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1.0 INTRODUCTION AND PURPOSE

This report presents an urban design characler assessment which is supplementary to the Characler
Slalement prepared by ADW Johnson (attached as Appendix B) for the proposed development
kniown as 121 - 123 Union Street, Cooks Hill in the Newcastle City Council Local Government Area.
I Includes respanses to the relevant principlos established for the assessment of context under SEPP
65 and relevant Land and Environment Courl principles.  While the Hunter Region Joinl Reglonal
Planning Panel has requested a Characler Statement relative to the boarding housa, this report
provides commentary in relation to tho proposal as a whole.

2.0 THESITE '

The subiject site comprises two parcels, Lots 1 and 2 in DP 1050041 and the streel address is 121 —
123 Union Straet, Cooks Hill. Il has a total area of 10,329 aquare metres. |t was previously low-lying
swarmp lands and currenlly containg a building and associated works which will be demalished to
make way for the proposed development,

3.0 THE PROPOSAL

The proposal is for the:

— Demolifion of all existing struciures on the sile;

— Construction of a residential flat development containing & lotal of 102 units

- Construction of a boarding house containing 112 bedrooms and a managers residence

— At grade and basement car parking for the resicential fiat building contalning 115 car parks,

— 21 visitor car parks and bleycle racks (including at grade parking under Building € which Is a fleod
requirement)

— At grade/semi basement car parking for tho boarding house confaining 13 car parks, 23
- molorcycle parks and 123 bicycle racks/slorage

4,0 RELEVANT DEVELOPMENT CONTROLS

The local planning controls applieable to the site aro sel oul in delall in the Statement of
Environmental Effects accompanying the Development Application. Under Newcastle LEP 2003, the
site is currenlly zoned 2(b) Urban Core Zone, permiting multi-unit residential development with
consent, and will be zoned A3 Medium Density Residential under Council's new LEP. An FSR of
0.8:1 and a height limit of 10m will apply to the site under the new LEP. Under the applicable Stale
Erwironmental Plarming Policy, the boarding house portion of the development has a maximurm
porrmissible FSR of 1.4;1. Newcastle DGP 2005 also Includes a 10.0m height limit and sotback
conlrols,

The site Immediately adjoins the Caoks Hill Heritage Consarvation Arca to the north-sast.

Il Is included within the 'Substantial Growth Proginct’ mapped in DCP2005, encouraging the
redevelopment of the site for urban housing al higher residential densities.
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5.0 EXISTING CHARACTER

Assussing character requires the definition of the local area surrounding the subject site. 1t is useful
Lo gonsider lwo ypes of local area:

— An inner area defined by points from which the proposed development can be sean (reforred 10 as
“visual catchment" in visual Impact studies)

— An outer area surrcunding the site of approximately a half kilometre radius, which comesponds lo
about a 10 minute walic,

51 EXISTING CHARACTER: INNER AREA

As documented in the ADW Johnsan Character Statoment (refer context photographs in Ap-
pendix B), the existing character of the inner area in tarms of land use comporises residentia!
developrnent, the Newcastle Grammar School and Union Park. Built form is very diverse, in-
cluding:

- Single storey detached dweliings adjoining the subjoct site and which lie within the Caooks Hill
Herilage Conservation Area

- Two storay town houses on Corlette Street

~ One and wo storey buildings on the adjoining school site

~  The YWCA building on the corner of Corlette Street and Parkway Avenue, which is threo storeys plus
pitched roof

- Flat buildings along Parkway Avenue, which are three storeys plus pilched roof

The architectural character of these developments also varies considerably, largely reflacting the ara

in which they were built,

The existing character of the inner area is difficult to define bacause buill forms are so diverse. Whilst
detached dwellings predominate to the north, three slorey bulldings with pitched roofs are
characteristic to the south.

5.2 EXISTING CHARACTER: OUTER AREA
The exsting character of the outer aroa is defined in part by a wider range of uses, including

substantial retall and commercial developments, Built form is even more varied and In addition to the
inner area includes:

— Four storoy residential and commiarclal bulldings on Darby Streot Lo the east of the site

~ An eighl storey apartment bullding furiher east on Unlon Street

— Commerclal bulldings at the Junction

The architectural character of these developments also varies considorably, again largely reflecting
the era in which lhey ware built.

The wider Cooks Hill Haritage Conservalion Arca, according to Council's website, "contains bulldings
that represent all of the architectural phasos of Newcastle's history.”

ADW Johnson note that in the Cooks Hill precinet 35% of the housing stock is currently semi-
detached dwellings or townhouses, 39% ls fiats or apartments and 26% is detached houses. The
character of the outer area reflects thia distribution of residonlial lypes.

They alzo identify other key fealures of the locallty, including:

—  Good walkability and connectivity, resulting from the generally flat topography and grid street pattems
~ Moslly altractive streetscapes with tree-lined strests
Good ascess lo shops and senvices at The Junction and at a greater dislance Newcastle City Centre
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6.0 FUTURE CHARACTER

Directions for desired future character are contained in lhe Neweastle Urban Strategy 2009, The
broad goal for the city is stated as:.

“The aim of Newcastle Urbanistn is to provide greater choices to the community, in teyms of access
to housing, employment, transport. and social and cultural services, while offering reduced travel
demand, improved air quality and greater identity for Newcastle, its city contre, and its district and
nelghbourhood contres.”

Achieving this goal requires Increasing lhe intensity of residential development in oxisting
neighbourhonds where thera Is good access to public transport, employment and social and cultural
services. The precinct outside of the Cooks Hill Hefitage Conservation Area within which [he subject
site lles is ciaarly appropriate for more intense |evels of development. Figure 1 shows thal in addition
to the Cooks Hill Herltage Conservalion Area, there are two addilional Heritage Consorvation Areas to
the northeast. These areas aro zoned with relatively low Floor Space Ratios and are generally
constrained such that litle additional development will noour in them. The subjecl sile is located
within one of the Substantial Growlh Precincts closest to Newcastle Cily Cenlre.  IU Is antirely
consistent with Couneil's Tulure planning strategies fo see this and simllar siles developed to their
maximum potentlal.

ADW Johnson's Character Statement fists the broaduer aims of Neweastle LEP 2003. Thesa includo:

“To encourage a diversily of housing types in locations that improve access lo employment
opportunities | public transporl, communily facilities and sendces, retail and cemmerclal services,
and the like.”

They also list the objectives for the 2(b) Urban Core Zono within which the site is located. Thase
include:

"To provide far a diversity of housing lypes that respect the amenity, heritage and character of
surrounding development and the quality of the environmeant,”

Mewcastle DCP 2005 locates the subject site within a Substanlial Growth Precingt where the highest
residential densities in Mewecastle apply. The Precinct objoclivos are:

— Promote a subsiantial increaso In new dwellings, greater housing diversity and now Built form,
— Encourage redevelopment or consolidalion that aliows for more compact and suslainable urban
form.
— Creale a vibrant place for peaple to live In proximily to community facifities and services, commarcial
centros, employment, and transport nodes,
— Encourage public transport, walking and cycling as allornatives to the car
Realisation of these objectives within areas designated as Substantial Growth Precinct will clearly
rasull In residential development which is relatively dense for Newcastle and which will introduce new
bullding types, most notably apartment bulldings. The numerical controls for FSR and height lo
which the site is subject reflect this. They aro clearly intended to ascommodate multi-unit
dovelopment wall beyond the scale of detached dwaollings or town houses.

Increasad levels of development outside Heritage Conservation Areas aru a nalural evolution in the
inner parts of cities. In the case of Cooks Hill, the first dwellings wore “colliers huts®.  Building
scales, types and architoclural styles have been evelving ever since.
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7.0 THE PROPOSED DEVELOPMENT

Since the submission of tho proposal for Development Approval, two key principles Identified In Land
and Environment Court casos have been raised as tests of its merit:

— Are the proposal's physical impacts on surrounding development aceeptable? The physleal impacts
Inelude constraints on the development potential of surrounding silos

— |sthe proposal’s appearance in harmany with the buildings around it and the character of the straat?

The first principle is addressed in the two Height Reports provided by HBO+EMTB. The second

principle has more to do with the relationship between tho character of the context and the proposed

development.

It is Important to note, as the Court has pointed out, that the second principle does nol mean that a
proposed development should bs the same as its neighbowrs.  Harmony can bo achleved where
differences oxist, including differences in density, scale and/or appearanca.

74 THE PROPOSAL AND EXISTING CHARACTER

The existing character surrounding tha sito is viery diverse and this s perceived most acutely within
the inner area, where the proposed developrnenl will be visible. The scale of the proposal is clearly
different to that of the adjeining dwellings In the Cooks Hill Heritage Conservation Area, howsvar it
would be a mistake lo attempt to reduce tho perceived scale of the development by mimicking
architectural elements or features from those houses. Heritage consultants Heritas confirm that the
difference between the old and the new should be clearly discernable.

Tha proposal achicves harmaony with its neighbours through massing and archilectural treatment. On
Union Streel the built form is separated into two bulldings with a 12 motro gap between them.  The
smaller building adjeins the neighbouring dwallings in the conservation area, providing a transition In
massing. Both proposed buildings have heavily articulated facades, with slots for circulation which
penelrate through the full depth of the building. Articulation of the facades is further enhanced with
we balcony zones, Gates alang the strest, which provide access via front courtyards to the ground
floor aparlments, give the whole compaosition a more domaestic foel.

On Corlette Strest a similar massing slrategy is adopted, with 2 gap of 6.1 metres betwean lho lwo
proposed buildings. The larger bullding has a deep recess 7 mefres wide at about its midpoinl. This
massing again reduces the scale of the development and is complemented by facade modulalion
using a varety of shading and screening devices and a related diverse palette of finishos and
colours. The overall result is a well-mannered presentation fo the sireet. Whilst the scale of the
propozal is different to that of the buildings fo |is north and east, it is considared 1o be In harmony
with them and the characler of Gorletle Strest,

7.2 THE PROPOSAL AND FUTURE CHARACTER

The desired future character of the site’s locallly, as oxpressed in Gouncil’s planning documents and
devalopment conirols, clearly anticipates development of the scale and character of the proposal.
The parmissible FSA and helght limit will Inevitably lead to apartment buildings. The issue is how well
these new developmenis are designed. The proposal employs contemporary architectural
expression. It does not seek to imitate arller architectural styles which are present in the vicinity and
it does not make inappropriately grand or pempous gestures. Its architectural expression derives
from a thoughtful approach to context and climate.  In time it will be seen to represent tho
architecture of lts time, as do othoer bulldings In its vicinity.
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8.0 CONCLUSION

The existing character surrounding the proposed development is vory diverse.  Within the "Inner
Area” (the visual catchment surrounding the site) residential building lypologles predominate and
range from single storey detached dwellings in the Coaks Hill Heritage Conservation Area to thres
storey flat buildings with pitched roofs in a higher density residenlial zone. The architectural
characlor of hese developments also varies considerably, largely reflecting the era in which they
wara Buill,

The Land and Crvironment Courl Lest cited in Section 7.0 above -- “Is the proposal's appearance In
harmony with the buildings around it and the character of the street?” — applies most directly to
consideration of the relallonship between the proposed development and the Innor Area surroundling
it. The most sensitivo rolationship is with the Heritage Conservation Area adjoining the subject site.
The propased development s of course larger in scale than the delached dwellings in the
Conservation Aroa, an inevitable outcome of lis higher density zoning. Whilsl the proposal is not the
same as ils heritage neighbours, 1t is considered to be In harmony with' them and the streets in the
immediato vicinity of the site by virtue of its massing, articulalion and architeciural reatment. It Is
noted that the setbacks from the side boundary which adjoins the Heritage Conservation Area have
been incroased to as much as |7 metres for the propesed central building,

Impaortantly, the proposal does fot altempt to replicate elements of existing buildings. It slands as
contemporary archltecture which s sympathetic to its neighbours. Heritags architects Herllas state
that it is impertant to be abla lo road the Conservation Area separately from development o the
subjest site. They also note thal the Conservation Area has many styles within It and that the
proposed development will simply add another adjeining layer,

The desired future character of the Substantial Growth Precinel inwhich the subject site is located s
exprossad In the goals and aims contained in Councll's Urban Strategy 2008 document and planning
instruments, |Lis also implisd in the key numerical controls they contain. With the highest FSR and
helght limil of any residential zone In Mewcastle, It is infarred Ihal the Substantial Growih Precinct is
1o be doveloped at or closs to fis maximum FSR. This is parlicularly the case for the subject site,
which is amongst the potential SGP development sites closesl to Neweastis City Centre. To achieve
the desirad pranning outcomes the density of development on the site will be significantly greater
than that of the adjoining Heritage Ceonsarvation Area. The urban design challenge is to achieve a
sympathetic relationship whilst allowing the proposed dovelopment to achieve the development
potential of the site. The proposed development successiully meets this chalienge.
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CHARACTER STATEMENT e

PROPOSED DEVELOPIVENT OF RESIDENTIAL FLAT BUILDING AND BOARDING HOUSE 121-
123 UNION STREET, COOKS HILL

INTRODUCTION

The JRPP at its meeting of 28" July 2011 requested that a character statermen| be prepared for
ihe boording house component of the proposed development af 121 — 123 Union Street,
Cooks Hill as required by SEPP Aflfordable Rental Housing:  Specifically Clause 304 of Divislon 3
Boarding Houses says:

“A consent authonty must not consent fo developmens o which this Division apofies unless it
has faken Inta consideration whether the design of the development is compalible wilh the
characier of the local area.”

Clause 304 applies fo the proposed development through the operalion of tha savings and
transilional provisions contained in Clause 54A,

The assessment report prepared by Newcastle Council's Senior Developrment Officer discusses
character under a numiber of headings however it Is oppropilate for a consoliclated statement
to be presented to the JRPP.

This Character Stotement has been prepared with Input frorm the Project Team.

EXISTING CHARACTER

The existing choracter of an area Is informed by many things including site locallon and
fopography, land use and bullding types.

The exsting characier of this parficular locdlily, relevant to the consideration of the proposed
boarding house can be described following consideration of the below aerdal pholograph and
photos.

Proposed Residantiol Fler Buiiding ond Boording Houss i
Lirieny Siveel, Cooks FRt
[Ref: 238435)



Eg;- ‘ :
| of Slte and

Proposed Resdential Fiat Buiding and Socrding House 2
Lo Street, Coaks Hil
{Ref: 2384385)



Lot VRl o | e b S
Two Storey Medium Dengsity Housing Opposite the subject Site In Coilette Street

Proposed Residentiol Alat Buliding and Boarding Housa 3
Union Sireel, Cooks Hi
(ROl 236435)



a4 ol LEATS Y
Medium Density Housing located at the Cnr of Corlette & BUll Sireets

Proposed Residentio! Flaf Building and Boandiig House )
Union Sireel, Cooks HIt
(R 238435)




Example of Highea‘Densi Housing at 89 Parkway Avenue Crr Corlstte Strest,

The Junctien Rewo’

Froposed Residantial Aot Butaing ond Boarding Hotse

Unjon Sleet, Cooks Hil
(Raf: 2364.35)



: A X v
Exarmple of Bulll Form contained within the Newcaslle Grammar School Landhelding at the Crr
of Carlete Sleet & Parkwoy Avenues

Propased Resicdentiol Aot Buiding and Boarding Houss 5
Unlon Sreel, Cooks 1l
(Ref: 238435)



b e i i
YWCA Buliding which presents as at the Cnr of Coilette
Street and Parkway Avenue, Cooks Hill
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Photo of Unlon Towers from oﬂe . =

Proposed Rosdenial Flal Buiting o Boaidiig House
Unian Steet, Cooks Hif
(Ref: 238435}



“Single Detached Dwelings froniing Union Strest fo the north of the s

Froposed Residential Fal Buiding end Boarding Hotse 8
Unilon Sfreet, Cooks Hil
(Ret: 238435)



Elght Storey ngh Donsﬂv Houslng ‘Union Towers’ Ioccned at 75 Unlon Street

Froposad Rasdantiol Hal Bulding and Bocrding House
Unilon Shreed, Cooks Hil
(Ref: 238435)



" Thiee § Storey High Denstty Housing 1 17 Parkway AvenueCry Unlon Strest ‘Brewongle’

Fraposed Residentiol Fat Bulting and Boarding House
Unian Shoel, Cooks Hi
[Ref: 238435]



i _43— e
Three Storey High Denslty Housing of 103 Parkway Avenus Cnir Unlon StreetBrewongle’ as it
directly addresses the strest

Residential Flaf Bullding located and the Comer of Parkway Avenue and Bruce Street

Fropossd Residentiol fat Buiding and Boording House 7
fRef: 238435)
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et of Parkway Avenue and Biuce Sireef

Residential Flat Bullding located on ihe corl
It can be seen ihat the area Immediately to the norh of the site in Tooke Sireet (within the
Cooks Hill Conservation Area) comprises single storey detached dwelings while opposiic the
site in Corlefte Street 15 a medium denslity developrment comprising pradominantly two storey
fown houses. Land use however is not homogenous with the existing slfe containing a motel
and funcfion centre, land adjoining Ihe sifc to the south being the fomer Hunter Institute of
Technology Union Street Campus and now owned and occupied by the Newcaoslie Grammar
School and land opposite in Unlon Strest forming part of the substontial Nalional Park open
space ond recreation areas,

The slte |s located in close proximily fo commerclal areas af The Junclion and Markel Town
shopping and also the Newcaslle CBD and beaches. These foatures have made the locality
popular and 1his has assisted to encourage the more donse building forms that are scatiered
thraughout the locality s can be seen in the photographs,

The 1998 version of Council's Newcastle Ubon Strategy provides a crifique of the identity of all
the suburbs that make up the Newcastle LGA. The following extract relates fo Cooks HIll

Cooks Hill

Cooks Hill grew from the AA Company’s coal mines in the areq, The fist houses were a row of
colliers huts near he prasent Brooks Sieel. Land soles began in 1854 when many lols were
sold in Darby Strest, of the fime known s Lake Macquare Road and one of e few public
access paihs through the AA Company land. Significant feciures include: Daby Street
commercial and resiaurant centre, Cenfennial Park, street alignmenls ralaling o former raiway
lngs, orf galledes, library, conssivatodum, federation hotsing, Including teraces, and Civie
FPark.

Propased Residanfial Flat Buliding and Boarding House 12
Lnfon Sireel, Cooks Hif
(Ret: 238435)



Oflher Key fealures include:

o Wokabilly and conneciivily is veiy good and sireels aopealing fo walkers;

+  Topagraphy is generaily ok

o Sorme 35% of he housing sfock i semitdefached, ar fownhouses, and 395 are fafs or
apariments;

o There b good housing cholce but the area s becoming ess affordabla;

o Densiy s comparably high,

o Sheefscape [ inferesiing with koe lned  steefs alfhough some  insensifive
redleveliopment, with garage doors and blank walls, has reduced the walkabilfy and
affractivensss of some sleets,

The site is wilhin close proximily To the The Junction, being o ceontinuation along Corlette and
Unlon Streets. Accordingly, It Is also worlh consideration what the Newcastle Uban Stralegy says
about the The Junction:

The Junciion

Narmed affer The Junciion of raiways senving colliers in the Merewether areq, and situated
between the substantiol eslates of the A4 Company and the Merewsther family, The Junction
was descrbed in 1880 as forming, with Bunwood and Glebe, one large scaffered village wifh a
population of 1800, The Junclion serves as a local senvice, disincf meeting place and refal
functions, | does not detiact from the ciy Cenire but compliments i, as does Cooks Hil,
Slgnificant fealures Include Glebe RoaaiUnion Sieelikenrick Sireet cornmercial cenfrs; high
quolily streefscapes, cafes and restaurants. Ofher key feafures incluide;

o Walkablify s good. Highly Infer-connected sireels and relafively fial topogiaphy enabie
egsy aocess fo commaicial faciifies:

o Colas Supemrnarket! which is an affractor is relofivaly easy fo aceess by bolh pedesiions
from Union Street and for shoppers using the boaserment capark,

o Existing primary schools offiae! people fa The Junciion,

o Beaches are within close Froximify,

o Housing s generally expensive. The Depardmeni of Housing has an esfale aiong
Parkway Avenue which provides an affordable housing component within The local
area.

The site adjoins the Cooks HIl Consenvalion Areq, a contilbutor fo the character of the areq.
Councii's Inventony Listing Sheot advises:

“Cooks Al s primarnily o residential area with commercial uses along Carby Street, Unfon Sirest
and Bull Street, It s one of ihe oldest ubanized areas in Neweostie and contains some of the
oldast dwelings and bujidings.  The suburb confains buildings that reoresent of of the
archifeciurcl phases of Newcastias Histarny, "

Prapased Resdoniiol Fiat Bulding and Boording House 13
Unlorn Staef, Cooks Hil
Rel: 238435}
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DESIRED FUTURE CHARACTER

The desired future character of the locdlity ls defined by a range of planning documentation
and controls, including the Newcastie LEP 2003, Newcastle DCP 2005 & Newcastie Urioan

Strategy.
THE NEWCASILE URBAN STRATEGY

Tho Newcaostle Ulbon Strategy was Thst completed In 1998 and waos updated in 2009 and 15 The
strategic planning docurment that informs the LEP and DCP,

Tha key reasons behind the strategy are documonted as:

«  Existing pattens of urban deyelopment are unsustainable;

+ Social and economic changes are confinuing;

+  Change should be managed In a way which respects the unique values and choracier
of Newcasile and its cilizens;

« There is a nesd fo articulate how Councll believes Newcastie should look and operale;

*  The existing plarning framework requires comprehensive review,

In 1998 the following strategle directions were identified for Cooks Hill:

s Preserve local sevices to cater for the nesds of residents

« Facllitate a shonger presence and hence role of public and privately operated cultural
faciitios;

s~ Increase hausing cholee for youlh and aged persens;

s |mprove the pedestrion accessibility and amenily of Dorby Shieet;

o Faciitate mixed use development In character with existing historical and cultural
bulidings;

o Taclitate business opporiunilies on Darby Streot in adoptable miked use bulldings.

In 1998 the: foliowing strategic direclions were Ideniified for The Junclion:

e Promote mixed use and medium density development on sultable sites;

« Foclitate compatible, sensitively designed 2 to 3 storey mixed use development on
Glebe Rood, Union Sheel and Kenidck Stect, In ond adjgcent fo the commercial
centre;

e Ensure new developrnent respects the amenity and character of existing housing and
streetscopes.

The updated 2009 version of the Strategy remding conslstent with these directions. In 2009 the
docurment wos expanded fo include precinis for residentiol development and 1his identilied
the site within the Substantial Growth Precingt, this is [ulher defalled below,

Proposedt Resicentiol Aot Buiding and Bocrding House 14
Lindory Sireal, Caoks HY
Rl 2384351



NEWCASILE LEP 2003

The LEP has o number of broader aims that inform the overall sirotegic direction for the city:

To respect, protect and complement the natural and cultural heritage, the Identity and
Imoge, and the sense of place of the Cify of Newcastle;

To consenve and manage the natural and bullt resources of the City of Newcaslle for
present and future generafions, and to apply the principles of ecologically sustoinoble
development (ESD) in the City of Newcasile;
Tocmﬂbuleioiheecononﬂcmllbehgofihooomﬁmﬂyhumand
envilonmentally responsibie manner;

To improve Ine guaiity of life and well being of the people of the City of Newcashie;

To faclitate a diverse and compatible mix of land usos In and adjocent o the urtban
cenles of the City of Newcaslie, o support increased patronage of public ransport
and help reduce fravel demand and private moter-vehicle dependency;

To encourage o diverslly of housing lypes In localions that improve dccess fo
employment opportuniiies, public ftanspert, community faciiies and sevices, retall
and commerclal services, and the like.

The site is zoned 2{b} Uiban Core under the LEP and has the following zone objectives:

(@) To provide for a diversity of housing types that respect the amenity, heritage and

character of surrounding development and he quality of the environment;

(b) To accommodale a mix of home-based employment generaling activities that are

compatible in scale and character with a predominantly resicential environment;

(c) To accommodate o Imited range of non-residential development of a scale dand

Infensity compatible with a predominantly msidentiol envionment witich doos not
unreasonably detract fiom Ihe amenity or character of the neighboumood or the
quality of the environment;

(d) To tequite the retention of exsting housing sfock where appropriale, having tegard to

ESD principles.

NEWCASILE DCP 2005

The Newcastie DCP 2005 Identifies the site within the Substantial Growth Frecinet, this Is the
highest denslly precinct avallable. The DCP outlines the following objectives for the

SUBSTANTIAL GROWTH PRECINCT:

The Substantial Growth Precinct promotes a significant increase in fhe number and
diversily of dwelings and new buiit form;

Encourage redevelopment or consofidalion that allows for more compact and
sustalnable urdzan form;

Create a viorant place for people fo live In proximity to communily faclities and
savices, commercial contres, employment, and franspor| nodes;

Frnecourage public ransporl, walking and cycling as atematives o the car,
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ASSESSMENT OF PROPOSED DEVELOPMENT

State Environrmental Planning Policy Alfordable Rental Accommodation reguires an assessment
of the compatibility of the proposed boarding house with the character of the area. |

Ii can be concluded that it s a clear planning abjective that this site is to make a contibution
1o compact sefilement by providing for a significant increase In the number of dwellings
consistent with the Substantial Growth Precinct, Such a desired oulcome requires o different
bulit form than detached dwellings or fown house and villa forms of housing that are found
adjolning and adjacent the slte fo the nerh and sast. Indeed Il s ihe recson that Resicential
Flat Buildings are a parmissible use within the zone,

The range of planning controls af the same time requires consideration fo be glven to the
existing character of the area, This creates a challenge for redsevelopment of the sile.

It s consldered that the proposed boarding house development s consistent with the
chargcier of the area nofing the following:

s The proposed land use is for residential accommodation consistent with the existing use
of the site for provision of accornmodation, with the proposed residential fiat buitding
fronting Union Street and with the surounding area,  Arguably the proposed boarding
house Is more caonslstent with the resiclential land use charactsr of the aea than the
existing motel accommodation which was the first step fo residential use of ihe sie
following the formner use of the sife as a fedchers coliege.

e The sife is not within the Cooks Hill Hertage Conservation Ared, however, the
consevalion areq adioing and 3o confributes fo the character of the locally.  As
polnted out by Heritas In fhe submilfed Hertage Report,  the consenafion area
contalns bulidings that represent all of the archifectural phoses of Newcastle's history
and that the proposed development respects ihis by adding another layer of
architectural history adiocent to the aren. The proposal doegs not aftempt fo mimic
colluge lomms.

Ine Staternent of Hertage Impact prepared by Herifas is atfached to this submission
and provides more defalled ‘analysis as fo why the proposed development is
appopriate relative to the Cooks Hil Hertoge Consenvation Area.

= The proposed form of developrnent (Residential Flat Building) is not foreign to the
character of this Inner city area.  As pointed out in the discussion above on exdsling
character there are a number of examples of this form of development threughout the
area. This Is noted in the Newcastle Uiban Sirategy which indicates that for Cooks Hill
some 35% of the housing slock s semi-detached, or townhousss, and 39% of flats or
aparments,
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The deslgh of the proposed development whisl sesking to provide for the idenfified
significant Increase in housing has very carefully considered the exisiing housing form
nearby, The proposed development has achieved this, nofing fhe following:

Site Planning has provided for modulalion, good sefbacks and separation of
the bullding form. This respects The exisling slte planning and fayout of other
forms of housing within the area and s in contrast to a singie mass of
building that could be placed on Ihe site. This planning appreach has been
cornmeanted upon favorably In the minutes from the UDCG,

The modulation, setbacks and separation of the bullding maoss hos allowed
for good landscape opporunity (including desp sofl landscoping) that wil
compliment the established landscape qualily of the localily,

The modulated forms are consistent in scale with ofher farms of residential
flat buldings In the locality as can be seen in the phofos above, however,
are proposed to be more effectively ariculated through the variation of solid
and vaoid.,

It Is noted that a fwo storey development oxists cpposite In Corlsfie Sireef,
The booding house buildings have been designed as two storsy slements
raised up on a landscape and glass padium. This creates o hree siorey
buiiding efement that forms somewhal of an infroduction fo the higher
bullding forms on the site beyond whist sfll relaling to the scale of
surounding buildings.

The architcctural expression, whilst clearly residenticl, hos pwpossfully
avolded Including mimicking featurss of small colioge architecture. This has
been dono so ds not fo diminish the value of Ihose nedroy forms parficulariy
wilhin the ncatby consevation area,

The buliding mass is futher reduced by avolding a repefitive street fagade,
No one modulated form is exactly the same as the ofher, however the
buliding Is appropriately fied togsther wilh a consistent theme.

The colours and materials have been selected with Input from council's
hertage acviser to compliment rather than defract fiom the existing
charaeter of the areo. The building has been designed with masonny comers
that use div pressed biicks from the Narmoi Valley Federation Range. The
sunhoods and other pointed elemenis are proposed fo be modemn In form
with ceolours selected from the Dulux Herfage colour paletie.

Car padng has been concedled under the bullding in an exsting
excavation 1o ensure that the parking of cors on site 15 not g strong visual
element within the localily,

Access points have besn kept fo a minimum, consistent wifh design
throughout the lecality,
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- The proposed landscape planfer boxes to Corlelle Streot are a mod
interpretation of the small front garden of many of the homes within the
loealily,

Council's Ulban Design Consultative Group, also d comimiftee constiluted under SEPP 65 for
the purpose of considering Residenlial Flat Bulidings cornprises Architectural Professionals with
substantial experience. This Group has independently considered the proposed development
In Its entirely and In consideration of the design piinciple relaling lo Context made the
following comments (as exiracted from the minutes of its meeling relating to the proposed
development):

“The proposal adioins o schoal fo the south of the subject sife, and a heritage consevation
(rosidenticl) area fo the noh. Ihis adiocent henfage consevalion area consists of five single
resiclentiol bulldings which face Tooke Sleet and whose back fences abut the developmen!
site, In addifion tothree single-storey residences facing Unlon Sheet, one of which has
s southen side fence aburting the subject sife,
Across Union sireet 1o the west les o large pork and sporting flelds (National Park), while across
Covlottc Steet there Ik gencraly one and Iwosiorey mediun  densily  residentiol
accommeodation.

While the proposal s for a lovel of developrnent which Is of a higher density and of grealer
height and scale than most nearby exisling development, the site is localed inan area which
has been designoled In the Newcostie UbonShategy as a substantial  growih
precinet’ because of its proximily fo a substantial district-level centre.

The Group was of he view that the proposal was consistent with the Ikely lulure context of fhe
areq, and providing the inferface with fhe single sforey residential area fo the north s
managed sensifively, the proposal was considersd appropriate In this confex.”

CONCLUSION

The existing character of the locality Is predominantly residential in nature, however, this is not
completely uniform wilh the Grammar School adjeining the site to the south west and the
extonsive Nafional Poik open space lands localed opposite the site o the north west, The
residential building types vary throughout the locality from single storey detached dwellings,
through medium densily two storoy town house developmaents up fo larger 3 slorey residential
fial bullkdings. Tne adjoining Cooks Hill Heritage Consevation Area s not uniform with a diversity
of architectural expression raflecting the full range of design change over time.

The deslired future character according 1o the relevant planning documents centres around
taking advaniage of the lbcation relative to commercial centres of The Junclion and Market
Town as well as the Newcastie CBD. Access to shops and senvices Is an opperiunity fo make a
significant contribution fo compact sefflernents and the benefits ihal foliow. The site has been
Included within a substantial giowth precinet for this reason, The planning coniiols however
require consideralion fo be given to the exising character in achieving these planning
objectives und he design has implemenled o number of elements o achiove fhis.

In surnmary, il s considered that the proposed boarding house will be consistent with the
exisling and desired fulute charactor of the area and at the same time contibule fo deslred
planning outcomes for alfordable housing ond compac! setfioments.
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7  Statement of Heritage Impact

This is the statemsent of heritage impact for:

Proposed development of the sites known as 121-123 Union Street, Cooks Hill NSW, with property
description Lots 1 & 2, DP 1050041

Date:
Seprember 2010; amended October 2010,

Beferomce:
The property is located within the Cooks Ill [Hentage Conservation Arer, defined under the
Meweastle Local Environmental Plan 2003,

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

o CEDS Architecture
Miller Union Development
Uinion Street, Cooks Hill Newcastle NSW
1013: DA-201 Issuc V
1013: DA-202 Issue V
1013: DA-203 Tasue V
1013: DA-204 Issue V
1013: DDA-205 Issue V
1013; DA-301 Tssue X
1013: DA-302 Tssue X
1013: DA-303 Tssue X
101%: DA-304 Tssue X
1013 DA-GO] Issue Q)
1013: DA-602 Tssue Q
various infonnal perspective views

&  Terras Landscape Architecrs
Landscape Concept
B728.5 Typical Section Through Wallway
Miller Development Union Street

Prepered by:
Heritas Architectuce (Linda Babic, B.A., B Arch,, M.Herit.Cons.)
173 Russell Road, New Tanibron NSW 2305, (ph) 4457 8003,

Prepared for:
Parkway Accommodation Pty Ltd, ¢/'o CKDS Architecrure, PO Box 958 Newcastle NSW 2300,

The following aghects of the praposal respect ar enhanes the herétage signifivance of the itea for the following reasons:

+ The proposed residential use of the site is one that was earmarked by government i the 19805, and
one that sits comfortably within the cantext.

o The site has a history of % more intense use than that typical of the nearby single dwelling allotments,
ag an educational facility catering for hundreds of students and staff,

¢« The breakdown of forms alang both street frontages results ina massingr that respects the context of
smaller residential blocks in the area. The spaces between the buildings, achieved through physical
separation and through setbacks, also sympathetieally reflect the context. The dwelling and driveway

Heritny 10798 v
Tegue T3 Ohctoher 210
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widths of the adjacent context have informed the streetscape massing of the proposed development.

+ 'The sethack of structure along both street frontages respects a teaditional subucban front vard
pattern, and that of the immediate residential context.

+ The proposed landseaping along the Union Strect boundaty, and the wide landscaped pedestrian
access into the site from Union Steeet, both respect the National Park frontage opposite, which helps
to merge the proposed development into that green context. The inclusion of large trees, particubarly
highlighted with again lawper species at the two enwy points to the development, will also soften the
development within the streetscape. The large depth of landscaped teracing against Union Street is
positive, I'his also continues the architectural approach of varied setbacks and muassing. The
development proposal respects the hertage values of National Park in this way with a substantial
green edge setback to Union Streel.

= The positioning of four large scale trees at the pedestrian site access entrance on Union Sireet serves
to minimise the built form to the notth of that access poiny, reducing the bulk at that end of Union
Street Lo a scale more in keeping with the existing residential pattern in the southern end of the
Heritape Conservadon Avea. This softening of the interfice between the conservation atea and the
site is positive.

+ The site figure/ground form of the stenetare along the nocthern boundary reflects the smaller
repetitive allotment plan patiern of Tooke Street,

+  The flat roof design of the units provides simple forms for the 'hackdrop' to the Heritage
Conscrvation Area. The contrast is a positive interprefive element against the HCA, which helps
highlight and distinguish the edge of the [TCA.

+ The use of the presently vacaat part of the site will infill a long vacant hole in the streetscape, creating
and completing a strong castern edge to National Park and to this section of Union Street generally.

+ Carparking is not visible at site boundaties, Le. thete are not garges facing the street,

+ Although the single stotey coitape form of the dwellings facing Union Street is representative of the
greater Hertage Conservation Aven, the fabiic and condition of these cottages does not well
represent the genersl qualities of the Heritage Conservation Area.

« Theview ol the development {rom Tooke Steeet will be minimal, buffeied by the deep notth/south
orientated lots and the generous sethack of the proposed development from the northern boundary.
Views will be gained however through the rear yards of the Union Street cottages, from Tooke Street,

« The Heritage Conservation Area "contains buildings that represent all of the architeclural phases of
Neweastle's history."" The proposed development respects this by adding another layer of
archirectueal history adjacent to the area, and not atlempting to mimic cotlapge forms.

+ The proposal is for a development of higher density than that direcdy adjacent in T'ooke Street,
however similar circumstances of density exist along other boundaries of the IHedtage Conservation
Area, notably along Darhy Streel, and withoul detriment to the integrity of the heritage values of
Cooks Hill, The scale of the development is soltened by the expanse of National Park opposite.

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

7 Meweastle Cly Council website, wanwneweastle.nsw.govau, Teritge Conscrvation Areas, Cooks Il HCA.

Pherloas 1047195 L]
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architectural context of cither the edge of the HCA or the immediate context to the cast, westand
south.

+ The greater context of the Heritage Conservaton Arca, on its western and eastern boundates
particularly, las a history of latger seale community support/residential developments, lior example
Narional Park and No. 1 Sportsground, commercial development bounded by Parry, Arnott and Bull
streets, Newcastle Workers Club, the Cooks Hill Commetcial Centre, and warchouse residential
apactments. The cutrent proposal is nor our of scale with these existing contextual developments.

« The views into and out from the Heritape Conservation Areq in this avea are predeminantly of the
residential fabric within the TICA, t.e. not panoramic landscape views or the like.

+ The development site docs not impede on the former rail line as it exists the southern boundary of
the Tletitage Conservation Area. In addition, the former tramway corridor is conserved by Union
Street.

« The materials proposed - predominantly render and paint finich, with hardwood limber screening to
masoaty planters - are considered to be sympathetic. The integrmtion of these with the extensive
Iandseaping will create a whole with multi-layered detail. However, the detail of the glass balustiading
needs further consideration in the detailing phase of the project, in order to detenmine its visual
impact. A completely frameless balustrade with clear glass, or the incorporation of timber elements in
the halustrade, is suggested.

+ The incorporation of mosaic walls depicting clements relating 1o the former use of the site is positive.
These proposed interpretive elements - while not all readily accessible to the public - are a
sympathetic means of understanding the history of the site. Similat elements should also he
ntroduced on the Corlette Strcet boundary, in locatons such as the 1200mm high masonry wall, the
main entries, and the screened substation kiosk.

The foilowing aspects of the proposal confd detrimentally impact on the hevitage signiffcance of the area:

= lhe interface of the proposed development with the southern boundary of the Ieritage
Conservation Area presents  localised height difference. Although this does seeur in more deamatic
examples within the boundary of the HCA, 2 softening at this interfuce has been achicved by the
serhack from the northeta site boundary, Existing and established vegetation along the northern site
boundary is also proposed for retention.

Itis considered that views (o he taller centre building on the development site will be Igely
obscured,

Lhe following s thetic solntions have been considered and disconnted for the jolloning reasons:

b

+ Alessintense development of the site was discounted as being unviable.
e A reduction in height was considered noattainable due to current flood level restrictions on the site.

+ A reduction in height coupled with (he same density produced greater massing of fotms, preater
encroachment on boundarics, and hence a veduction in streetscape thythm to Union Strcet.

Heritas 10,798 1%
Tsase THOceober 2080
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The following aspects of the developnient are uot shown on the docrments and showld be considered prior to approval:

« A ceolour scheme for the development has not been proposed. Neutral tones are preferable,

+ The finer detailing of fencing and other semi-public landscaping elements, during the design
documentation phase, can add detail to the development that will help to better engage the proposed
development with the fabric of the Ieritage Conservation Arca.

Summary

pment is

With confirmation of external detailing, and the detailing of interpretive el 5 the d
generally considered to respect the values of the Cooks Hill eritage Conservation Area.

Heritas 10/794 =0
T Ty Okcrober 2000
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