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The Panel Secretariat

Joint Regional Planning Panel
GPO Box 3415

Sydney NSW 2001

Dear Sir/Madam,

Re: DA 215/2010 - 261-275 Avoca Street Randwick: Demolition of
existing structures and construction of a multi-unit housing
development containing 132 units and basement parking

I refer to the above application which was considered by Randwick City
Council at its meeting of 25 May 2010.

The Council supports the proposal in principle subject to detailed
assessment of issues and resolution of the following matters prior to
determination of the application:

1. In order to provide an active street front and flexibility in the use of
the ground floor units fronting Avoca and Barker Streets for home
business activities or health services facilities, the applicant is
requested to consider:

o larger floor areas by combining adjoining units or those of the
upper floor level;

o increasing the floor to ceiling heights of the ground floor units to
a minimum 3.3m;

o providing primary access to the units from the Avoca and
Barker street frontages;

o modifying the ground level facades to create active frontages
with a lower street wall/fence to improve views to and from the
units facing Avoca and Barker Streets.

2. The applicant commit to affordable housing provision, through
dedication of 2 units, which would satisfactorily be the smaller, studio
units to provide for local key worker/student affordable housing
needs or alternatively dedication of 1 unit and affordable rental
arrangement for 1 other unit.



English

I you need help to understand this letter,
please come to Council's Customer
Service Centre and sk for dassistance in
vour lunguage or you can contact the
Telephone Iterpreter Service (T18) on
131450 and ask them w contact Councal
o 9399 V99,

Greek

Av ypedleare lofea pe v
ATUAOETE (T TV £E0TOR),
Avouketote v follete oo Kévroo
LZvamoe tnome ieacenin vz Aviagyiog
(Council Customer Service Centre) o
vie Qpeor e iontete ot yhmooa gug 1
T v orpy Tdeqoviea) Yangoealc
Ategpopviow (Telephone Interprener
Service — TIS) vk 131 450 2en va
CHEOETE VoL ETZONNITRIOUY [1E T1)
Anteogic Tiph, 9399 0899,

Italian

Se avele bisogno Ji alino per capire il
contenuto Ui questa fetten, recitevi presso
il Customer Service Centre del Municipio
dove potrete chiedere di essere assistiti
nella vostea lingua; oppuce mettetevi in
contatto con il Servizio Telelonico
Interpreti (TIS) al 131 450 ¢ chiedete lora
di mettersi in contato col Municipio al
Y359 (0999,

Croatian

Ako vinn je potrebni porde i biste
vrzumjeli ovo pisine, molimeo dodite u
Opcinski uslizni centar za Klijente
(Conneil's Customer Service Centre) |
satraZite pomed misvom jeziku. ili mozete
nazvalt Telefonsku sluzbu tumaca (118)
na 1314500 camoliti njil da nazova
Opcinu na Y399 (1999,

Spanish

AL persoma guie necesite ayiida para
entender esta carta se le ruega vemr al
Centeo de Servicios pari Clientes
[Customer Servive Centre| de T
Municipalidad v pedir asistencia en su
prropuy idionsi, o bien ponerse en conlacto
con ¢l Servicio Telefanico de Intérpretes
[TIS™ | ndmero 131 450, para pedic que
le comuniquen con i Municipalidad,
cuyo eléfono es 9399 (999,

Vietnamese

NEW qui vi khdng hi¢u ki thd niy vi cin
stf gitip dd, mdi qui vi dén Trung Tam
Dich Vi Hifdng Din Khich Hing ciia
HO Dang Thitnh Phéy (Council’s
Customer Service Centre) J€ ¢ nguisi
noi ngon aelf cla qui vi giip hay qui vi
cor the lien e Dich Yy Thong Dich qua
Dicn Thoai (TIS) 3 s 131 450 vi yéu
clu ho Fién lue vdi Hoi Dang Thinh Phis
(Counvily ¢ s 9399 (999,

Polish

Jeshi potrzebujesy pomocy W zrozumicniu
tresel tego pisma, prayijdz do punktu
ubislugh klientow (Customer Service
Centre) prey Radzie Miejskiej 1 poprof o
pornoe W gzyku polskim. albo zadzwod
do Telefonicsnego Binra Tlumacay
(Telephone Tnterpreter Service — T1S) pod
numer 131450 1 poprod o skontakiowanie
sig e Rady Miejsky (Council) pod
numeren 13949 0999,

Indonesian

Jika Anda memerlukan bantuan untuk
memahami surat in, silakan datang ke
Pasat Pelayanan Pelanggan (Customer
Service Centre) Pemerintah Kotamadya
(Council) dan mintalal untuk bantuan
dilam babiasa Andac atan Anda diapan
mienghubungi Lisia Juru Bahasa Telepon
{Telephone Interpreter Service - TIS)
pada nomor 131450 dan meminta supaya
mereka menghubungi Pemerintah
Kotamadya pada nomar 9399 GY99,

Turkish

Bu mektubu anlamak icin yardima
ihtiyacnig varsa, litlen Beledive 'nin
Miisters Hizmetlen Merkezine gelip kendi
dilinizde yardim isteyiniz veya

131 450°den Telefonla Terciime Servisini
UTES) arayarak onlardan 9399 0099
numtadan Belediye ile liskiye gegmelering
isteyiniz.

Hungarian

Amennviben a levél tartadmat nem & és
sepllsépre van seitksege, kénjiik ldogassa
meg a Tandeshiiz Unyvlél Srolgdlatit
{Customer Service Centre), ahol magyar
nyelven Kaphat Felviliigositise, sagy hivia
a Telefon Tolmics Syolgalatot (T15)a 131
B3 telefonszimon és Kérje, hogy
kapesoljik a Tandeshidzar a 9399 0999
teletonszamon

Czech

Jestlize patiebujete pomoc pi porozuméni
tohoto dopisu, navitivie prosim nale
Stiedisko sluzeb prooveiejnost (Council's
Customer Service Centre) a pozadejie o
poskytnuti pomoci ve vasi fedt ancho
savolegte Teletonnd thumednickou sluzbu
CTISY narel. eisle 130 450 a pozidejre je.
ahy oni zavolali Méstsky diad Randwick
i tel Eisle 9399 0999,

Arabic
Al slis agdl Suebuis oyl 1]
fasn 5%5e J ppaadl dsa )
o Saebuall Lllaly udaall o Yae
Loady Jleas¥l oli€ay 4f salzil
ciila e (TIS) Lubslgdt daa all
Jl_.aﬁlﬁ_'._ah_,lblj WY Eo G,
AYAY 2444 55, e ulaally

Chinese

UV 2 AR 1 i
IIE AT TR
BRI L
RIS (T1S) BRER - %
EAE 131450 » SR i
STHERSH ST - st
9399 0999 -

Russian

Ecin Bast rpebyeves dosonih, o
[ hll"i'l.lll.\.'ll BOYIOM TTHOBRAME, 10,

HOAIY T obpaTedh n
Mysonumaauit Llewrp

COheay asmmnns Kanenron nonpocire
oRan s Bast ioseomn i Bamesm sanake
1 AC BIE MOKCTE I0SnotinT . o
Teaedwinyo Cayady Hepenoinxon
CEISY pa nostepy 131450 4 nonpocn i,
WA CHE bed ¢ My i re (oM ne
Hosepy D309 0999,

Serbian

ARy sasg 1pedin posoh i pasysere opo
NG, S rue s awhe e o
Llenipa sa yeayre siyimepigaati aipn
Oneepime (Customer Serviee Centred n
SANOUETC BN L s BONIGURY 10
WIHEM JCTHKY, W MORCTS JABITH
Tereoneky npeomaainy cayaiy
(TIS) w131 50 1 sasounnre wx an nie
HoReAY it Omirssos Ha Y3949 (999,




3. The proposal include more bicycle parking spaces equivalent to 1
space per unit, via a reduction in on site car parking to match the
required standard.

A copy of the Council report detailing the background to the above
matters and resolution is attached for your information.

It is noted that subsequent to the Council’s consideration, further
negotiation with the applicant took place. The applicant has made an
offer of three dwellings to be dedicated to the Council as a part of a
Voluntary Planning Agreement. This has been reflected in the assessment
report.

If you have any queries or would like to further discuss any matters raised
here, please do not hesitate to contact Karen Armstrong, Manager,
Strategic Planning, on 9399 0895.

Yours sincerely,

~

/&nz a Zi 2/

Sima Truuvert
Director, City Planning

Attach.
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Introduction

A Development Application DA 215/2010 for demolition of the existing car
showroom/yard (Nissan) and construction of a multi-unit housing development at
261-275 Avoca Street Randwick (corner with Baker Street) has been lodged by 4D
Property Consulting Pty Ltd. As its value is greater than $10M, the application will be
determined by the Joint Regional Planning Panel (JRPP). While these regional scale
DAs are determined by the JRPP, councils are able to prepare a submission directly to
the JRPP for consideration in its determination.

This ‘report recommends that a Council submission should be forwarded to the JRPP
as shown in Attachment 1. It should be noted that this submission is an overview of
the issues rather than a detailed assessment.

The Councillors were informed of the proposal during the briefing session on the
Specialised Centre Discussion paper on Tuesday 4 May 2010.

The Proposal

Subject site: 265-271 Avoca Street, Randwick

The application proposes the construction of 132 apartments and basement parking
in one continuous building wrapping the corner of Barker and Avoca Street with a
curved fagade at the intersection. Underground parking in two levels will
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accommodate 178 vehicles and 40 bicycle spaces. The current application is for the
whole site which has a site area of 4,910m?. Construction costs are valued at
$12.1million. The height proposal is 4 storeys to Avoca and Barker Streets and 3
storeys to Dine Street. It is also proposed to have a 4 storey scale to the northern
boundary with a transition down in height to the centre of the site. At the Centre of
the site is a 12m wide landscaped courtyard over deep soil.

The proposed FSR for the development is 1.7:1 and the maximum overall height
varies between 11.95m and 14.7m. SEPP 1 objections have been submitted for the
FSR, height and landscaped area requirements under Randwick LEP 1998 (which are
0.65:1, 9.5m and min 50% respectively) for the 2B zone.

The development comprises:

58 studio and 1 bedroom apartments,
58 x 1 bedroom plus study and

16 x 2 bedroom apartments.

The DA was advertised for 30 days from the 14 April 2010 to the 14 May 2010.

Previous Approval:

A number of applications for various works to the car showroom use have been
submitted for the site since the 1950s including building extensions, tree removal,
and signage. DA 820/2004 approved by Council on 8 May 2005 was for construction
of a mixed development up to 3-4 storeys (overall building height of 12.2m)
containing a car showroom, 53 apartments and parking for 143 vehicles in two
basement levels. That DA retained the car showroom on the ground floor of a
building fronting Avoca Street, with residential dwellings above. The approved FSR for
that proposal was 1.4:1 and the site benefitted from “existing use right provisions”
(given that the car showroom is prohibited in the current .2B zone). A merit
assessment of the application by Council officers concluded that the proposal was
consistent with the character of the locality and met most of Council’'s design and
amenity performance criteria. The proposed landscaped area was 61% and the mix of
dwellings was also different to the current proposal, with the majority being 2
bedroom units- 16 x 1 bedroom and 37 x 2 bedroom apartments. Therefore the
current application is different in that it is all residential and contains more studio one
bedroom apartments.

JRPP process

The recently formed JRPPs were established in 2009 as part of the NSW Government
planning reforms. Developments classified as regional development are to be referred
to the relevant JRPP for determination, generally where development is greater than
$10M or over $5M for public or private community infrastructure and ecotourism. The
relevant JRPP is the Sydney Metro East Region. While the application has been
referred to Randwick City Council for officers to undertake advertising, notification
and assessment, the JRPP process is that the assessment report will be sent directly
to the Panel. The JRPP procedures allow for councils to make a submission directly to
the JRPP secretariat. It is not a matter however that must be addressed in the
assessment report or recommendations by the relevant council assessment staff.
Councillors may also individually make submissions to the JRPP.

Relevant Plans/Policies:
The proposal is subject to the following planning controls, as discussed in more detail
below:

o State Environmental Planning Policy No. 55, Remediation of Land (SEPP 55);

° State Environmental Planning Policy No. 65, Design Quality of Residential Flat
development (SEPP 65);
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° State Environmental Planning Policy (Infrastructure) 2007;
o Randwick Local Environmental Plan 1998 (Consolidation);
° State Environmental Planning Policy (BASIX) 2004

The following development controls plans are also applicable:

Development Control Plan: Multi-unit Housing; and
Development Control Plan: Parking

1. SEPP55
The site has not been remediated yet. Council’s Environmental Health Officer has
required details to be provided as to the nature and extent of remediation works
at the site. Notwithstanding this, the information provided by the applicant
demonstrates that the site is able to be remediated for residential use.

2. SEPP 65
At its meeting of 19 April 2010, the SEPP 65 Design Review Panel Meeting
considered the proposal to be acceptable overall however has requested that the
applicant make the following amendments to the scheme to improve the design:

e The deletion of the section of the proposed Northern building containing units
Nos. G.06, 1.07, 2.07, and 3.09, to provide for an appropriate separation and
significant opening between the Northern building and the Avoca building. This
separation/opening is considered appropriate to improve the amenity of the
overall development. The deletion of this floor area is appropriate and can be
accommodated in the context of the proposal’s current variation in gross floor
area which significantly exceeds the maximum permitted.

e The creation of an opening on the southern end of the corridor/breezeway in
the Avoca Building which may entail deletion/reconfiguration of bedrooms to
units Nos. 1.01, 2.01 and 3.01.

e Improvements to the lift configuration and circulation in the south-east of the
proposed development which currently does not allow for convenient access to
units.

o Improvements to the west-facing units (looking into the central courtyard) in
the Dine Street building which will have limited aspect and solar access

e Improvements to the amenity of internal windowless study rooms and small
internal kitchens.

o Improvements to the privacy of walkways/balconies of units looking into the
central courtyard.

Amended plans have been received addressing all the above design issues. Subject to
these amendments being satisfactory the SEPP65 Design Review Panel would raise no
objections to the design of the proposed development. These design details appear
appropriate and are now being reviewed as part of the DA assessment report.
Further design issues are raised in this report in relation to the activation of Avoca
and Barker Streets and some modifications to these street elevations will be
necessary. :

3. State Environmental Planning Policy (Infrastructure) 2007

The proposal includes more than 75 dwellings with access within 90m of a classified
main road i.e Avoca Street and therefore requires referral to the RTA. The proposal
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has been accompanied by a traffic report which concludes that the proposal will have
a minor impact on the operation of the signalised intersection of Avoca Street and
Barker Street. This matter will be considered in detail in the assessment report. There
are no issues raised in this paper in relation to this SEPP.

4. Randwick LEP 1998 (Consolidation)

The site is zoned Residential 2B under RLEP 1998. This Zone permits use of the site
for medium density residential development as well as a range of non residential uses
such as community facilities, educational establishments, health consulting rooms,
serviced apartments and home activities. The proposal is consistent with this and
permissible in the zone, and is consistent with the zone objectives.

The development standards applicable to the site are:

Standard Required Proposed Degree of
non-
compliance

clauses 20G(1) 7m Up to 14.7m | Over by 7.7m

wall height

Clause 20G(3) 9.5m Up to 14.9m | Over by 5.4m

overall building

height

clause 20E(2) minimum 50% 46.52% Short 3.48%

landscaped area

clause 20F floor 0.65:1 1.7:1 Over

space ratio T 5144m2

elatise 28 Approval for | 21 new | NA

removal of trees | trees to

Tree Preservation | covered by TPO | replace

removed
trees

claiise 40 Consent for | Site is | NA

earthworks suitable for

earthworks ; :

residential
development

clause 43 Consent for | Heritage NA

Heritage development Impact

Conservation (The | within heritage | Statement

Spot Heritage conservation accompanies

Conservation areas the DA-

Area) proposal

acceptable

Section 6.2 provides further information on the scale of the development.
5. Randwick DCPs

Development Control Plan: Multi-unit Housing; and
Development Control Plan: Parking

In relation to car parking the proposal is required to provide a total of 168 parking
spaces, being 135 for residents and 33 for visitors in accordance with Councils DCP.
The proposal provides a greater number of parking spaces than is required - 178
spaces. This is discussed in section 6.4.
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6. Issues for consideration

6.1 Specialised Centre

The subject site and surrounding land including the UNSW and Randwick Hospitals
Campus are located within the Metropolitan and draft East Sub-regional Strategies as
a ‘Specialised Centre’ of education, health and research. As part of the
comprehensive LEP preparation, a discussion/precinct paper is being prepared for this
Centre. The visions and strategies being considered in the draft Specialised Centre
Discussion Paper which are relevant to the proposal are considered below:

6.2 Identity and Character

The site is located on the border of The Spot Heritage Conservation Area
characterised by groupings of 19 and 20" century residential and commercial
buildings on variable lot sizes. There are also buildings of more recent periods
including 1960s and 1970s walk up flats and dwellings. A number of significant trees
on private property (particularly along the Hospitals frontage) and along the street
overhang the road and provide an attractive “green corridor”. This part of Avoca
Street is also characterised by the heritage setting on the Hospitals campus. The
residential development in this area is medium density overall with minimum street
setbacks of buildings.

The subject site is a large parcel of land, located on a prominent corner of the
Conservation area and offers an opportunity to address and contribute positively to
the streetscape of Avoca Street. A Heritage Impact Statement accompanies the DA
which concludes that the proposal is acceptable in terms of its impact on the
Conservation Area. The proposal adopts a modern design with the use of metal roof
sheeting, louvered laminated glass, painted render, brickwork, metal balustrade,
aluminium framing for the glazing. The selection of materials is compatible with the
character of the street. The Avoca and Barker Street frontages are broken down into
a series of bays to reduce the bulk and be consistent with the modulation along these
streets.

In terms of overall building height (between 6.75-14.7m) the proposal exceeds
Council’s standard of 9.5m and the application includes an objection under SEPP 1,
justifying the inconsistency. Whilst this matter will be considered in detail in the JRPP
assessment report, the proposal is generally considered appropriate given the higher
scale of existing and proposed development in the locality e.g older 3-4 storey
residential flat buildings along Dine Street and to the south on the opposite side of
Barker Street, higher institutional buildings on the Hospitals campus on the opposite
side of Avoca Street and 3 storey school buildings diagonally opposite the site. Also
approved is a 6-12 storey development (Neuroscience Research Building) on the
Hospital site further along Barker Street to the west. The height and design of the
curved corner treatment is also a satisfactory visual element and contributes to the
identity of the Centre.

The proposal includes street tree planting along the 3 street frontages. The proposed
trees along Avoca Street are Eucalyptus (7) and along Barker Street are Tristaniopsis
(9), species which are contained within Council’s Street Tree Masterplan. The trees
will enable the continuation of the leafy corridor along this section of Avoca Street.

6.3 Land use and Long Term Pianning

The eastern end of Barker Street has been identified as an area surrounding the
major institutional campuses most likely to respond to future demands of education,
health and related uses and housing. Such areas are those that provide a mix of the
following attributes;

o proximity to public transport
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o ability to link in with associated uses, and provide a benefit from clustering
of related activities

o ability to provide a transition from established town centres, education and
health uses

1O ability to contribute to the activation of the public domain

o ability to contribute to the desired future character of key streets in the
Centre

Whilst the proposal is generally consistent with the State and regional directions for
this precinct in terms of accommodating residential growth the units could
incorporate a more flexible internal design/layout and larger size, particularly on the
ground floor, to attract home based employment or health service facilities. Council’s
background studies and investigations to date have shown that a high proportion of
Randwick residents work from home and many innovative and successful businesses
start-up from home. Working from home also has advantages for sustainability (less
commuting). The proposal includes 5 apartments at ground level fronting Avoca
Street which are 1 bedroom or 1 bedroom plus study and 11 fronting Barker Street
which have 2 bedrooms. However the Avoca Street units are only accessed from a
common internal walkway at the rear and have small private paved courtyards on the
Avoca Street frontage.

It is recommended that these units be modified to enable access from Avoca Street
and a lower front fence to enable views into and from the building to improve
activation of the street frontage (taking into account the sloping street).

A key element need for this locality is to encourage more affordable housing as a
priority, to improve broad community access to the institutions and assist key
workers to live and work locally. The proposal comprises a high proportion of smaller
units: 44% studio and 1 bedroom (58 units) and 56% 1 bedroom plus study or 2
bedroom units (74 units). Smaller units will meet the needs of students and
singles/couples within the local area and provide a degree of affordability due to their
smaller size. Given that the development in the current form, is a substantial
departure from the FSR controls, such a departure would benefit the landowner and it
is considered reasonable to seek a further contribution to affordable housing supply
given its location in one of the most unaffordable regions in Sydney. It is noted that
this DA is also accompanied by a Voluntary Planning Agreement (VPA) in the form of
a monetary contribution or the dedication of 1 or 2 units (there is an inconsistency in
the report) to Council for the provision of affordable housing. Given the pressure for
affordable accommodation for key workers and students in this locality, it is
recommended that 2 units should be provided to contribute to housing affordability,
which would satisfactorily be the smaller, studio units to ensure rental affordability.
Alternatively the applicant could consider dedication of 1 unit and an affordable rental
arrangement for at least 1 other unit.

6.4 Local Connectivity

A key message emerging from Council’s work to date is to encourage, promote and
facilitate walking and cycling to, from and within the Specialised Centre to build on
the already high usage of this form of transport. This proposal provides for 40 bicycle
parking spaces in the basement carpark. This equates to about 1 space for every 3
units. It is recommended that this number be increased to at least 1 space for every
unit to allow for some units to accommodate more than 1 bike and encourage use by
visitors.

A reduction in the number of car spaces is recommended (from 178 to the required
168) in order to reduce the demand for private vehicle use and this will enable
reconfiguration of the basement level to accommodate more bicycle spaces.
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Relationship to City Plan

The relationship with the City Plan is as follows:

Outcome: Excellence in urban design and development.
Direction: Achieve excellence in the design quality of new development.

Financial impact statement

There is no direct financial impact for this matter.

Conclusion

The proposal is supported in principle subject to detailed assessment of issues and
that the following matters be resolved prior to any approval:

i

In order to provide an active street front and flexibility in the use of the ground
floor units fronting Avoca and Barker Streets for home business activities or
health services facilities, the applicant is requested to consider:

o larger floor areas by combining adjoining units or those of the upper floor
level;

o increasing the floor to ceiling heights of the ground floor units to a
minimum 3.3m;

o providing primary access to the units from the Avoca and Barker street
frontages;

o modifying the ground level facades to create active frontages with a lower
street wall/fence to improve views to and from the units facing Avoca and
Barker Streets.

The applicant commit to affordable housing provision, through dedication of 2
units, which would satisfactorily be the smaller, studio units to provide for local
key worker/student affordable housing needs or alternatively dedication of 1
unit and affordable rental arrangement  for 1 other unit.

The proposal include more bicycle parking spaces equivalent to 1 space per
unit, via a reduction in on site car parking to match the required standard.

Recommendation

That Council endorse the attached submission to the Joint Regional Planning Panel, in
relation to DA 215/2010 (261-275 Avoca Street, Randwick).

Attachment/s:

L

Letter to JRPP re: DA215/2010
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