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Assessment Report and Recommendation

Executive Summary

Council is in receipt of a development applicatgeeking approval for the staged
development of ninety-five two storey multi-unit elings within nine buildings,
landscaping, road works, earthworks and strataigisimh on Lot 101 DP727512, 47
Mowatt Street, Queanbeyan. Buildings 1, 2, 3, 4nfl 8 are two storey residential
flat buildings as defined under the Queanbeyan ILiBogironmental Plan (QLEP) (as
amended) 1998 and have basement car parking. Bgsds, 7 and 9 are two storey
townhouses with above-ground car parking. The staigvelopment involves two
phases. An unformed public road which runs alorg western boundary of the
subject site is proposed to be constructed in onderprovide access to the
development from Mowatt Street.

The subject site is zoned 2 (d) Residential D untter Queanbeyan Local
Environmental Plan 1998 as amended. The proposediapenent is permissible
within this zone.

The capital investment value (CIV) of the proposiedelopment is $22 million. As
this is greater than $10 million the Joint RegioRénning Panel is the consent
authority in accordance with the provision of that& Environmental Planning Policy
(Major Development) 2005.

The proposed development was notified to adjoiqgrgperty owners and occupiers
and advertised in local newspapers for twenty-oagsd During this period five
submissions were received. Following the receipadditional information from the
applicant the proposed development was re-notifiethose who made submissions.
No further submissions were received.



An assessment under Section 79C offhgironmental Planning and Assessment Act
1979 has been undertaken and the application is recowhederior conditional
approval.

Background

The subject site has been the subject of two velgtirecent development consents,
neither of which has been commenced, and whicletaled as follows —

» DA 196-2004 for the erection of seventy-five dwadis and strata subdivision was
approved on 2 January 2006 and lapsed on 2 JaBQa&éy

« DA 278-2006 for an aged housing development conmgyid&23 dwellings and
ancillary facilities was approved on 13 Decembef&@@nd will lapse on 13
December 2011. If the subject application is appdothe consent for DA 196-
2004 should be surrendered, in accordance withde80A of theEnvirnomental
Planning and Assessment Act 1@l a condition imposed to ensure compliance.

The subject application is seeking to rely on paftéhe previous submissions for the

above DAs. The portions of the previous submissiahich are requested to be

reconsidered are the Archaeological Report, Flathauna Report and Preliminary

Contamination Investigation Report. All of thesattars are discussed elsewhere in
this Report.

Site and Surrounds

The subject site (highlighted in red in figure 1dvg is a vacant lot located in East
Queanbeyan in close proximity to the CBD, the Qbesan River and community
facilities such as sportsgrounds and schools. taess17,190m? and slopes up about
6m from the north-eastern corner to the middlehefdite, where it flattens out before
sloping down to the southern corner by 2-3m. Thedlas largely denuded of
vegetation, except for some sparse grass and veaed, @and contains no trees.

The site is bounded by Mowatt Street to the nontth Ellerton Drive to the east. The
southern side is bounded by residential developraewt an unformed dedicated
public road runs along the western boundary betwiensite and Buttle Street
residences (shown below in figure 2). This roaghnsposed to be constructed and
used to access the development. There are sewana rirees within the unformed
road’s northern half which will need to be removed allow for the road’'s
construction.



Figure 1 — Subject Site (Highlighted in Red)
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The locality (see figure 3 below) consists of a tamig of older single dwellings,

townhouses and residential flat buildings, and meemit development to the west;
Council’'s Works Depot, Queanbeyan TAFE College aachnt land to the north; and
relatively recent residential subdivisions of prenioantly single dwellings to the east
and south.

Figure 3 — Locality Map




Proposed Development

The proposed development involves the following:

Erection of ninety-five dwellings in nine separdiaildings staged over two

phases. Buildings 1, 2, 3, 4, 5 and 8 are resideffdit buildings as defined under
the Queanbeyan Local Environmental Plan 1998 (anded) and have basement
car parking. Buildings 6, 7 and 9 are two storeyrtbouses with above-ground
car parking;

Construction of laneway off Mowatt Street and assed car parking;
Construction of two waste storage areas;

Installation of hard and soft landscaping, inclgdcommunal facilities in north
garden;

Earthworks; and

Strata subdivision.

Stage One of the development includes the following

o Construction of the laneway, basement car park ahdhternal access
roads;

o Erection of Buildings 1, 2, 3, 4, 5 and §;
o Construction of two waste storage areas;
o Earthworks;

o Strata Titling; and

0 Landscaping associated with Buildings 1, 2, 3, 4ardl 8 and the
communal north garden.

Stage Two of the development includes the following

o Erection of Buildings 6, 7 and 9;
o Strata Titling; and

0 Landscaping associated with Buildings 6, 7 and®@the communal south
garden.

It is considered that the communal south gardemldhioe incorporated into Stage 1
of the proposed development as this garden contaimsnunal facilities, including
bar-be-que, tables and play equipment. A condigsorecommended to be imposed,
should consent be granted, to that effect.



Statutory Assessment

The following planning instruments and policies édeen considered in the planning
assessment of the subject Development Application:

" State Environmental Planning Policy No 55 — Renteatieof Land.

. State Environmental Planning Policy No 65 — De<igmality of Residential
Flat Development

. State Environmental Planning Policy (Building Susddility Index: BASIX)
2004.

. State Environmental Planning Policy (Major Devel@or) 2005.

" Queanbeyan Local Environmental Plan 1998 (as antgnde

. Development Control Plan 1 — Car Parking Policy.

" Development Control Plan 41 — Soil, Water and Vageh Management
Plans.

" Development Control Plan 42 — Landscape Policy.

. Development Control Plan 50 — Advertised Developmand Public
Notification.

= Development Control Plan 52 — Safe Design Guidslifer the City of
Queanbeyan.

. Development Control Plan 56 — Dual Occupancy HaysMulti-Dwelling

Housing and Residential Flat Buildings.
The development has been assessed in accordaicéhwitatters for consideration
under Section 79C of thenvironmental Planning and Assessment Act 187® the
Environmental Planning and Assessment Regulati®d 36 follows.

1. Section 79C(1)(a)(i) — Any Environmental Planning mstrument

(@)  State Environmental Planning Policy No 55 — Remetioan of Land

Clause 7(1) prescribes that a consent authorityt matsconsent to the carrying out of
any development on land unless it has consideredhehthe land is contaminated.

A Preliminary Contamination Investigation Reportswarepared for the site by ACT
Geotechnical Engineers in June 2006 and submitgedhat of the supporting
documentation for DA 278-2006. The Report conclutleat the site was probably
cleared in the latter part of the "L@entury for grazing purposes. Following field
inspections, subsurface investigation, laboratdmwnucal testing and landuse search,
ACT Geotechnical Engineers conclude that the sifesie of any gross contamination
and is suitable for residential development.

The site has remained vacant since the above Repsricompleted. As such, it is
considered that the Preliminary Contamination Itigation Report prepared for the
site by ACT Geotechnical Engineers in June 2006 suioimitted as part of the

supporting documentation for DA 278-2006 can bedelipon to confirm that the site

is suitable for residential development. Therefgnassuant to clause 7(3) a detailed
contamination investigation report is not consideiebe warranted.



(b) State Environmental Planning Policy No 65 — Desi@uality of Residential
Flat Development

Pursuant to clause 3(1) of this policy a residéffiaa building is defined as follows:
Residential flat building means a building that g@rses or includes:

(@) 3 or more storeys (not including levels belomund level provided for car
parking or storage, or both, that protrude lessrthih2 metres above ground level),
and

(b) 4 or more self-contained dwellings (whethemot the building includes uses for
other purposes, such as shops),

but does not include a Class la building or a €lag building under the Building
Code of Australia.

Note. Class 1a and Class 1b buildings are commuaflrred to as town houses or
villas where the dwelling units are side by siggher than on top of each other.

It is unclear from the submitted section drawingsgroposed Building 2 whether a
very small part of the basement car park may dlightotrude above 1.2m above
ground level. The applicant advises that a slighttdning of soil as part of the
landscape design means that at no place will tbengl level protrude more than
1.2m above its immediate landscape. A conditionemmended to be imposed,
should consent be granted, requiring that the bastnibes not protrude more than
1.2m above ground level to ensure the developmees dot require consideration
under SEPP 65.

(c) State Environmental Planning Policy (Building Sustaability Index:
BASIX) 2004

Under this policy, a BASIX Certificate must be abtad, and this certificate must be
consistent with the plans submitted. The infororatprovided within the submitted
Certificate and plans is considered to be satisfgcind therefore compliance with
this SEPP has been achieved.

(d)  State Environmental Planning Policy (Major Developmnt) 2005

State Environmental Planning Policy (Major Develgmt) 2005 identifies
development for which Joint Regional Planning Pswrerle to exercise specified
consent authority functions.

As the capital investment value (CIV) of the progbsievelopment is greater than
$10 million ($22 million) the consent authorityttee Joint Regional Planning Panel —
Southern pursuant to Part 3 — Regional Developmérthe State Environmental
Planning Policy (Major Development) 2005.



(e)  Queanbeyan Local Environmental Plan 1998

The proposed development has been assessed in adaoce with the
requirements of the Queanbeyan Local EnvironmentalPlan 1998 and a
summary is provided as follows:

COMMENT COMPLIES?
CONDITION?
VARIATION?

Clause 2 — Aims and General Objectives of the Plan

The proposed development is consistent with thesaand| Yes
general objectives of the Plan. Specifically, fh®posal is
considered to be well designed and of a scale arallocation
which is sensitive to environmental and planningstraints.

Clause 5 — Dictionary

The proposal is described as the following as @effirin| Yes
Schedule 1 of the Plan:

Multi-Dwelling housing;

Residential flat buildings;

Road;

Excavation and filling; and

Subdivision.

Clause 6 — Model Provisions

This plan adopts clauses 5 (4), 7, 8, 10 (2), 2118, 22, 23, 24, Yes
29, 31 and 35 (paragraph (c) excepted) of, anddaddd to, the
Environmental Planning and Assessment Model Pronssi
1980. Clause 8 — Preservation of Trees is the atdyse
applicable to the subject application and is caergid unde
clause 8 of the QLEP 1998.

Clause 8 — Preservation of Trees

Council has a Tree Preservation Order. The sitgeiserally| Yes
cleared of vegetation. However, several trees withihe
unformed public road will be required to be remavetbposed
landscape works include the planting of a signiftcaumber of
exotic and native trees which will improve the amemf the
locality.




Clause 10 — Availability of Services

The site is capable of being serviced. Refer ¢oadsessment L
Council’'s Development Engineer later in this Report

yes

Clause 12 — Zones Indication on the Map

The subject site is 2(d) Residential D under QLEPSL Yes
Clause 13 — Zone Objectives and General Development

Controls

Under clause 13(3), Council must not consent topitoposed Yes

development unless of the opinion that it is cdesiswith the
objectives of the applicable zones. These areeaddd below
with respect to QLEP clause 22.

Clause 22 - General Development Controls — ZonelPResidential D

Clause 22 - General Development Controls Zone
Residential D -The zone is a multi-purpose residential zon
which allows for a wide range of development. Thgeotives of
the zone are therefore broad and largely relatahto pre-
planning of urban release areas, subdivision anduide the
provisions of development control plans.

The proposed development generally satisfies thectbes of

P(d)
inges

the zone and is permissible in the zone pursuatiatse 22(4).

Clause 25 — Multi Dwelling Housing — Matters for
Consideration

This clause details matters that Council must hsfesdl with
prior to granting any development consent for mditelling
housing. These matters include the provision ichedwelling
for:
* Privacy
» Access to natural light
» Servicing including water supply and disposal
sewerage and stormwater
» Landscaping
» Parking
* Assessment of a design’s relationship to the seald
character of streetscape and adjoining buildings
* Minimal conflict between vehicles and pedestrians
access to the development
» Design to minimise impact on traffic flows alongetioad
giving access to the site.

These issues have been assessed as part of the 5B(
assessment detailed later in this Report.

Yes

of

O
o




Clause 56 — Heritage Conservation

The site is not a heritage listed item of locaktate significance Yes

and there are no heritage listed items in the wcof the site.

Therefore, the relevant objectives of this clause she
following:

(c) To conserve archaeological sites, and
(d) To conserve places of Aboriginal heritage digance.

An Archaeological Assessment for the subject sis wrepare(
in 2004 to and submitted as a part of supportingudentation

Condition

=2

for DA 196-2004. The assessment comprised backgrpun

research, an archaeological field survey and ppation by
Ngunnawal Local Aboriginal Land Council and Buruusgawal
Aboriginal Corporation.

It concludes that despite high ground surface ex@osno
Aboriginal or European cultural heritage sites wlerated in the
survey. The subject site is considered to have igibtg
archaeological potential and no Aboriginal or Ewap cultural
heritage constraints.

Of the recommendations of the report two (2) araswtered
important for the development application. These a

1. No further archaeological investigation or
assessment is warranted at this stage; and
2. If any previously undetected Aboriginal site or

relic is uncovered or unearthed during work, that
work at that location cease immediately and
appropriate action be obtained from the Southerr
Aboriginal Heritage unit of the NSW Department
of Environment and Conservation.

The second recommendation has been included &
recommended condition should consent be granted.

I

1S a

Clause 66 — Development Along Arterial Roads

Pursuant to clause 66(2) Ellerton Drive is congdeto be arn
arterial road, as it is proposed to link to theufatEdwin Land
Parkway, for the purposes of sub-clause (1). Howetlee
laneway access is approximately 100 metres from

intersection of Mowatt Street and Ellerton Drivieeriefore, subt

clause (1) is not applicable as the proposed viri@access is
not directly to an arterial road or within 90 metref an
intersection with an arterial road.

Yes

Eendition

10




Clause 66(5)(c) states the following:

(5) The Council may grant development consent fog|t
subdivision of the following land, or the erectioha dwelling
requiring development consent on that land, onlyig satisfied
that the development incorporates noise mitigatr@asures that
are in accordance with the Environment Protectiamh®rity's
Environmental Criteria for Road Traffic Noise (pighled in
June 1999):

(c) Land adjoining the proposed Edwin Land Parkway.

=N

It is considered that the proposed developmenbkas designe
generally in accordance with the Environment Pratag
Authority's Environmental Criteria for Road Traffic Nois
which outlines noise mitigation measures for newidential
land use developments affected by arterial traffioise.
However, in addition, several conditions relatirgg window
treatments are recommended to be imposed, shoulskb be
granted. These are discussed in more detail latéhnis Report
under DCP 56.

Y

Clause 77 — Land which may be Contaminated by Vértof
Previous Development

The Council may grant consent for the developmétdra only
if it is satisfied that clause 7 &tate Environmental Planning
Policy No 55—Remediation of Lahds been complied with.

Yes

Refer to previous

comments unde
SEPP 55.

Clause 78 — Greenhouse Emissions

This clause requires an assessment of possibleunesas reduce
consumption of energy and production of greenh@ases. The
applicant has generally designed the structuredbetoenergy
efficient through passive design, orientation arwhstruction
strategies, insulation and fit out standards. udetl in the design
are reasonable sun and daylight access and acleeptatural
cross flow ventilation. The application has alstséad the NSW,
BASIX requirements.

Clause 79 — Waste Minimisation and Disposal

A satisfactory Waste Management Plan (WMP) has been

submitted in support of the proposed developmehis Tetails
the types and quantities of waste anticipated tophmuced
during the construction phase and how it will bepdised of.

Waste generated by future residents will be ableetadequately
disposed of within Council issue wheelie bins siome two (2)
enclosed waste storage enclosures. This is furtfevorated

Yes

Condition

D

11



under DCP 56 later in this Report.

Conditions relating to the construction phase ef dievelopment
and disposal of waste are also recommended to ppesial to any
consent granted.

Clause 80 — Covenants and Agreements

No covenants are applicable to the site.

Not Applie

Clause 81 — Advertised Development

Development for the purposes of residential flatdigs (as

defined in the QLEP 1998) is identified as advedis Yes

development. Both written and published noticenef$ubject
development application was given in accordanch Wivision 7
of theEnvironmental Planning and Assessment Regulati®®.2(

The proposed development was notified to adjoinpmgperty
owners and occupiers and advertised in local nepespafor
twenty-one days. During this period five submissiowere
received. Following the receipt of additional infation from the
applicant the proposed development was re-nottbetthose whag
made submissions. No further submissions werevedei

2. Section 79C(1)(a)(ii) — Any Draft Environmental Plaaning Instruments

No draft environmental planning instruments applyhe site.

3. Section 79C(1)(a)(iii) — Any Development Control Rn

The following Development Control Plans (DCPs) applto the development:

COMMENT

COMPLIES
(Yes/No)

DCP No 1 — Car Parking

The Plan aims to provide on-site car parking t@icadr the increase
demand brought about by the development of the aitd the
provision of car parking which is functional, safed attractive.

In accordance with the DCP, the development reguitdl car
parking spaces for residents and 19 car parkingespé#or visitors
(including 1 disabled visitor park.), i.e. 160 spadn total.

The proposal provides 180 car spaces in total argkr@ice ang
delivery parking bays. All three bedroom units ha&ecar space

dYes

allocated as do the majority of two bedroom unlt$ (required). All

12




one bedroom units have 1 car space.

Car park numbers and locations are broken dowrhénfollowing
table.

Parking Type Number Location
Resident (Standard) 111 Basement

36 Carports (Townhouses)
Resident (Disabled) 3 Adjacent to Building 5
Resident (Small Car 10 Basement
Total Resident 160
Visitor (Standard) 8 Basement

9 Adjacent to Building 7
Visitor (Disabled) 1 Adjacent to Building 7
Visitor (Small Car) 2 Basement
Total Visitor 20
TOTAL 180
Delivery 2 Adjacent to Building 7
Total Delivery 2

Visitor parking within the basement is located prto the secure
access point under Building 1. A staircase is ledito give visitors
access from the basement to ground level.

The number of small car spaces (2.3m x 5.0m) ififipd by the
applicant as encouraging the use of more envirotatigrfriendly,
low fuel use cars. It is considered that 12 smail gpaces out of ja
total of 180 is acceptable as this is less tharo¥%e total, it is likely
that many residents and visitors will indeed drsveall cars, and that
these spaces will be allocated as the second clrfgasome of the
two bedroom units.

The disabled resident car parks are provided fa #daptable
Apartment Type units in Building 5. Other adaptaflewnhouse
Type units in Building’s 6 and 7 are provided wiénough room
within carports to provide for 2 disabled car pafkequired.

13




In addition the DCP contains provisions in relattorvehicle access

manoeuvring and ramps, derived from the Austral@andards
which the proposal satisfies as advised by Couwndilevelopmen
Engineer.

Py

DCP No 41 - Soil, Water and Vegetation ManagemefdrP
(SWVMP)

DCP No 41 outlines the circumstances in which d, S&ater and
Vegetation Management Plan (SWVMP) is required thedminimum
requirements for the Management Plan. A satisfagc8WVMP has
been submitted for the proposed development.

Yes

DCP No 42 — Landscape Policy

The policy requires that a Category 2 landscape p&asubmitted by
a Council accredited landscape consultant.
complies with this policy has been submitted, prepdy Neil Hobbs
of Harris Hobbs Landscapes and is accompanied haralscape
Design Report. It includes the provision of a ggyriof plantings ang
surface treatments, including the provision of pdayipment, table
and bar-be-que facilities in the south garden, sexceral seats place
throughout the site. Each area of ground levelgbdeivopen space wi
also be landscaped.

Two large communal gardens will be constructed ridpi$tage 1 o
the development, along with landscaping assochitdBuildings 1,
2, 3, 4,5 and 8. Landscaping associated with Bygki6, 7 and 9wil
be completed as part of Stage 2 of the proposeelaj@went.

A leeqns plan that

yYes

)
S
d
Il

f

DCP No 50 — Advertised Development and Public Noéfion

The DCP applies to the public notification of adissd development
In accordance with the DCP, the original proposaswadvertised i
The Queanbeyan Age on 12 and 26 November 2010 dred
Chronicle on 16 November and the adjoining ownetsfiad by mail.
During this period five submissions were receivédllowing the
receipt of additional information from the applitaiihe proposec
development was re-notified to those who made ssdions. Ng
further submissions were received. These are disdus detail unde

Yes
L

the Community Consultation section of this Report.

DCP No 52 — Safe Design Guidelines for the City of
Queanbeyan

The DCP was adopted in September 2002 and aimshtnee publig
safety through design and may require the refeoflcertain
development to the NSW Police Service. The applibas addresse
compliance with DCP 52 in the submitted Stateménvironmental
Effects (SEE).

Yes

dConditions

14




The size of the proposed development meant thnadstreferred to th
NSW Police Service for comment. The Monaro Locaa@ACommand
conducted a Safer By Design Evaluation on in Dean2®10. The
development has been identified as a moderate argke A number,
of conditions and advisory notes have been recordeteto minimise
opportunities for crime within the development. $&are summarisgd
and commented on in the following table.

W

1.

Police Recommendation

A mix of units should be
provided used in each block
ensure that there are a lar
number of living/communa
areas which are capable
overlooking all semi-public
areas, including car parkir
spaces.

Concern that building 8 wil
cause a blockage in natul
surveillance from all building
to the north and south gard
areas. Consideration should
given to removing building
altogether to allow mor
natural surveillance.

Entry points should b
designed so as to maximi
surveillance opportunities
and from these areas.

Common entry areas shol
maximise opportunities fc
natural supervision by sta
and other guardians.

Comment/Condition

It is not considered necessary to requir
redesign of the development to provide m
of a mix of units in each block. Units

e a
ore
in

buildings 1, 2, 3, 4, 5 and 8 all have two
living/communal areas which overlook both
the street and internal gardens. The abpve-

ground car parks for buildings 6, 7 and 9

do

not have any living/lcommunal areas directly

overlooking them. However, they are direg
adjacent to the internal access road and
not fully enclosed. Therefore, there will
natural surveillance to these car parks f
passing vehicles.

There is a high level of natural surveillancg
each garden from the private open space
all units on each garden’s perimeter. Rem
of an entire building to provide natu
surveillance is therefore not considered tg
warranted.

Entry to the proposed development fr
Mowatt Street is clearly defined. Lob
entries to units have full length windows
allow for natural lighting and surveillang
Timber screens are also attached to ai
identification, but also contain open eleme
to allow for surveillance opportunities.

It is anticipated that some maintenance ¢
will be employed in the development but
in a permanent sense like a caretaker.

Facilities for maintenance staff are centr

tly
are

be

rom

2 to
s of
pval
ral
be

om
by
to
e.

d in
Nts

staff
not

ally

located and access throughout

the
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10.

11.

It is considered that the proposed development rglipesatisfies the relevar

Fencing should not block &
natural  surveillance fror
neighbours and passerby’s ir
the property.

Ensure security lighting is i
place around entry/exit point

Consider installing senst
lighting.
A street sign should b

prominently displayed at th
front of the development.

Signage needs to be provid
on fire exit doors warnini
users that the doors are to
used for emergency purpos
only.

Strong consideration be give
to the use of graffiti resistal
materials on fences, grout
floors and areas which a
accessible by other structure
A graffiti management pla
needs to be incorporated ir
the maintenance plan for ti
development.

Fire exit doors should be fitte
with single cylinder lockset
and windows should also |
fitted with key operate
locksets to restric
unauthorised access to t
development.

To enhance the security of tl
complex a monitored intrude
alarm  system could kb
implemented and/or extern
CCTV could be considered fc
all units within the complex.

development is facilitated by a series
linked pedestrian pathways.

No external fencing for the development
proposed. Rather, tree plantings will forn
clear site boundary and allow for surveilla
into the property.

Condition

Condition

Condition

The submitted CPTED Report states that

levels of pedestrian presence and pas
surveillance will be the primary deterrent

graffiti.

Any graffiti management plan will be tl
responsibility of the Body Corporate.

This will be noted in advisory notes sho
consent be granted.

This will be noted in advisory notes sho
consent be granted.

of

n a
nce

high
sive
for

uld

uld

It
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passive surveillance within and to the developnaget provided through the use

multiple pathways and the location of courtyardsnding to courtyards also conta

open elements.

An external lighting plan and design report haedleen submitted in support of {
proposal. The lighting has been designed in acooslavith AS 1158.3.1: 2005
Lighting for Roads and Public Spaces and AS 428R72- Control of the Obtrusiv
Effects of Outdoor Lighting. It is proposed to pide metal halide lighting mounte
on 4.5m high poles along vehicular access routdsabong internal pedestrian route

Consideration in the design was given to the pakribr obtrusive light to be
generated. Spill light calculations were takenaair fproperties on Buttle Street apd

Stonehaven Circuit. Calculations were made usimgigpst lighting design softwar

AG132 to calculate lux (Ix) levels on the rear walff these properties from ground

level to a height of 3m. The value of 1.6 Ix axa#dted in the model is below the 2
maximum level recommended in AS 4282: 2007 Table 2.

Conditions to ensure compliance with the relevagfiting standards will be imposed

to any consent granted.

DCP No 56 — Dual Occupancy Housing, Multiple
Dwelling Housing and Residential Flat Buildings.
Assessment of Design Elements

The following Design Elements are applicable to tme®posed Yes

development.
Variation

Design- The proposed new unit buildings are considecetie of g
high quality design. Roof forms are broken up alevaions have &
variety of screens, sun shades, balustrades amdnektcolours and
finishes. Materials proposed to be used include:

S

* Smooth finish blocks in pearl grey and alabastasfi;

* Colorbond™ roofing coloured dark grey ‘Windsprayithva
timber underside to some elevations;

* A mixture of timber slats, grey brick and concreia
courtyard fences;

* Glass and concrete balcony balustrades; and
 Timber screens on facades and balconies.

Buildings along the Ellerton Drive and Mowatt Stré@ntages hav¢
been designed to address them by locating priveés gpace areas
and living rooms to face the street.

D

The DCP prescribes that buildings should not ex@etatal length of
45m. All proposed buildings comply with this praeis except for

of
n

he
e
d
S.

e

Ix

proposed Building 1 which is approximately 55m gndth. The

17



applicant was also requested by Council to provatiditional
justification for the variation and to reduce theilting height.

Subsequently, the building design has been chatge@duce the

height and improve the facade of units facing tmeway.

The applicant has submitted the following justificas in support of

this variation:

» The end of the building facing Mowatt Street haserb
designed to address the street frontage. This tedevas
visually set apart from the remainder of the bui¢dihrough
varying roof form architecture, colours and finishe

* The mass of the building is not apparent from eitfiewatt
Street or Ellerton Drive, however this section has various
architectural elements incorporated to provide ditwdated
and interesting facade. Bay windows and balconiesnate
on level one with timber louvered screens aboveticz
recesses occur every two apartments and private sjeece a
ground level has horizontal recesses every twas unitallow
for landscaping;

* The building’s roof will not be a singular largeofdout shall
step every two units in line with the site’s conmsgywand

* There are no negative impacts on solar access.
The design element objectives are as follows:

* The development is of high quality which contribugesitively,
to the streetscape, is compatible with the desifeatacter of
the area and is visually interesting of high arebiural
quality;

* The design of buildings should relate to a humaalesand
contain elements that break up the form of thedmugj; and

* Buildings should provide for varying building heighto
reduce scale. Large unbroken wall planes shouldvmded to
prevent the appearance of unduly high, elongateldiings.

The 45m building length prescription is imposedetwsure that th

scale and bulk of buildings do not dominate theettgyment or the

streetscape due to elongated, unbroken wall plabesso aids in
ensuring that development is compatible with thgirdd character g
the locality, is visually interesting and is of higrchitectural quality.

It is considered that the proposed variation to D& to allow for
Building 1 to be approximately 55m in length cansheported for thg

1Y

t

(D

following reasons:
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* Building 1 is situated within the site so as to betvisually
dominating from within and outside the site. Itsistback
further from the Mowatt Street frontage than Builgh 2
and 3 (15.6m from the site boundary), and therabisut
19m between Building 1 and Building 9 (adjacentngl
the laneway frontage). Due to the location of teelvay,
Building 1 is also setback from the rear of theoadng
properties on Buttle Street by approximately 13m;

O

» Careful attention has been paid by the designéregdorm
of Building 1. The use of varying roof forms, resieg and
balcony treatments ensure that the building’s face]
visually interesting;

» The proposed development generally is considerda o
keeping with the desired character of the locayich,
based on the land use zones, is surmised to bealjgne
that of multi-purpose residential including meditwnhigh
density development; and

* The proposed length of Building 1 generally satisfthe
design element objectives and is not anticipatethaee
any adverse impacts on the amenity of the localitfuture
residents of the development.

The variation to the DCP is therefore recommendeddpport.

Density— The site area is 17,190m2. The proposal saifffie density Yes
provisions of Council’'s DCP as outlined below.

Dwelling Size  Minimum Site Total Area Required
Area Per Unit

1 Bedroom x 16 128m? 2,048m?2

2 Bedroom x 66 180m? 11,880m?

3 Bedroom x 13 248m? 3,224m?
17,152m?

The maximum floor space ratio (FSR) prescribed i8:10 The
proposed development’'s FSR has been calculatedcordance with
the definitions contained within the DCP as beimgpraximately
0.69:1.

Maximum site coverage of the buildings should nateed 40%. For
the proposed development it has been calculated baisg
approximately 38.77%.
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Setbacks- The site is a corner block, with both Ellertonv@ and| Yes
Mowatt Street considered to be main frontages. Tineposed
development satisfies the DCP building setbacksegixdor two| Variations
proposed variations. Indeed, much of the developmesatly exceed
the required front, rear and side boundary setbacks

[72)

There is a 2m encroachment into the Ellerton Dhigatage from twag
balconies and secondary private open space areagpraposed
Building 3. The applicant contends that this vaomatshould be
supported as the balconies serve as a good vanbagefor views and
“lend themselves well to the building elevation &oan.”

The design element objectives are as follows:
* To preserve and enhance the existing streetscape;
* To provide equitable access to light and sunshine;

 To maintain adequate space between buildings ardiq
places to allow for privacy;

[

 To accommodate landscaping and the deep plantirtgees;
and

* To promote flexibility in the siting of buildings.

It is considered that the proposed variation to D@P can be
supported for the following reasons:

* Proposed building 3 is about 18.5m in length aneé |th
encroachment occurs in 2 x 6.0m sections. Propbsidings
4 and 5, which also face Ellerton Drive, exceedptescribed
setbacks. Overall, the view of the development @lgHerton
Drive is of staggered buildings, generally setb&wkn the
property boundary by over 6.0 metres. This reddlcessisual
impact of the proposed encroachment;

* The encroachment will not have any negative impaatshe
amenity of the locality or of future residents bgywof access
to natural light and privacy; and

* The proposed development is considered to satigfysétback
design element objectives in the DCP.

A further setback requirement in the DCP is thasetbacks between
buildings. This is prescribed at a minimum of 6.0fine proposed
development satisfies this requirement except fawa points. The
distance between Buildings 2 and 3 is 3.74m anoraec of Building
5 is 4.9m from Building 6. In support of the vaiaet the applicant
states that there is no impact on solar access, dwrthe
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encroachments result in any overlooking into pevapen space ¢
between windows. An inspection of the relevant pleonfirms this.

It is considered that the proposed variation to I@P can be
supported for the following reasons:

» The proposed encroachment will not have any neg:
impacts on the amenity of the locality or of futuesidents by
way of access to natural light and privacy; and

* The proposed development is considered to satigfysétback

design element objectives in the DCP.

-

ativ

Height— Maximum building height prescribed in the DCF7iSm in
two storeys. Proposed Buildings 6, 7 and 9 (Towshkelall comply
The remaining buildings (Apartments with basemeat parking)
exceed 7.5m above natural ground level at sometpdbin betweer
approximately 0.2m and 1.0m. The applicant has sitgxun the
following justifications for the variation:

* The site is steeply sloping and the height requaér@nhas been

generally achieved by stepping the buildings tousmsan
appropriate relationship to ground level;

* Encroachments are minor ridge building elementd; an

« The encroachments do not adversely affect neigliogur

properties, and, in fact, they add to visual irderdy
incorporation on variety in roof forms.

The design element objectives are as follows:

* To control the height of residential flat buildingsthin each
zone;

* To be consistent with the future desired charaatérthe
locality;

* To minimise disruption to views, ensure no losgrivacy and
loss of sunlight to existing residential developtmen

» To provide sunlight access to private open spaddsnithe
development site and maintain adequate sunlighesgdo
private open spaces and windows of living spacesdcent
buildings.

Submitted elevations and section drawings show tllé
encroachments are of a minor nature when viewethencontext of
the entire development and that they do indeedibaé to providing

Yes

Variations
I

a variety of roof forms.
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The location of the buildings within the site medhat they will not
contribute to the disruption of views over and abtive impact of the
development as a whole. The proposed height enunoaats will alsg
not have any adverse impacts on solar access aatyr

D

The overall impression of the development is cle#inat of several
two storey residential buildings. This is in keapiwith the future
desired character of the locality.

Given all of the above, it is considered that tmeppsed variation
satisfy the design element objectives and can Ippasted in thig
instance.

UJ

Solar Access- The DCP requires that at least 80% of all dwgti Yes
within a development receive a minimum of 3 houreal sunlight
between 9:00am and 3:00pm on 21 June. Additiondllyldings
should be designed to ensure that the private gpane and living
areas of adjacent dwellings receive the minimuno@ré sunlight on
21 June. The proposed development complies withsethe
requirements.

Shadow diagrams have been submitted which showstiaow
impact of the proposed development at 9am, 1lammdidh, 1pm,
2pm and 3pm on 21 June. These show that that thiredbe no
overshadowing of any adjacent dwellings during gesod.

Out of the 95 units proposed for the developmeribtal of 87
(91.57%) receive the required amounts of sunligtte following
units within the development do not receive thd flilhours of
sunlight on 21 June:

* Building 1 — Unit 101E’s private open space doesappear tq
receive the full 3 hours of sunlight;

* Building 3 — Unit 302C’s principal area of privadpen space
does not receive the full 3 hours of sunlight, heeve a
secondary area of private open space receives ghunli
throughout the day and is also accessible fronviagiarea;
and

e Building 7 — Units 701 to 706 — private open spaceas
receive sunlight to over 50% of their surface bemvépm ang
3pm but less than 50% at 12 noon.

Given the size of the proposed development, it amsiered
acceptable that there are some dwellings whichadaateive the ful
3 hours of sunlight on 21 June. It should also besdh that the two
common garden areas receive high levels of sunkght2l June|
Overall, the proposed development has been designeavide high
levels of solar access to dwellings and public suaad is considered
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satisfactory.

Open Space The DCP prescribes that for dwellings locategratind
level, private open space with an area of 25m2jranmm dimension
of 4m, directly accessible from a living area anidhwa northerly,
aspect must be provided. For dwellings located alground level &
balcony with a minimum area of 12m2, a minimum dasien of 2m,
accessible from the main area of each dwelling roegirovided.

All dwellings comply with the above requirementsll Apartment
Type units at ground level and all Townhouse Typisuare provided
with two separate courtyard areas. A variety ofesomg devices
prevent overlooking from the upper level balcontescourtyards
below and views of clothes drying facilities and@nditioners.

Approximately 35% of the site is taken up by twdlptigarden area

which allow for deep root planting and the prowsiof seating, bart

be-que area, play equipment and the like.

Proposed courtyard fencing and balcony balustradesply with the
provisions of the DCP. Ground level fencing cordaapen element
and balcony balustrade materials provide contatid building wall.

Yes

[72)

[72)

Visual and Acoustic Privacy The proposed development geners
satisfies the provisions of this design element.

Visual - The layout of the buildings and application afeening
devices means that overlooking to and from priv@ien space an
windows to living areas within the development isimal.

In regards to privacy impacts on adjacent dwellingsxdows and
courtyard areas in the proposed development ataser to adjacen
property boundaries than 10m, in some cases ufrto Additionally,

first floor windows which do face adjacent dwelléngre to bedrooms.

The only balconies on first floors which face adjaicdwellings are

three small balconies proposed for Building 1 idesrto aid in the
articulation of the facade. These balconies confebefirooms and
due to their small size, are not expected to bd tmelong periods o
time. Nonetheless, it is recommended that a cawdibe imposed

should consent be granted, requiring that balustratb these

balconies be obscured to a minimum height of 1.Anmonder to
prevent overlooking into adjoining backyards.

Acoustic —Noise impacts from Ellerton Drive are proposed
ameliorated by the application of double glazed deins with
6.38mm outer laminated glass to windows which falterton Drive.
This window treatment is also recommended to beiegppgo all
windows in Building 1 which are adjacent to thedasay and to al

alkes

Conditions

d
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windows on the western elevation of Units 704, @l 706 in
Building 7 as these are located close to the gartiagek turning
circle and laneway. Additionally, as discussed ur@lause 66 of the
QLEP 1998, an acoustic report addressing ways teliarate the
noise impacts from Ellerton Drive on the proposegiedopment will
be required to be prepared prior to the issue dfaastruction
Certificate (Building).

Within the development, air-conditioning units #&eated adjacent t
fin walls or within enclosed storage areas exceptdround leve
Apartment Type 4 units in Buildings 2 and 5. A stard Council
condition relating to maximum noise emissions framconditioning
units and equipment generally is recommended tinpesed, shoulg
consent be granted.

A\1%4

[®)

Safety and SecurityThe proposed development generally satisfies
provisions of this design element (see discussimieu DCP 52 for
further considerations). Buildings have been desigto allow for
casual surveillance to public areas; approprigfieting is provided tc
pedestrian paths, parking entries and buildingiestand entries t
dwellings are clearly visible.

Carparking, Driveways and Manoeuvring AreasThe proposeq
development satisfies the provisions of this desejement. As
discussed under DCP 1, car parking has been pvidexcess o
Council’s requirements.

Council’'s Development Engineer has assessed tlkgngaand acces
and has advised that all vehicles are able toysafeter and exit th
site in a forward direction. The internal pavemsatfaces will be
required to have decorative elements incorporatedsually break ug
the expanse.

The Development Engineer advises that further idetagarding the
proposed garbage truck turning circle and lane w@ystruction are

required to be submitted prior to the issuing ofCanstruction
Certificate (Building). Issues to be resolved imtduhow access to th
laneway from the rear of two of the Buttle Stress Iwill be gained
justification for the use of a smaller garbage kructhe turning circle
templates from what was originally shown; and timalflocation of
the tangent point of the turning circle.

1 Yes

f Conditions

[

11%

1Y

N

e

Stormwater Management €ouncil’'s Development Engineer h
assessed the submitted stormwater managementgridrsas advise

a¥es
d

that they are generally satisfactory, subject #shbmission of final Condition

engineering plans prior to the issuing of a Comsion Certificate
(Building).

Site Facilities -The proposed development satisfies the provisidn
this design element. Storage areas 6m3 in voluraepasvided for

syes

each unit, either in the basement at the end opagking spaces a

rConditions
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within a cupboard in carports. A condition is reecoended to be
imposed, should consent be granted, ensuring thiEge areas in the
basement are indeed lockable and do not interferth whe
manoeuvring of vehicles into the adjacent car park.

Clothes drying facilities are provided for eachtunpe and all are
shown as being suitably screened except for theungrolevel
Apartment Type 4 units in Buildings 2 and 5. A cibioth is
accordingly recommended to require screening.

A communal mailbox is provided adjacent to the mpedestriar
entry off Mowatt Street.

Two enclosed waste storage areas are proposeteatelvelopment,
located adjacent to the laneway entry off Mowate&t and betwee
Buildings 7 and 9 at the end of the laneway. Thasdosures hav
been designed to match the materials of the maifdibgs and
incorporate the use of timber elements to prountierest.

D 5

It is proposed to mechanically ventilate the wastigrage areas to
reduce the potential for odour and unfavourablevsieCouncil will
also require that they be graded and drained tedher system to aid
in cleaning and maintenance.

Council’'s Waste Minimisation Officer has advisedattithe waste
storage enclosures are sufficient in size and thaste will be
collected by Council’'s contractor twice per week.tidck turning
circle is provided at the end of the laneway towlfor the garbage
truck to exit the site in a forward direction amdsafely pull over tg
empty garbage bins from the enclosures, subjeatdthtional details
being provided prior to the issuing of a ConstrctiCertificate
(Building).

D

A maintenance store and toilet is attached to tlastev enclosur
between Buildings 7 and 9 to allow for the maintesea of the
development. No detail about the ongoing mainte@aont the
development has been provided. This will be regluicebe submitted
in a Waste Management Plan (WMP) prior to the msguof a
Construction Certificate (Building).

(D

Landscaping -The proposed development satisfies the provisidrisYes
this design element. The proposed landscaping enlhance the
amenity of future residents of the development tredstreetscape by
the application of a variety of trees, shrubs, gras and surfac
treatments.

D

Access and Mobility— The proposed development satisfies |tNes
provisions of this design element. A total of temetlings must be -
provided that comply with AS4299: 1995 — Adaptabtaising. Condition

The applicant has nominated seven Townhouse Tyje (IrfH 601,
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620, 606, 607, 701, 702 and 705) in Buildings 6 &@ndnd three
ground floor Apartment Type units (AT 502A, 502BdaB02C) in
Building 5 as being adaptable units.

Car parks for the townhouse units are within agdcbarports and
bedroom, laundry and sanitary facilities are atlaied on the ground
floor. Car parks for the apartment units are lodatground level in
carports adjacent to Building 5 and linked by aohstructed path of
travel. Access throughout the development is pexidy graded
ramps and footpaths.

Pre and post-adaption plans show that all adaptaits are capablg
of being easily adapted should they be requirechusd 4.5.2 of
AS4299: 1995 — Adaptable Housing requires that méhiclearances
in kitchens should be provided from the outset. & Apartment
Type units this will need to be reinforced via timeposition of a
condition as the pre-adapted floor plans do notarbe show
compliance.

4. Section 79C(1)(a)(iv) — The Regulations

All relevant issues have been satisfied in the iciemation of the subject application.

5. Section 79C(1)(b) — The Likely Impacts of the Devepment

The issues identified in the assessment of théylikepacts of the development relate
to the following matters:

Context and Setting dThe development site is located within an estabtish
residential area and is currently vacant. It jgeeht to a mixture of land uses such as
other residential development, Council’'s work deamid a TAFE college. The
proposed development is not considered to be ouwonfext with the surrounding
residential development which comprises a mixtdrel@d and recent single dwelling-
houses, townhouses and residential flat buildings.

Access, Transport and Traffic Fhe proposed development’s impact in relation to
access, transport and traffic is considered todoe@able. The matters relating to
parking and access have been previously addressisd DCPs No.1 and 56.

Public Domain —The proposed development’'s impact on the public aloms
considered to be positive overall. An unformed \aane will be constructed, allowing
Buttle Street properties a rear access point amvd fo®tpaths around the site’s
perimeter will improve access to bus stops on MoGaeet.

Utilities — Council’'s Development Engineer has advised thaptbposed

development is able to be adequately serviced. #ctethe 6m wide power and
sewer easement along the eastern boundary oftéheilibe maintained.
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Heritage —The site is not a heritage listed item of locastate significance and there
are no heritage listed items in the vicinity of tlkde. Considerations of the
archaeological significance of the site have beaeripusly addressed under clause 56
of the QLEP 1998.

Air and Microclimate -The construction stage of the development willllikeause

the emission of dust from earthworks. Managemethisfissue is to be addressed by
the submission of a Construction Management Plem fr the issuing of a
Construction Certificate (Building).

Flora and Fauna A Flora and Fauna assessment was submitted witli @5A2004.
This report indicates that the site has been dleafeany significant vegetation and
weeds have partly taken over. However, the repdrich was written in 2001, noted
that the nationally endangered Hoary Suntagu€ochrysum albicafpsvas located on
site. This plant is listed as a nationally endaedepecies under the Commonwealth
Environment Protection and Biodiversity Act, 198PBC Act). This plant is not
currently listed as threatened or endangered udder South Wales legislation.

Commonwealth Department of the Environment and teigel recommended that a
submission be made under the provisions of Hrevironment Protection and
Biodiversity Act, 1999.The applicants lodged a submission with the Depamtnon
27 October 2005. The Department assessed the ssibmiand determined that no
further approval is required by the applicant urttier provisions of the EPBC Act on
17 November 2005.

The submitted landscape plan (drawing 10122/30dntitles a moderate sized clump
of Hoary Sunray on the southern portion of the. $itehe Landscape Design Report
prepared by Neil Hobbs of Harris Hobbs Landscapés,concluded that the changes
to the site proposed will render it impracticatétain the Hoary Sunray in landscaped
areas.

Waste -Adequate waste facilities will be provided for thevelopment. Ongoing
maintenance of waste is to be addressed by theissiomof a Waste Management
Plan prior to the issuing of a Construction Cegéife (Building).

Hazards (Natural and Technological) No natural hazards such as bushfire or
flooding affect the site. A Preliminary ContamirmatiInvestigation Report prepared

for the site by ACT Geotechnical Engineers in JA0@6 concluded that the site was
probably cleared in the latter part of thé"X@®ntury for grazing purposes. Following

field inspections, subsurface investigation, labmmachemical testing and Landuse

search, the Report concludes that the site isdfesny gross contamination and is

suitable for residential development.

Social and Economic Impact in the Localityrhe proposal is not considered to pose
any negative social or economic impacts to thelityc&hort-term positive economic
impact is likely to be generated from employmemegation during the construction
phase.
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Site Design and Internal Design Fhe site design and internal design of the
development has been assessed under the DCP BGrdposed design is considered
satisfactory, subject to the imposition of appragiconditions.

Construction —The construction stage of the proposed developmdhthave the
potential to impact on adjoining properties and eéngironment for a short period of
time. Any approval will be conditioned to ensurenstruction activities do not
unreasonably impact on the adjoining properties #meir occupants and the
environment by way of noise, erosion, dust andikee These conditions are standard
Council conditions of development consent. In additit is recommended that a
Construction Management Plan (CMP) which specifjcatidresses the generation of
dust and noise during both stages of the developb®mequired to be submitted to
Council for approval prior to the issuing of a Cwastion Certificate (Building).

Cumulative Impacts Cumulative impacts relate to the small impactsedfelopments
in an area that when considered in unison can tr@suetrimental impact on the
natural or built environment. It is consideredtthdth adherence to recommended
conditions of consent that the proposal will natate time crowded effects, space
crowded effects, nibbling effects or synergistieefs.

6. Section 79C(1)(c) — The Suitability of the Site fothe Development

The site is considered to be suitable for this tgreent. The easement located on
the eastern edge of the site, (adjacent to Stomeh&ircuit properties where the
internal access road is proposed), is for power water only and access will be
maintained.

The Preliminary Contamination Investigation Repsubmitted to Council did not
indicate any concerns regarding fill or indicatattthe soils are not appropriate for
residential development.

7. Section 79C(1)(d) — Any Submissions made in relatido the Development

(@) External Referrals

The NSW Police Monaro Local Area Command condu@e8afer By Design
Evaluation on in December 2010. Their assessmetitracommendations were
discussed previously in this Report under DCP 52.

(b) Internal Referrals

Local Development Committee
The Local Development Committee provides traffiviae to assist Council Officers
in their assessment of development applicationise Holice and RTA participate on
the Committee.

The following matters were raised by the Committee:

* Access way into the development should be a minimtith5m carriageway
with a 1.2m shared path from the Mowatt Streeh®dul-de-sac head.
Turning templates should be provided for all catieehicular movements
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including heavy vehicle turning at the cul-de-sgtahe garbage pick up areas
and the entrance to the underground parking;

» Cul-de-sac needs to allow a garbage pickup todauwnnd without reversing;
* Turning paths to parking spaces needs to comply A82890;

* Low level landscaping only should be used at theaene to the underground
driveway and at the driveway near the cul-de-saadscaping should be
sympathetic to sight distance requirements;

* The ingress/egress to the underground parking dhocilude a level area at
the top of the ramp to allow queuing for pedesgtiand other traffic to pass
on the access roadway;

» Two bus stops on Mowatt Street (one on each sideeofoad) need to be
redesigned and relocated with due consideratiangbit distance and to
appropriate standards. It should include a pe@estiiossing point with a
centre median island and/or kerb side blisterdltovgpedestrian movements
to and from the bus stops into the development; and

* Footpath along the full Mowatt Street frontage dtidne designed as a 2.5m
shared pathway with 1.2m on Ellerton Drive.

The Committee’s views have been either addresseitidoppplicant or can be dealt
with by way of a condition. The recommendation tloe cul-de-sac to allow for the
garbage truck to turn around without reversingoissidered unwarranted. As advised
by Council’'s Development Engineer the proposed ktrtirning circle has been
generally designed in accordance with the applecatdndards and Council policies.

Building Surveyor

Council’s Building Surveyor has assessed the pregalevelopment and advises that
it has been assessed under the Building Code dfalias(BCA) as being class 1a, 2,
7a and 10a buildings. The proposal generally agpgeacomply with the BCA and no
objection is raised subject to the imposition gbrapriate conditions. An application
for a Construction Certificate has not been lodgétl Council.

Development Engineer

Council’'s Development Engineer has assessed thpogab and has raised no
objections subject to the imposition of recommendmohditions, including the

submission of further engineering plans prior t@ tissuing of a Construction
Certificate (Building) relating to storm water mageanent, construction of the
laneway and truck turning circle, relocation of tiwas stops on Mowatt Street, and
traffic management during construction.

(c) Community Consultation

The proposal was advertised in The Queanbeyan AgE2aand 26 November 2010
and The Chronicle on 16 November 2010 for a peoiodventy-one days. Adjoining
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owners and occupiers were notified by mail. Asslteof the period of notification
five submissions were received. Following the netef additional information from
the applicant the proposed development was reiadtito those who made
submissions. No further submissions were receiigsiies raised in the submissions
are summarised below.

Issue 1: - There are too many dwellings proposedtfee site.

CommentSeveral submitters contend that the proposal mvan-development of the
site and refer to previous development consentstwhiad fewer dwellings. As
discussed previously in this Report, the propoa#ikfses the provisions relating to
density contained in DCP 56 and development guidsliand is not considered to be
an over-development of the site.

Issue 2: - Generation of dust during constructionlithave adverse impacts.

Commentdt is acknowledged that there is the potentiallésge amounts of dust to
be generated during the construction phase of thesldpment. As well as the
imposition of standard site management conditibms iecommended that a detailed
Construction Management Plan be submitted and a&pgrby Council prior to the
issuing of a Construction Certificate (Building).

Issue 3: - Too many units in East Queanbeyan alrgad

Comment-The proposed development is not considered to befatontext with the
surrounding residential development which comprigesixture of old and recent
single dwelling-houses, townhouses and residefiibuildings. The desired future
character of Queanbeyan, including residential ithgnsas been determined via the
adoption of the Queanbeyan Local Environmental RB98 (as amended).

Issue 4: - Building height is excessive.

Comment-Several submitters have expressed concern that #meenity will be
impacted by the erection of tall buildings closetoperty boundaries.

It is to be expected that residents that have becarsed to having a large
undeveloped area of land adjacent to their propexyld be concerned about a
proposal of this magnitude. However, apart from light encroachment from

balconies in Building 3 (which results in no negatiimpacts on adjoining

residences), all of the proposed buildings complygreatly exceed site setbacks
requirements. This greatly reduces the visual impathe proposed development.

It is acknowledged that there are areas of sontheobuildings which are over the
prescribed 7.5m. However, as discussed previolstymbere in this Report, these are
considered to be relatively minor in nature and wdt have any negative impacts
with regards to overshadowing, privacy or views. i$t quite common for
developments on sloping sites to have difficultyfuly complying with the 7.5m
height limit. In recognition of this Council's Stegjic Development Section is
proposing a height limit of 8.5m for developmentlas type within a Comprehensive
LEP currently being prepared under the Standaraument.
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Issue 5: - Views to the eastern escarpment andshideyond Mowatt Street will be
lost.

At present, properties on Buttle Street and Stonem&ircuit have views to hills in

close proximity (about 1km away) beyond Ellertoriverand to hills in the distance
beyond Mowatt Street. However, these views arernmp¢ed by power poles,

residential development, fencing, the slope ofl#mel and existing vegetation. They
are not considered to be major or iconic views.

The proposed development either complies with tresguiptive measures of the
relevant planning policies, or any variations tesdh policies comply with the
underlying objectives. The NSW Land & Environmenbu@ generally has not
supported loss of views as a reason for the refae$abn application if the
development complies with relevant planning poscie

Issue 6: - Not enough car parking is provided. Tleeis no provision for the parking
of bicycles or motorbikes.

Comment-The proposal provides car parking for resident®xoess of Council’'s
requirements under DCP 1 — Car Parking and provitesequired number of visitor
car parks. DCP 1 does not require the provisiopasking areas for motorbikes and
bicycles. However, residents will have room withire lockable storage spaces to
store bicycles. Given the size of the developmedtthae likely numbers of visitors it
is considered reasonable to require the instatiadfoa cluster of bicycle parking rails
similar to that shown in Figure 4 below, locateghadnt to visitor car parks between
the waste storage enclosure and Building 7. Thevigiom of five rails appears
reasonable and plans shall be amended in red emaldition applied accordingly.

Figure 4 — Example of a Bicycle Parking Rail
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Issue 7: - Increased traffic along the laneway arfijom traffic using the internal
perimeter road will have negative impacts on adjoig residences.

Comment-All vehicles accessing the proposed development #ol so via the
laneway off Mowatt Street which runs adjacent te thar of residences on Buttle
Street. Residents of Buildings 6 and 7 will acdabéss parking spaces via an internal
access road coming off the laneway and runningalitve rear of properties on
Stonehaven Circuit.

All but one of the affected properties is setbaobnf the laneway by between

approximately 15m to 30m. A recent multi-unit deyghent at 30 Buttle Street is

setback less than 5m from the laneway. In any ¢hsdaneway is to be constructed
within an unformed dedicated public road. It isaasonable to restrict the use of a
public road to provide access to a developmentusec# is adjacent to the rear of
existing residential properties.

Any new residential development on vacant land wdnerate traffic and the
associated amenity impacts that may arise. Exaessorse from the use of the
laneway in the future can be addressed by the aeteauthority(s). For example, if
speeding is identified as a problem then speeddioan be looked at.

The internal road providing access to Buildings@ @ will only be used by residents
of a total of thirteen units and no visitor parks accessible via this road.

Issue 8: - Congestion from traffic trying to entdtllerton Drive.

Comment-With reference to the adopted Googong and Traledfid Study 2031,
Council’'s Development Engineer has advised that dékisting roundabout at the
intersection of Mowatt Street and Ellerton Drivestadequate capacity to cope with
the proposed development’s traffic generation.

Issue 9: - Environmental impact.

Comment-There is concern about the impact of the developroemwildlife (fauna)
present on the site, e.g. birds and reptiles, hatirto strategies to reduce the carbon
footprint have been incorporated into the develapime

In regards to impacts on fauna a Flora and FaupamRprepared by Geoff Butler and
Associates in October 2001 was submitted for camattbn with DA 196-2004 and
was further considered for DA 278-2006. This Repmitcates that the site has been
cleared of any significant vegetation and conclutias development of the site would
have no known consequences for threatened faugespe

There have been no perceptible changes to theiste the Report was prepared. It is
to be expected that a site with a residential zprwil, at some stage, be developed
for housing. Unfortunately, this can result in hsplacement of some local fauna.
However, unless said fauna is listed as endangereter the Commonwealth
Environment Protection and Biodiversity Act, 1989 BC Act)or threatened under
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the NSWThreatened Species Conservation Act 18@H the potential displacement
does not constitute grounds for refusing develogroensent.

In regards to energy efficiency and carbon footpenBASIX Certificate, which
stipulates certain standards of energy and wafaiesfcy for the development, has
been submitted with the subject application andptla@s are consistent with it. All
dwellings have external clotheslines which ared®treened from view.

Issue 10: - Site is zoned for recreational parkland
CommentThis is incorrect - the site is zoned 2 (d) Reslid¢iD.
Issue 11: - Overshadowing.

CommentShadow diagrams have been submitted which showthbes is negligible
overshadowing of any adjoining properties on thetevi solstice (21 June). However,
some submitters have expressed concern at theolfossinlight in the summer
afternoons. Any shadow impact will be greatestrenghortest day of the year, which
is why it is standard to require shadow diagrameefi@ct this. In summer, when the
sun is much higher in the sky, the shadow impat¢hefdevelopment is likely to only
be felt in the late afternoon or early morning. SThimpact is considered to be
acceptable.

Issue 12: - Loss of property values.

CommentNo evidence has been submitted that indicateshbatroposed
development will result in decreased property vallegardless, potential impact on
nearby property values is not an environmentahoeraty based consideration in
development assessment.

Issue 13: - Aesthetics.

CommentProposed development is described by one subragtbeing “ugly”.

While aesthetics are largely a matter of individtaste, the design of the proposed
buildings are considered to have architectural tnévivariety of roof forms and
external colours and finishes are proposed alotiy facade articulation.

Issue 14: - Loss of privacy and safety from oveiowy into backyard.

Comment-As discussed under the Visual and Acoustic Priviaegign Element of
DCP 56 the distance of the proposed buildings fiamjoining properties and the
layout of the buildings means that the potentialdeerlooking is minimal or can be
dealt with via the imposition of appropriate cora(s).

Issue 15: - Development is out of character withetlocality.

CommentSeveral submitters are residents located withirathacent Tennyson

Mews development, which is an integrated housingld@ment area subject to
controls in Council’s DCP 51 which are not applieato the subject site, such as a
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requirement for single storey development. It $thde noted nearby 2 (b) zonings
allow for two storey development and up to fourgreys in nearby land zoned 2 (c)

In terms of residential development, the locaktyjuite fragmented and undergoing
change as the rate of in-fill development in Quegab increases. The proposed
development is not considered to be out of charadgta this fragmented locality.

Issue 16: - Pedestrian access to bus stop on MoBattet.

Comment-Currently, pedestrians cut through the site tess@ bus stop on Mowatt
Street. The proposed development includes theattwcof the bus stop further along
Mowatt Street towards Ellerton Drive and the camndion of footpaths around the
perimeter of the site. Pedestrian access to theshys will be improved by the

provision of footpaths.

Issue 17: - Maintenance of trees along the propebiyundary.

CommentMaintenance of trees within the proposed developméhbe a matter for
the Body Corporate.

Issue 18: - Maintenance of adjoining Council ownéand.

Comment- A triangular portion of land is wedged between thebject site,
Stonehaven Circuit properties and Ellerton DrivRisTis classed as road reserve and
maintenance is the responsibility of Council. Tisisiot considered to be a relevant
consideration to the subject application.

8. Section 79C(1)(e) — The Public Interest

The proposed development is not expected to haysignificant negative impact on
the public interest. Appropriate conditions willpdypto protect the public interest.

Section 94 Contributions
The proposal will attract developer contributioraxes under Council’'s Section 94
Plan for the additional dwellings on the land. idtintended that credit for one
dwelling will be given. The payment of these clesrgyill form a standard condition
of development consent.

Conclusion

The submitted proposal for the staged developméntirety-five (95) two storey
multi-unit dwellings within nine (9) buildings, ldscaping, road works, earthworks
and strata subdivision on Lot 101 DP727512, 47 Movaireet, Queanbeyan is
Advertised Development and is supported by a Stté¢raf Environmental Effects.
The proposal was advertised in local newspapers aotffied to adjoining
owner/occupiers and five (5) submissions were vecki

The proposal has been assessed under SectionER9®onmental Planning &
Assessment Act979 including the relevant provisions of State Envimamtal
Planning Policy (SEEP) 55 — Contaminated Land Manant, SEPP (Building
Sustainability Index: BASIX) 2004 and State Envimental Planning Policy (Major
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Development) 2005Queanbeyan Local Environmental Plan 19@8auses 2, 5, 6, 8,
10, 12, 13, 22, 25, 56, 66, 76, 78, 79, 80 and &id, Development Control Plan Nos
1, 41, 42, 50, 52 & 55. The development genersdliisfies the requirements and
achieves the objectives of these instruments.

The main issues identified relate to the proposadations to Design Elements in
DCP 56 in relation to building length, height amdbscks. It is considered that each of
the proposed variations satisfies each of the asieldesign Element objectives and
will not have any adverse impact on the amenityheflocality, adjoining properties
or future residents Additionally, the issues raisbyg submitters have been
satisfactorily addressed within the Report or by timposition of conditions where
appropriate.

Recommendations

1. The information contained in the report on DevelepimApplication 326-
2010 which proposes staged development of ningg/{85) two storey multi-
unit dwellings within nine (9) buildings, landscagj road works, earthworks
and strata subdivision at 101 DP727512, 47 Mowagef Queanbeyan be
received.

2. The subject Development Application (DA326-2010) gented consent
subject to the attached conditions.
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