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EXECUTIVE SUMMARY

This Statement of Environmental Effects has been prepared in support of a Section
8.3 review to seek approval for the demolition of existing structures including the

Fl

existing 2 storey weatherboard house in order to construct a single storey + attic new

= N

generation boarding house.

J

DAJZ250 /2021 was refused by ithe City of Parramatta Council on 30 July 2021

oy

‘533

we peen made to the pr@;’;o%m o directly

As @ result of this refusal, amendmenis he
ad ﬂe% i‘he reasons and to improve the proposal to be more consistent with Councils
r the design of the Boarding House. The changes proposed address the

r
n {
reasons for refusal and the proposal adopis a more suitable form of development on

The proposed new age boarding house is o accommodate a total of 6 rooms, with
each room 1o be provided with full bathroom, kitchenette and living area.

The proposal will accommodate a total of 12 lodgers based on the room size and
configuration and as nominated on the plans, noting that all 8 rooms are designed as
2 person rooms.

r\m

The development also provides a common area and communal open space on the
ground floor with no car parking provided on-site.

e

Akey summary of the key elements of the proposal are provided below:

No motor vehicle parking is proposed, given the small scale of the boarding house
and its proximity to Harris Park train Station and Parramatia CBD/train station.

- ~y

The development as amended provides 2 motorcycle spaces and 2 bicycle spaces,
relocated in response to the refusal.

All structures are removed from the rear 1.3m of the property, which is nominated for
acquisition by the Council,

Located just outside the Parramatta Cily Cenire Precinct assoclated with the

Parramatia Development Confrol F ia“‘ 2011, i‘“zm development site resides on the
western side of Albion Sireet, appro tely 75m north from the intersection of Albion
Street and Marion Street, Harris s*—"m

Statement of Environmental Effects: Section 8.3
7 Albion Street Harris Park
PAGE S




18

section

o
-

151

o
o

b
joy

3

of Enviy




SITE AND CONTEXT

LEGAL DESCRIPTION

The subject site is legally described as Lot 38 Section 1 in DP415, though is more
commonly known as 7 Albion Street, Harris Park.

SUBJECT SITE

Located within proximity of the Parramatta City Centre Precinct, the development site
resides within the western side of Albion Streel, approximately 75m north from the

intersection of Albion Street and Marion Street, Harrs Park.

As demonstrated by Photograph 1 below, the subject site currently contains an older
style single storey dwelling constructed from timber weatherboard with terracotta tiled
roofing, which contrasis the existing character of the conservation area, which is
predominantly made up of Victorian Cotlage style dwellings.

Statemnent of Environmental Effects: Section 8.3
7 Albion Street Harris Park
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LOCALITY ANALYSIS

Situated within close proximity to a major regional centre, the subject site is within
walking distance {o services and jobs within the city centre, government offices and
educational establishments, child care facilities, places of public worship and

recreational opportunities. The development site is also within close proximity to Harris

p—.

The immediate locality including the subject site is considered be within an
accessible area under the State Environmental Planning Policy (Affordable Rental
Housing) 2009 as it is located within a 400m walking distance from Harris Park Train

An e;ef"ia! map extract illustrates the site within its local context is provided in the

5

,u Subject Site Train Station ¥ - Educational Facilities

Statement of Environmental Effects: Section 8.3
7 Albion Street Harris Park
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HERITAGE

T‘ne site is not %demi'ﬁ'ef% as a local heritage ilem under the Parramatia Local
Cnvironmental 3?"?‘; 2011, However, the sile resides within a heritage conservation
area (Héams Park West C,m%L, vation Area). The development site also bounds local
he maga items to its immediate northern md southern boundaries (heritage items 1249

sroup of cottages (Nos. 3-5 & 9-21)). The site is also within close proximity to other

50@ 1| heritage items as evident in Council's heritage map extract below.

~ Subject Site

Statement of Environmental Effects: Section 8.3
7 Albion Street Harris Park
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BUILT FORM CHARACTER ANALYSIS

o I

The SEPP requires consideration as o whether the of the development is
oot nmz ble with the character of the local area. The guestion of co Tmaﬁb‘i"' is set out

iple set out m Project Veniure Developments v Pittwater Council
9 A recent decision in Moscaritolo v Ryde City G)mmf[%ui
forced that the planning principle is relevant to development to

the planning ¢
5){}() NSW LE
f\iw WiILEC i()?
\ffo

i

rir
=C
re
{able Rental Housing SEPP applies.

which the A

5 discussion of the character of the locality is provided as well as assessment of the
compatibility of the proposal that aligns with the planning principle.

Cxisting Character

Fesiding within an historic street within Harris Park, the area dem frates an sarly
1870s-90s su bdav:%mn &nd speculation of modest residential t‘/(‘f())i\‘w nt part of
colonial surgeon John Harris' land grant, made in response to the railway. Many of the
original houses remain and it refains a consistency of development with narrow lots,
back lanes am‘ mall scale, simple form timber and brick cottages, built close together.
The use of timber was lypical in many parts of Sydney but is now rare. This area is
mp ortant because it provides evidence of mid-18th cenfury su 3(§své<:x0m% and
surveying praciice ar “zd with the relative absence of modern development is the mosl
consistent historical urban area in central Parramatta.

The distinctive characlerislics of the locality (contained within the Harris Park Wast
Conservation Area DCP) are listed below,

intimate scale of the area -alloiments are mostly 30f, compared fo the wider
allotmentis east of Harris Sz‘r'm

- fJf’%E’(jc“)i'?'iﬁ'?&i?i?CB of small cottages (mosily single storey) with some leira

0¢
[

ouses and other dwelliings
age of buildings - mosily developed in the late 19th century, with a few garly
20th century dwellings and shops, and some flats from the 1960s.

ff\}

The objectives of the {4.4.3.3) are listed below,
0.7 Protect all the aliribules x«x/m:;? C f)nmz‘auze o the heritage value and cheracter of
the Harris Park West Conservation Area, and to maintain and improve ils residential

Amernily.

sompatibility of the Proposal with the Characier

in accordance wssh i“ze Planning Principle sel out in Project Veniure Developmenis v
Pittwater Council {2008) NSW LEC 181 the following tests H)g}; in determining
elop

whether (;ié-}\;@é@pﬂ”;\,ri;p compatible with surrounding development

Statermnent of Environmental Effects: SBection 8.3
7 Albion Street Harris Park
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The development proposes a height that is consistent with the 2 adjoining
properties and the wider locality, as illustrated by the eastern elevation
provided within the architectural plans.

RS W 218

¢

chars

.2 . EASTERN ELEVATION - ALBION STREET
201 " Senler 100"
The development proposes setbacks that are consistent with the neighbouring

As
f%q
ix

dwellings and that will retain the amenity of adjoining dwellings (see arie Etmrma
below that demonstrates the character).

A setback of 1.3m is provided along the S’«u’m\.ﬁay frontage o enable the
intended land acguisition to occur at some point in the future.

The development proposes landscaping within the front, rear and side setbacks,
consistent with the locality.

is clearly lllustrated in Figures 6 and 7 below, the character of the local area is one

ficant built form over the parcels of land, with limited landscaping. This

aracter has emerged as the properiies enjoy dual frontages and many of the
Y

developn
ianeway,

itis evi
harmon

such is

st

ents in the area have structures that front both the main street and the rear

ident from the discussion and images that the development as proposed is in

i
1y within the heritage conservation area and uw &/huf acter « f the area, and as

z

worth of support by Council as the development is compatible with the desired

:

er of the locality.
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SECTION 8.2: DISCUSSION OF REFUSAL AND AMENDMENTS

A report recommending refusal of the application was prepare by Mr Najeeb Kobeissi
and endorsed by Mr Jonathan Clearly and Ms Claire C‘:i@{!hg,ﬁb i July 2021,

&.i}

A discussion against the grounds for refusal is ‘g‘;f::zvid d below, as well as an address
of how the amended proposal has responded (o these concern

ra

) of the Environmental Planning and
Assessment Act 1979, the umu@s&f does not satisty the requirements of the
State Environmental Planning Policy (Af mmm&/@ Rental Housing) 2008 in the
following ways:

In accordance with Section 4.15(1)(a)(i

i

a. Clause ‘23 Standards that cannot be used to refuse consent, (2)(d) Frivate
open Space, and (2)(e) Parking. The minimum numerical requirements were
nof mel.

b. Clause 30 Standards for boarding houses, (1)(h) parking space
requirerments

c. Clause 30A Character of local area

1. The application has been amended to relocate the private open space from the
Albion Strest frontage o the rear of the site. The private open space provides
the minimum 20sgm and minimum 3m dimension. The private open space is

focated directl a.:ija{:%_;m the common room, which is also located at the rear of

2. The proposal continues to not provide any m {:ﬁ‘ﬁ? vehicle parking. Reference
should be made to the all mhcd Tratfic and Parking Impact Assessment by
g

MclLaren Traffic Engineering. [t is noted that the proposal does provide 2 x
m@tmbike amj 2 % bicycle ;:)"@ tking spaces.  The key reasons for the
acceptability of no motor vehicle parking is summarised in the traffic report as
follows:

in view of the aforementioned and previous sections, the reduction in
parking from the Council requirements and SEPP {, é%f«?h’) reguirements
has considerable weight for the subject site. The site is located within a
highly accessible location, with access (o altractive bus, frain, walking,
bicycle and car share facilities which promoles alternalive modes of
fransport other than private vehicle lrips / ownership. In addition, the
site is within walking distance of commercial emplovment facililies,

aclicational facilities and retail premises for datly errands.

Statement of Environmental Effects: Section 8.3
7 Albion Street Harris Park
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STATE ENVIRONMENTAL PLANNING POLICY (INFRASTRUCTURE) 2007
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STATE ENVIRONMENTAL PLANNING POLICY (AFFORDABLE RENTAL HOUSING
2009)
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SYDNEY REGIONAL ENVIRONMENTAL PLAN- SYDNEY HARBOUR CATCHMENT

PARRAMATTA LOCAL ENVIRONMENTAL PLAN 2011
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Zone 0bj
Table

2.5 Subdivision

2.7 Damolition Requires Consent

4.3

4.4 Floor Space Ratio
510 Heritage Conservation

o~

o o
standards relevant

s 9\!&1(}@& ¥ {'\‘qi

)mms};éf:m%

WA

Boarding houses. are 1
Counell consent in
Residential Zone.

The dave?csg;mf; oW
%’i&‘ﬁ%é@ﬁﬁ&i
proxi

DBistr ;mt whilst m@w&m 3
that s compatible
siresiscaps:

Not applicable.

Council - consent -8 scught for the
demolition of exislting structures on site.

A madmum - building height of 8m s
identified forthe site under the Parramatia
Local Environmental Plan 2011 Height of
Building Map Sheet HOB 010

The proposal mm;}% a5 'with the 6m height
w{)ﬁl{i};.

There is no maximum FSR identified for
the sife,

The site is not identified as a local

heritage item under the Parramafta Local
Environmental Plan 2011, However, the
site resides within a heritage conservation
(Harris Park West Conservation
Area). The development site also bounds
local heritage items fo its immediate
northern  (heritage item 1249) and
southern (heritage item 1249) boundaries.
The site is also within close proximity to
other local heritage items.

areg
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6.4

8.5

8.6

8.7

Biodiversity Protection

Development on Landslide Risk

Land

Foreshore Building Line

The sublect site is not identified on the

Matural ‘Eim{:uwe% Riparian Land ‘and
Waterways Map. Notapplicabl

The site is not identified as being subject
andslide risk. Mot applicable.

The proposal is not within prodmity of ih
foreshore am:; is ot located within i?:e
foreshore building ine. Mot applicable:

PARRAMATTA DEVELOPMENT CONTROL PLAN 2011

The relsy

C@f*ﬂ;e:aé%z:—mce

Design in Contextinthe
Parramatia City

Site Analysis

Views and Visias

4%
[N

and

Houses ¢ permissible  with
“’ﬁ'?’fﬂ the  RZ “Low . Densily
Zone under Parramatia Local
fary 2011 with the proposal

{,széem
Y émm@mei

mpliant with the relevant objeclives and
controls within the Parramalls Development
Conirol Plan,

The development. will  contiibute towards
providing - shorl - derm low. o rental
accommodation - in the form of boarding
housing roomswithin ‘i’%éé catchment of public
fransport and. service

The boarding housé has beern dasigned 1o
appear as a single storey with attic Viclorian
cottage. Therefore; the development will be
compatible with the sxisting slresiscape.

A site analysis has been provided

The proposal development will have no
impact on significant views due fo the small
scale of the development.
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248

Public Domain

3. Development Princinles

%

i1 Ine location of the site; the proposed
boarding house has been desicned with &
Victorian Cotlage sesthatic, consistent with
ihe existing character of Albion Strest and
the wider locality,

G

The sublect site currently tontains an pidsr
style sindle storey dwelling constructed from
tnber weatherboard  with terracoiia tileyd
roofing, The exsting dwelling contiasis the
existing character of the consernvalion ares,
which is predominanily tnade up of Viclorian
Collags style dwellings. it is considered that
the proposed boarding house will me more
consisient with the existing shresiacape of
the conservation area.

It is noted that technically the residential dwelling/ dual occupancy controls do not apply to the current
proposal — however given that the building envelope and facade presentation will continue to appear as
a dwelling house, discussion against the relevant dwelling house envelope requirements and general
provision of the DCP are undertaken 1o demonstrate the suitability of the current proposal within its
current context.

313

3.4.3

313

Preliminary Building Envelope —
Prefiminary - Bullding Envelope
Tables — Helght

Preliminary Building Envelope —
Preliminary  Building Envelope
Tables — Floor Space

Preliminary. Building. Envselope '~
Preliminary .- Bullding  Envelope
Tables — Minimum Site Frontags

Preliminary  Building Envelope
Tables — Dwelling Houses: Front
Setback

The proposal adopts a single storey with atlic
form that is compatible with the surrounding
stresiscaps.

There is no maximum floor space ratio
identified for the site under the Parramatia
LEP 2011,

There are no frontage controls in the ARH
SEPP, and the sile is of sufficlent size 1o
boarding houses.

s also noted that the 'site size and widih is
consistent with typically lots within the Harrls
Park West Conservalion Area,

The development proposes a front setback
of 3.514m, which varies the reguirement for
dwelling houses. However, the site is located
within the Harris Park West Conservation
Area and the prevailing street setback is an
aliribute that contributes to the heritage
value and character of the area. Given this,
the development proposes a front sethack of
3.514m, which is consistent with the
neighbouring dwellings adjoining the site to
its northern and southern boundaries.

=

Y

Yes

A

Midto
carding
Hovse

iation

jats
e
¥
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3.2.6

Fences

Landscaping

Private and Communal Open
Space

Visual and Acoustic Privacy

he sublect site currenily contains an older
stide single storsy dwelling constructed fio
@mi e ‘f@aa&erbaam mﬁ“ lerracolis ?L%m’f

(w

fazm{g f;m:a@a@; ﬂf ‘mg w{:sﬁsemf?ixm area,
which is predominanily made up of Victor
f"r\i ge sivle dwellings, I is considerse
tne proposed boarding house will me m
oOns :JSéﬁm with the exisling shreslsce;
the conservalion arsa.

Thedevelopment proposes a building height
setbacks and landscaping that are consistent
with the conservation area.

The development proposes front fencing that NiA
is compatible with neighbouring dwellings.

5

The development proposes a %a*af‘saag}ﬁﬁ Ye
front setback which is compatibls with the
existing strestscaps:

It is noted that the proposal is a boarding  Yes -
house development and as such this control ~ ARH
does not apply. However, a common room is ggfp
provided within the ground floor in 2009
accordance  with the Affordable  Rental

Housing SEPP 2009.

The development proposes design slements. | Yes
that sesk to reduce potential visual and
coustic impactsto naighbouring properiies.

]

)

sround Floor

The ground is compliant with councils’ side
setback requirements and the developmeni
provides 1.8m side fencing and landscaping
which - will provide - appropriate  visual
separation from adjoining dwellings.

First Floor

The first floor is provided with skyl g s rather
ihem windows and therefore will n Psuﬂi in
ual privacy issues.

MNoise impacts are reduced through siting the
communal space foward the resr street
frontage rather than to adjoining dwellings.

Siatement of Environmental Effects: Section 8.3
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3.4.4

345

3.5

Safety and Security

Housing Diversity and Choice

Heritage

considered 8 necessary inclusion inthe
application package.

The - design of . the boasrding  houss
incorporates an accessible room at the font
of the building, thal displays accessible
compliant - proporfions - and. . movemsnt
spaces.

Additionally, the amival io the gile is via 8
pathway thal is compiiant with accessible
grades and widths,

The proposal meels aceess requiremenis.

No change 1o the existing safely
arrangements noling that the development
will continue fo provide an active fagade that
will permit casual surveillance of Albion
Street, Gordon McKinnon Lane and the
common areas of the site.

The development will continue to incorporate
design elements including clearly defined
and controlled access points as well as
clearly defined public and private spaces in
order to minimise opportunity for criminal
activities.

The development will contribute towards
providing ‘appropriate low-cost {emporary
housing opportunities within the locality:

The site is not identified as a local heritage
item under the Parramatta Local
Environmental Plan 2011, However, the site
resides within a heritage conservation area
(Harris Park West Conservation Area). The
development site also bounds local heritage
items to its immediate northern (heritage
item 1249) and southern (heritage item 1248)
boundaries. The site is also within close
proximity to other local heritage items.

The subject site currently contains an older
style single storey dwelling constructed from
timber weatherboard with terracotta tiled
roofing. The existing dwelling contrasis the
existing character of the conservation area,
which is predominantly made up of Victorian
Cottage style dwellings.

Statement of Environmental Effects: Section 8.3
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3.83
372

resull in

which  have

jandscaping,  the
development does not provide any car
parking spaces on-siie, rather provide 2
bicycle and 2 moloroyele parking spages

infensive  access

requirements. Thersfore, no molor vebicle

on-site parking is consid

d raguired, while

double the motorbike and bieveie parking is
provided. Clause 29(4) confinns g consent
authority may grant consent Io development
whether or not compliance is achieved
Therefors, the merit based variation is

consitdered acceptable.

Accessibility and Conneclivity The development

proposes  pedestrian KA

pathways from both Albion Street and
Gordon McKinnon Lane. The pedestrian

access from Albion Strest

is direct and

unimpeded by stairs/obstacles.

Site Consclidation and The subject site does notresult in an isclated hES
Development on Isclated Sites affotment.

New Devalopment

C.2 Wall height for new buildings
and extensions o existing
buildings should not exceed 3.6
metres or higher than the ridge
line of the existing hotse.

C.3 Hipped and / or gabled roofs
should have a pitch not greater

than 45 degrees. degrees.

The proposed wall height doss not exceed Yes
the ridge line of the exisling dwelling.

The roof has a pilch no grealer than 45

C.4 Additional rooms abovethe A new building is proposed. N/A

main body of the house are not
permitied where alteration lo.the
existing roof shape would be
needed.

MIA

C.5 Avoid use of dormer windows - grylights are provided to the atiic levels

and:mansard roofs, Rooms.in the - rather than dormer windows.

roof may be considered only
where they are ventilated by flat
in-plane skylights on the rear face
of the roof.

C.6 For extensions, the same NIA
material as the exisling house, or

Statement of Environmental Effects: Section 8.3
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Buliding Form and Appearance
P4-P8

Building Envelope Controls
P.9-P.10

Ocoupation Requirements
PR3

Operational Management
P.14-P.21

Annual Certification
p22-P.23

Design of Boarding Houses
P.24.P.34

The existing dwelling on the site is not a
hertage listed item. howsver, the sile is
located  within  the Hamis Park  West
Conservation frea. Given the localion of the
site, the proposed boarding house has been
designed with 2 Viclorian Cotlage aesthetic,
consistent with the existing character of
Alblon Sireet and the wider locality.

The subject site currently contains an older
stvle single storey dwelling constructed from

tmber weatherboard with {erracotia  tiled
roofing. The existing dwelling contrasts the
exisling characler of the conservation arsa,
which is predominantly made tp of Victorian
Cotizge style dwellings. IUis considered that
the proposed boarding houss will me more
consistent with the existing streeiscape of
the conservalion area.

The proposalis compliant with majority of the
building - snvelope requirements and s
designed consigient with the surrounding
locality. :

The development has been designed fo
comply with the building envelope controls
for a dwelling house, given they are the
predominant building form within the locality.
See the earlier discussion for detail.

The development proposes a maximum of
12 residents.

Rooms are limited o a maximum of 2
occupants.

Leases will be for a minimuniof 3 months.

An on-site manager is not required under the
ARH SEPP 2009 due to the total number of
lodgers is less than 20. However, the current
application is accompanied by a Plan of
Management which identifies the operation
management regime for the site.

Certification advice and process noted.

The New Generation Boarding House has
been designed fo provide good amenity to

Yes

Yos

Yes

Yes

MIA- ARH
SEPP
2009
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Private Open Space
P.47-P.48

Acoustic Amenily
P49 - P52

Visual Privacy P53~ P.54

Access for People with Disabilities
P55~ P.57

The development proposes private open
space for each unit within the northern side
setback. The private open space is located
on the ground floor and therefore, is not
considered fo result in visual or acoustic
privacy impacts on neighbouring properties.

The proposal will have lreited scoustic
impacis o adipining properiies given the
design  and - lavout of the  proposed
development z2s #t relates o sumpunding
properiies.

Noise impacts are reduced through siting the
communal aress internally and communal

Having regard to the residential naure ol the
facility in a residentizl setting, the proposal
provides appropriate acoustic treatment and
Sulcomes.

The proposal continues to contain design
elements that seek to reduce potential visual,
privacy whilst promoting high standards of
residential amenity.

The proposed works to the subject building
has incorporated design measures o
achieve a satisfactory level of amenity and
privacy noting that the development provides
only skylight windows 1o the attic rooms,
provides 1.8m side fencing to both side
boundaries and predominanily blank walls
and high sill windows to the site’s southern
side boundary.

It is considered that the proposed
development produces an  appropriate
oufcome on a site that will provide a high
level of amenity for future lodgers and will not
adversely impact upon residential amenity
currently enjoyed by adjoining properties.

Al communal careas are - whesichair
accessible.

A Wheelchalr - accessible /  adaplable
bedroom with” -an ensuife bathroom s
provided - in the . boarding  house
developments achieving the  minimum
requirement of 1 per 10 rooms.

Yas

Yes

Yesu
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COURT DETAIL
Court Land and Environment Court of NSW
Division Class 1
Registry Land and Environment Court Sydney
Case number 2022/00025553

First Applicant

Samira Abboud

First Respondent CITY OF PARRAMATTA COUNCIL
ABN 49907174773

Samira Abboud, Applicant 1

Legal representatiize Pierré Saab
Legal representative reference

Telephone 02 9891 2552
Your reference PS:RK:022007
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