sill heights less
than 1.5m and balcony edges require
screening if less than 6m from facing
boundary

width of units and overall site width
determined by achieving 4m wide
living rooms at the upper level

required private open space for upper
level awellings is in excess of the
12sqm allowable for balconies to the
sie and rear (balconies are not
permitted in the front setback). Refer
general notes

legend
— — primary sathack EJ allowable building zone D hard surface area 83 private open space area . communal open space area
-~ secondary setback () slowable tting zne.- grownfoorony [0 inscaped area B tncscaped ara< 15mwide [ ciothes dying area
o 3 [=] 18m 19 u

KENNEDY ASSOCIATES ARCHITECTS

level 3 /1 booth street annandale 2038 .
nominated architect - steve kennedy - reglstratlon no.
p+ 6128557 B466 f+ 6129557 647

5828
7
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scenario 2.3 - codes sepp
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missing middle testing
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scenario 2.3 - codes sepp

Site Type: Rear Lane Access Resulting Site Dimensions:  15m x 40m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 600 sqm

lowable buiding height & greater

wall height of forward portion of
building lowered to match 6m wal
height of rear portion

3m satback for rear porfion of upper
levels (10m behind building line)

privacy screens required 1o sides of
upper level balconies and clear

than the likely outcome using typical
residential consiuction and the 6m
wall height limit

minor building elements including
eaves and privacy screens are allowed
to encroach into sethack areas

6m wall height minimisess rear upper
level setback, allowing development
on 15m wide site

windows with sil heights lass than rear upper level setback formula
1.5m within m of boundaries equales to a45 degree plane
general | bicycle storage shed
incuded in GFA
‘open bin enclosure not included in
GFA,

building envelope does not apply o

B00mm side and rear sethack required
for detached development induding
hardstand spaces

detached development. detached
development is required 1o be setback
900mm from boundaries and 3m from
dwelings

|
_L
3

1 i e anlpuianyion. iyl _!_ —
E 1 u
E |
£ = T=
E
sitle elevation front elevation rear elevation
legend
fj allowable building envelope [:] achievable building massing
ﬁ allowable building envelope (30)
KENNEDY ASSOCIATES ARCHITECTS ¢ — 5 '™} scenario 2.3 - codes sepp wollongong city council 1851 20R
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wollongong Item 2 - Attachment 2 - Missing Middle Testing Paper
scenario 2.3 - codes sepp compliance + comparison tahle
Site Type: Rear Lane Access Resulting Site Dimensions:  15m x 40m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 600 sgm
Req Provided Comy
Minimurm Lot Size: B00sgm B00sqm Yes
Minimum Lot Width: 15m 15m Yes
Building Height: 8.5m 6.0m wall height / 7.8m overall height Yes
Maximum GFA: 25% lot area +150sqm
300sq ¥
(600 x 25) + 150 = 300 m o
Primary Road Selback: 4535 02 1°abS 6m (WDCP requirement) Yes — —— SR B
Side Setback - Lower Level: 1.5m 1.5m Yas
R 1 ht - ¥
i ng e} height of wal - 3 3.0m (6.0mwall height - 3) es
Rear Setback - Lower Level: &m 16.7m [ 19.3m Yes
Rear Setback - Upper Level: 10m 16.7m /13.6m Yes
= SIH“"?I n : 900mm 900mm Yes
Minimum Landscaped Area: 50% lot area - 100sqm
225s0 i
(600 .5) - 100 = 200 " o
Minimum Front L Area; 50% setback area 9% Yes
Minimum Communal Open Space: 5% site area | Im wide
600x .05 = 30 35sgm / 5.2m Yas
Required No. Car Parking 1 per dweling 4 Yes
Req: Bicyele Parking: 1 per dweliing 4 Yas
SIDSLERCIIOINERG. 0 havs habitabda room window Each it has & bedroom window i the street facing wall Yes
@ each level
. where floor level >3m and Screens provided to upper level kitchan and living room windows with
scy Screens - Windows (+ 1.5m8ll} 55 thack o side or rear < 6m silllowarthan 1.5m. Refer general nates. tes
where floor level =2m and Sereens provided to upper level balconies, adjacent to side
Privacy Screens - Balconles 5, pack o side or rear < 6m boundaries and between unils. Refer general notes. ves
Ry Adys o 2 o ey 125gm 20s No
to the side or rear, on upper levels > m
Requirement Unit 04 Unit02 Unit 83 Unit 04
i 1 Bed Unit - 50sqm
Minimum Dwelling Size: 2 Bed Unit - T0sqm 58.8sqm T7.4sqm 55.3sqm 70 4sgm Yes
1 Bed Unit - Bsqm | 2m
Minimum Private Open Space: 2 Bed Unit - 12sqm / 2m 18sgm/ 3m 18sqm/ 3m Bsqm [ 2m 12sgm | 3m Yes
Ground Unit - 16sgm / 3m
Inimum ! Dining Room Area: 1+ 2 Bed Unit - m 28sqm 27sqm 2Bsgm 24sqm Yes
Minimum Living Room Width: 4m 4m 4.4m 4m 4.1m Yes
Maximum Depth from Window
Habitable Room 8m 4m 44m 4m 41m Yes GFA plan - lower level GFA plan - upper level
Maximum Depth from Window
&m 18m m m 1.8m Yes . .
. . s"':""'w dwelling - 155sqm dwelling - 130sgm
inimum Master Bedroom Area: 10sqm 10.Bsqm 12sgm 10.8sgm 12sgm Yes
Winimum Bedroom Width: am am 3m 3m am Yes detached - 15sgm
Minimum Storage Total: 1 Bed Unit -G cubm
2 Bed Unit -8 culb m 97 cubm 153 cubm 7.4 cubm 11.6 cubm Yes | i
imum Storage Internal: - egen|
Min 1Bed Unt-3aubm 65cubm | f2icubm | 30wbm | S3cbm Yes 9
2 Bed Unit -4 cubm
Minimum Ceil ht: 2.7m Habitable Rooms 27m 2.7m 27m 2.Tm Yes - gross floor area
o 3 (=] 1 5 H H H
KENNEDY ASSOCIATES ARCHITECTS © — -~ '™7 scenario 2.3 - codes sepp wollongong city council 1851 21R
level 3 /1 booth street annandale 2038 1:3008 A3 = s - -
nominated architect - stave kennedy - registl‘ation no. 5828 mlss"lu mlddle tes“nu ;gflg client issue
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scenario 2.4 - codes sepp

Site Type: Single Frontage Resulting Site Dimensions:  19.5m » 39.5m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 770sqm
Primary Road Primary Road

minimum developable sile width for
;r;r%r house with a single fontage i

&m front setback from WDCP used as
stand in for average of neighbouring
development

16 March 2020

majority front setback area landscaped

1.5m wide landscaped stnps beside
driveway, counted in landscaped area

&m side sethack to building, o allow
for deriveway and landscaping

6m side setback due width required for
driveway. increased sefback o upper
level and privacy screens not required
fo this side

open void over staiway and lower

central vertical circulation and access Iobby excluded from GF A calculations
through site to car parking and
1.5m upper leval side satback from communal opan space al reer bedroom windows lass that 2sqm and
first 10m of building only obscure glass windows do not regquire
nbmi layouts l_nr units meet all screening
minimum room sizes and areas Imm Im@rm“mla"
side setback for rear portion of upper minimam room sizes and areas
lovel delermined by formula based on clear windows with sil eights less
wall height (s = h-3) Refer general than 1.5m and balcony edges require
notes screening if less than 6m from facing
boundary
ground floor pnms 0pen spaces
18sgm with 3m minimum dimension
site depth of 40m faciitatesa 770sqm communal open space meeting of 5%
site with the minimum developable site 8 aria mpirament
width (19.5m). Increased site area | at grade parking / driveway
depth required 1o allow for compliant approximately 220sqm. addifonal ste
lndscaped area, driveway, parking are required to make up landscaped required privale open space for upper
areas and communal open spaces area level dwellings is in excess of the
. 12sqm allowable for balconies to the
voverad bloyshe and e ‘Ehdt side and rear (balconies are not
mnduded in GFA count (detached permitted in the front setback). Refer
development) general noles
clothes drying area
setbacks + site dimensions lower level
legend
— = primary sathack LFJ allowable building zone D hard surface area 83 private open space area . communal open space area
. -
--— secondary setback LZ allowable building zone - ground floar only . landscaped area . landscaped area < 1.5m wide . clothes drying area
o 3 (=] 16m H H H
KENNEDY ASSOCIATES ARCHITECTS scenario 2.4 - codes sepp wollongong city council 1851 22R
level 3 /1 boaoth street annandale 2038 1:3008 A3

nominated architect - steve kennedy - registration no. 5828
p+ B129557 B466 f+ 6129557 8477
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scenario 2.4 - codes sepp

Site Type:
Housing Type:

Single Frontage
Manor House - 4 Dwellings  Resulting Site Area:

Resulting Site Dimensions:
770sqm

19.5m x 39.5m

wall height of forward portion of
building lowered to match 6m wal
height of rear portion

privacy screens required to sides of
upper level balconies and clear
‘windows with sil heights less than
1.5m within 8m of boundaries
increased distance (Bm) from building
to side boundary to allow for driveway
no increased upper level setback or
privacy screens required for this side

| bicycle storage shed
included in GFA

900mm side and rear setback required

16 March 2020

187

Py—

iiding height is greater
than the likely outcome using typical
residential consiuction and the 6m
wall height limit

minor building elaments including
eaves and privacy screens are allowed
to encroach into sethack areas

6 wall height minimises rear upper
level setback

rear upper level seback formula
equates to a45 degree plane

increased distance from building fo
side boundary (Bm) to allow for
driveway. allowable building envelope
is larger than achievable wolume and
allowable GFA

—

" building enveloge does not apply to
detached development. detached
development is required 1o be setback

for detached development including 900mm from boundaries and 3m from
hardstand spaces dwelings
30 view
! !
[ I
‘ e -
: nia B
3 : :
S _
i "= =
& |
side elevation front elevation rear elevation
legend
fj allowable building envelope D achievable building massing
[ alowable building envelope (30)
KENNEDY ASSOCIATES ARCHITECTS ¢ — 5 '™} scenario 2.4 - codes sepp wollongong city council 1851 23R
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scenario 2.4 - codes sepp

compliance + comparison table

16 March 2020 188

Site Type: Single Frontage Resulting Site Dimensions:  19.5m » 39.5m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 770sqm
Requ Provided pl
Minimum Lot Size: B00sgm T70sqm Yes
Minimurm Lot Width: 15m 15m Yes
M Building Height: 85m 6.0m wall height / 8.2m overall height Yes
Maximum GFA: 25% lot area +150sqm |
1 ¥
(770 25) + 150 = 425 S1sqm o
Primary Road Setback:  A\Verage of 2 nearest m (WDCP requirement) Yes 0T — —
Side Setback - Lower Level: 1.5m 1.5m/ 6.0m s
Side Setback - Upper Level: X .
h - 0m (6. I -3}/ 6 ¥, -
40 bl g en) height of wall -3 3.0m (6.0m weall height - 3}/ 6.0m es
Rear Setback - Lower Level: Bm 16.2m/ 18.8m Yes
Rear Setback - Upper Level: 10m 13.8m/ 16.2m Yes
- sn,"}:";‘h‘h 900mm 900mm Yes
Minimum Landscaped Area: 50% lot area - 100sqm
(770 x 5)- 100 = 285 295sqm fes
Minimum Front Landscaped Area: 50% setback area T8% Yes
Minimum Communal Open Space: 54% site area / 3m wide
770 % .05 =385 41sqm/ 3m Yas
Required No. Car Parking 1 per dwelling 4 Yes
Redg No. Bieycle Parking: 1 per dwelling 4 Yas
EARSLERRINANY: 12 hav habiabia room window Each unit has & bedroom window in the sireet facing wall Yes
@ each level
= where floor level >3m and Screens provided 1o upper bevel kitchen and living room windows with
1cy Screens - Windows (+ 1.5m 8l1)  <aiack i side or rear < 6m sill lower than 1.5m. Refer general notes. ves
where floor level >2m and Soreens provided to upper level balconies, adjacent to side
Privacy Screens -Bakonles  ooirack 1 side or rear < 6m boundaries and batween nits. Refer general notes. Ves
Maximum Area of Balconles
1o the side or rear, on upper levels 12sqm to
Requirement Unit 01 Unit02 Unit 03 Unit 04
Minimu sge: | Dedunt-Ssam 583 7 564 8 v
im Dwelling Size: 2 Bed Unit-T0sgm sqm dsqm Asqm . 3sqm es .
1 Bed Unit - Bsgm / 2m
Minimum Private Open Space: 2 Bed Unit - 12sqm / 2m 18sgm / 3m 18sqm / 3m Bsqm [ 2.5m 12sgm [ 2m Yes
Ground Unit - 16sgm / 3m I N e N
inimum Living | Dining Room Area: 1+ 2 Bed Unit - 24sqm 28sqm 27sqm 2Bsqm Hsgm Yes
Minimum Living Room Width: 4m 4m 4.4m 4m 4.1m Yes
Maximum Depth from Window
Habitable Room ém 4m 44m 4m §.0m Yes GFA plan - lower level GFA plan - upper level
Maximum Depth from Window
6m 18m 2m m 5.6m Yes . .
e ﬁmm dwelling - 155sqm dwelling - 145sgm
inimum Master Badroom Area: 10sqm 10.8sgm 12sqm 10.8sqm 12sgm Yes
Winimurm Bedroom Width: an am 3m im 3 Yo detached - 10sgm
Minimum Storage Tot: 1 BedUni-Gcubm 65cubm | 121cubm 8.6 cubm 10.4 cubm Yes
2Bed Unit- Beub m I d
Storage it - egen|
Hinimum = |Beliit-3abn 65cubm | 12iwbm | 30awbm | 46wbm Yes 9
2Bed Unit- 4 cub m
Minimum ht: 2.7m Habitable Rooms 27m 2.Tm 27m 2.Tm Yes . gross floor area
o 3 (=] 1 5 H H H
KENNEDY ASSOCIATES ARCHITECTS © — -~ '™7 scenario 2.4 - codes sepp wollongong city council 1851 24RA
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scenario 2.5 - codes sepp

Site Type: Corner Site Resulting Site Dimensions:  16.5m » 42 8m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 705sqm
Primary Road Primary Road
—— UPYLIOM e minimum developable ste width for
/ B manor house with a corner frontage is
elg | F  foon
*12
p—————— #41—}—— 6mfront setback Fom WOCP used as

| . stand in for average of neighbouring
| development

K
2
- .- 1.5m upper leval side sethack from

I first 10m of building only

side setback for rear portion of upper
level determined by formula based on
wall height (s = h-3) Refer general
notes

3m secondary sireet seback
increased overall site width for
development

!

|

!

| -—'iL site depth of 40m faciltaiesa 70Ssqm
! I_-Ii"' level selback Hy | [ site with the minimum developable site
| E

| 3

|

!

Secondary Road

depth required 1o allow for compliant
landscaped area, driveway, parking
areas and communal open spaces

V77 Width (16.5m). Increased site area /
.

16 March 2020

majority front setback area landscaped

central vertical circulation and access
through site to car parking and
communal open space at rear

internal layouts for units meet all
minimum room sizes and areas

3m secondary street setback,
increases provision of landscaped
area

ground floor private open spaces
18sgm with 3m minimum dimension

communal open space meeting of 5%
site area requirement

at grade parking | driveway
approximately 150sqm. addifonal sie
are required to make up landscaped

area

covered bicycle and storage ‘shed'
induded in GFA count (detached
development)

clothes drying area

—  900mm wide landscaped are not

induded in landscaped area count

189

Primary Road

%

3m sacondary street setback.
increased setback to upper level and
privacy screens not required o this
side

open void over staiway and lower
lobby excluded from GFA calculations

bedroom windows less that 2sgm and
obscure glass windows do not require
sCreening

internal layouts for units meet all
minimum room sizes and areas

clear windows with sill heights less
than 1.5m and balcony edges require
screening if less than 6m from facing
boundary

required private open space for upper
level dwellings is in excess of the
12sqm allowable for balconies to the
side and rear ( balconies are not
permitted in the front setback). Refer
general noles

setbacks + site dimensions lower level upper level

legend

— = primary sathack LFJ allowable building zone D hard surface area 83 private open space area . communal open space area

-~~~ seconday setback () slowable tting zne.- grownfoorony [0 inscaped area B2 isncscaped areac 15mwide [ clohes drying area
KENNEDY ASSOCIATES ARCHITECTS © — — '*7 |scenario 2.3 - codes sepp wollongong city council 1851 25A
level 3 / 1 booth street annandale 2038 1:300@ A3

nominated architect - steve kennedy - registration no. 5828
p+ B129557 B466 f+ 6129557 8477
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scenario 2.5 - codes sepp

Site Type: Corner Site Resulting Site Dimensions:  16.5m » 42 8m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 705sqm

lowable buiding height is greater
than the likely outcome using typical
residential consiuction and the 6m
wall height limit

minor building elements including
eaves and privacy screens are allowed
to encroach into setback areas

wall height of forward portion of
building lowered to match 6m wal
height of rear portion

6 wall height minimises rear upper
level setback

rear upper level seback formula
equates to a45 degree plane

privacy screens required to sides of
upper level balconies and clear
‘windows with sil heights less than
1.5m within 6m of boundaries

am fary street sethack. No
increased setback required lo upper
level, no privacy screens required

ng envelope is larger
than achievable volume and allowable
GFA

eral | bicycle siorage shed
?nad:‘udedi\GFA * ing envelope does nat apply o
el giachied development. detached
development is required 1o be setback
900mm from boundaries and 3m from
dwelings

—
B00mm side and rear setback required
for detached development including
hardstand spaces

1
.

e~
5 - -
§s ! |
_E = :': fr— g :': =
sitle elevation front elevation rear elevation
legend
fj allowable building envelope [:] achievable building massing
ﬁ allowable building envelope (3D)
KENNEDY ASSOCIATES ARCHITECTS ¢ — 5 '™} scenario 2.5 - codes sepp wollongong city council 1851 26R
level 3 /1 booth street annandale 2038 . 1:3008 A3 = s - - -
B R T missing middle testing S




\7 4
wollongong

city of innovation

Ordinary Meeting of Council
Item 2 - Attachment 2 - Missing Middle Testing Paper

scenario 2.5 - codes sepp

compliance + comparison table

16 March 2020 191

Site Type: Corner Site Resulting Site Dimensions:  16.5m x 42.8m
Housing Type: Manor House - 4 Dwellings  Resulting Site Area: 705sgqm
Requ Provided Compliance
Minimum Lot Size: B00sgm T05sgm Yas
Minimum Lot Width: 15m 15m Yes
Maximum Building Height: 85m 6.0m wall height 8.2m overall height Yes
Maximum GFA: 25% lot area +150sqm 3 "
(705 x 25) + 150 = 32625 Osqm o —
Primary Road Setback:  erage of 2 rearest 6im (WDCP requiremen) Ves /
NEHINDOWNNG CWEINGS
Secondary Road Setback: 3m 3m o
Side Setback - Lower Level: 1.5m 1.5m Yas
Side Setback - Upper Level: ) ) -
hi - il ht - {
(10m behind bu Hine) height of wall - 3 30m (6.0mwall height - 3) es
Rear Setback - Lower Level: Bm 19.5m/ 22.1m Yes
Rear Setback - Upper Level: 10m 17.2m/ 19.5m Yes
- sn,"}:";‘h‘h 900mm 900mm Yes
Road Satback - Car Spaces 55m 9.5m s H
Minimum Landscaped Area: 50% lot area - 100sqm
(705x.5)- 100 = 2525 275sam Yes
Minimum Front L ped Area: 50% sethack area 93% Yes
Minimum Communal Open Space: 5% site area / 3m wide
T05x.05=3525 S7sqm/ 3m ves
Reg) No. Car Parking 1 per dwelling 4 Yas
quired No. Bicycle Parking: 1 per dweling 4 Yes
Street Facing Walls: 10 have habitable room window ; . .
@ each kvel Each unit has a bedroom window in the street facing wall A(H Z
where floor level >3m and Screens provided o upper level kitchen and living room windows with -
1cy Screens - Windows (+ 1.5mSil) o1 e or rear < 6m sill lower than 1.5m. Reler general notes. Yes
where floor level >2m and Screens provided to upper level balconies, adjacent to side
Privacy Screens -Bakonles o513k 1 s or rear < 6m boundaries and batween units. Refer general notes. ves -
Maximum Area of Balconies
tothe side or rear, on upper levels 125 2sqm o -
Requirement Unito1 Unitoz Unit 03 Unit o4 H H -
1 Bed Unit - 50sgm
Mini 3 53.8: 7. 56. BO. A -
imum Dwelling Size: 2 Bod Unit-T0sgam =qm dsqm 4sqm Jsgm as | |
1 Bed Unit - Bsqm / 2m
Minimum Private Open Space: 2 Bed Unit - 12sqm / 2m 18sgm / 3m 18sgm / 3m 8sgm/2.5m 12sgm | 2m Yas
Ground Unit - 16sgm / 3m T
inimum Living | Dining Room Area: 1+ 2 Bed Unit - 24sqm 289sqm 27sqm 2Bsqm Hsgm Yes
o 4m 4m 4.4m 4m 4.1m Yas
Maximum Depth from Window GFA plan - lower level GFA plan - upper level
= am 4m 4.4m 4m 5.0m Yes
Maximum Depth from Window ina - i -
L ﬂkum ém 18m 2 m 5.6m Yes dwelling - 155sqm dwelling - 145sgm
Minimum Master Bedroom Area: 10sqm 108sqm T2sqm 0.8sm T2sqm Yes detached - 10sgm
Minimurm Bedroom Width: am 3m 3m 3m am Yas
Minimum Storage Total: 1 Bed Unit- 6cub m
2 Bd Urit- B cu m 6.5 cubm 121 cubm 7.3 cubm 8.9 cubm Yas I '
SmimSRege gl 1B Unil- 3oubm 65 cubm 121 oubm 3.0 cubm 46 oubm Yes egen
2 Bed Unit - 4 cub m
Minimum Ceiling Height: 2.7m Habitable Rooms 27m 2.7m 27m 2.Tm Yes . gross floor area
o a 8 150 H H H
KENNEDY ASSOCIATES ARCHITECTS © 5 '™  |scenario 2.5 - codes sepp wollongong city council 1851 27R
level 3 /1 booth street annandale 2038 1:3008 A3 = s - -
nominated architect - steve kennedy - regi%tﬁrgt]ir_on no. 5828 mlssmu mlddle tes“nu ;;ng client issue
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typology: rio no. units achieved: 4
epils): wiep +wdcp unit mix / size: 2 x 1 bed (B0sqm)
Zone: re - low density residential 2 12 bed (72 sgm)
lot size: 600 sqm
ot width: 24m N0: Car Spages: 8
Primary Road Primary Road
I I
b 24m
T Tt T T A I i B - N
! | driveway lo basement along side boundary
; el & Pl increased side setback to accommodate drive
| & w12 | I Bm deep soil 2one at front
1 [ SN N, 4 | included in landscape area counts
,Ef} e m required landscaped are shown in ightgreen.
I Iz ! ] additional landscaped area available
i i I E | g E i upper level pos. not indudedin gfa front elevation
[ g Iz 1 | iraaton + oyer
P 2 |§ b veical circulation areas exciuded from GFA
[ I | T 3 .5m side setback
! H & H | non-habitable room openings only
| el 4 Pk
T i — ]
P | | extentof b hown dotted.
HE- I 3 N ‘vl o 'w 1 xbasement level 6 spaces
) DRSS | K\ [ \\ | 6 thack
| F o I {\ ~ M redr 56 ) )
o oy I H, b habitable room openings pemitted
| Eemmmmmmmmmmmeeeeg ---& "g]' “““ |
B T — + s s HE— —
allowable building zone achievable building footprint
side elevation
legend
) [ L ) )
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp

-==- sacondary setback - codes sapp

== primary setback - woe controks

=== sacondary setback - woe controls

[ . -
Lj single storey zone - codes sepp LJ allowable building envelope - wee controls
EJ allowable building zone - wee controls . achievable building footprint

% single storey zone - wee controls [:I achievable building massing

D landscaped area . deep soi area ';Z: communal open space
@ privale open space . common circulation | foyer D hard surface area
project number
KENNEDY ASSOCIATES ARCHITECTS ¢ — =5 '°7  |scenario 2.6 - wce controls wollongong city council 1851 28A
level 3 / | bogih street ennandale 2USY 228 1:300@ A3 IIIiSSiIIU middle testinu =
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allowable + achievable building envelope comparison

typology rio no. units achieved 4
epils): wiep +wdcp unit mix / size: 2 x 1 bed (B0sqm)
Zone: re - low density residential 2 12 bed (72 sgm)
lot size 600 sqm achievable building height 6.4m - 2 storeys allowable height 9m
lot wadth: 24m N0: Car Spages: B (3.1m floorto floor + roof slab)
1
| Req Proposed p
Max Height (m} 90m G4m Yes
Max Height (st]] - 2 .
Max. FSR 0.5:1 047:1 Yes
Max. Gross Floor Area 300 sqm 283 som Yes
Min . Landscaped Area (%) 0% % ‘Yes
___Min . Landscaped Area (sqm) 180 sqm 205 sqm Yes
Min. Land: Area Dimension 15m 15m Yes
Min. Deep Soil Zone (%) 15% 16% Yes
____Min. Deep Soil Zone (sqm) 80 som 98 zam o5
Min. Deep Soil Zone Dimension 60m 60m No - Front Deep Soil
Min. Front Setback 60m 60m ‘Yes
Min Front Setback POS 51m B0m Yes
“"%mm 60m 60m Yes
Min Side & H-H'*i&a:k-ﬂon 35m 35m Ves
Min. POS Area | Dimension Per
Unit Type
25s5qm/20m 25sqm/2.0m Yes
All Upper Level Units 12sqm/24m 12sqm/24m Yes
__No. Car Spaces Per Unit Type
__ <Tosgm 1 2 Yas
70- 110sqm 1.5 3 Yes '
>110 sqm 2 - - -~ Bm rear sethack b
No. Visitor Spaces Per Unit 0.2 0.8 Yes bicaanli ar haftables ot s
| No. Spaces Required / Proposed 5+08 6 Yes
increased setback along one side boundaryto | app lift overrun shown
allow for driveway | basement ramp lift overrun within height plane
legend
) [ . 9 ,
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
c .
--- sacondary sethack - codes sapp L] single storey zone - codes sepp EJ allowable building envelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Z communal open space
& privale open space . common circulation | foyer [:] hard surface area
progect numbar drawing numbr
o 3 =] 15 a : H
KENNEDY ASSOCIATES ARCHITECTS © — = '3 scenario 2.6 - wce controls wollongong city council 1851 29A
1: 300 @ A3 dase
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driveway lo basement along side boundary
increased side setback to accommodate drive

" b in igh

additional landscaped area available

ground floor pos 0.9m forward of building line
upper level pos within buiding footprint

irculaion + foyer
vertical circulaion areas excluded from GFA

non-habitable room openings only

typology: rfb no. units achieved: B
epils): adg (wiep + wdcp) unit. mix / size: 3 x 1 bed (59sqm)
Zone: r3 - medium density residential 1 x 2 bed (71sgm)
ot size: B00 sgm 1 x 2 bed (82 sqm)
ot width: 24 m M0: car spaces: 10
Primary Road Primary Road
b 24m
e e e e e B —
: el § P
H & w2 1 | &m deep soil zone at front
S SN IS | included in lendscape area
e e T TIE it
|1l 3 15 |
il 55
[ 3 121 |
| I -
i AN
il I5; |
’%'—:—l J'—:—':' 3m side setback.
H L} ]
1_=;+_" E ¥ required I open space
| shown dotled in red

am
[
[
sh

&m rear sethack
habitable room openings pemitted
extent of h dotted.

achievable building footprint

1 xbasement level 10 spaces

194

—— pimaysettack-oodessepp | | alowable buling zone -codessep | | allowable buding envelope - codes 5200

- sontaryseback-codessapp () sing siowyzone -codessepp | 1 alowable buiding envelope - wec contios

== primary setback - woe controks EJ allowable building zone - wee controls . achievable building footprint

=== sacondary setback - woe controls % single storey zone - wec cantrols [:I achievable building massing

D landscaped area . deep sol area ';Z: communal open space

@ privale open space . common circulation | foyer D hard surface area

progect numbar

KENNEDY ASSOCIATES ARCHITECTS © — 5 '*%  |scenario 2.7 - wce controls wollongong city council 1851 30R
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scenario 2.7 - wee controls compliance + comparison table allowable + achievable building envelope comparison
typology rfb no. units achieved: 6
epils): adg (wiep + wdcp) unit. mix / size: 3 x 1 bed (59sqm)
Zone: r3 - medium density residential 1 x 2 bed (71sgm)
lot size B00 sqm 1 x 2 bed (82 sqm) achievable building height 9.5m - 3 storeys allowable height 11m
lot wadth: 24 m M0: car spaces: 10 (3.1m floorto floor + roof slab)
e
IReg Proposed p
Max Height {m 1.0m 10.7m Yes
Max Height(st) - 3
Max. FSR 0.75:1 0.74:1 Yes
Max. Gross Floor Area 450 59m 446 s5qm Yes
Min . Area 30% 3% Yes
Min . Landscaped Area (sqm) 180 sqm 192 sqm Yes
Min. Area Dimension 15m 1.5m Yes
Min. Deep Soil Zone (%) % 15% Yes
Min. Deep Soil Zone (sqm| 42 sqm 89 sqm Yes
Min. Deep Soil Zone Dimension 3.0m 30m
Min. Communal Open § Area 26% 25% Yes 3
Min Communal Open Space Area (sqm) 150 sgm 150 sgm Yes o |
|
Min. Front Setback 6.0m 6.0m Yes |
Min Front Setback POS 5.1m 51m Yas |
Min Side & Rear Setback - Ground Floor -
P0S + b 1.5m 1.5m Yes ‘1‘._\‘ -
Min Side & Rear Setback - Habitable R St
R 6.0m 6.0m Yes /J —
L
Min Side & Rear Setback - Non Habitable 10m a0m Yes _/,/
Min. POS Area | Dimension Per Unit Type
All Ground Flosr Units 1550m/30m 15sgm/30m Yos
1 bed 8sqm/20m Bsgm/20m Yes Gm rear sethack to accommodate
2 bed 10som/20m 10sgm/2.0m Yas balconies and habitable room windows
3 bed 12 som /24 m - Yes
No. Car Spaces Per Unit
<Tlsgm 1 30 Yes increased sethack along one side boundary to app lift overrun shown
70- 110sqm 2 4.5 Yas allow for driveway / basement ramp lift overrun within height plane
>110 sgm 2 - -
No. Visitor Spaces Per Unit 02 1.2 Yes
Total No. Spaces Required | Proposed 75412 10 Yos
Note: ADG controls shown in green
legend
) [ . 9 ,
— = primary setback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
c .
- -+ secondary setback - codes sapp L] single storey zone - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Zﬁ communal open space
& privale open space . common circulation | foyer D hard surface area
progect numbar
o 3 =] 15 a : H
KENNEDY ASSOCIATES ARCHITECTS © — = '3 scenario 2.7 - wce controls wollongong city council 1851 31A

1:300 @ A3

level J .-’J th street annandale 2Lk

g gt el ey tegrstonso 5520

missing middle testing

date

3619 client issue




V’/ Ordinary Meeting of Council
wollongong Item 2 - Attachment 2 - Missing Middle Testing Paper

city of innovation

16 March 2020 196

scenario 2.8 - wee controls

typology: rfb no. units achieved: 6
epils): adg (wiep + wdcp) unit mix / size : 3 x 2 bed (70 sqm)
Zone: r3 - medium density residential 3 x 2 bed (72 sqm)
ot size: 600 sgm
ot width: 15m M0: car spaces: 1
Primary Road Primary Road
!
. — _5@4
! [ -'— required landscaped are shown inlight green
g_ i el | : d | additional andscaped rea available
I & o = I . .
' (I —h 3m deep soil zone in frontage
i\ i ...... R P — i | 1 included in landscape area count
;=T —-IE hES| | -
' ’,'_‘l“ ground floor pos 0.9m forward of building line -
i o |§ ] i upper leveel pos within building footprint front elevation
| I
i I IE b diveway to basement along side boundary
I a1 d side setback to dale drive
L I |
1 e 1
! ol Ig: | 3m side selback,
: vl | non-habitable room openings only i i - ! i
| | 4 i Lit
HE an -——-I———————————|————————+———|-——
=t =t +Hoper T —— j R
il | i £ vertical circutation areas excluded fom GFA Bl |
. | | Unit05 Unit 06
[ L Ela & N T
e I extent of basement shown dotied b ‘2 f -1
| ' 1% basement level, 11 car spaces a § 1}| Unit 03 Circulatipn Uit 04 |
[l | e —— e
1 I m; .
! i l I ! required communal open space | Unit01 Unit 02 |
| 3 | I H shown dotted in red ! | e
|l | 3m side setback
| Pl | i non-habitable room openings only Basement Carpark
i H | I : upper level pos. notincluded in gfa
L i - =
[ R S I m rear setback side elevation
i E | | E | ----- 1 habitable room cpenings permitied
i i L—st —d i i ground fioor pos |!!E nd
|- R 3m deep soil zone at rear . 9 il
[ S I =2 _!___ R . ,-,.,dud:immﬁpeamm = = primary satback - oodes sepp L] allowable builiing zone - codes sepp -] allowable building envelope - codes sepp
allowable building zone achievable building footprint - secondaryseback-codés sapp (/) sngle sloey 200 -odes sepp EJ allowable bldng emelope - wec contols
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - wee controls w single storey zone - wec cantrols [:I achievable building massing
D landscaped area . deep sol area .7 communal open space
@ privale open space . common circulation | foyer D hard surface area
progect numbar
o 3 & 16m H H :
KENNEDY ASSOCIATES lIII:II ITECTS ¢ —= S "7 | scenario 2.8 - wce controls wollongong city council 1851 32A
level J .-'J th street annandale ZUJ 1:300 @ A3 icel ddl t t' n
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allowable + achievable building envelope comparison

scenario 2.8 - wee controls compliance + comparison table
typology rfb no. units achieved: 6
epils): adg (wiep + wdcp) unit mix / size : 3 x 2 bed (70 sqm)
Zone: r3 - medium density residential 3 x 2 bed (72 sqm)
lot size 600 sqm permissible height 13m  ——— ——————— achievable building height 9.5m - 3 storeys
lot wadth: 15m M0: car spaces: 1 (3.1m flcor to floor + roof slab)
permissible heightwould allow for 1 x addifional
e storey, i breach in height for lit overrun allowed
/Reqt Proposed p
Max Height {m 13.0m 10.7m No
Max Height(st) - 3
approximate lift overrun shown
Max . FSR 0.75.1 073:1 Ves ift overmun wilhin height plane
Max. Gross Floor Area 450 59m 4385qm Yes
Min. Site Width 24.0m 15.0m No
Min. Area 30% 2% No
Min . m 180 sqm 162 sqm No
Min. Area Dimension 1.5m 1.5m Yes
Min. Deep Soil Zone Area %) % 14% Yes
Min. Deep Soil Zone Area (sqm 42sqm 87sgm Yes
Min Deep Soil Dimension 3m 3m Yas
Min. Communal Open Space Area (%) 26% 26% Yes
Min Communal Open Space Area (sgm) 150 sgm 155 sqm Yes
Min. Front Setback 6.0m 6.0m Yes
Min Front Setback POS 5.1m 5.1m Yeos
Ihsldl&ml&lhl::bgl:umﬂm 15m 15m Yes
Min Side & Ms“’“‘”‘hnm 6.0m amiem No (Side Only)
Win Side & Rear Setback - Non Habitable 30m 30m Yes S p
Min. POS Area | Dimension Per Unit Type /v
All Ground Floor Units 15sqm/3.0m 15sqm/3.0m Yes -
1 bed Bsqm/20m - - ] -
2 bed 10sgm/20m 10sgm/2.0m Yos g
3 bed 12som/24m - - ]
No. Car Spaces Per Unit
<T0sqm 1 - Yes
70- 110sgqm 1.5 9 Yes
o Visitor§ “:‘m 021 3 T increased setback along porion of side boundary 6m rear setback to accommodate
Total No. 5 Required /P 9412 i Yes to allow for driveway | bassmentramp balconies and habitable reom windows
Note: ADG Controls shown in green
legend
) [ . 9 ,
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
c .

--- sacondary sethack - codes sapp LJ single storey zone - codes sepp EJ allowable building envelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary setback - wee controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep soi area :ZZ communal open space
& privale open space . common circulation | foyer [:] hard surface area

progect numbar
o 2 8 16m H H H
KENNEDY ASSOCIATES ARCHITECTS ¢ —< &5 '°7 scenario 2.8 - wce controls wollongong city council 1851 33A
level J JJ booth street annandale 2Udl 1:300@ A3 jcei ddl t t' 3
noming hitect - steve kennedy - registration 828 missing mi e testing =
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- == - - -
typology: rb 0. units achieved: 12 | | I -
epils): adg (wiep + wdcp) unit mix / size: 3% 1 bed [B0sqm Y —
Zone: r3 - medium density residential B x 2 bed (74sgm) ‘—i—‘f T I |
ot size: 1200 sgm 3 x 2 Bed (70sgm) £ | Units 09 & 11 Units 10 & 12 | |
lot width: 24 m nO: car Spaces: 18 5._% I R __J__i_t‘"!_
5 I Lnits 05 & 07 Ciraulation Units 0 & 08 : |
4 JE— — lewDt
I I
| Unils 01 & 03 Units 028 04 | |
L Level 0o
Primary Road Primary Road Basement Carpark
1 side elevation
b 24m bow: 24m
— e 2, ) _
] = Il I “’""’i amsl‘l:lwn_nl\gﬂgwn 4 . f——————————————— 9 .
= o gl 1 Sl | L
' |3 | : sl zone in Foniage S S S e
I S b 3 included in landscape area count 1 _f'_t 1 j_—!__ﬂ'ﬂ'
iyt (it i W — ground floor pos 0.9m farward of building line = [ | T
fom ¢ 95 ! E I
T—r | g;—sai - upper level pos within buiding footprint 5 5] | Units 11412 | Units 09 810 | |
! E |§E | B é_g_;T__]_ 1 _i_lavim
[ § |§ L & Bm| £z I ) ’ | H
i i H | 5 a3 JI_ Unts 07 808 | Unils 05 808 | (-
L ' 4 £ —j—§ Leve
Il 150 | LI _ i
Pl = i UnsO3808 | Uni 01 802 b
| ! L : | H | Level 00
i driveway o b t ide bounda ]
! i 3 .I_Jln_i_l N 2 Y tobasementalong side v Basemant Carpark
P Vol ) Q
i RN A, e e ot
1 7 & room openings permi .
| : : b ; front elevation
3m n L
It I ik ] common circulation + foyer
il | \ vertical croulation areas excuded from GFA
L} ]
il | [ _ —  extent of basement shown dotied
i ol | | :’ 1% basement level, 18 car spaces
i | i : : /| o o
I i —— required communal open space
|4 : I '| g v shown dotted in red
. ] ]
| ! | I b E / upper level pos. notincluded in gfa
] Vo increased rear sethack to comply with GFA
i Bl g GF
|t b 1 3m deep sail zone at rear
i ! : I ! | { i included in landscape area count
| b :
|t : I | : ] legend
|4 b — L ) - i, -
[ | | 1 i '\ll \: = = primary setback - codes sepp L] allowable buikling zone - codes sepp LJ allowable building envelope - codes sepp
| ] o [ ] 1 .
i E : : E : h | | // <=~ sacondary setback - codes sapp [__3 single storey zone - codes sepp EJ allowable building emvelope - wee controls
H 1} ]
| | . | —— primary setback-veccontross ) allovablebuiting zane -wos corirls ([ achievatie buiding oo
LI i
!—:.._..;_._.-._. e _! -==- sacondary setback - woe controls % single storey zone - wec cantrols [:I achievable building massing

achievahle building footprint

D landscaped area
@ privale open space

. deep sol area

. common circulation | foyer

.7: communal open space

D hard surface area
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allowable + achievable building envelope comparison

typology rfb no. units achieved: 12
epils): adg (wiep + wdcp) unit. mix / size: 3 x 1 bed (B0sgm
Zone: r3 - medium density residential B x 2 bed (74sgrm)
lot size 1200 sgm 3 x 2 Bed (70sgm) permissible haight 13m achievable building height 9.5m - 3 storeys
lot wadth: 24 m M0: car spaces: 1B (3.1m flcor to floor + roof slab)
permissible heightwould allow for 1 x addifional
e storey, i breach in height for lit overrun allowed
IReg Proposed p
Max Height {m 13.0m 10.7m No ~w
Max Height(st) - 3
Max . FSR 0.75:1 0.74:1 Yes lift overrun within height plane
Max. Gross Floor Area 9005gm 884 5qm Yes
Min . Area 30% % Yes
Min . Landscaped Area (sqm) 380 sqm 374 sqm Yes
Min. Area Dimension 15m 1.5m Yes
Min. Deep Soil Zone (%) % 17% Yes
Min. Deep Soil Zone (sqm| 84 5qm 201sqm Yes
Min Deep Soil Dimension 3m 3m Yes
Min. Communal Open § Area 26% 2% Yes ~
Min Communal Open Space Area (sqm) 300 sgm 330 sgm Yes \'\ -
Min. Front Setback 6.0m 8.0m Yes P i
Min Front Setback POS 51m 51m Yas P I
Ihsldl&mhblelp-ug:lmdﬂw 15m 15m/50m Yes |
- |
L A T el 6.0m EOm/80m Yes S
Rooms "“‘-J\
Min Side & Rear Setback - Non Habitable 10m 10m Yes I~
.
Min. POS Area | Dimension Per Unit Type /J e
All Ground Floor Units 15sqm/ 30 m 155gm /30m Yes PR //'
1 bed 8sqm/20m Bsgm/20m Yes < -
2 bed 10sgm/20m 10sgm/2.0m Yas /,/
3 bed 12 som /24 m - - )
No. Car Spaces Per Unit Gm¢+ setback 1o side and rear
<T0sqm 10 30 ™ habitable room openings permitted on all buiding ~o
70- 110sqm 15 135 Yes facades N~
>110 sgm 20 - - e
No. Visitor Spaces Per Unit 0.2 36 Yes -~
Total No. Spaces Required | Proposed 135438 18 Yeos increased rear setback dua to gfa
Note: ADG Controls shown in green constraint
legend
) [ . 9 ,
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
c .
- -+ secondary setback - codes sapp L] single storey zone - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Zﬁ communal open space
& privale open space . common circulation | foyer D hard surface area
progect numbar
o 2 8 16m H H H
KENNEDY ASSOCIATES ARCHITECTS ¢ —< &5 '°7 scenario 2.9 - wce controls wollongong city council 1851 35A

level J .I’J th street annandale 2Lk 1:300 @ A3

g gt el ey tegrstonso 5520

missing middle testing

date

3619 client issue




\7 4
wollongong

city of innovation

Ordinary Meeting of Council
Item 2 - Attachment 2 - Missing Middle Testing Paper

commentary: scenarios 3.1 + 3.2 - wee controls

16 March 2020
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commentary: scenarios 3.3 + 3.4 - wcce controls

lly, these are r
Iihlllhuod.

The scenarios are rationally laid out , would allow for rational dwelling layouts and contain sufficient landscaping
and deep soil areas. Privale open spaces are well located and e sireat scape presentafion attractive, however,
the provision of basement car parking for a site of this size, type and yield may not be feasble or desirable.

Building Envelope and GFA Relationship
The achievable GFA is less than the allowable GFA, due to Coundil's requirements for a 6m wide deep soil area
and 4 x 5m private open space.

The allowable building en i ially greater than the achievable GFA. The GFA fills

bust that work well.

y, these are r

The scenarios resultin a rational building form and site layout with adequaate |

these resultin

g and good
presentation. Afthough not tested, the achievable building envelopes are likely Iudluw br generous dwelling

Th resultin an irational building form and layouts, smely oompwmsed amenity for both residents
and ial hard paved

and limited
layouts.
Building ope and GFA p-5 rio 3.1 Eliling Envelope and GFA Relationship.
The allowable building envelope is greater thanthep ible GFA. The GFA fills ap lowable building envelope is ially greater than the | ible GFA. The GFA fills approximaely
60% of the allowable lope. A high level of arficulati Id be within the building envelope. 60% of the building Envelape

Increased rear setbacks, to both the upper and lower levels, have been applied o reduce the gross floorarea to

velope is a
60% of the allowable lope. A high level of arficulation could be within the building o

Forscenario 3.2, the alowable building height could accommeodate an additional storey however, the GFA does
not support this.

The achi FAis to Council's for a 6m wide rear desp soil area and 4 x 5m
private open space, which cannot overlag. This signiicanily increases the rear setback and limits the available

building depth.

Parking
The required parking (including driveway and g area) takes up over half of the site area, kaving
insufficient room for de'.elopment if parking is provided ate grade. Provision of basement car parking on sites of
this size /yield may impact development viability and is not preferred in multi dwelling housing developments.

Altemalive site scenarios, Le. rear lane access, may allow for provision of at grade parking.

Individual driveways and garages accessed from the street frontage may result in a better outcome and would
alow for maximisation of allowable gross floor area, however, this would require a variation to Coundl's DCP
controls regarding number of driveway crossings.

Council's car parking requmsmanls of between 1 and 2 spaces per dwelling (depending on size) are quie

and resull in {or hard paved areas in other scenarios) which take up a
smmiﬁnl portion of the site limiting development opportunties and / or potential and red udng amenity and
land scape provision.

within the mai liowable. Other buikding (such as even lower and upper floor plates) may be
more desirable and achiave befler inlernal layouts, within the same GFA provision.

Building ope and GFA 5 rio 3.2

The allowable building envelope is approximately equal to GFA. The GFA fils approximately 95%
of the allowabl lope. Minimal articulation would be provided in the built form

Parking, Access, Frontage & Lot Size
SEPP codes stipulates a minimum site wid of 18m, for terrace developments. and a , for lemace
developments.

However, the SEPP also requi dwelling width of 6m and a minimum lot width of Bm, if garages
andamasaeprwdedfmrnthepnrraryWBEtfmntape

Additionally, the SEPP requires a minimum resulting lot size: of 200sqm for torens tile lots and 180sam for strata
title lots.

Accounting for the above reguirements, the minimum required site dimensions | areas for terrace development
under the SEPP are as follows:

3 stratatitle lots - parking at rear
21m x 30m = 630sqm

Jx torrens Sthe lots - parking at rear
21m x 334m = T00sgm

3 x strata title lots - front parking
27m x 22.5m = 607sgm

3x torrens ftke lots - front parking
27m x 25m = 675sgm

The dimensions of Scenario 3.1 (21m wide, 600sqm area) is not sufficient to allow for tomens tie or front access
development. As such, a 'rear lane’ sc2nario has been provided as an altemative.

Although achievable, this may not be a common scenario in the LGA and may not be desirable.
The i fior Gm wi igs and 180sgm strata tiled lots, however, the middie lot boundary is

stepped to ensure & reaches the minimum lot size. A 600sqm site of 2dm x 25 m would allow for 3 x ‘siraight’
strata fitled lofs.

The dimensions of scenano of 3.2 allow for 4 x tomens fitle lots, with front parking. The alowable GFA is sufficient
to theoretically accommodate 5 dwellings, however, 5 dwellings compliant with the 8m fontage requi is

Mabwithstanding the above. the car parking requirements limit the development potential of the sites (see below)

The allowable building envelope could accommodate and enfire additional storey, however, the GFA does not
support this. Additionally, 4 storey developments of this typology are uniikely.

The development controls, achievable yields and irrational building volumes suggest that development for the
purposes of residential flat buildings ially with ste ions) would be the ‘highest and best use' for
these scenarios.

Parking and Yield

Required car parking rates namow site dmensions and batfle axe’ typology restricts the number of dwellings
that can be achieved on a site. The allowable GFA on both sites could permit addiional dwelings (of smaller
sizes), however the additional car parking could not be accommodated.

The long driveway adjacent to side boundary re.wls ina poor amenity mmmefor neighbours, residents and the
streetscape. DCP requires 1m side setback to however, f this would make
development of this type unfeasible on a 15m wide site as driveway width, manoeuvring width and dwellings.
could not be accommodated across the imited width,

For Seenario 3.3, 1 addtional parking space, in addition to that shown, is required. Complying fuly with the
required car parking would reduce the development yield o 2 dwellings (a dual occupancy) Three dwellings with
non compliant car parking have been shown to lllusirae the typology.

For Scenario 3.4, the number of parking spaces required restricts the development polential of the site o 4
dwellings and approximately 75% of the allowable GFA.

Deep Soiland Private Open Space
In both Scenarios, private open spaces overap with deep soil areas, fo some degree. Additionally, some (or all)
deep soil are is provided at the rear of the site. This is notsupported by Council

WOCP does allow for half of the required private open space to be provided at an upper level. Whilst this would
kely reduce the private open space / deep soil conflict it would result in poor amenity for residents and
neighbours, as the upper level private open spaces face the side boundary and would need to be substantially
screened.

If the deep soil are was required o be located solely at the rear, the yield for both sites would be reduced to 2
units (8 dual occupancy) for 3.3 and 3 units for 3.4.

Layout and Amenity
Amenity of development and neighbouring sites is significantly compromised due to overall site strategy (battie
axe development)

not achievable on the site.

Dwelling Width - Scenario 3.4

Minirmum dwelling width (6m) applied to Scenario 3.1, whilst compliant, may not result in viable infernal layouts,
for example, it does not allow for two bedrooms to be placed side by side. The most desirable | efficient outcome
for development of this type is to have living rooms at ground level and bedrooms on upper levels, however, this
may not be achievable in this width.

Dwelling Depth - Scenario 32

The allowable and achievable dwelling depth is over 19m, which is generally considered ioo deep for adequate
ventiation and light The footprint of the ground floor would likely be reduced to achieve light and venilation
requirements This is likely to reduce achievable GFA as the maximum GFA and allowable buiding volumes are
closely related.

Th type results in: multiple garages at ground floor, irational dwelling layouts, hard paving across
more than 50% of the site area, dwelings facing the side boundaries, living areas facing a driveway, private open
spaces along side boundaries, limited landscaping opportunities, deep soil areas at the front of the site and
overlap between deep soil and privale open space areas.

This is a particulary poor cutcome in terms of emvironmental, urban and residential amenity.
High quality / high amenity development on deep namow sites may be difficult without sile amalgamations,

however, given the allowable height (13m) and additional available GFA, small 4 storey flat buildings with
basament car parking may be possible and might resultin batter oulcomes, given careful design.
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scenario 3.1 - wee controls

typology: mdh (terrace) no. units achieved: 3
epils): wiep +wdcp unit mix / size: 3 x 2 bed (BS sqm)
Zone: re - low density residential
lot size: 600 sqm
ot width: 21m N0: Car Spages: 8
Primary Road Primary Road
boundary2im____ — i B
1 T £ - .
| v & area shown in light green.
: el § :Fd area less than 1.5m not counted in
? E&| = (shown
% ' 2 ! | g hatched)
j TETEEEmEmmEm = Em——————— [
| M glg I | basement car parking under shown
I ‘;E‘ I3 | : dotted
| E |
i gl | i
b SE . side setback Increased to
| | 1= | 15m| 360 accommodate driveway (3.6m) and
| H | setback to driveway (1.5m) required
)2 ?n_\‘l | | by WDCP
d 3 o '
! ! g I I l rear setback increased o 11m o
|zzm| :IZZm | accommodate deep soil zone (6m)
=!'—f ’ | :m}ém] separately as required
[ i |
1 .
oI :I | requred (5m x 4m) pos shown
| I hatched
| L____E" oot | 6m deep soil zone at rear
i 5 f: L included n landscape area count
allowable building zone achievable building footprint

== primary setback - woe controks

a
@ privale open space

16 March 2020
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front elevation

side elevation
legend
) [ - ] ,
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp

P! single storey zone - codes sepp

-==- sacondary setback - codes sapp [___‘

sacondary sefback - woo controls % single storey zone - wec cantrols

. deep sol area

. common circulation | foyer

landscaped area

(] .
o allowable building zone - wee controls

-
L J allowable building envelope - wee controls

. achievable building foofprint
[:I achievable building massing
.7' communal open space
D hard surface area
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scenario 3.1 - wee controls compliance + comparison table allowable + achievable building envelope comparison
typology mdh (terrace) no. units achieved 3
epils): wiep +wdcp unit mix / size: 3 x 2 bed (BS sqm)
Zone: re - low density residential
ot size 600 sgm permissible height = 9m. addiional (third) —_— —— 6.4m (2 storey) wall height at side boundary to
lot width: 21m N0: Car Spages: [ storey not supported within height plane. roof allow for minimal side setbacks based on
mne may alow for some habitable attic space, ceiling height taller wall heights may be
e subjedt to approval allowable
| Req Proposed p
Max Height (m} 90m 90m Yes
Max Height (st]] - 2 .
Max . FSR 0.5:1 0.43:1 Yes
Max. Gross Floor Area 300 sqm 257 sgm Yes
Min . Landscaped Area (%) 0% 4% ‘Yes
___Min . Landscaped Area (sqm) 180 sqm 261 sgm Yes
Min. Land: Area Dimension 15m 15m
Min. Deep Soil Zone (%) 15% 2% Yes
____Min. Deep Soil Zone (sqm) 90sqm 126 sqm Yes
Min. Deep Soil Zone Dimension 60m 60m Yes
Min. Front Setback 60m 60m ‘Yes
Min Front Setback POS 51m - ‘Yes
Min Side & Rear Setback .
(General) 22m 22m Yes
Min Side & Rear Setback - “27m
Upper Level Living Rooms -
Min Side & Rear Setback -
Ground Floor POS + D 15m 22m Yes
20sgm 20 sqm Yes
Min POS Area
__ MinPosDimensions 4.0m x 5.0m 4.0mx 5.0m Yes
No. Car Spaces Per Unit Type
__<T0sqm 1 Yes
70- 110sqm 15 45 Yes
>110 sqm 2 - -
MNo. Visitor Per Unit 0.2 0.6 Yes
[otal uired/ 45+ 06 (i} Yos
side setback increased to 5.1m to _ rear setback to11mto
accommodale driveway (3.6m) and separation required deep sail zone (6m) and private open
to boundary (1.5m) space (5m) separately
legend
— — primary setback - codes sepp () alowable buiting zone -codes sepp allowable building envelope - codes seop
c .
--- sacondary sethack - codes sapp L] single storey zon - codes sepp allowable building envelope - woe controls
== primary setback - woe controks Ej allowable building zone - wee controls achievable building footprint

sacondary setback - wo controls

74
landscaped area . deep sol area
[

single storey zone - wec cantrols achigvable building massing

ON0O@C0

D communal open space
@ privale open space common circulation | foyer hard surface area
FoTrr P
KENNEDY ASSOCIATES ARCHITECTS © — —~  '™7 scenario 3.1 - wce controls wollongong city council 1851 38R
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t——— minimum dwelling width (6m) achieved for all lots
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front elevation

: terrace no. dwellings achieved 3
epils): Sepp codes unit mix / size 3 % 3 bed (112sgm)
one: r2 - low density residential
ot size 600 sgm
lot width: 21m N0 car spaces:
i |
I I
R
Frimary Road Primary Road T ':_ _:' e
T E i
L I, M { — elg %_'_ Unit 03 Uit 02 Unit 01 _i_ﬁll_‘
_Bewenmn_ _ T bonanzn - ElE i
£ % ﬁ_ 75m g | 6m 75m ®——— required landscaped are shown in light green " | |
3 £ a-,., =1 i area available : : Level 00
———— — e o
4
|
|

!
|
r
A— IR——
| H
[ |
|

|
| !
s

It

ground and upper rear setback increased to

: ‘KQ ; ‘ii S\g reduice building footprint to allowable ofa
LN & - |}>_- oL required pos shown hatched
E &
5 L-§l
- imegular ot boundary required fo achieve
) E , minimum strata lots size for middle terrace
parking at rear
®———— siies less than 24m wice require rear lane access
Peaglae (no garage doors permitied 1o face a street
where lof width less than 8m)
side elevation
legend
allowable building zone achievable building footprint — = priniary salback - codes sapp ) slowatie uiding z0ne -cades sspp ) alowabie buidng enveope- oo sasp

-==- sacondary setback - codes sapp [:j single storey zone - codes sepp
== primary setback - woe controks EJ allowable building zone - wee controls
=== sacondary setback - woe controls % single storey zone - wec cantrols

D landscaped area . deep sol area

-
L J allowable building envelope - wee controls

@ actievati buiing foprint

[:I achievable building massing

.Z! communal open space

level d / th street annandale 2Lk
J oo

g gt el ey tegrstonso 5520
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allowable + achievable building envelope comparison

typology: rerrace no. dwellings achieved 3
epils): Sepp codes unit mix / size 3 % 3 bed (112sgm)
one: r2 - low density residential
lot size 600 sgm permissible height& ~ ————
lot width: 21m no car spaces: 3 achievable height m
Allowable | Required Proposed Compliance
Max Height (m} 80m 90m Yes
Max Height (st} - 2 Yes
Max. Gross Floor Area
{Formula) 60% 60% Yes
Max. Gross Floor Area 360 sqm 341sgm Yes
_ MinDwelling Width 60m 60m Yes
Min. Lan Area % 0% 30% Yes
Min Area 180 sgm 181 sqm Yes
Min. Land: Area Dimension 15m 15m Yes
_Min Landscape in Front Setback 25% Bi% Tes
Min. Front Setback 35m 35m Yes
Min. Garage Setback 55m - ‘Yes
Min. Side Sethack 15m 15m ‘Yes
__ Min. RearSethack - Ivi 00 30m 116m Yos
Min. Rear Setback - Iv 01 BOm 10.1m ‘Yes
Min. Private Open Space Area 16sgm 16 sqm e
1. Private 5 Dimension 30m 30m ‘Yes
Min. Car Parking 1 per dweling 1 per dwelling Yes
Min. Lot Width for Garage B0m - - |
Min. Torrens Lot Size 200 sqm - ]
Min. Strata Lot Size 180 sgm 180 sgm Yes
increased rear setback due to gfa
constraint
legend
) [ . 9 ,
— = primary setback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
- -+ secondary setback - codes sapp E] single storey zone - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Zﬁ communal open space
@ privale open space . common circulation | foyer D hard surface area
progect numbar
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scenario 3.2 - wee controls

typology: multi dwelling housing no. units achieved: 5
epils): wiep +wdcp unit mix / size: 5 x 3 bed (145 sgm)
Zone: r3d - medium density residential
lot si_ae: 1000 sgm
ot width: 36m nD: Car Spaces: 11 area shown in light greern.
_______________________________________________________________| argalass than 1,.5m not countad in
e landscaped are compliance (shown
hatched)
car parking under shown
Primary Road PPrimary Road sde setback i to
accommodate driveway (3.6m) and
setback o driveway (1.5m) required
T I by WDCP
__ bondary¥m . . __ bou L1 —
1 R 8 MF VAV "~ rearsetback increased 1o 11m lo
| | i s accommodate deep soil zone (6m)
g H HE g and pos (5m) separalely as required
5 Pl 2 by WocP
' ' E
5 ] l‘ I
= 'ig == — required (4 4m) pos shown halched
| v [
i i |§ i I — Em deep soil zone at rear
| . incuded in landscape area count
1 g |
I 1.5m|
i lab pelser DSESEEESHEI AR 0 L
i) fi ! [ o
I 1
A ; S N S -
T : H | Level 02
| 3bm asm | _— —:— T
i i o I
i || T
i E _____ & _.‘&E _________ E | | Level 00
T H - : i

allowable building zone achievable building footprint

p=

. r
= = prmary sethack - codes sepp 3 allowable building zone- codes sepp L] allowable building envelope - codes sepp

Lo
-==- secondary setback - codes sepp FJ single storey zone - codes sepp EJ allowable building envelope - wee confrols

== prmary sethack - wee controls ::J allowable building zone - wee controls . achievable buiding footprnt
-==- secondary setback - wce controls Z single storey zone - wee controks D achievable buiding massing
D landscaped area ' deep sail area 7: communal open space
ﬁ private open space . common crculation | foyer D hard surface area front elevation
progect numbar
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wollongong Item 2 - Attachment 2 - Missing Middle Testing Paper
scenario 3.2 - wee controls compliance + comparison table allowable + achievable building envelope comparison
typology. multi dwelling housing no. units achieved: 5
epils): wiep +wdcp unit mix / size: 5 x 3 bed (145 sgm)
Zone: r3d - medium density residential
ot size 1000 sgm permissible height = 13m. additional (th) —_— — WDCP requires application of RFB sethack
lot width: 3Em nD: Car Spaces: 11 storey alowsble within height plane, however, MDH development over three storeys and with
GFA imit reached withn three storeys. 4 or more dwellings.
I e R
Allowable | Reg Proposed p
Max Height (m} 13.0m 95m No
Max Height (st)] 3 - ]
Max . FSR 0.75:1 0.75:1 Yes
Max. Gross Floor Area 750sqm 745 sqm Yes
Min . Landscaped Area (%) 30% 1% Yes
___Min . Landscaped Area (sqm) 300sqm 411sqm Yes
Min. Land: Area Dimension 1.5m 15m -
Min. Deep Soil Zone (%) 15% 2% Yes ~ 3
____Min. Deep Soil Zone (sqm) 150 sqm 216 sqm Yes - |
Min. Deep Soil Zone Dimension 6.0m 60m Yes I
Min. Front Setback 6.0m 60m Yes |
Min Front Setback POS 5.1m - Yes |
* Min Side & Rear Setback - s ~._ |
Habitable Rooms Bl - Yes N
By o 35m 51/35m Yes JI A"“-\_)/_/
P = e
-~
-
20 sgm 20sqm Yes e
Min POS Area ™
__ MinPosDimensions 4.0mx5.0m 4 0mx 5.0m Yes
No. Car Spaces Per Unit Type
__<T0sqm 1 - - |
70- 110sqm 15 - - ]
>110 sqgm 2 10 Yes
MNo. Visitor Per Unit 0.2 1 Yes
“otal uired 10+1 11 Yes
side setback increased to 5.1m o rear setback to 10m 1o
accommodale driveway (3.6m) and separation required deep sail zone (6m) and private open
to boundary (1.5m) space (4m) separately
legend
) [ ™ 7 )
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
- -~ secondary seback - codes sapp I__J single storey zoné - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Zﬁ communal open space
@ privale open space . common circulation | foyer [:] hard surface area
progect numbar
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typology: rerrace no. dwellings achieved 4
epils): Sepp codes unit mix / size: 4 x 3 bed (180sgm)
zone: r3 - medium density residential
ot size 1000 sgm
lot width: 36m N0 car spaces: 4
Primary Foad Prmary Road

— . Joundmy 3em In -
é 9.75m B.25m B25m 9.75m - requi ped are shown in light g
— additional landscaped area available
E
3 minimum dwelling width (6m) achieved for all lots
minimum lot width for garage openings (8m)
achieved for all lots
1 1
\ [} \ H 1 ‘E
h k AN E‘.\.
I |
allowable building zone achievable building footprint ! .
NI | Fie
legend x s.! l
e T £l Unit 04 Uit 03 Uritg2 unit 01 ! e
= = prmary setback - codes sepp |, Allowable building zone- codes sepp | allowable building envelope - codes sepp ok gﬁ— -+
-==- secondary setback - codes sepp FJ single storey zone - codes sepp EJ allowable building envelope - wee confrols e ﬁi :
== prmary sethack - wee controls ::J allowable building zone - wee controls . achievable buiding footprnt r
-==- secondary setback - wce controls Z single storey zone - wee controks C] achievable buiding massing
D landscaped area ' deep soil area 7: communal open space .
- front elevation
ﬁ private open space . common crculation | foyer D hard surface area
progect numbar
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scenario 3.2 - codes sepp compliance + comparison table allowable + achievable building envelope comparison
typology: rerrace no. dwellings achieved 4
epils): Sepp codes unit mix / size: 4 x 3 bed (180sgm)
one: rd - mediurm density residential
ot size 1000 sgm pem height &
lot width: 36m no car spaces: 4 achievable height m
Allowable | Required Proposed Compliance
Max Height (m} 80m 90m Yes
Max Height (st} - - Yes
Max. Gross FloForm 80% 6% Yes
Max. Gross Floor Area 800 sqm 761 sgm Yes
_ MinDwelling Width 60m E0m Yes
Min. Landscaped Area % 20% 20% Yes
Min Landscaped Area (sqm) 200 sqm 203 sqm Yes
Min. Land: Area Dimension 15m 15m Yes
_Min Landscape in Front Setback 25% 48% Tes
Min. Front Setback 35m 35m Yes
Min. Garage Setback 55m 55m Yes
Min. Side Sethack 15m 15m ‘Yes
__ Min. RearSetback - Ivl 00 50m 50m Yos
Min. Rear Setback - Iv 01 120m 120m ‘Yes
Min. Private Open Space Area 16sgm 16 sqm e
1. Private 5 Dimension 30m 30m ‘Yes
Min. Car Parking 1 per dweling 4 Yes
Min Lot Width for Garage BOm BOm
Min. Torrens Lot Size 200 sgm 230 sgm + ‘fes
Min. Strata Lot Size 180 sgm -
legend
) [ ™ 7 )
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
+==- secondary selback - codes sepp E] single storey zone - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols [:I achievable building massing
D landscaped area . deep sol area .7 communal open space
@ privale open space . common circulation | foyer D hard surface area
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typology: mdh (stacked/battle axel  no. units achieved: 3
epils): wiep +wdcp unit mix: 2 x 3 bed (110 sgm)
Zone: r3d - medium density residential 1 13 bed 1150 sqm)
lot size: 600 sqm
ot width: 15m N0: Car Spages: 5 (non compliant]
Primary Road Primary Road
._5"2",%‘__ S [
1 ;
! = | required deep soil provided at frontof site
I i i
I S I I
I 'p—— s ———=ny |
L B
I & Iz | increased side satback to accommodate POS
! ! i! :‘é | upper kevel living roomwindows permitted
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garages w g
upper kevel living room windows not permitted

required landscaped are shown in light green
additional landscaped area available

reduced side sethack for diveway to
accommodale drive, tuming area and garage
withi site area

visitors car park

achievable building footprint
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. deep sol area

. common circulation | foyer

[ )

Lj single storey zone - codes sepp
[ '

o allowable building zone - wee controls

Iy )
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Ej allowable building envelope - codes sepp
EJ allowable building envelope - wee controls
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wollongong Item 2 - Attachment 2 - Missing Middle Testing Paper
scenario 3.3 - wee controls compliance + comparison table allowable + achievable building envelope comparison
typology mdh (stacked/battle axel  no. units achieved 3
epils): wiep +wdcp unit mix: 2 x 3 bed (110 sgm)
Zone: r3d - medium density residential 1 13 bed 1150 sqm)
ot size 600 sgm permissible haight 13m ) )
: . achievable buids ht9.5m -3 storeys
ot width: 15m N0: Car Spages: 5 (non compliant] {3.1mfloor to I'Ioonrg+hgislab] el
1 permissibie height would allows for 1 additional
S — storey
I Req Proposed P
Max Height (m} 13.0m 96m Yes
Max Height (st)] 3 -
Max. FSR 0.75:1 0621 Yes
Max, Gross Floor Area 450 sqm 373 som Yes
Min . Landscaped Area (%) 0% 2% Yes
___Min . Landscaped Area (sqm) 180 sqm 193 sqm Yes
Min. Land: Area Dimension 15m 15m
Min. Deep Soil Zone (%) 15% 16% Yes
Min. Deep Soil Zone (sqm) 90 sqm 9 sqm No-anchhe%spnna POS
Min. Deep Soil Zone Dimension G0m G0m Yes
Min. Front Setback 60m 60m Yes
Min Front Setback POS 51m - Yes
[T w"m[%'m} *22m 22m Yes
Min Side & Rear Setback - 27m
Upper Level Living Rooms
Min Side & Rear Setback -
Ground Floor POS + Driveways 15m 22m es
20 sqm 20 sqm Yes
Min POS Area
____ MinPosDimensions 4.0m x 5.0m 4.0mx 5.0m Yfes
MNo. Car Spaces Per Unit Type
<T0sqm 1 - ‘es
70- 110sgm_ 15 3 Yes
>110 sqm 2 2 .
No. Visitor Per Unit 0.2 0.6 Yes
“otal uired/ 5+06 5 No
stepped side setback to allow for driveway,
tuming areas and garages
legend
) [ L ] )
= = primary satback - codes sepp |, dlowable bulding zone -codes sepp | allowable building envelope - codes sepp
- -+ secondary setback - codes sapp [] single storey zone - codes sepp EJ allowable building emvelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Z communal open space
@ privale open space . common circulation | foyer [:] hard surface area
progect numbar drawing numbr
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scenario 3.4 - wcc controls

typology: mdh (stacked/battle axel  no. units achieved: 4
epils): wiep +wdcp unit mix: 4 % 3 bed (101 sqm)
Zone: r3d - medium density residential
lot size: 800sqm
ot width: 18m N0: Car Spages: 7
PPrimary Road Primary Road
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S .~ S

S S——

=
achievable building footprint
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-==- sacondary setback - codes sapp
== primary setback - woe controks
=== sacondary setback - woe controls
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@ privale open space
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LJ single storey zone - codes sepp
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Iy )
é single storey zone - wec cantrols

. deep sol area

. common circulation | foyer

L j allowable building zone - codes sepp

Ej allowable building envelope - codes sepp
EJ allowable building envelope - wee controls
. achievable building foofprint

[:I achievable building massing
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D hard surface area
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wollongong Item 2 - Attachment 2 - Missing Middle Testing Paper
scenario 3.4 - wee controls compliance + comparison table allowable + achievable building envelope comparison
typology mdh (stacked/battle axel  no. units achieved 4
epils): wiep +wdcp unit mix: 4 % 3 bed (101 sqm)
Zone: r3d - medium density residential
ot size 800 sgm permissible haight 13m ) )
: achievable buidi ht8.5m -3 storeys
ot width: 18m N0: Car Spages: 7 {3.1mfloor to I'Ioonrg+hgislab] el
EEEE—— permissible height would allow for 1 additional
S storey
I Reg Proposed p
Max Height (m} 13.0m 96m No
Max Height (st)] 3 -
Max. FSR 0.75:1 0.51:1 Yes
Max. Gross Floor Area 600 sqm 406 sgm Yes
Min . Landscaped Area (%) 0% 30% ‘Yes
___Min . Landscaped Area (sqm) 240 sqm 243 sqm Yes
Min. Land: Area Dimension 15m 15m
Min. Deep Soil Zone (%) 15% 18% Yes
Min. Deep Soil Zone (sqm) 120 sqm 142 sgm No-anchhe%spnna POS -
Min. Deep Soil Zone Dimension 60m 60m Ves S
Min. Front Setback 60m 60m Yes ,’1
Min Front Setback POS 51m - Yes - |
* Min Side & Rear Setback -
Habitable Rooms 60m 60m Yes ‘ :
*Min Side & Rear Setback - Non o
Habitable R 35m i5m Yes ~ \1
Min Side & Rear Setback - I
Ground Floor POS + Driveways 13m 1m Na J| ~n -
o
20sgm 20sgm Yes /// /‘/-/
 MinPosDimensions 4.0mx50m 40mx 50m Vs rd
No. Car Spaces Per Unit Type ol
<705gm 1 - -
70- 110sgm_ 15 (-] Yes
>110sgm 2 - -
No. Visitor Per Unit 0.2 0.8 Yes
“otal uired/ 6+08 7 Yes
stepped side satback 1o allow for driveway, — increased rear setback to allow for car parking
turning areas and garages
legend
) r L r
= = primary satback - codes sepp L 3 allowable buiing zone - codes sepp | 3 allowable building envelope - codes sepp
- -~ secondary seback - codes sapp [__3 single storey zoné - codes sepp EJ allowable building envelope - wee controls
== primary setback - woe controks Ej allowable building zone - wee controls . achievable building foofprint
=== sacondary sefback - we controls Z single storey zone - wec cantrols D achievable building massing
D landscaped area . deep sol area Z communal open space
@ privale open space . common circulation | foyer [:] hard surface area
progect numbar drawing numbr
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