APPENDIX A — Applicants written documentation in response to JRPP

e« s & 8 o

Letter from CKDS Architecture received 22 August 2011 — Describing amended
proposal.

Letter from ADW Johinson, dated 18 August 2011 — Responding to JRPP resolution from
28 July 2011,

Report from DeWitt Consulting, dated 18 August 2011 — Certification of heights.

Report from DeWitt Consulting, dated 18 August 2011 - Certification of GFA and FSR.
Report from TPK & Associates, dated 9 August 2011 - Response to traffic matters.
Character statement for boarding house prepared by ADW Johnson

Letter from Street Real Estate, dated 8 August 2011.
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Senlor Urban Planner
The City of Newcastie

Attention: Steven Masia
Dear Mr Masia,

Development Application 10/1511: 121-123 Union Street Cooks Hill

Based upon comments and points of clarification from the Joint Regional Planning Panel (JRPP) we
write to confirm that the following changes have boen made to the proposed develcpment at 121-123
Union Street, Cooks Hill (DA 10/1511):

- aleftinfieft out access has been pmw:ﬁed to Union Street at the North West corner of the site,

- the provision of vehicular access to Union Street has pushed the northern wall of the North-
West Bullding away from the northorn boundary by mero than 4 metres,

- the Gross Floor Area (GFA) of the North-West Bullding has been reduced thus reducing the
overall GFA of the proposal,

= the apartment mix in the North-Wes! Building has beon revised as follows;

- removal of 8 x 1 bedroom aparimenis on the southern side of the circulation carridor,
- addition of 3 x 3 bodroom apartments on the southem side of the circulation corridor,

- fixed angic vertical screens have been provided to windows facing north on the North-West
Bullding to mitigate any privacy issues,

- all north facing ground floor docks on the North West Bullding have been removed,

- apariments 103, 203 and 303 have been re-rientated east rathor than north,

- asingle storey pergola structure has been provided over the new Union Street access
driveway to provide screening and a structure for vine planting over. The single storey poergola
also provides an appropriate link to the nelghbouring single storey residential dwelling to tho
north and links into the garden and park theme of the proposal,

- visitor car parking orientation has been revised as a resull of the access driveway,

- the proposed largo scale irees have been retained to the visilor car park,

- the Unlon Street basement parking has been reduced by 2 x car parks to comply with council
codes and allow level access o Unlon Street at the north west of the site,

a controlled two way access road has beon provided beb the p ed b g houso
building and middie strip apartment building to provide access and egress for all vnhicles in
the Residentiat Flat Bullding,

- bieycle parking has been provided to the Boarding House Building at a rate of 1 bike per
room- areas are neted on the plans,

- all helghts above the 10m height guidelines as well as FSR's have been qualified,

- all selbacks have been dimensionod.

o




CKOS ARCHITECTURE

Should you require further information or clarification in relation to any of the above matters, ploass
contact Stuart Camphsll directly on 02 4928 3804,

Yours faithfully,

Stuart Campbell

Registered Architect B. (Arch. Hons Class 1)
Director

CKDS Architecture PTY LTD
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1ah Augusk 2011

The General Managor
Mewcastle City Council
PO Box 489

Newcastle NSW 2300

Attention: Peter Chrystal
Dear Peler,

RE: 121 & 123 UNION STREET GOOKS HILL
DEVELOPMENT APPLICATION 10/1511

We refer to the JREP meeting of 28 July 2011 al which the proposal for a residenlial lat buiiding
and o boarding house at the subject site was considered and deferred unfil | September 2011,
with the proponen! o address a number of points. This letler ond relevant altachments address
the points raised.

1) CERTIFICATION FROM A COMPETENT PERSON OF THE BUILDING HEIGHTS OF ALL PROPOSED
BUILDINGS ON THE SITE, CLEARLY STATING THE PROPOSED BUILDING HEIGHTS IN RELATION TO
EXISTING GROUND LEVEL AND DISTINGUISHING COMPLYING AND NON-COMPLYING
ELEMENTS WITH SHADING OR COLOURING.

Flease find altached plans thal have been independently cerlified by o registerad suiveyar
from DeWitt Cansulling os to the height of the buidings os requested. A report has been
prepared to this effect and is attached.

It is important to clarily @ number of aspects as 1o the calculotion of height, Height conlrals for
this site are curently conlained within Newcaslle DCP 2005. Heighl and ground level within the
DCP are delined as.

Building Height (or Helght of Bullding): the vertical distance between the ground level [existing)
at any point fa highes! point of the building, including plont ond liff overruns, but excluding
communication devices, onfennoe, satelite dishes, masts, flogpoles, chimneys, flues and the
likes.

Existing ground level: means the ground level In cxislence Immediately prior fo the
commencement of proposed bullding or site works, token at the lower side of o sloping block,

ADW JOHNSON PTY LIMITED

cantral cooast ABN 62 129 445 598
2 bounty close, fuggerah naw 2259 hunter region

po box 3717, tuggerah nsw 2259 74335 hilshorough rood, womess boy naw 22582
phone. 02 4305 4300 phone, 024978 5100

tox, 02 4305 4399 fas. 02 49786199

video conf, 024305 4374 video conf, 02 4954 5948

cmail, coosh@adwlohnson.com.ou www . adwijohnson.com.atl emall. hurtes@aciwichnson, com.od




johnson
The attached plans show lhe heights calculated based on the literal wording of the request of
the JRPP, However we make the following observalion in relation fo the DCP definition of
“eisling ground level".

The subject site has undergone excavation as a resull of [he exisling Bimet lodge development.
This hicis had the effect of reducing tho ground level of the site, this is mos! prominent in the North
Fast comer of the site {However the site boundary reflects the pre existing natural ground level).
This has an Impact when calevlating heighl. It is perhops more correct to interpret the definition
of “existing ground level" under the DCP os being the orgingl ground level in sxistence
“Immedialely prior to the commencemeant of proposed building or site works,.." thal s fo say
that the exsting ground level as il was immedialely prior to the Bimet lodge building works,

lo provide assistance i the consideration of interpreting the definition of height we have also
turned to the DOPI publicalion "Residentiol Flat Design Code — Tools for improving of residentiol
flot buildings”. This s o documen! specilically referenced far consideration when making on
assossmoent under SEPP 45, The document says thot:

"height is the distance above ground laken from sach paint on the boundary of the site.”

Haoving regard to the above discussion on fhe DCP and in reference o the Residential Flat
Design Coede it is considered that the most oppropriole method ol calculating height s from
around al the boundary, In relation to the subject site this is in fact notural ground before Bimet
lodge was construcled, This is alse considered appropriate because it is at a site's boundaries
that o development has the polential lo have ils' greatest impact,

In acldition, the Residential Flal Dasign Code approach to helght is o more common senisc
approach to the interpretation of heighl. Otherwise, 1o provide as an exireme example, height
could be measured from the boltom of the exisling swimming pool an the site as this is "existing
ground" af that paint,

Accardingly in addilion to the aftached plans showing the building heights as measured from
existing ground in ils literal inlerprelalion Ihe plans have olso been marked to show the hoight a3
considered more appropriciely measured lrom the exisling levels al the boundary of the site.

The oxtent fo which fhe buidings sil outside of the conirol height (however defined) is
considered to not have o significant Impact on the amenity of neighbours or strectscape nofing
the proposed setbacks, meosures taken to profect privacy and shadow diagrams.

2) INVESTIGATION AND ADVICE OM THE FEASIBILITY OF VEHICULAR ACCESS TO THE SITE FROM
UNION STREET

The proponent in the early phase of the project was advised by Council that access off Union
Street would not be permitled. However, in response to the community desirg shown at the JRPP
meefing for such an access Councll has reviewed its posilion. Accordingly the Project Architect
hos now spent significant ime in reconsidering this design option. The allochad amended plans
now include an access ofl Urion Street.

3)  CLARIFICATION OF BOUNDARY OFFSETS
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The ottached plans clearly show dimensioned offsels.

In relation to the concern aboul oflsets to the proposed new boundaries we advise thal these
olfsets are also shown on the allached plans. Offsets from these boundaries comply with The
minimum requirements under the Building Code of Australia. Compliance with boundary offsets
relative to any DCP control s not necessary given that the boundaries are internal of the site and
thait on mernit assessmen! the appropriate building separation dislances have been achieved.

4)  ADVICE ON THE OPPORTUNITY TO RE EXAMINE ALTERNATIVE DESIGN OF THE PROPOSED
DWELLINGS IN THE NORTH WESTERN CORNER OF THE DEVELOPMENT TO IMPROVE THE
PRIVACY AND AMENITY OF THE EXISTING ADJOINING DWELLINGS

The Morth Wesl comer hos been significantly redesigned lo lake account of the new proposed
Union Street access, This has resulted in a greater side boundary setback at this localion and
further improvement to the privacy and amenity of the existing adjoining dwellings. Furlher o
1his, Ihe norih-east facing I-bedroam unil of Ihis building has been re-orientated fo face east
rather than north, reducing privacy impact to residents to the notth,

5) A REVIEW ADVICE RESPONDING TO MARK WAUGH'S TRAFFIC COMMENTS DATED 22ND JULY
2011 IN RELATION TO THE PROPOSED DEVELOPMENT

The comments provided in the Mark Waugh submission of 22 July 2011 have been addrossed by
TPK & Associoles, Including having regard o the new proposed access on lo Urion Street, TPKs
report is altached.

4}  FURTHER CONSIDERATION OF THE OPPORTUNITY TO PROVIDE A WIDER RANGE OF DWELLING
TYPES INCLUDING MORE 2 AND 3 BEDROOM DWELLINGS, NOTING THAT THE CURRENT
PROPOSAL IS OVERWHELMINGLY SINGLE BEDROOM DWELLINGS

Ihe propanen! hos given substontial consideration fo the mix of dwellings. The proposed
development and mix of unlis has been designed in direct response 1o market demand. Flease
find alloched a report prepared by Mr Andrew Walker of Street Real Estale who has o detalled
understanding of the Newcastie Markel. Essenfiolly the markel has been undersupplied of 1
bedroom dwellings for some fime. This growing under supply is also contibuted by |he gradual
rechuction in housing occupancy rates.

We nole that the zone objeclives tor the 2{b) Urban Core zone are that the zone is 1o provide for
(o ... diversity of housing lypes”, The zone does this by permiliing within it the full range af
housing types including boarding houses, town houses, villas, detoched dwellings. dual
occupancios & residential flat bulldings. The 7one objectives (and the LEF overall controls) do
nol speciiically identify that a mix of 1, 2 or 3 {or other number) bedroom dwellings is required in
respect of any parlicular site, similary the objeclives (and the LEP overdll controls) da nol identify
what the mix of housing types should be for a site. This allows the marke! 1o respond to housing
neeads.

Fssentially the exisling mix of housing across The locality does not provide for adeguate numbers
of | bedroom dwellings, The proposed developmenl is an opperfunily to address this situation.
Demane sugaests that there s alrsady an adequaie supply of 2 and 3 bedroom dwallings within
[hve locality.
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In addition to the above the huilding has been designed in such a way so as to allow 2 x linear |
bedroom apariments | lypes 'A' and 'F' as indicaled on the plans) o be allered to form a 3
bedroom apartment {type 'I' asindicated on the plans) if the market demanc aliers.

In thie redssian of the Narth Wesl building the unit mix was adjusted lo reduce the unils within the
Residential Flat Bullding by 8 % 1 bedroom apartments and replace i with 3 x 3 bedroon units,

7) GERTIFICATION FROM A COMPETENT PERSON OF THE FROPOSED GROSS FLOOR AREAS OF
THE PROPOSED DEVELOPMENT

Dawitt Consulfing surveyers have cerified the gross floor orens of the developmenl, sea
attached. It can be seen ihat they are within the same folerances of the measurements made
by the Project Archilec! and that the resulling FSR calculafions are below thal permitted under
Coundll's DCP. In addition the proposed redesign of the Marth Wesl comer has resulted in an
overall reduction in Gross fioor Argas of approximately 250sgm.

8)  PROVISION OF A LOCAL CHARACIER STATEMENT FOR THE BOARDING HOUSE COMPONENT
OF THE PROPSED DEVELOPMENT, GIVEN THAT SUCH CONSIDERATION APPLIES UNDER CLAUSE
54M (3) OF THE CURRENT SEPF.

Pledse lind enclosed the ieauesled character statement prepared by ADW Johnson and CEDS
Architecturs. )

Yours faithfully

ADW Johnson (hupter office)

CRAIG MARLER
SENIOR PLANNER
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18 August 2011
OUR REF: 2651

Parkway Accommodation Pty Ltd
Ci- CKDS Architeclure

PO Box 958

NEWCASTLE NSW 2300

ATTENTION:  STUART CAMPBELL
Dear Sir

RE:  PROPOSED MILLER UNION DEVELOPMENT, UNION STREET, COOKS HILL
BUILDING HEIGHTS

1. OVERVIEW

In zccordance with your instructions we have assessed the height of the proposed Miller Union
Devalopment in relation to the helght guidefines contained in the relevant SEPP 65 and the Newcastie
City Councll DCP definitions. We understand the Height Definitions are as follows:

s SEPP 85 Definition - 10 metre (m) height plane from boundary point. {ie - 10 metres above a
line of canstant slopa joining the reduced level at each site boundary point at the relevant
section).

o DCP Definition - 10 m helght plane above existing ground line, (ie - 10 metres above the
exisling ground surface at each point along the relevant section,

We have used the following plans in our calculations and assessment:

o Detail & Contour Survey Lot 1 & 2 D.P.1050041, Version A, dated 20 July 2010 prepared by
ADW Johnson, ("Survey Plan’)
s CKDS Architecture drawing referances:
Elevations {'Elevation Plans");
o DA311 Issug AG- Elevations Technical- Union Strest & North East
s [DA312Issue AC- Elevations Technical- Corletle Sireet & South West
“Sections ("Sectlon Plans"):

o DA411 Issue AB- Ssctions Technical- Sections A, B&C
o DA412 Issue AB- Sactions Technlcal- Sections D, E& F

L\Jobs9i285144ug 11, Reporl Height.doc Page 1



2 LIMITATIONS

We note ail ealculations and assessment have been based upon the above electronic plans. There are
limitations in interpreting the contours which depict the existing ground surface which we would suggest
is in the order of up to + / - 0.1 maires in some cases, particularly along the boundary lines. In this
regard the survey data is limited aleng the north western boundary and is not really sufficient to
establish an accurate existing ground level profile.

Our interpretation of the existing ground surface and thersfore any heights checked are based upon the
survey data provided to ds Wilt Consulting for the purposes of this analysis,

3. ANALYSIS

\We have prepared a profile boundary to boundary of the exisling ground surfaces using the slectronic
contour data wiihin the AutoCad drawing file of lhe Survey Plan at Seclions A, B, C, D, Eand F as
[lustrated n the Section Plans. These existing ground prafiles were then appropriately scaled and
plotted onto the Section Plans detalling sections A to F inclusive. CKDS Architecture used the existing
ground profiles to prepare the SEPP 65 Definition and DCP Definition 10 metre height plans and
calculated the helghl differences between these Height Definitlons and the roof reduced levels of the
proposed bulidings,

Similarly to the existing ground profiles prepared at Section A to F, existing ground profiles have been
prepared along each to the site boundarles and plotted onto the Elevation Plans. The height differences
between the roof reduced levels of the proposed development and 2 10 metre height plane above the
existing ground were then calculated by CKDS Architecturs.

We have subsequently reviewed lhe elsctronic Section and Elevation Plans In so far as e
representation of the proposed development In relation to the Height Definiflons. We are of tha opinion
the Section and Elevation Plans accurately depict (within the fore mentioned limitations) the height of
the proposed davelopment in relation to the Height Dsfinitions based upen the exisiing ground levels
pravided in the Survey Plan.

If any clarification or further information is required fee! free to contact the undersigned.

Yours faithfully
de WITT CONSULTING

g‘%LJW

Jason Landers
Surveyor Registered under the Surveying & Spatial Information Act 2002.
DIRECTOR

L\ Jabsti2651\un i 1, Report Helght.doc Page 2
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18 August 2011

OUR REF: 2651

Parkway Accommodation Ply Ltd
C/- CKDS Architecture

PO Box 958
NEWCASTLE NSW 2300

ATTENTION:  STUART CAMPBELL

Dear Sir

RE:  PROPOSED MILLER UNION DEVELOPMENT, UNION STREET, COOKS HILL
FLOOR SPACE RATIOS

i INTRODUCTION

In accordance with your instructions we have calculaied the Gross Floor Area ("GFA’) of the proposed
Miller Union Development to determine the Floor Space Ratio "FSR'. The proposed development
consists of two main components being Residential Units and a Boarding House. Itis understood each
proposed companent will be situated on a separate proposed lot of land which Is part of the proposed
development, Inthis regard we understand the following:

T The proposed Residential Units will be situated upon a proposed lot of 7,435.5 square metres
with a primary frontage to Union Stresl.

2 The propasad Boarding House will be situated upon a proposed lot of 2,855 square metres
Wwith a frontage to Corletle Sirest.

The above figures amount to a total site area of 10,331m?%  On investigation we have determined the
site of the proposed development fo be Lois 1 & 2 in Deposited Pian ("DP") 1050041, DP1050041
documents the area of the fols 1 and 2 to be 5,052m? and 5,077m? respectively giving a total area of
10,329m. By using the plan dimensions we calculate the area of the tolal site to be 10,330m? The
greatest difference being 2m? between the DP and the area caloulated using the propesed lot areas
amounts to 0.02% of the total area and in our opinion is inslgnificant for the scope of calculafions for
FSR.

We have been advisad by your office that the allowable FSRs for the proposed Residantial Units and
proposed Boarding House are 0.9 -1 and 1.4 :1 respectively.

L\obs9\2651W4ug 11, Report FSR_ 3idoe Page 1



2. METHOD OF CALCULATION

We have calculated the areas in accordance with the following exert from Newsastle Clly Councll DCP
2005 as provided by your office. The exert is as follows:

Floor space ratio: the raflo of the gross floor area of all buildings on a site to the site area.

Gross Floor Area (GFA): the sum of the floor area of each storay of a bullding measured from the
internal face of external walls, or from the Internal face of walls separating the building from any other
building, measured at a helght of 1.4 inetres above the floor, and ncludes:
(a) the area of a mezzanine within the storey, and
(b) habitabla rooms in a basement, and
(c) any shop, auditorium, cinema and the like, In a basement or atic,
but excludes: y
{d) any area for comman vertical elreulation, such as lifis and stairs, and
{e) any basemant:
i) eterage, and
Ii} vehicular access, loading area, garbage and services, and
{f plant rooms, lift towers and other areas used exclusively for mechanical services or
ducting, and )
{a) car parking o meet any requirements of the consent authority (including access to
{hat car parking), and
(h) any space used for the loading or unloading of goods (Including access foit), and
{i terraces and balconies with outer walls less than 1.4 metres high, and
i) voids above a floor at the level of a storey o storey above.

It Is understood the floor areas are to be measured at a height of 1.4 metres above the floor level. In
this regard we have assumed the floor plans as shown on the plans to be refleclive of the area al a
height 1.4 metres above the floor level.

All calculated areas have been underaken using electronic AutoCad drawings files of the plans by
CKDS Architecture. The relevant drawings are as follows:

DAZ01 lssue AL- Basement Floor Plan
DA202 |ssue AH- Ground Floor Plan
DAZ203 |ssue AE- Level 01 Plan
DA204 Issue AE- Level 02 Plan
DAZ0S Issue AE- Level 03 Plan
DAZ0E |ssue AE- Roof Plan

Area measurements have been made to 0.1 of a square mefre,

The following sectlons st out the calculation at proposad F-Iesldemial Units and Boarding House.

3 RESIDENTIAL UNITS

The camponents of gross floor level of the residential units are set out in Table 1 allached to this

dosument along and represented as the areas outlined red and shaded yellow on the attached plan
series.

L Jobs%iZ651\Aug 11, Report FSR_3.dos Faga 2




The lotal GFA for the residential units is 6,475.2m?,  With the proposed lot size being 7,436.5m?, the
FSRIs0.871:1. . We understand the allowable FSR to be 0.9 :1 which would amount to 2 maximum
GFA of 6.611m2

In making this calculation we note the following:

1. The red oulline on the drawings and associaled GFA calculations are representative
of the measuremant to the internal face of external walls.

2 There are no habitat rooms in the hasement nor any shop or the like.

3 Comman vertical clrculation, such as iift shafts and stairs has been excluded from
the calculation,

4, Basement storage (including bike), vehicle access, garbage and service areas have
been excluded from the calculation.

5. All plant rooms, Iift towers, mechanlcal service and ducting (& chutes) have been
excluded from the calculation,

B All car spaces including access thereto (vehicle and pedesirian - including lobbies)

have baen excluded from the calculation. It is assumed the number of car spaces Is

consistent with the requirements of the consent authority. In this regard the area of

a smalier car park is 13.75m%  Molorcycle patking has been put into the car space

category.

The areas of all balconles and terraces have been excluded from the calculation.

Within units the area of the stairs has been included In the caleulation at the lower

level, On the upper level the stairs have been considered as a void and extluded

from the calculation.

& Areas of walkways external the bullding at each lavel have been excluded from the
calculation.

&

4. BOARDING HOUSE

The components of gross floor level of the boarding house are set out in Table 2 altached to this
document along and represented as the areas oullined red and shaded orange on the alfached plan
serles,

The total GFA for the boarding house is 4010.8m2  With the proposed lot size being 2895.5m?, the
FSR is 1.385 11, We understand the allowsbie FSR to be 1.4 :1 which would amount to & maximum
GFA of 4,053.7m*

|n making this calculation we note the following:

1. It Is understood all car spaces, Including motorcycles are requirements of the consenl
autharity.
2 The red outline on the drawings and associated GFA calculations are representative

of the measurement ta the intermal face of external walls,

2, There are no habltat rooms in the basement nor any shop or the like.

3 Common vertical circulation, such as lift shafts and stairs has been excluded from
the calculation.

4, Basement storage (Including bike), vehicle access, garbage and service areas have
been excluded from the calculation. The laundry has been considered a service area
within the basement, The area of the laundry is 12.6m”.

5. All ptant rooms, it towers, mechanical service and ducling has been excluded from

the ealculation,

LiJobs@t65114ug 11, Report FER, A.doc Page 3




B. Any volds assoclated with the sun hoods have been excluded from the calculation.

7. Areas of walkways external the bullding at each level have been excluded from the
calculation.

8. The area of sub-structure at ground |evel has not been included in the caleulation.

g, No balconies have baen included in the calculation.

5. CONCLUSION

We have calculated the GFA and FSR-for the two components of the Miller Union Development. The
Method of calculation s sat out in section 2 above with further analysls for the proposed Residential
Development and Boarding House set oul in sections 3 and 4. By our calculations we find the
calculated FSR be under the allowable FSR for both the proposed Residential Development and
Boarding House.

If any clarification or further information is required feel free to contact the undersigned,

‘Yours falthfully
de WITT CONSULTING

Jason Landers

Surveyor Registered under the Surveying & Spatial Information Act 2002.
DIRECTOR

LAdobs$2651ug 11, Report FSR._ 3.doc Page 4
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TABLE 1 - RESIDENTIAL UNITS

GROSS FLOOR AREAS (GFA) CALCULATED TO DETERMINE FLOOR SPACE RATIOS (FSR) - MILLER UNION DEVELOPMENT

RESIDENTIAL UNITS TOTAL 6475.2 sgm
LOT AREA 7435.5 sgm
F5R 0.871:1
Allowsable FSR 0.9:1

BASEMENT LEVEL 0
GFA- B 1t Total 0
GROUND FLOOR

101/102/103 160.7
104/105/106 1010
107/108/109 1555
110/111/112f113 2175
114/115f116/117 2175
118 117.2
iig/120/121 155.5
122/123/124/135 2175
126/127/128/129 2181
130/131/132/133 2175
134 117.4
GFA - Ground Flaor Total 1895.1
LEVEL1

201/202/203/ 158.0
204/205/206/207 1013
208/208/210 1549
211/212/213/214 217.4
215/216/217/218 217.5
219/220/221 149.1
222/223/224 155.0
225/226/227/228 217.5
229/230 2219
231/232/233/234 2175
235/236/237 14581
GFA - Level 1 Total 1960.1
LEVEL2

301/302/303 160.3
304/205/206/207 1013
305/306/307 155.6
308/309/310/311 222.4
312/313/314/315 2224
316/220/221 142.0
317/318/319 155.5
320/321/322/323 217.5
324/235 2219
326/327/328/329 2183
330/236/237 142.0
GFA - Level 2 Total 1959.0
LEVEL3

401/402 235.2
403/404 210.5
405/406 2353
GFA - Level 3 Total 661.0




TABLE 2 - BOARDING HOUSE
GROSS FLOOR AREAS [GFA) CALCULATED TO DETERMINE FLOOR SPACE RATIOS (FSR) - MILLER UNION DEVELOPMENT

BASEMENT LEVEL BOARDING HOUSE TOTAL 4010.8 sqm

GFA - Basement Total 0 LOT AREA 2895.5 sqm
FSR 1.385 1

GROUND FLOOR Allowable FSR 14 :1

North Block 481.6

South Block . BB9.6

GFA - Ground Floor Total 1371.2

LEVEL1

North Block 4278

South Block 891.0

GFA - Level 1 Total 1318.8

LEVEL 2

Nerth Block 463.6

South Block 857.2

GFA - Level 2 Total 1320.8

LEVEL 3 0.0

GFA - Level 3 Total 0.0
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TRAFFIC MANAGEMENT & SAFETY CONSULTANTS

10 Halg Streel Belmont NSW 2280
PH. (0Z) 4045 5688

Fax (02) 4645 5686

Mab. 0418 419 190

E-mail: 1p.keating@huntedink.netau

STATEMENT
Response for Hunter & Central Coast Joint Regional Planning Pane! (HCCJRPP)

Project (DA 10/1511):
Proposed Residential Development — 121 to 123 Union Street, Cooks Hill

This Statement prepared by Terry Keating, Director TPK & Associates (TPK) on 8™ August 2011

BRIEF BACKGROUND
1. TPK prepared the Traffic Assessment Report (September-October 2010} for the subject
development.
2. Council assessed the Application and further analysis by TPK was required due to community
response including a Traffic Repert by Better Transport Futures (BTF).
TPK prepared the Traffic Response Report (April 2011).
Council provided their assessment report to the HCCJRPP
HCCJRPP deferred their decision on the matter on the 28" July 2011 seeking further analysis and
responses.
TPK, for The Applicant was required to consider two matters:
1. Provide a response to the option for an access toffrom the development site off Union Strest;
Council had previously advised the project team that there was to be no access toffrom Union Strest.
2. Respond to the BTF Project Design Note submitted to the HCCJRPP at the mesting of the 28" July
2011.

DISCUSSION & ANALYSIS

Union Street Access

Mewcastle City Council has bean consulted subseguent to the HCCJRPP meeting and has informed the
project team that an access to Union Street would be accepted, was to be at the northern end of the site and
provide for left in left out only; the method of control Councll preferred is provided in their statement below:

“Coyneils brere:em_e is for the operation of the Union Street access fo be confrolled by & 'site acoess management plan
and appropriate signags logated within the sife’. A central concrete median in Union Strest s not supparfod and hisfory
would syggest that it is physically impossiblo to dosign a driveway that would prevent right fum movements.”



TPK & ASSOCIATES — RESIDENTIAL DEVELOPMENT, CODKS HILL — RESPONSE TO HCCJRPP

A revised site layout has been prepared to include that access in the proposed site layout, the relevant plan
is provide In Appendix A.

The access to Union Street will have:
= Only (left) regulatory sign facing Exiting Traffic and
» No Right Turn regulatory sign with “To Driveway” plate below facing traffic approaching the access
an Union Street from the south.
In addition Site Management is to provide reinforcement of this left infleft out requirement &t this access as
part of unit purchase advice and through ongoing management communications with residents.

The revisad layout has resulted in some change to the land use delail but minimal change to guideling
outcomes/requiraments for the project; revised tables are provided bslow for information.

TABLE 1—PROJECT LAND USE DETAILS

LAND USE TYPE DETAILS
Units )
« 1 Bedroom 83 Units
s 2.3 Bedroom 18 Units
Boarding House 112 Rooms, 1 Caretekers Apartment

3.1. — Road Neiwaork Traffic Generation
The RTA Guids to Traffic Generating Developments suggests traffic generating rates for a range of land use
activities, Table 2 sets out the rates adopted for this project.

TABLE 2 — POTENTIAL TRAFFIC GENERATION

LAND USE ADOPTED RATE AND TRIPS
PROPOSED
Units

« 1 Bedroom; 83 Units 0.4-0.5 Peak Trips pat unit

s 2-3 Bedroom; 12 Units 0.5-0.65 Peak Trips per unit

Peak Trips =4310 54

Boarding House; 112 Rooms 0.29 Peak Trips per unit
Peak Trips =33

Summation
POTENTIAL PROJECT TRIP TOTALS Peak Hour = 78 to 87 trips
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TABLE 3 — POTENTIAL PARKING REQUIREMENTS

USE

COUNCIL DCP RATE & REQUIRED

Units

. 1 Bedroom; 23 units
« 2 Badroom (75-100m); 6 units

e 3 badroom

Boarding Houss
« 113 rooms

TOTAL DCF REQUIREMENTS FOR DA

13 units

1 space per unit

1 spaces per unit

2 spaces par unit

Plus 1 visitor space for first 3 units and 1 space per 5
units thereafter,

145 Unit Spaces

21 Visitor Spaces

1 space plus 1 space per 10 Bedrooms; plug
1 space per 20 units for visitors

11 Bedroom Spaces

6 Visitor Spaces

153 Spaces

The provision of this access tolfrom Union Street will alter the distribution of the potential traffic generatians;

the same distribution base from previous TPK reports has been maintained but traffic flow adjusted to

incorporate use of the Union Street access; see Figure 1. An outcome is that the traffic demand on Corlette

St is reduced.

FIGURE 1 — UPDATED FOTENTIAL PEAK TRAFF|C DISTRIBUTIONS: PM PEAK IN BRACKETS
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BTF Project Design Note
The Project Design Note handed to the HCCJRPP at the meeting of 28" July 2011 submitted the Conclusion

set out below as the malters BTF considered were not addressed to date; TPK has provided discussion
below in italics under each dot point made by BTF in the Conclusion section of that Project Design Note.
Conclusion

Having reviswed Council's assessment of the DA submission our conclusion remains as stated previously.

That is:

s Whilst the overall iraffic numbers stated for the site using the appropriate codes are relatively small,

this is shown to cause problems at nearby intersections.

The Council agreement to allow a site access toffrom Union Strest has diminished the use of Corfette Street
and the unit yield rodesign of the site to accommodate the Union Straet acvess has reduced the potential
traffic generations.
Union & Tooke Streels intersection will be discussed in a later dot point,
Tho Parkway Avenue intersection with Corlette Strest will now have minimal authound fraffic potential in the
am peak hanco negligible impact on capacity; the pm traffic demands for this intersection will be, in the main
on the prionty routs, small velumes and hence also minimal impact on capacily.
The TPK Response Report (Aprif 2011), Section 5.1 discussed the signalised infersection of Union &
Parkway Avenue; the points raised in that response remain valid. The efficiency ar nof of the existing
phasing and intersection geometric design for this intersecton is not & mallar for this development
assessment to comment on as signal design & operation is controfied by RTA and the potential increase in
deimand from this development is negligible; Couneil raised no objection to the position TPK submitted

s  The poar performance is NOT addressed, by either the propenent's proposals, or by
Council’s assessment report.
See above and helow dot points.
e The reported performance by the pﬂI}ponent's traffic consuliant at the junction of Tooke
Street with Union Street is NOT satisfactory; and remains unaddressed.
TPK in the original Traffic Assessment (Septomber-October 2010) and the Traffic Response Report (2011)
has not dismissed consideration of the Union & Tooke Street intersection. TPK modelled and identified the
poor performance of the right lum from Tooke Street; in the Response Report TPK modolied affernative
geometric fayouts thal disclosed acceptable performance.
What TPK has consisfently maintainod is:
= Union Slreel performs a role in the road network above that of a local road.
o Growih on Union Street {raffic flow, regardiess of this developmont will in tum increase side street
delay.
s The growth on Uinion Sireet will come from a witde rango of impacts and TPK submitted that the
Union Street corridor would require a stratogic roule planning consideration if it was to maintain fls
traffic corridor function in Council's road nelwork,
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o Council had indicated that consideration of signalisation at the intersection of Union and Parry
Strests was on their agenda. [t is not uncommon in strategic route planning for key locations to bo
identified for major conirol (signals or roundabout) with lesser local infersections along the roule lo
have movement restrictions implemented at them {central median). TPK submitfed such planning
was outside the scope of analysis for this development and Indicated the decision for the Union and
Tooke Streot intorsaction, as part of a wider analysis heed for route management was a maller for
Council: Council has not objected to TPK's position.

s Also of concem is that the performance is sensitive to the assumptions about parking and

traffic generation, based on the land use activity nominated for the proposal.
See dot point befow

o Ths assessment of parking allows details of the affordable housing SEPP to be ignored, with
no justification. Parking needs to be provided in accordance with the SEPP, or alternatively using
traditional rates as nominated in Council's own DCP requirements.

The SEPP Affordable Housing identifies that no new parking is nesded for Boarding Houses.

This project has opted fo provide some parking o minimise potential for impact on on-street parking.
This project has adopted Council’ DCP parking rates for the unit component of the developmeant.

TPK assessed that to bs an acceplable approach in ensuring the development minimised the Impact on
parking in the surrounding precinct,

+ The ongoing operation and performance of Corlette Street is also of particular concern in
relation to its environmental capacity given its local street status, and high levels of existing parking
and pedestrian activity,

TPK's Response Report (April 2011), Section 5.3 provided consideration of environmental capacity for
Corfolle Streol; will the-agreement to the Union Streol access the increase in traffic flow, from this
development an Cotlolto Streot fras beon furthor diminished in terms of impact discussed in Section 5.3.
Council has nol indicatod issue with that assessment in Section 5.3,

s Additionally, Councils solution for treatment of Corlstts Street contradicts the proponents
stated reasons for use of this local street, and does not address the problems &t Tooke & Union-
{Rather it appears to lgnore it.)

The road widening for Corletie Street s & requirement required by Council. The Union Streef access
agreement has reduced potential traffic flow on Corlette Sireet; it remains a matter for Council as to their

requirement far the road widening.
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TPK STATEMENT SUMMATION
The following comment is made by way of overview for this development:
TPK iz of the view:

1. The revised access provisions, including access to Union Street will minimise any potential impacts
to Corletie Street traffic conditions and surrounding intersections.

2. The suitability of phasing and optimised geometric design for the Union Street & Parkway Avenue
traffic control signals is not a matter for this development; furthermore the potential increase In traffic
volume per cycle that this development will be negligible.

3, The decision on any traffic management and capacity roadworks at the Union and Tooke Street
intersection should be part of a route planning project by the road authority and is not seen as a
matter for an individual development, gensrating small volume peak hour traffic increases to resolve.

4, Thecurrent on-street parking demands should not be considerad as factors for rejecting this
development as it is submilted that the site will have off street capacity to manage potential
demands; existing on-strest demands include:

a. The adjoining schoal (on school days) dominates Corlette Strest for the parental drop off
and pick up periods and to a lasser extent by teachers due to the absence of any school off
street parking.

b. All day parking (other than locals) on weekdays by chservation has begun to peneirate
Corlette Street due to unrastricted kerbside space being avallable,

¢ MNational Park weekend sport dominates the surrounding road network’s on-street parking
due to the absence of any neariy off street parking amenity.

5. The site has acceptable access to public transport,

Prepared by

7 Reating

Mr. T Keating
Director, TPK & Associates
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APPENDIX A
SITE LAYOUT
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PROPOSED DEVELOPMENT OF RESIDENTIAL FLAT BUILDING AND BOARDING HOUSE 121-
123 UNION STREET, COOKS HILL

CHARACTER STATEMENT

INTRODUCTION

The JRPP ot its meeting of 28" July 2011 requested that o character statement be prepared for
tho boarding house component of tho proposed development af 121 — 123 Union Street,
Cooks Hil as required by SEPP Alfordable Rental Housing. Specifically Clause 30A of Division 3
Boarcling Houses says: ;

A consant outhorly must not consent fo development fo which this Division cpplies uniess If
has taken info considerafion whether the design of fhe davelopment is compatible with 1he
charaeter of the local area.”

Clause 30A applies fo the proposed development thiough the operation of the savings and
transitional provisions contalned in Clause 54A,

The assessment report prepared by Newcastie Council's Senlor Development Officer discusses
character under o number of headings however It is approprate for a consolidated statermnent
to be presented to the JRPP,

This Character Staternent has been prepared with Input frorn the Project Team.

EXISTING CHARACTER

The existing characier of an area s informed by many fhings including site location and
topography, land use and bulding types.
The endsting character of this particular locdlity, relevont to the consideration of the proposed

boarding house can be described following consideration of the below aerlal photograph and
photos.

Proposed Residential Flod Buliding and Boording House 7
Union Steet, Cooks Hil
(Raf: 238435



Single Storey Homes Cnr Tocke and Co Streets

Froposed Residential Aot Bulding and Soarding House 2
Union Street, Cooks Hil
[Raf: 238435)




Single Storey Homss In Tooke Street (the rear yards of which adjoln the developrnent site)

Proposed Rasdantiol flot Biding ond Boarding Hotse
Urion Siraa, Cooks Hil
(Refl: 238435]



Corlette Street looking norih near Patkway Avenue

X . ay R . s :
Medium Density Housing located at the Crir of Corletie & Bull Sireets
Froposed Residential Flat Suiiding and Boording House 4
Union Street, Cooks HiY
(Ret: 238435




Examplo of Higher Densly Housing af 89 Parkway Avenue Crr Corlfte Slieet,
The Junction Rewo’




Cnr Corlette Sireet, The Junciion 'liawd

* Higher Density Housing at 97 Parkway Avenue

o ek I-i" i-_l: v L - 4]

| i : X TN
Example of Bullf Form contained within the Newcastie Grammar School Landholding at fhe Cnr
of Corlette Sireet & Parkway Avenug

Proposad Residentiol Aol Bulding and Boording Houss &
Uinton Sheet, Cools Hil
(Raf: 238435)




¥

i Son TR et |
YWCA Building which presents as four storeys to fhe street located af the Cnr of Collette
Sireet and Parkwery Avenug, Cooks Hil

Phioto of Unlon Towers from Collefte Street. '

Fropossd Resideniiol Fiot Buiting ond Boarding Hause 7
Unlon Sieel, Cools Hi
{Ref: 238435)







Proposad Resldeniial Fiat Buiting and Boarcing Hotse o
Union Streef, Cooks Hil
(Ref: 238435)




ae Storey [gDe ousing PmkwavAvenueChrUrﬁonSlreef'Brewcngle'

Proposed Resicential Fial Bulcing and Boaraling THouse
Union Stiee, Coaks Hil
(et 238435)

N




ngh 53!15&5_! Houshé ' 03 Parkway Avenue Cnr Unlon Sﬂ;a_i‘ﬂrewnng as it
dlirectly addresses ihe streef

g located and the Corner of Paﬁo.vaym;énue and Bruce Shest

Proposed Residertiol Aol Bulding ond Bocvdling House 1



!
: : el i
Residenfial Flat Buliding locaied on the comer of Parkway Avenue and Bruce Street

it can be seen that the area immediately fo the norih of the site in Tooke Sireet [wilhin the
Cooks Hil Conservation Areq) comprises single storay defached dwellings while opposite the
site In Corlefte Street Is @ medium density development cornpiising predominantly fwo storey
fown housos. Land use however Is not homogenous with fhe existing sife confaining @ mofel
and funcflon cenfre, land adjoining the site to the south being the fomer Hunter Institute of
Technolagy Unlon Sireet Campus and now owned and occupled by the Newcastle Grammar
School and land opposite in Union Steet farming part of the substantial National Park open
space and recreation areas.

The site is located In ciose proximiy to commercicl areas al The Junction and Market Town
shopping and aiso the Newcasfle CBD and beaches. These features have made the localiiy
poputar and fhis has assisted to encourage the more dense bullding foms that are scattered
throughout the locality as can be seen In the photographs.

The 1998 version of Councll's Newcastle Uban Stategy provides a critique of the identily of all
the suburbs that moke up ihe Newcostle LGA. The following extract relates to Cooks Hill:

Cooks Hil

Cooks Hil grew from the AA Company’s coal mines in the area. The fist houses were a row of
colllers hufs necr the present Brooks Sireel, Land sales began In 1854 whan miany lofs were
sold In Danby Streel, af the time known as Lake Maequare Road and one of the few public
access palhs though fhe AA Company land. Significant features include: Dardy Sirest
commercial and resfaurant centre, Cenfennial Por, sirest alignments relaling fo former railway
lines, ol galiedes, ibrary, consenvatonum, federlion housing, including foraces, ond Ciic
Fark,

Propored Residential Fiat Buiding and Boording House 12
Linion Steed, Cooks Hif
Ref: 238435]



Other Key feaiures include:

o Walkablity and conneciivify is very good and siteels appealing fo walkers!

s Jopography s generaly flaf;

e Some 35% of the housing steck is semi-defached, or fownhouses, and 39% are fials or
apariments;

0 nmsgowmcmwrmemsmpmmmm

o Densily is comparably high

o Steefscope [ inferesting with ifree fned stheefs although some insonslive
redevelopment, with garage doors and blank walk, hos reduced the walkabity and
affracivencss of sorme sieors,

Tho slte is within close proximity to the The Junciion, being a confinuation along Corlette and
Unlon Streets. Accordingly, it is aiso worth consideration what the Newcastle Uiban Stategy says
about the The Junction:

The Junciion

Narmed affer The Junciion of raiways senving colliers In the Merewether area, and sliuated
between the substanfial estates of the AA Company and the Mereweiher family. The Junction
wais described in 1880 as forming, with Buwood and Glebe, ong large scaffered vilage with o
popuiation of 1500, The Junclion senes as a local sewice, disiict meeting place and refall
funciions, it does not deiract frorm the cify Cenire but complimens if, as does Cooks Hill
Slgnifieant feaitres Include Glebe RoaalUnion SireetiKenick Sireet commercial centre, high
qually steefscapes, cafes and resiourants. Other key feotures includa!

o Wokabiify ks good. Highly infer-connecied sireels and relofively fial topography enabile
easy occess lo commencial faclitles;

o Coles Supemmarket which s an affractor i relalively easy o access by boif pedesiions
from Union Sireet and for shoppers using the basement caroark;

o Exisling primary schoois affract people fo The Junclion;

» Beachas are wilhin close Proximily;

o Housing /5 genenally expensive. The Depariment of Housing has an estale along
Parkway Avenue which provides an affordable housing component within fhe local
area.

The site adjeins the Cooks Hil Consewvation Area, a contributor fo the character of the areg.
Councll’s Inventary Listing Shest advises!

"Cooks Hil is primanily ¢ residentiiol area with commerciol uses aiong Darby Street, Urion Sireef
and Bull Street. It i one of the oldest ubanized areas in Neweastie and conlains some of the
aldest awelings and bulidings. The suburt coniaing bulldings that represent aif of the
architeciural phases of Neweostie's History, "

Praposed Residaniial Fiot Suiding and Boaraing House 13
Union Sieel, Cooks Hilt
[Ref: 238435)




DESIRED FUTURE CHARACTER

The desired fulure characier of the locality is defined by o range of pionning decumenfation
dnd confrols, including the Nowcastie LEP 2003, Newcaslie DCP 2005 & Newcastle Utban

Strotegy,
THE NEWCASTLE URBAN STRATEGY

The Newsasile Urban Stategy was fist completed in 1998 and wos updated In 2009 and is the
strategic planning doecument that Informs the LEP and DCP.

The key recsons behind the strategy are documaenied as:

¢ Exisfing pottemns of urban deveiopment are unsustainable;

= Soclal and economic changes are coniinuing)

«  Change should be managed In a way which respects the unique values and characier
of Newcastle and Its citlzens;

»  There is a need jo arficulate how Councll believes Newcosfle should lock and operate;

+  The axisting planning framawork requires comprahensive eviow.

In 1998 the following strategle directions were Identified for Cooks HIll

o Presenve local sewvices fo cater for the needs of residents

» Foclitate a stronger presence and hence role of public and privately operated cuitural
faciities;

o Increcse housing choice for youth and aged persons;

o |mprove ihe pedesirdan accesslollity and amenily of Darby Steet;

o Faciliate mixed use development in character with exlsting historical and cultural
buiidings:

o Foclitate business opporunifies on Darby Street in adaptable mixed use buildings.

In 1998 the following strategie directions were idenfified for The Juncion:

o Promote mixed use and medium density development on suitable sites;

e Fgciitate compoiible, sensitively designed 2 fo 3 sforey miked use developrnent on
Glebe Road, Union Strest and Kenrick Stieet, in and adjocent to the commercial
centre;

s Ensure new development respects the amenity and charcefer of existing housing and
strestscopes,

The updated 2009 varsion of the Stafegy remains consisient with these directions, In 2009 the
docurnent was expanded to Include precincls for residentiol develcprment and this ideniified
the site within the Substantial Growth Precinct, this s further detolled below.

Proposad Residential Flat Buiiding and Boording House 74
Union Stisel, Cooks Hil
(Ref: 238435



NEWCASTLE LEP 2003

The LEP has a number of brogder aims that Inform the overall sirafegle direction for the cify:

To respect, profect-and complement the natural and cultural heritage, the Identity and
image, and the sense of place of the Cily of Newcaslie;

To conseive and manage The nalural and bullt resources of the City of Newcaslie for
present and fulure gensrations, and to apply the principles of ecologlcally sustainable
developmerit (ESD) In the Cily of Newcastie;

To contibute fo the economic weoll being of the community in a soclally and
environmentially responsible manner

To Improve the qualily of life and well belng of the people of the City of Newcastie;

To faciitale a diverse and compaotible mix of land uses in and adjacent fo the wiban
centres of tha City of Newcastie, to support Increased patronage of public transport
and help reduce travel dermand dnd private motor-vehicle dependency,

To encourage a diverslfy of housing fypes In locafions that improve access o
employmeni cpportunities, public fransport, community faclifies and services, retail
and commerclal services, and the like.

The site Is zoned 2{b) Urban Core under the LEP and has the following zone objectives;
[a) To provide for a diversity of housing fypes that respect the amenily, herfage and

character of surounding development and the qualily of the enviionment;

[b) To accommoedate a mix of home-based employment generating activities that are

cormpatible In scale and character with a predominanily residential envirenment;

{c) To accormnmodate a limited ange of non-residential development ef a scale and

infenslty compaifible with a predominantly residential environment which does nof
unreasonably detract from The amenily or choracter of the neighbouhood or the
quality of the environment;

{d} To require the refention of existing housing stock where appropriate, having regard fo

ESD principles.

NEWCASTLE DCP 2005

The Newcasile DCP 2006 Identifies the site within the Substantial Growth Precinet, this is the
highest donsity precinct avalloble. The DCP outlines the following objectives for the

SUBSTANTIAL GROWTH PRECINCT:

The Substantial Growth Precinet promaotes a significant Increase in the number ond
diversity of dwellings and new built form;

Encourage redevelopment or consolidation fhat allows for more compact and
sustainable urban form;
Create a viorant place for people fo Ive In proximity 1o community facilities and
sevices, commercial cenfras, employment, and franspori nodes;

Encourage public transport, walking and eyeling as altematives to the car,
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ASSESSMENT OF PROPOSED DEVELOPMENT

State Environmental Planning Policy Affordable Rental Accommodation requlres an assessment
of the compatibility of the proposed boarding house wilh the character of the area,

It can be concluded that it is a clear planning objective that this site Is to make a conioution
to compact selllement by providing for a significant increase in The number of dwelings
conslstent with 1he Substantial Growth Precinet, Such a desired outcome requires a different
built ferm than detached dwelings or fown house and villa forms of housing that are found
adjoining and adjacent the site fo the north and cast. Indeed It Is the reason that Residential
Flat Bulldings are a pemissible use within the zone.

The range of planning conficls at the same fime requikes caonsideration 1o be given fo the
existing character of the area. This creates a challenge for redeveioprnent of the site.

It is considered that the proposed boarding house development s consistent with the
character of the area noting the following!

s The proposed land use is for resldentiol accommodation consistant with the existing use
of the site for provision of accommodalion, with the proposad residential flof building
fronting Unlon Street ond wilh the surounding area. Arguably the proposed boarding
house s more consisient with the residential land use characler of the ared than the
axisting motel accommodation which was the fiist step to esidential use of the site
following the former use of the site os a feachers college.

o The sile Is not within the Cooks Hil Hortage Consewvation Areq, however, the
consenvation area adjoins ond so confribules fo the character of the localily. As
pointed out by Herfas In tho submitted Hertage Repod, the consenvation area
coniaing bulidings that represent all of the architectural phases of Newcasfie’s hisiory
and ihat the proposed development respacts this by adding another layer of
architectural history adjacent to the area, The proposal does not atternpt fo mimic
cotiage forms.

The Staternent of Hertage Impact prepared by Heritas s attoched fo this submission
and provides more deiglled analysis aos fo why the proposed development s
appropiiate relative to the Cooks Hill Hertage Conservalion Area.,

o The proposed form of development (Residenflal Flat Buiding) Is not foreign to the
character of this Inner city area,  As polnted out In the discussion above on existing
character there are a number of exomples of this form of development throughout the
area. This Is noled in the Newcastie Urban Strateqy which indicates fhat for Cooks Hill
some 35% of the housing slock Is seri-defached, or lownhouses, and 39% of fiais or
aparments.
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« The design of the proposed davelopment whist seeking to provide for the identified
significont Increase in housing has very carefully considered the existing housing form
nearby. The proposed development has achleved this, noting tho following:

- Site Plonning has provided for modulation, good selbacks and separation of
the buliding form. This respects the existing site planning and layout of other
forms of housing within the area and s in contrast fo a single mass of
building that couid be placed on the site. This planning approach has been
commented upan favorably in fhe minutes from the UDCG.

- The moduiaiion, setbacks and separalion of fhe building rmass has allowed
for good landscape opportuniy (including deep soll landscaping) that will
compliment ihe established landscape quality of the locaiily.

- The moduiated forms are consisfent in scale with ofher forms of residential
fiat buildings in the locdlily as can be seen in the photos above, however,
are proposed fo be more effectively ariculated through the variation of solid
and vold.

- It is noted thai a two storoy development axists oppoasite In Coretie Street.
The boarding house buildings have been designed as iwo storey elements
raked up on a kandscape ond glass podium. This creates a three storey
buliding elernent that forms somewhat of an infroduction fo the higher
bulicing forms on the site beyond whist stil relaiing fo the scale of
surounding bulldings.

- The archifeciural expression, whist clecrly residential, has purposefully
avoided including miricking features of small cotiage architecture. This has
been done so as not to diminish tha value of fhose nearby forms parficulcrly
within the nearby consenvation area.

- The bullding mass Is further reduced by avoiding a repetfitive sireet lagade.
No one modulated form is exactly the some as the other, however the

buliding Is approprately fied fogeiher with a consistent theme.

- The colows and malerials have been selected wilh Input from council’s
hertage odviser fo compliment rather thon delract from the existing
character of the ared. The buillding has been designed with masonry comers
that use diy pressed bilcks from fhe Namol Valley Federation Range. The
sunhoods and ofher painted elements are proposed fo be modem in form
with colours selecied from Ihe Dulux Hertage colour palette.

- Car paking has been concoaled under fhe bullding in an existing
excavation fo ensure that the parking of cars on site I8 not a strong visual
elemenl within the locallly,

Access points have been kept 1o @ minimum, consistent wifh design
fhroughout the locallty.
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The proposed londscope planter boxes to Corlette Street are a moddiinson
Interprefalion of he small froni garden of mony of the homes within the
locality.

Counclis Uban Design Consultative Group, dalso a committes constiluted under SEPP 66 far
fhe pupose of considerng Residentiol Flat Bulldings comprises Architectural Professionals with
subsfantial experience. This Group has indopendently considered the proposad development
in its entirely and in consideration of the design principle relaling fo Context made the
following comments (as exlracted from the minuies of Its meeting relating to the proposed
development):

"The proposal adjioins o school fo the soulh of the subject sife, and a honiage consenvation
{residential) area fo the nodh. This odjocent herfage conservaiion area consisis of five singfe
rosiceniial buldings wihich foce JTooke Steet and whose back fences abidt the development
site, In addilon fofhree single-siorey residences (acing Union Sheel cne of which has
Ms southem side fence abuffing ihe subject sife,
mmmrmm»wmmmemmmmmmm while across
Covefte Steetl there s generoly one ond wosforey mecium densily resideniiol
accommeodation.

White the proposal Is for a level of development which Is of a higher density and of greater
helght and scale than most nearby exisling development, the site s located in an area which
has been designoted in e Newcastle Ubon Sthategy as o subsfanfial  growih
precinct’ because of ifs proximily fo a subsiontial distici-level cenire.

The Group was of the view that the proposal was consistent with he likely fulure confext of fhe
areq, and providing the infedface with the singlo sforsy resideniial area fo the narh ik
managed sensifively, the proposal was considered appropriate in ihis confext.”

CONCLUSION

The existing character of the locdlify Is pradominantly residenfial In nature, howsver, this is not
compistely uniform with the Grammar School adjeining the sife to the south west and the
extensive Nalional Park open space lands located opposite the sile to the nodh west, The
fesidential buliding types vary fhroughout The locality from single storey detached dweliings,
through medium density fwo storay town house developrments up to larger 3 storey residential
flat bulldings, The adjoining Cooks Hill Herltage Conservation Area is not uniferrn with o diversity
of acrehitectural expression reflecting the full rangs of design change over fime.

The desired fulue characler according 1o 1he relevant plonning documents cenires around
taking advantage of the location relative to commercial canirss of The Junction and Mazket
Town as well ¢ Ihe Newcastie CBD. Access fo shops and services Is an opporiunity to make a
significant contrdbution fo compaet seftlements and the benefits that follow. The site has baen
Included within @ substantial growth precinet for this recson, The planning controls however
require consideration fo be given fo the existing chomacler In achieving these planning
objectives and the design has impiemented a number of elements fo achieve Tins,

In surnmary, it Is consldered that the proposed boarding house will be consistent with the
existing and deslred future charaetar of the area and at the same time conirbute fo desied
planning outcomes for affordable housing and compact seliliements.
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This is the statemwent of hetitag impact for:

Statcment of Heritage Impact

Proposed development of the sites known as 121-123 Union Steeet, Cooks Hill NSW, with property

description Lots 1 & 2, DP 10560041,

Daie:

September 2010; amended October 2010,

Beference:

The property is located within the Cooks Hill Heritage Conservation Area, defined under the

Mewcastle Local Envirormmental Plan 2003,

The material upon which this statement has been based is the following drawings:

Prepared by:

CIKDS Architecture

Miller Union Development

Union Steeet, Cooks Hill Meweastle NSW

1013: DA-201 Issue V
1013: DA-202 Issue V
1013: DA-203 Issue V
1013: DA-204 Issue V
1013: DA-205 lssue V
1013: DA-301 Issuc X
1013: DA-302 Ttsue X
1013 DA-303 Tssue X
1013: DA-304 Tssue X
1013: DA-601 Tssue Q
1013 DA-602 Tssue Q)

various informal perspective views
Teras Landscape Architects

Landscepe Concept

5728.5 Typical Section Through Walloway

Miller Development Union Streer

Heritas Atchitecture (Linda Babic, B.A., B.Avch., M Herir.Cons)
173 Russell Road, New Lambton NSW 2305, (ph) 4957 8003,

Prepared for:

Parlway Accommodation Pty Lid, ¢/o CKDS Architecture, PO Box 958 Newcastle NSW 2300.

The following aspocts of the praposal vegpect ar

the heritage signiffcance of the ifem for the following reasons:

« The proposed residential usc of the site is one that was eaxmarked by goverament in the 1980s, and

one Lhat sits comfortably within the context.

o The site has a history of 2 motc intense use than that typical of the nearby single dwelling allotments,
as an cducational facility catering for hundreds of stzdents and staff.

+ 'T'he breakdown of forms along both street fronlages resules in a massing that respects the contest of
smaller residential blocks in the area. ‘The spaces between the buildings, achieved through physical
separation and through setbacks, 2lso sympathetically reflect the context. The dwelling and drivewsy

Heritay 10/ 708
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1212123 Union Streer, Cose FIE NEW
Hedibage Inpace Sngement - FINAT REPORT

widths of the adjacent context have informed the streetscape massing of the proposed development.

The setback of suucture along both strect frontages respects a traditional suburban front yard
pattern, aad that of the immediate residential context.

The proposed landscaping along the Union Street boundary, and the wide landscaped pedestrian
access into the site from Union Street, both respect the National Park frontage apposite, which helps
to merge the proposed development into that green context. The inclusion of large teees, particuladly
highlighted with again larger specics at the two entry points to the development, will also soften the
development within the strestscape. The Jarge depth of landseaped terracing againat Union Steeet is
positive. This alsa continues the architecnural approach of varied setbacks and massing. The
development proposal respects the heritage values of Natonal Park in this way with a substantial
green edge setback to Union Strect.

The positioning of fout large scale trees at the pedestiian site aceess entrance on Union Street serves
to minimisc the built form to the north of that access point, reducing the bulk at that end of Union
Steeet to a scale more in kecping with the existing residential pattern in the southem end of the
Ieritage Conservation frea, This softening of the intetface between the consetvation area and the
site is posifive,

The site figure/ground form of the structure along the northern boundary reflects the smaller
repetitive allotment plan pattern of Tooke Street.

The flat roof design of the units provides simple forms for the 'backdrop’ to the Hertage
Conservation Area. The contrast is 2 positive interpretive element against the TICA, which helps

* highlight and distinguish the edge 6f the TICA.

The use of the presently vacant patt of the site will infill a long vacant hole in the sticetseape, creating
and complcting a strong eastern edge to National Park and to this section of Union Street generally,

Carparking is not vistble at site boundaries, L.e. there are not garages facing the stréet.

Although the single storey cottage fotn of the dwellings facing Union Street is representative of the
geeater Hevitage Conservation Ateq, the fabric and condition of these cottages does not well
represent the general qualities of the Heritage Conscrvation Ared.

The view af the development from Tooke Street will be minimal, buffered by the deep north/south
orientated lors and the generous setback of the proposed development from the northern bonndsasy.
Views will be gained however through the tear yards of the Union Street cotlages, from Toolke Street.

. The Heritage Consetvation Area "containg buildings that tepresent all of the architectural phases of

Neweastle's history."" "Lhe proposed development respects this by adding another layer of
atchitectural histoty adjacent to the area, and not altempting to mimic cottage forms,

The proposal is for a development of higher density than that ditectly adjacent in Tooke Street,
however similat citcumstances of density exist along other boundaries of the Heritage Conservaton
Aivea, notably slong Datby Street, and without detriment to the integtity of the heritage values of
Cooks Hill. The seale of the development is softened by the expaose of National Park opposite,

The development is outside of the Heritage Conservation Area, and therefore consideration as an
'infill' is debatable. The position of the site is not considered to be within a particularly strong

7 Meweastle City Councll website, wwrw.neweastle.nsw govay, Herdrage Conservation fAreas, Cooks Hill HCA,

Herlries 10706 i
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architecrurnl context of either the edge of the TICA or the invmediate context to the east, west and
south,

« 'The greater context of the Heritage Conservation Aren, on its western and castern boundarics
particulatly, has a history of larger scale community support/residential developments, For example
National Park and No.1 Spettsground, commercial development bounded by Pauy, Amott and Bull
streets, Newcastle Workers Club, the Coolks Hill Commercial Centre, and warehouse residential
apaciments. The cucrent proposal is not out of scale with these existing contexwual developments.

+ Theviews into and out from the Fleritage Conservation Area in this ares are predominanty of the
residential fabric within the FICA, i.e. not panotamic landscape views or the like.

+ The development site does not impede on the former rail line as it exists the southern boundary of
the Heritage Consctvation Ares. In addition, the former tramway corridor is conserved by Union
Strect.

» The matetials proposed - predominantly render and paint finish, with bardwood linber screening to
masonty planters - are considered to be sympathetic, Jhe integiation of these with the extensive
landseaping will create a whole with multi-layered detail. However, the detail of the glass balustrading
needs further consideration in the detniling phase of the project, in order to determine its visual
impact. A complertely frameless balustrade with clear glass, or the incorporation of timber elements in
the balustrade, is sugpested.

+ The incotporation of mosaic walls depicting elements relating to the former use of the site is positive.
These proposed initerpretive elements - while ot all readily accessible to the public - are a
sympathetic means of understanding the history of the site. Similar elements should also be
introduced on the Codette Street boundary, in locations such as the 1200mm high masonry wall, the
main entsies, and the screened substation kiosk,

The folloming aspects of the propaesal contd detrimentally inapact on the heritage significance of the area:
« The interface of the proposed development with the southern boundary of the FHeritage
Conservation Area presents a localised height difference. Although this does oceut in more dramatic
“examples within the boundaty of the HCA, a softening ¢ this intetface has been achicved by the
setback from the northern site boundary. Existing and established vegetation along the northern site
boundary is also proposed for retention,

Tt is considered that views to the mller ceatre building on the develoy site will be largely
obseuted.

The fallowing sympathetic solutions have been considered and discomnted for the folfowing reasons:

o

+ A less lntense development of the site was discounted as being unviable.

« A reduction in height was considered unattainable due to current flood level restrictions on the site.

- A reduction in height coupled with the same density produced greater massing of forms, greater
encroachment on boundaries, and hence a reduction in strectscape rhythm to Union Street.

‘Harinas 10/790 5
Tasuz D October 2000
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TELEPHONE: (02) 4926 3933
Fay; (02) 4828 5757

Ernail: info@streetnet.au
developments in Newcastle over the past 18 months. This is in response to o o
market demands for a product that had not been readily available in any ABM 40 650 860 B4

significant quantities previously. One bedroom apartments have become a

Bimet Lodge Apartment Component — Apartment Mix

There has heen a clearly defined change in the mix dynamic of Apartment

popular and high demand residential accommodation option for the
following reasons;

e Their price point is one that generally the majority of people can afford

e They provide an accommadation solution for a variety of purchaser types

s They are treated as a security with mortgage insurance provided they are a
mirimum of 50m2 internally

e Theyarean attractl':re alternative to Leasehold Aged Care |

s There is an identifiable undersupnly of new 1 bedroom apartment stock in the
marketplace

The purchaser demographics we believe will be catered for with Bimet Lodge are as follows;

Retirees

This development is the perfect alternative to independent living options that are offered by
retirement villages without ten percent deposit forfeiture. Importantly the family will be
supportive of Mum and/or Dads purchase as Capital Gain 100% henefits the owner. The
amenity of National Park opposite, Market Town Shopping Precinct and Aldi to the North
West, The Junction Shopping Village to the South and Darby St, Cooks Hill to the East all
within flat or Jevel w.a\lking distance is irresistible. Public transport is readily accessible and
Hamilton Ambulance Station Is 5 mintites drive.

Owner Occuplers

Self explanatory and will range in age from 20— 50 years, looking for low maintenance
lifestyle within close proximity to amenities identified above, This will also include those
people fram outside the Newcastle Region who worl in Newcastle during the week and

, then return home of a weekend to their family. This isa growing market.




There is also strong anecdotal evidence in the market over the preceding 3 years confirming
that prices have receded for 2 and 3 bedroom apartments in many apartment
developments that are recognised as modern/new by 20%-25% when people are re-selling

their apartment.

Bimet Mix

The design and product mixin Bimet has been created to appeal to the current market and
purchaser requirements as well as future markets, The design alsu has the flexibility that
allows for the consolidation of apartrents to create a 2 bedroam apartment should
someone require so. Thereare 2 and 3 bedroom apartments in the product mix as well.
This consolidation has occurred previously in The Essington, Azura, and The York and may
have well occurred in other developments | am not aware of.

In summary ! E
The Bimet Lodge Apartment component will satisfy a marketplace that is seeking quality
residential product with amenity by delivering an accommodation product that is in high

demand across a broad purchaser spectrum and is currently undersupplied.

Andrew Walker
Street Real Estate
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