cadm

EDM Group

APPENDIX 4

Blueprint Planning Report

Environment Design Management

Assessment report - “Northpoint” DA No. 10.2010.30748.1



PLANNING REPORT &
STATEMENT OF
ENVIRONMENTAL EFFECTS

"NORTHPOINT"” DEVELOPMENT

360-368 Griffith Road and 353-355 Wagga Road, LAVINGTON

December 2010




© Copyright 2010
Blueprint Planning & Development Pty Ltd
trading as Blueprint Planning

This work is copyright. Apart from any use permitted
under the Copyright Act 1968 (Cwth), no part may be
reproduced without the written permission of Blueprint
Planning.

Disclaimer:

Neither Biveprint Planning nor any member or employee

of Blueprint Planning takes responsibility in any way whatsoever

to any person or organisation {other than that for which this report
has been prepared) in respect of the information set out in this
report, including any errors or omissions therein. Blueprint Planning
is not liable for errors in plans, specifications, documentation or other
advice not prepared or designed by Blueprint Planning.

T: 02 6023 6844
E: office@blueprintplanning.com.au
W: www. blueprintplanning.com.au

Blueprint Planning

Zauner Construction

blueprint



a

blueprint | PLANNING Document Control
& NEVELOPMENT
Ref Version No, Date Revision Details Author
1188 1 0771272010 Initial Draft to Zauner Construction JL
2 16/12/2010 Final for DA lodgement JL

(1)



TABLE OF CONTENTS

TABLE OF CONTENTS «.ieniiei e ettt it s see s em e e e er e s e v ae s vaae e e s mssnntaseesannuesrannens ii

1.0 INTRODUCTION coe ittt i e e e e e s abra s e s et s e e an s st e e sa e smnsa s b rrarees 1

1.1 PUrPOSE Of FEPOM iiiite e i eeeier ettt ee e s er s e e e e r s s bebnssaa e sennes 1

B I T oo 0 To - | R UPROTRR 1

N T I 0TI PSP 1

1.4 CUITENt AN USE iiiuiiie e e er e e e e s e e ara e e ae s s 4

1.5 Development consents applying to the Site......ccccvevieiii v 4

1.6  The design response and CONCEPL ... e it r e eaeas 4

1.7 Consultation to inform design response and concept ......coeeeeeiieiinnieien, 5

1.8 Statutory development application processing and assessment procedure6

1.9 Statutory land use and development assessment framework................... 6

1.9.1  Legislation ...t 6

192 POICY it e e e e 7

2.0 DESCRIPTION OF PROPOSAL......cictuievieretnires i iiiiecieiearesiesenerseresnnscacassnssnns 12

2.1 Site description and surrounding land use and development context ..... 12

2.2 Development description .........covieivriinicii e e e ee e 13

R R - Tu 1 g T« PN 13

2.2.2 Site preparation and demolition..........ccocev e 13

2,2,3 Business premises, office premises, and food and drink premisesi4

2.2.4 Re-sUBIVISION........oiiiiieiiii e e e 14

2.2.5 Advertising SIgNAage ........cioireiiiiereii e e e e 14

2.3 Operational MattarS. ....cvivee v rr e e e et et e 15

B0 T R 101 ] o To [ a0 1= o o ] o O N 15

2.3.2 Business premises, office premises, and food and drink premises16

3.0 PLANNING ASSESSMENT MATTERS ....cuiviriiiie v eee s e e e 17

3.1 Contaminated land considerations.......c.coceeivieeereeriieneirsee e s rvnrerenennns 17

3.2 Land use ZONE ODJECHIVES .....uvvueeciieieeereieci e erer e aena s eresee e e ae s e aeeneanans 18

3.3 Development controls for Commercial ZONeS......coovevevvveeeiiiiiinnireeininnes 19

G 70 S = oo 1o ¢ 1ol 4] o= Tt U O PPT 26

3.5 Crime prevention through environmental design .......cc.cccciicinrniinininnenns 26

3.6 Developer contributions analysis .............covieiie i 28

4.0 STATEMENT OF ENVIRONMENTAL EFFECTS ooniriiie e e e v, 29

5.0 CONCLUSTONS .....ootirtiere et eiiesie e s e ereees e s e e s e s e e s aaceaeasasssnnnsasnaneanes 30
Appendices

Appendix A:  Title diagrams
Appendix B:  Photographs of the Site and surrounding area

(i)



Figures

Figure 1:
Figure 2:
Figure 3:
Figure 4:
Figure 5:

Tables

Table 1:
Table 2:
Table 3:
Table 4:
Tabfe 5:
Table 6:
Table 7:

Location map

Aerial photograph of the Site and surrounding area
Excerpt of land use zoning map from the LEP
Excerpt of FSR map from the LEP

Excerpt of height of buildings map from the LEP

Assessment Matters — SEPP55
Assessment Matters — LEP
Assessment Matters — DCP

Summary of car parking requirements
Summary of GFA gains and losses
Summary of lot gains and losses
Statement of Environmental Effects

(iif)



=1 . Planning Report and
|
bluepfl“t |FLANHING Statement of Environmental Effects

1.0 INTRODUCTION

1.1 Purpose of report

The purpose of this report is to provide information in accordance with the
Environmental Planning and Assessment Act 1979 (the EP&A Act), the
Environmental Planning and Assessment Regulation 2000 (the Regs), and relevant
land use and development policies to inform the statutory development assessment
and development application process.

More specifically, this report has been prepared in accordance with clause 50(1)(a)
of the Regs and is to be included in a development application (the DA) to the
Albury City Council (the Council) seeking development consent via the Southem
Joint Regional Planning Panel (the Southern JIRPP).

1.2 The Proposal

This DA, in general terms, is for ‘Stage 3’ of what is known as the Northpoint
Development, being for the construction of a mixed use development comprising
office premises, business premises, and food and drink premises with an overall
construction value of $8M in the Lavington CBD (the Proposal). The Proposal is
more fully described below, and is shown on the attached site, floor, building-
section, building elevation, building perspective, and landscaping plans.

Firstly, this report discusses the location of the Proposal and then an overview of
surrounding land uses is provided. The statutory town planning development
assessment framework applicable to the land and the Proposal is then introduced,
followed by a detailed listing of the Proposal, including its operational parameters.
Then assessment responses to the relevant land use and development planning
polices is provided followed by a section summarising information presented in this
report.

1.3 The Site

The land comprises seven (7) lots and is located in the northeastern area of the
Lavington CBD and has dua! frontage to Griffith Road and Wagga Road. The land is
described as:

«  Lots1and 2 SP 57929,

Development Application: | 1
“Northpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington



' Planning Report and

hlueprlnt I PLANNING Statement of Environmental £ffects

= Lots 1, 2, and 3 DP 23650,
= Lot 33 DP 544990, and
» Lot 23 DP 627560,

and is otherwise known as 360-368 Griffith Road and 353-355 Wagga Road,
Lavington (the Site).

Pedestrian and vehicle access to the Site is available via Griffith Road and Wagga
Road.

A location map of the Site is shown at Figure 1 and an aerial photograph and
cadastral map is shown at Figure 2. Title diagrams of the Site are shown at

Appendix A.

A description of the Site and surrounding land use and development context is
provided at Section 2.1.

Figure 1: Location map
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Source: Street Directory {(2010)
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Figure 2: Aerial photograph of the Site and surrounding area
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1.4 Current land use

The Site has been used and occupied by retail, light industry, business, and
commercial offices for many years. A copy of a feature and level survey plan of the
Site is attached, with most recent land uses shown.

1.5 Development consents applying to the Site

To assist understanding about the context of this DA in regard to previous recent
development approvals it is noted that Development Consent No. 10.2010.30451.1
for site preparation and demolition works and Development Consent No.
10.2010.30457.2 for 'Stage 1’ and ‘Stage 2’ works comprising a mixed use
commercial development apply to the Site. Works for both approvals are currently
underway, however ‘Stage 2’ is not proceeding as it is being superseded by the
Proposal.

It is noted that the vehicle accessways to both Griffith Road and Wagga Road
shown on the attached plans were approved via Development Consent No.
10.2010.30457.1.

1.6 The design response and concept

The design response and concept has generated following a thorough site analysis,
investigation, and consultation process: A process which has assisted design
principals to more comprehensively understand the nature of the Site and the
general area, and to provide a design response which responds to stakeholder
interests and the land use and development policies and guidelines detailed in this
report.

The design concept has been to provide a development response consistent with
the strategic land use planning aspirations of the community of Lavington as
articulated through the Council’s planning documents applicable to the Site and
area, namely the Lavington CBD Masterpian 2009 (the Masterplan), the Aflbury Loca/
Environmental Plan 2010 (the LEP), and the Albury Development Controf Plan 2010
(the DCP). Specific design parameters and aspirations include:

. providing business and office accommodation in the Lavington CBD area, with
café and supporting retail land uses onsite;

= providing adequate onsite carparking, motorcycle, and bicycle facilities with
ease of access from dual road frontages with supporting open space,
landscaping, and secure parking facilities;

Development Application: | 4
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providing ease of pedestrian access and mobility for persons with disabilities;

providing a safe and secure development consistent with crime prevention
through environmental design (CPTED) principles, including:

»  visual surveillance;

»  ‘non-concealment’ building design;

v

carparking and landscaping design; and

security lighting.

v

Consultation to inform design response and
concept

Consultation with several adjoining landowners and leasehoiders and the Council
has occurred to inform the design response and concept of the Proposal and to
receive general feedback.

In regard to servicing and infrastructure the following consultation also occurred:

Council, in regard to:

»  strategic and statutory land use and development planning,
>  traffic safety and engineering, and

»  reticulated water, sewerage, and stormwater drainage;

Roads and Traffic Authority (RTA), in regard to traffic safety and engineering
via Development Consent No. 10.2010.30457.1,

Country Energy, in regard to reticulated electricity;
Origin Energy, in regard to reticulated natural gas; and

Telstra, in regard to reticulated telecommunications.

Development Application: | 5
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1.8 Statutory development application processing and
assessment procedure

Pursuant to clause 13B of State Environmental Planning Policy (Major Development)
2005 (SEPP MD) this DA is required to be determined by the Southern JRPP as the
Proposal includes development with a capital investment value of more than $5M
and a council is a party to an agreement or arrangement relating to the
development. In this case, the Site has been the subject of a resolution of Council
regarding the relocation of the Lavington Library.

Clause 13F of SEPP MD essentially provides that the Council will carry out
administrative handling of this DA, including coordinating public notification and the

preparation of a planning report for the Southern JRPP to consider and determine
the DA.

1.9 Statutory land use and development assessment
framework

1.9.1 Legislation
Environmental Planning and Assessment Act 1979

Pursuant to sections 77A and 91 of the EP&A Act the Proposal is not respectively
identified as “designated development” or “integrated development”.

Environmental Planning and Assessment Regulation 2000

Pursuant to clause 5(2)(d) of the Regs and Appendix C of the DCP the Proposal is
not identified as “other advertised development”.

State Environmental Planning Policy

The Proposal is affected by considerations within State Environmental Planning
Policy — Remediation of Land (SEPP55).

Local Environmental Plans

The Site is affected by considerations within the LEP.

Development Application: | 6
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1.9.2 Policy
State Environmental Planning Policy

SEPPSS (and Managing Land Contamination: Planning Guidelines (DUAP & EPA
1998)) generally requires that consideration be given to whether or not land
proposed to be developed is contaminated and fit for use for its intended purpose.

An assessment table which lists the full content of these provisions and detailed
responses are provided below at Table 1 and include relevant considerations under
Appendix ] of the DCP.

Local Environmental Plans

The following provisions of the LEP are considered relevant to assessment of the
Proposal:

. Land Use Table — Zone B4 Mixed Use: Objectives of zone.

An assessment table which lists the full content of these provisions and detailed
responses are provided below at Table 2.

Development Controf Plans

The Site is affected by the DCP and the following provisions are considered relevant
to assessment of the Proposal:

. 11.7.1: Development in the B3 Commercial Core and B4 Mixed Use Zones;
. 11.7.21: Land Use Precincts — Lavington;

= 11.7.22: Building Heights — Lavington;

. 11.7.23: Street Wall Heights and Upper Level Setbacks — Lavington;

= 11.7.24: Floor Space Ratio (FSR) — Lavington;

. 11.7.25: Building Design — Lavington;

. 11.7.26: Building Setbacks — Lavington;

. 11.7.27: Building Depth — Lavington;

g 11.7.28: Building Separation — Lavington;

. 11.7.29: Open Space and Landscaping — Lavington;

11.7.30: Car Parking, Traffic and Access — Lavington;

Development Application. I 7
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11.7.31: Streetscape — Lavington;

11.7.32: Urban Design and Pedestrian Circulation — Lavington;
11.7.33: Qutdoor Advertising — Lavington;

11.7.34: Masterplan Requirement — Lavington;

16.2: Design Principles for Advertisements and Signage;
17.8: Parking Provision by Land Use;

17.9.1: Car Parking Design;

17.9.2: Disabled Persons Parking;

17.9.3: Bicycle Racks and Motorcycle Parking Spaces;
17.9.4: Off Street Loading Facilities;

17.9.5: Pedestrian Movements; and

17.9.6: Contributions in Lieu of Physical Provision of Car Parking.

Similarly for provisions of the LEP, an assessment table is provided below at Table

3.

Lavington CBD Masterplan 2009

The following provisions of the Masterplan are considered relevant to assessment of
the Proposal:

Section 3.2: Sites Requiring a Masterplan; and
Section 3.3: Street Setbacks;

Section 3.4: Building height;

Section 3.6: FSR;

Section 3.7: Precincts; and

Section 3.9: Supporting CBD Precinct.

Assessment considerations for the Masterplan are contained within considerations
for the DCP in Table 3.

Developrment Application: | 8
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LEP definitions

For the purposes of this report the following definitions listed in the Dictionary of
the LEP are considered relevant:

building height (or height of building) means the verfical distance befween
ground level (existing) at any point to the highest point of the building, including plant
and It overruns, but excluding communication devices, antennae, satellite dishes,
masts, Ragpoles, chimneys, flues and the like.

business premises means a building or place at or on which.

(3} an occupation, profession or trade (other than an industry) is carried on for the
provision of services directly to members of the public on a regular basis, or

(b) a service is provided directly to members of the public on a reguiar basis, and
may include without limitation, premises such as banks, post offices,
hairdressers, dry cleaners, travel agencies, internet access facilities, medical
centres, belting agencies and the fke, but does nol include sex services
premises.

floor space ratio [c.f. clause 4.5] The floor space ratio of buildings on a site is the
ratio of the gross foor area of all buildings within the site to the site area.

[site area In determining the site area of proposed development for the
purpose of applying a floor space ratio, the site area is taken fo be!

(a) if the proposed development is to be carried out on only one lot, the area
of that lot, or

(b) if the proposed development is to be carried out on 2 or more lots, the
area of any lot on which the development is proposed to be carried out
that has at least one common boundary with another ot on which the
development is being carried outl.)

food and drink premises means retafl premises used for the preparation and retail
sale of food or drink for immediate consumption on or off the premises, and includes
restaurants, cafes, take away food and drink premises, milk bars and pubs.

gross floor area means the sum of the floor area of each floor of a building
measured from the internal face of external walls, or from the intemal face of walls
separating the buiiding from any other building, measured at a height of 1.4 metres
above the floor, and includes.

(a) the area of a mezzanine, and

(b} habitable rooms in a basement or an attic, and

(¢} any shop, auditorium, cnema, and the like in a basement or attic,

but excludes:

Development Application: | 9
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(d) any area for common vertical circulation, such as lifts and stairs, and
re) any basement:

(7} storage, and

(it} vehicular access, loading areas, garbage and services, and

(F) plant rooms, liff towers and other areas used exclusively for mechanical services
or ducting, and

(g} car parking to meet any regquirements of the consent authority (including access to
that car parking), and

(h) any space used for the loading or unloading of goods (induding access to it), and
(1} terraces and balconies with outer walls less than 1.4 mefres high, and
(i} voids above a floor at the level of a storey or storey above,

mixed use development means a building or place comptising 2 or more different
land uses.

office premises means a building or place used for the purpose of administrative,
derical, technical, professional or similar activities that do not include dealing with
members of the public at the building or place on a direct and reguilar basis, except
where such dealing is @ minor activity (by appointment) that is ancillary fo the main
purpose for which the building or place s used.

retail premises means a building or place used for the purpose of selling items by
retad, or for hiring or displaying ftems for the purpose of selling them by retail or
hiring them out, whether the items are goods or materials (or whether also sold by
wholesale).

Land use zoning

The Site is zoned “B4 Mixed Use” in the LEP, which is shown in the zoning map
excerpt detailed below in Figure 3.

Development Application: | 10
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Figure 3: Excerpt of land use zoning map from the LEP

The Site (zoned “B4
Mixed Use™)

Source: Albury City Council (2010)

Floor space ratio and building height controls

Floor space ratio (FSR) controls which affect the Site are shown in Figure 4 and
building height controls are shown in Figure 5.

Figure 4: Excerpt of FSR map from the LEP

The Site (red’ =
maximum FSR of 3:1
—'pink”is 2:1 and
‘blue’ is 0.5:1)

Source: Albury Gty Council {2010}

Development Application: I 11
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Figure 5: Excerpt of height of buildings map from the LEP

The Site (‘red’ =
maximum building
height of 35 m -

‘pink” is 25 m and
‘brown’ is 16 m)

Source: Albury City Council (2010)

Heritage

The Site is not affected by any heritage controls and there are no heritage
conservation areas or built items or places of heritage significance adjoining or near
the Site.

2.0 DESCRIPTION OF PROPOSAL

2.1 Site desdription and surrounding land use and
development context

The Site was briefly described in Section 1.3 above, however more specifically the
Site is located in a mixed-use commercial area with commercial land uses located
surrounding the Site on all sides, except for an aged care facility to the east-
southeast across and on the opposite side of Wagga Road. To the southwest of the
Site is a commercial storage unit complex and a proposed medical centre (currently
under construction), to the northeast is a Coles service station and a KFC
restaurant, and to the west is the Centro shopping centre complex.

Surrounding buildings are predominately one to two-storeys in height and the Site
has an area of 7,601 square metres.

Development Application: I 12
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The Site is serviced with reticulated water, sewer, electricity, natural gas,
telecommunications and stormwater. The Site is serviced with several sewer
junction points and water tappings with meters,

Photographs of the Site, surrounding area and prevailing streetscapes along the
Site’s boundaries are shown at Appendix B.

2.2 Development description

2.2.1 Staging

The Proposal implements 'Stage 3’ of the Northpoint Development, with 'Stage 2’
(as it was known in Development Consent No. 10.2010.30451.2) not proceeding as
it is being superseded by the Proposal.

2.2.2 Site preparation and demolition

To prepare the Site for the works envisaged by the Proposal in accordance with the
attached plans the following works are required over and above Development
Consent No, 10.2010.30451.2:

a demolition of existing 374 m* GFA office premises (currently known as ‘Stage
2’ in Development Consent No. 10.2010.30451.2, with disconnection and
capping of relevant water and sewer services already approved); and

. demolition of existing 401 m® GFA office premises (Zauner Construction
offices), including disconnection and capping of relevant water and sewer
services; and

. demolition of existing 377 m® GFA business premises (Lavington Hairdressing
Salon) and light industry (Lavington Auto Repairs), including disconnection and
capping of relevant water and sewer services; and

x site preparation works and establishment of construction zone for carpark,
business premises, office premises, and food and drink premises
developments, including:

»  establishing security fencing and hoardings around the perimeter of the
construction area;

»  removal of carpark surfaces and civil infrastructure;

Devefopment Application: | 13
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>  excavation, filling, and levelling earthworks to make good for site works.

It is noted that the existing gum tree on Lot 3 DP 23650 is proposed to be
retained.

2.2.3 Business premises, office premises, and food and drink
premises

Implementation of the business premises, office premises, and food and drink
premises parts of the Proposal in accordance with the attached plans requires the
following works;

. construction of a six-storey building fronting Griffith Road with 3,942 m? GFA
and 79 additional car parking spaces;

. use of high-quality construction materials and finishes;
. weather protection awning and colonnade for the Griffith Road entranceway;
. pedestrian access is proposed via Griffith Road and Wagga Road;

" passenger vehicle access to the carpark is proposed via Griffith Road and
Wagga Road (approved via Development Consent No. 10.2010.30457.1); and

. delivery vehicle access is proposed via the internal carpark via either Griffith
Road or Wagga Road.

2.2.4 Re-subdivision

The Proposal includes a 7 lot to 1 [ot re-subdivision.

2.2.5 Advertising signage

Advertising signage has been shown on signage panels on the attached building
elevation plans, and any additional signage will be the subject of separate
development applications where applicable.

Development Application. ‘ 14
"Northpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington



Planning Report and

hlueprint | PLANNING Statement of Environmental Effects

2.3 Operational matters

The following sections provide a summary of the operational parameters for the
different components of the Proposal.

2.3.1 During construction

» Days and hours 7 am to 6 pm, Monday to Saturday (excluding public

of operation:

holidays)

Traffic in accordance with a Traffic Management Plan (TMP)

management:

Car parking: some onsite car parking provided in the ‘construction
zone'; temporary displacement of public carparking
along all road frontages during the various stages of
construction as applicable

Loading/ onsite loading/unloading provided in the ‘construction

unloading: zone” and along Griffith Road frontage in accordance
with the relevant TMP

Waste waste is stored in dedicated containers within the

management: ‘construction zone' and collected by licensed
contractors for offsite disposal

Safety and relevant OH&S and WorkCover standards and

security: quidelines; hoardings along road frontages designed to
facilitate safe pedestrian movement

Lighting: standard security lighting

Plant and standard building industry construction equipment

machinery:

Noise, dust,

and vibration;

standard building industry construction equipment;
demolition carrfed out in accordance with
AS2601.2001-Demolition of structures, construction
carried out in accordance with AS2436;1981-Guide to
noise control on construction, maintenance and
demolition sites

Stormwater: construction carried out in accordance with 7he Biue
Book — Managing Urban Stormwater. Soils and
Construction (Landcom 2004)
Development Application: I 15
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2.3.2

Visual;

Days and hours

hoardings and security fencing erected along all

construction area boundaries where relevant

Business premises, office premises, and food and drink
premises

normal business days and hours

of operation:

. Car parking 149 onsite car parking spaces, including 2 spaces for
(including for persons with prams and 4 spaces for persons with
‘Stage 1: disabilities

. Motorcycle 5 onsite motorcycle parking spaces
parking
(including for
‘Stage 17:

. Bicycle parking 20 onsite bicycle parking spaces
{(including for
‘Stage 11:

. Loading/ onsite loading/unloading bays
unloading
(including for
‘Stage 1);

. Waste waste is stored in dedicated containers within the
management: buildings and/or loading/unloading bays and collected

by licensed contractors for offsite disposal

" Safety and complies with ‘Safer-by-Design’ principles, including:
security: visual surveillance; ‘non-concealment’ building,

carparking and landscaping design; and security
lighting

. Lighting: standard security lighting

a Plant and standard air conditioning and ventilation equipment
machinery:

. Noise and standard air conditioning and ventilation equipment;
vibration: days and hours of operation per normal business days

and hours

Develppment Application.
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" Services and

all reticulated services are available, easement for

easements: sewer to be provided on a consclidated lot plan
. Signage: subject to further development applications where
necessary
. Visual: high guality external building cladding materials,
colours, and finishes
. Disabled complies with the DCP (parking for persons with
parking and disabilities provided at 3 % of onsite spaces), Building
access: Code of Australia, and the Disability Discrimination Act

1992 (Cwlth)

3.0 PLANNING ASSESSMENT MATTERS

3.1 Contaminated land considerations

Tahle 1: Assessment Matters — SEPP55

Clause 7: Contamination and remediation to be
considered in determining development

application

(1) A consent authority must not consent to the carrying
out of any development on land unfess:

(a) it has considered whether the land is

contaminated, and not known to be

(b) if the land is contarninated, it is satisfied that the
iand is suitable in its contaminated state (or will
be suitable, after remediation) for the purpose for
which the development is proposed fo be carried

out, and

land use/s.

Comment: The Site is

contaminated from past

Comment: Not relevant.

Development Application.
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(c) if the land requires remediation to be made Comment: Not relevant.

suitable for the purpose for which the
development is proposed fo be carried out, it is
satisfied that the land will be remediated before
the land is used for that purpose.

3.2 Land use zone objectives

Table 2: Assessment Matters — LEP

Zone B4 Mixed Use: Objectives of zone

To provide a mixture of compatible land
Uses.

Comment: The proposed business
premises, office premises, and food
and drink premises land uses
applicable to the Proposal are
considered to be compatible with the
land use zoning of the area.

7o integrate suitable business, office,
residential, refail and other development
in accessible locations so as to maximise
public transport patronage and
encourage walking and cycling.

Comment: The Site is located along
existing public transport routes and
has pedestrian and bicycle access
from both Griffith Road and Wagga
Road.

7o permit a range of uses that do not
detract from, or compete with, the
functions of the Commercial Core zones.

Comment: The Proposal does not
detract from, or compete with, the
functions of the Lavington
commercial core, which is primarily
to provide core retail land uses.

70 identify areas in close proximity to the
commercial core where commercial and
retail uses may be considered.

Comment: The Proposal directly
implements this objective.

7o protect residents in close proximity fo
the commercial core from encroachment
by commercial and retail premises which
by reason of their demands for parking
and/or public infrastructure, should be
located within the Commercial Core.

Comment: More than adequate car
parking is provided onsite.

Development Application:
“Northpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington
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3.3

Table 3:

To encourage the provision of affordable
housing.

Part 11;
Development in the
Commercial Zones

Comment: Not relevant,

Development controls for Commercial Zones

Assessment Matters — DCP

11.7.1: Development
in the B3 Commaercial
Core and B4 Mixed
Use Zones — General
objectives

To maintain and
enhance Albury
and Lavington’s
economic, social
and cultural role in
the region.

To reinforce the
structure and
legibility of Albury
and Lavington
through a clear
street hierarchy
and urban form.

To promote and
encourage a high
design quality of
buildings.

To ensure that the

Comment: The Proposal is consistent with this objective
by enhancing the economic and social vibrancy of the
Lavington CBD. This is achieved through the additional
office, business, and café land use diversity mix added to
the Lavington CBD.

Comment: The structure and legibility of the Lavington
CBD is reinforced through locating the six-storey business
premises and office premises building along the Griffith
Road frontage in the southwestern corner of the Site as
close as possible to the Lavington CBD core. This siting
and design is consistent with the strategy to reinforce the
role and function of Griffith Road in the Lavington CBD.

Comment: All parts of the Proposal incorporate high quality

architectural building design. Particular attention has been

given to the external facade appearances of the building

fronting Griffith Road in regard to viewscapes from the
ublic domain.

Comment: With the exception of the aged care facility to

siting of new the east-southeast across Wagga Road, there are no
developments are | residential developments located adjoining the Site. The
Development Application:

“Northpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington
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appropriate to
their setting and
use, particuiarly in
regards fo
overfooking and
overshadowing of
residential areas.

= Jo manage the
trarisition in
building use and
scale within lfow-
scale residential
and mufti-use
areas.

s To provide a high
fevel of pedestrian
amenjty to create
vibrant, safe and
easy-to-navigate
streets.

= To promote the
amalgamation of
small sites to
deljver better
quality
devejopment and
dadeguate on-site
parking.

s« TJorespect the
existing scale and
view corridors of
heritage
Streetscapes in
regards to new
development,

s Toimprove and
promote the use
and safety of
laneways for both
vehicle service
access and
pedestrian access

Proposal is considered to bhe appropriately sited for its
Lavington CBD commercial fand use setting in regard to
applicable available development controls, including FSR
(3:1), building height (35 m), and above-ground building
to boundary setbacks (discussed further below).

Comment: Not relevant: The Proposal is not located in a

low-scale residential or multi-use area — it is located in a
clearly defined commercial precinct.

Comment: The Proposal is consistent with this objective
by providing ground-level access to the Site from both
Griffith Road and Wagga Road (originally approved via
Development Consent No. 10.2010.30451.1),

Comment: The Proposal is consistent with this objective by
consclidating seven existing lots into a single space-
efficient development with central accessible carparking.

Comment: The Proposal is not located in or adjoining any
heritage conservation areas identified in the LEP.

Comment: The Proposal is not located along any
laneways.

Development Application:

“Northpoint” — 360-368 Griffith Road and
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to building
frontages.

s To promote and
encourage sarer
public spaces.

s Jo promote
landmark buildings
at gateways and
entry points.

«  To simplify visual
Clutter, enhance
tree planting and
identify areas for
public art and new
public spaces.

w Jocreate a
destination for
tourists from which
to experience and
enjoy Albury.

Comment: Design, access, and lighting of the carparks and
road interfaces have been carried out in accordance with
relevant Australian Standards and Safer-by-Design
Principles. Further comment is made at Section *.

Comment: Not relevant.

Comment: The Proposal provides for carpark shade tree
planting as indicated.

Comment: The Proposal enhances the visitor experience to
the Lavington CBD through the many positive attributes of
the Proposal highlighted in this report.

11.7.21: Land Use
Precincts — Lavington

Comment: The land uses envisaged by the Proposal at the
Site support the Retail Core of the CBD and comply with
Figure 11.14 of the DCP, being within the “Supporting
CBD” Precinct.

11.7.22: Building
Heights — Lavington

Comment: The building height of the Proposal (27.0 m)
complies with the Building Height Plan at Figure 11.15 of
the DCP. Further comment regarding overshadowing in
made at Section 4, Table 7.

11.7.23: Street Wall
Heights and Upper
Level Setbacks -
Lavington

Comment: Not relevant to the Site.

11.7.24: Floor Space

Comment: The FSR of the Proposal at the Site, including

Ratio (FSR) — the FSR of 'Stage 1’, is 0.63:1 which is significantly less

Lavington than 3:1 contemplated by the LEP (refer to Figure 4) and
less than that envisaged by the DCP at Figure 11.17 with a
“masterplan FSR to be determined” control, and is above
the ‘minimum” base of 0.5:1.

Development Application:

“"Northpeoint” — 360-368 Griffith Road and

353-355 Wagga Road, Lavington
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11.7.25: Building
Design — Lavington

Comment: Building design and facade treatments at the
Site address relevant design objectives, including a
combination of materials, articulation, fenestration, and
landscaping. Energy efficiency, Environmentally
Sustainable Development (ESD) and Safer-by-Design
principles have been adopted.

11.7.26: Buiiding
Setbacks - Lavington

Comment: The setback of the building from Griffith Road
is 3.4 m with the building frontage being approximately 33
% of the total to Griffith Road frontage, which is
considered appropriate given the ‘'masterplan’ approach
afforded to the Site with surplus at-grade carparking
provided.

11.7.27: Building
Depth - Lavington

Comment: The Proposal’s office and business premises
comply with best practice 4.5 star NABERS Energy and 5
Greenstar ratings if rated.

11.7.28: Building
Separation -
Lavington

Comment: Not relevant.

11.7.29: Open Space
and Landscaping —
Lavington

Comment: The Proposal provides for the enhancement of
streetscapes surrounding the Site by implementing public
domain interface landscaping and paving works with the
integration of pedestrian linkages through accessway
design and configuration. Special attention has been
directed to the urban design of the landscaped open space
area in the forecourt area of the business and office
building.

11.7.30: Car Parking,
Traffic and Access —
Lavington

Comment; Car parking, carpark landscaping, and traffic
and pedestrian facilities are provided in accordance with
the Masterplan and onsite car parking is well above the
required two-thirds of on-site regquirements,

11.7.31: Streetscape —
Lavington

Comment: The ground-level business premises and food
and drink premises have been designed to have active
linking street frontages which incorporate windows,
articulation, and mixed use of construction materials and
finishes and the use of colonnades and awnings.

11.7.32: Urban Design
and Pedestrian
Circulation - Lavington

Comment: The Proposal has been specifically designed to
provide: a high visual quality public domain that provides
excellent amenity and encourages extended patronage; a
clear framework of “legible” pedestrian routes; and,

Develppment Application:

“Northpoint” — 360-368 Griffith Road and

353-355 Wagga Road, Lavington
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linkages between street blocks for pedestrian access i.e.
between Wagga Road and Griffith Road through the open
space area.

11.7.33: Outdoor
Advertising —
Lavington

Comment: Advertising signage panels have been
indicatively located and designed in accordance with
relevant objectives.

11.7.34: Masterplan
Requirement —

Comment: The Proposal has been the subject of master
planning site analysis and design investigations and is less

Lavington than the FSR requirement of 3:1 therefore an economic
impact report has not been prepared. Details of proposed
public benefits such as through site links, open space,
and/or sustainability initiatives have been discussed above.

Part 16: Outdoor

Advertising

16.2: Design Principles

Comment: The Proposal complies with relevant design

for Advertisements principles for advertising signage through the coordinated

and Signage display of indicative business premises and office premises
signage on the building through the consistent theme of
flush mounted signage panels.

Part 17: Off Street

Car Parking

17.8: Parking Comment: The Proposal (including for ‘Stage 1) requires

Provisfont by Land Use | the following onsite car parking:

» Office premises: 1 per 40 m2 GFA
» Business premises: 1 per 40 m2 GFA

= Food and drink premises: 1 per 40m2 GFA (for
development in the B3 Commercial Core and B4 Mixed
Use zones)

= Retail premises < 3000 m2 GFA: 1 per 40 m2 GFA

A table summarising car parking requirements is provided
at Table 4. The Proposal complies with all guidelines.

17.9.1: Car Parking
Design

Comment: All car parking has been designed in accordance
with relevant guidelines.

17.9.2: Disabled
Persons Parking

Comment: A table summarising parking for persons with
disabilities, bicycle, motorcycle, and loading and unloading

Development Application:

"Morthpoint” - 360-368 Griffith Road and

353-355 Wagga Road, Lavington
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17,9, 3: Bicycle Racks
and Motorcycle
Parking Spaces

17.9.4; Off Street
Loading Facilities

facility requirements is provided at Table 4. The Proposal
complies with all guidelines.

17.9.5; Pedestrian
Movements

Comment: Safe, convenient, and attractive pedestrian
movement accessways and their linkage with the
Lavington CBD via public footpaths along Griffith Road and
Wagga Road has been a key design concept in the
Proposal.

17,9.6: Contributions
in Lieu of Physical
Provision of Car
Parking

Comment: While a financial contribution in lieu of physical
car parking provision could have been taken up it has been
decided to physically provide all required car parking for
the Proposal on the Site, thus no ‘developer contribution’
for car parking is required to be made (currently $15,000
per space as levied by Council).

Development Application:

“Northpoint” - 360-368 Griffith Road and
353-355 Wagga Road, Lavington
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Table 4: Summary of car parking requirements, including for ‘Stage 1’

DCP car
DCP car parking for DCpP . : g 1 DCP guideline .
Land use parking persons with motorcycle DC_F(; bll_cyc:f;t e .g)l:ﬁ,s::r;d:il'ng rate :’r:ogf:ed el Variance Summary
guideline rate disabilities guideline rate galesine g requirements SRS
guideline rate
i (1:;:35.8"(1); 1322 or 4 149°C inc. &
= Business for nersons with | fOF persons with | + 29 cars
premises: 1 A ] W disabilities
per 40 m2 GFA disabilities
» Office
premises: 1
Business per 40 m2 GFA
premises,
= Retail premises
Office < 3000 m2
premises, GFA: 1 per 40 1 space per 30 1 space per 10 eirel
m2 GFA 3% car parking car parking 4,792 m?total n | 5 motorcycles +1 motorcycle Complies
Retail spaces spaces ORicyqEs
premises, and | * Food and drink
premises: 1
Food and drink per 40m2 GFA
premises (for
development
in the B3
Commercial
Core and B4
Mixed Use
zones) ;é‘?cfeglz 20 bicycles +8 hicycles

It is noted that the Proposal, including ‘Stage 1’, provides for the removal of 4 crossovers from Griffith Road and 2 crossovers from Wagga Road, and therefore the reinstatement of 5 on-street parallel

car parking spaces on Griffith Road and 3 on-street parallel car parking spaces on Wagga Road, or the reinstatement of 8 additional on-street car parking spaces in total.

Devejopment Application:

“Northpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington
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3.4 Economic impact

The Proposal has been the subject of master planning site analysis and design
investigations and with an FSR of 0.63:1 is above the DCP FSR guideline
requirement of 0.5:1 although the LEP allows 3:1, therefore an economic impact
report has not been prepared. The construction of 3,875 m? of business and office
space and 67 m? of café space should not alter the economic ‘gravity’ of the
Lavington CBD or detract from it in any way and should only have positive and
complimentary economic effects drawing more ‘shoppers’ (office and business
employees) to the CBD for beneficial economic outcomes (multiplier effects).

3.5 Crime prevention through environmental design

Crime prevention through environmental design (CPTED) principles include:

= visual surveillance;
- ‘non-concealment’ building design;
. carparking and landscaping design; and

] security lighting.
Carparking

The central and secure car parking areas have been designed to provide acceptable
CPTED outcomes, with relevant design features including: security lighting of
carpark areas; good visual surveillance; and, non-concealment landscaping and
accessway design.

Pedestrian thoroughfares

All pedestrian thoroughfares have been designed to provide acceptable CPTED
outcomes, with relevant design features including: security lighting of retail
premises, food and drink premises frontages; good visual surveillance; and, non-
concealment building external perimeter and accessway design.

Landscaping

Landscaping has also been designed to provide acceptable CPTED outcomes,
principally in relation to non-concealment opportunities and good visual surveillance,
including along road frontages.

Development Application. I 26
"Narthpoint” — 360-368 Griffith Road and
353-355 Wagga Road, Lavington
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Graffiti-prone areas

Pedestrian level construction materials and finishes have been selected for their
durability and longevity. Generally, such materials have a fow porosity and in
graffiti-prone areas will be protected with a non-sacrificial protective coating that on
application of graffiti can be easily removed with high pressure water (a new
sacrificial protective coating would then need to be re-applied).

Development Application. | 27
“Northpoint” — 360-368 Griffith Road and
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3.6

Developer contributions analysis

Table 5 provides a summary of GFA gains and |losses in consideration of building demolition proposed via Development Consent No. 10.2010.30451.1, Development Consent No, 10,2010.30457.1, and

the Proposal.

Table 5: Summary of GFA gains and losses

Increased GFA arising from

Decreased GFA arising from

Development Consent No. Development Consent No. Difference Comment Summary
10.2010.30457.1 or the Proposal 10.2010.30451.1 or the Proposal
Existing ‘Davidson Ashby Accounting’ 0 m2 216 m? (Development Consent No. 216 m? An ‘office premises’ credit of o 0l
office premises (Lot 2 DP 23650) 10.2010.30451.1) 216 m? applies {VIROVETR e
Existing Skylift’ retail premises (Lot D 457 m*(Development Consent No. - 457m? A ‘retail premises’ credit of 457 mgffa‘i?’f?ce ’
23 DP 627560) 10.2010.30451.1) m? applies premisee:
o iy 206 m* (Development Consent No. e
gf;ﬁgi s‘i‘i{;g{;’g’;c;;;;%fan e OF 51 m* (Development Consent No. 10.2010.30451.1) 520 m? A ‘retail premises’ credit of 529 gszll-:elf’i:grease
2 . \ : = 2 f
1 DP 23650) 10.2010.30457.1) 374 m* (Proposal i.ewifﬁe)lge 3’ not proceeded m* applies of 368 m? of
— - - . - *business
Existing ‘Zauner Construction’ office 2 2 F 2 An ‘office premises’ credit of A,
premises (Lot 3 DP 23650) i 01 m™(Proposal) 401 m™ | 401 m2applies apl'::,'l'i';fzn
Existing ‘Lavington Hairdressing Sucrallt Aifeass
Salon’ business premises and 2 2 2 A ‘business premises’ credit of 2 er
- ; of 67 m* of ‘food
Lavington Auto Repairs’ business 0:m Sl ) ST 377 m? applies ahd drinko
premises remises’
The Proposal provides for g el
. . WFl T 5 pplies; and, an
The Proposal (business premises, business premises’ of 745 m*, overall credit of
o - ? . 2 \ . E ’
office premises, and food and drink 3,942 m See above mix (2,031 m?) See summary | ‘food and drink premises’ of 67 986 m? of ‘retail

premises)

Table 6 provides a summary of lot gains and losses in consideration of the Proposal.

Table 6: Summary of lot gains and losses

m?, and ‘office premises’ of
3,130 m*

‘ Increased lots arising from the Proposal | Decreased lots arising from the Proposal ’ Change ‘ Summary

7 lot to 1 lof re-subdivision ‘

0 lots

Development Application:
“Northpoint” — 360-368 Griffith Road and
353-355 Wagga Roacd, Lavington

6 lots

- 6 lots ’ An overall credit of 6 lots applies
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4.0

STATEMENT OF ENVIRONMENTAL EFFECTS

Table 7 provides a summary of the environmental effects of the Proposal.

Table 7:

What are the considered

Statement of Environmental Effects

How have the
environmental

What are the steps to be taken to protect the environment or to lessen the expected

Are there any matters required to
be indicated by any guidelines
issued by the Director-General

environmental impacts of the impacts of the r for the purposes of Part 1(2) of
development? development been harm'to the envirdlim et Schedule 1 of the Environmental
identified? Planning and Assessment
Regulation 2000?
Demolition and construction (i.e. Site analysis =  Demolition carried out in accordance with AS2601:2001-Demoiition of structures; No
potential for the generation of dust, »  Construction carried out in accordance with 7he Blue Book — Managing Urban Storrmwater:
noise, vibration, construction traffic, Soils and Construction (Landcom 2004) and AS2436.1981-Guide to noise controf on
water quality, sedimentation, construction, maintenance and demoliition sites, and
construction litter etc) = TMP to be implemented for all stages of construction
=  Waste management in accordance with the Environmental Guidelines: Assessment,
(Jassification and Management of Liquid and Non-figuid Wastes (EPA 1999)
Traffic safety of carpark generally, Site analysis; desktop =  QOverall site layout and design implemented in accordance with Development Consent No. No
carpark ingress/egress locations, and | traffic assessment; 10.2010.30457.1
traffic generation on surrounding road | stakeholder »  Carparks and carpark ingress/egress locations and traffic facilities designed in accordance
network (i.e. potential impacts to road | consultation via with AS2890.1: 2004 — Parking facilities — Off-street car parking
efficiency and effectiveness, traffic Development Consent
safety, and pedestrian safety) No. 10.2010.30457.1
Economnic and social disruption to Site analysis = TMP to be implemented for all stages of construction; and No
surrounding landowners/leaseholders, * Hoardings along road frontages designed to facilitate safe pedestrian movement
including businesses during refevant
stages of construction works
Stormwater discharge (i.e. potential Site analysis; desktop Stormwater control and management works designed in accordance with AS/NZS 3500.3.2003 — No
impacts for downstrearmn flooding) civil engineering Plumbing and drainage — Stormwater drainage
assessment
Overshadowing Site analysis; desktop Building siting will not overshadow any public open space or residential private open space No
overshadowing
assessment
Development Application:
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5.0 CONCLUSIONS

This report concludes that the environmental impacts generated by the Proposal,
whether considered individually or cumutatively in the context of the Voit lane Site
and the Gasworks Site and broader area, are not significant and therefore the
application warrants the support of Council and the Southern JRPP and the issue of
development consent. In particular, the statutory town planning development
assessment issues which are considered to be ‘determinative’ in nature are
compliance with the Masterplan and socio-economic effects, which are summarised
below.

Lavington CBD Masterplan

The Proposal provides for the redevelopment and revitalisation of a Lavington
‘supporting CBD' precinct site comprising seven lots with dual road frontage. The
Proposal directly implements applicable key strategies and aspirations of the
Masterplan.

Economic development

Construction of the project is estimated to require the services of 20 to 40 individual
sub-contracting building construction companies and the generation of 40 to 50 new
construction jobs, with local building contractors, tradesmen, and building supply
companies expected to benefit the most. Longer-term employment generation is
expected to be 10 to 30 new jobs associated with 18 to 25 expected new tenancies.

In conclusion, approval of the application is therefore considered justified and
warranted.

FE KKK

Development Application: | 30
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APPENDIX A:

Title diagrams
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APPENDIX B:

Photographs of the Site and surrounding area
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Photograph 1:

The northern corner of the Site
(looking southeast along part of the
northeastern boundary of the Site
frorn Griffith Road, with the adjoining
Coles service station shown)

Photograph 2:

The northern corner of the Site
(looking south from Griffith Road at
the existing ‘Lavington Hairdressing
Salon” and ‘Lavington Auto Repairs’
buildings proposed to be demaolished)

The existing crossover is to be
removed (see Photograph 1 as well)
and the 'no parking’ sign reiocated to
the northeast to provide an additional
on-street parallel car parking space

Photograph 3:

The northern carner of the Site
{looking southwest from Griffith Road
showing existing streetscape works,
including footpath paving and street
lamps)
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Photograph 4:

The Griffith Road frontage of the Site
(looking south from Griffith Road
opposite the northern corner of the
Site)

Photograph 5:

The northern part of the Griffith Road
frontage of the Site (looking
northeast from Griffith Road opposite
the Proposal’s approved accessway to
Griffith Road via Development
Consent No. 10.2010.30457.1)

Photograph 6:

The centre part of the Griffith Road
frontage of the Site (looking
southeast from Griffith Road at the
Froposal’s approved accessway to
Griffith Road i.e. re-use and widening
of the existing crossover)
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Photograph 7:

The southern part of the Griffith Road
frontage of the Site (looking
northeast from Grifiith Road opposite
the Proposal’s approved accessway to
Griffith Road)

Photograph 8:

The western corner of the Site
{looking southeast atong the
southwestern boundary of the Site
from Griffith Read, with the adjoining
storage units shown)

Photograph S:

The southern part of the Griffith Road
frontage of the Site {looking
northeast from Griffith Road opposite
the western corner of the Site)

Development Application.
“Northpoint” - 360-368 Griffith Road and
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