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Greg Hansell - 9710 0844 
File Ref: PAD11/0083 
 
27 July 2011 
 
 

 1301012120123010202121312232130212313 
Fabcot Pty Ltd 
1 Woolworths Way 
BELLA VISTA  NSW  2153 
 
 
 
Dear Sir/Madam 
 
Pre-Application Discussion No. 11/0083 
Proposal: Construction of a Shopping Centre 
Property: 152 Old Illawarra Road, Barden Ridge 
 
I refer to the pre-application discussion held on 18 July 2011 regarding the above site.   
 
The following is a summary of the matters addressed at the meeting and matters 
arising from further research subsequent to that meeting. The contents of this letter do 
not bind Council to granting consent for the proposed development, if and when an 
application is made for any future proposal. 
 
Description of Site: 
 
The subject site is known as 152 Old Illawarra Road, Barden Ridge (Lot 101 DP 
1028645. The site is zoned Zone 10 – Neighbourhood Centre under SSLEP 2006. 
 
The subject site is located on the southern corner of Old Illawarra Road and New 
Illawarra Road at Barden Ridge. The site is covered in bushland and slopes gently in a 
north westerly direction towards New Illawarra Road. 
 
To the east and north east of the site across Old Illawarra Road is a church and 
associated car parking, a medical practice and detached housing. Directly to the south 
east of the site is vacant Council owned land. Directly to the south west of the site is 
bushland within the grounds of a school. To the west of the site across New Illawarra 
Road is Crown land used for public open space. 
 
Description of Proposal: 
 
The proposal involves the construction of a shopping centre comprising of a 
supermarket and eight (8) smaller shop tenancies, together with car parking and 
servicing areas, as depicted on the architectural drawings numbered DA2.02C, 
DA2.03C, DA2.04C, DA2.05C & DA2.06C, all dated 18 July 2011 and prepared by 
D&R Architects, as canvassed at the pre-application discussions. 

______________________________________________________________________________________________________ 
JRPP (Sydney East Region) Business Paper - 15 December 2011 (2011SYE095)

 
Page 2

rosej
Typewritten Text
APPENDIX A



 - 2 - 
 

 

Please reply to:  General Manager PHONE (02) 9710 0333  DX4511  SUTHERLAND 

LOCKED BAG 17 SUTHERLAND NSW 1499 AUSTRALIA         ABN 52 018 204 808 ADMINISTRATION FAX: (02) 9710 0265 

 
Relevant Planning Controls: 
 
The provisions of the following environmental planning instruments and development 
control plans are of particular relevance in the design process and Council’s 
assessment of the proposal: 
 
 State Environmental Planning Policy (Infrastructure) 2007 (‘Infrastructure SEPP’) 
 State Environmental Planning Policy No. 55 – Remediation of Land (‘SEPP55’) 
 State Environmental Planning Policy No. 64 – Advertising & Signage (‘SEPP64’) 
 Greater Metropolitan Regional Environmental Plan No. 2 – Georges River 

Catchment (‘Georges River REP’) 
 Sutherland Shire Local Environmental Plan 2006 (‘SSLEP2006’) 
 Sutherland Shire Development Control Plan 2006 (‘SSDCP2006’) 
 
The site is located in ‘Zone 10 – Neighbourhood Centre’ under the provisions of 
SSLEP2006, wherein development for the purposes of ‘shops’ is allowed only with 
development consent. 
 
Your attention is drawn particularly to the locality strategy for the Barden Ridge 
Neighbourhood Centre as prescribed in Chapter 2 of SSDCP2006 and the provisions 
of Clauses 101 & 104 of the Infrastructure SEPP relating to traffic impacts. 
 
Comments on the Proposal: 
 
The following comments are offered, based on a cursory assessment of the plans 
presented at the pre-application discussions and are not intended to be exhaustive. 
Detailed assessment of any such proposal will be undertaken, if and when a 
development application is submitted to Council. 
 
1. Zone Objectives 
 
The subject site is zoned Zone 10 – Neighbourhood Centre under SSLEP 2006. The 
objectives of this zone are as follows: 
 
(a) to promote small-scale retail and business activities to serve the day-to-day needs 

of the surrounding local community, 
(b) to provide for pedestrian-friendly and safe shopping designed to cater particularly 

for the needs of all ages and disabilities, 
(c) to encourage shop-top housing in association with small business uses. 
 
Significant concern is raised with regard to the proposed supermarket.  
 
The zone objectives in SSLEP2006 for ‘Zone 10 – Neighbourhood Centre’ seek to 
‘promote small-scale retail and business activities to serve the day-to-day needs of the 
surrounding local community’. A supermarket of this scale and size is contrary to the 
objectives of this zone. 
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2. Barden Ridge Locality Strategy 
Any proposal for the site must demonstrate that it is consistent with the future 
character sought by this locality strategy. The current proposal substantially conflicts 
with the locality strategy, particularly in terms of its site planning, built form and 
treatment of existing vegetation and the scale of the proposed supermarket tenancy. 
 
Notwithstanding the permissibility of ‘shops’ on the site, the scale of the proposed 
supermarket tenancy is unacceptable, as it is contrary to the relevant zone objectives 
prescribed in SSLEP2006 which seek to promote small-scale retail and business 
activities to serve the day-to-day needs of the surrounding local community and the 
design principles prescribed in the locality strategy which seek to prevent major retail 
facilities. 
 
If you are intent on pursuing the proposal in its current form, it may be in your interest 
to engage a suitably qualified consultant to undertake an economic impact analysis to 
demonstrate that the proposed supermarket tenancy will not undermine the viability of 
other nearby centres (such as Menai, Bangor and Illawong Centres) and the retail 
hierarchy established by Council’s current planning controls. 
 
Notwithstanding the results of any such analysis, Council’s concerns over the 
proposal’s site planning, built form and treatment of existing vegetation would still 
remain. 
 
3. Site Planning 
The approach to site planning is questioned. The proposal does not demonstrate that 
it has evolved from a proper and thorough analysis of the opportunities and 
constraints of the site and its surrounds. The site analysis does not recognise the 
ecological and aesthetic values of the existing bushland on the site. The proposal 
does not reinforce these values or respond to the existing streetscape character. 
 
The alternative of locating the building to the south and the car park to the north, as 
was previously canvassed by the Gandangarra Local Aboriginal Land Council, should 
be further investigated. This approach is considered to better reflect and reinforce the 
site context and existing streetscape character. 
 
A car park in the northern part of the site, buffered by landscaping strips of remnant 
bushland, would reflect and respond to the church car park opposite. The existing 
vegetation, which is such an important feature of the site, would then form the ‘entry 
statement’ to Barden Ridge. It is noted that remnant bushland is used to form ‘entry 
statements’ in other parts of the Menai locality. 
 
4. Natural Features 
The proposal appears to have no regard for the environmental constraints of the site, 
particularly the natural topography and the value of the existing bushland vegetation 
and trees. 
 
The proposed wholesale removal of the existing bushland vegetation is completely at 
odds with the locality strategy which seeks to maintain significant bush landscape 
setbacks from New Illawarra Road and the south western boundary of the site and 
maintain any significant trees. 
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The levelling of the site to create essentially a level building platform is completely at 
odds with the natural fall of the land towards New Illawarra Road. It is evident from the 
plans that the natural landform of the site is being substantially modified to suit the 
proposal, rather than the proposal being designed to suit the landform of the site. 
 
5. Bulk & Scale 
The bulk and scale of the proposed building will be significant, particularly when 
viewed from New Illawarra Road. This excessive bulk and scale is exacerbated further 
by the levelling of the land. 
 
Although the building may be technically no more than two (2) storeys in height, it has 
a scale that is comparable to a 3 to 4 storey building. This is not compatible with the 
objectives of the Neighbourhood Business zone. 
 
6. Siting of Loading Dock 
Significant concern is raised over the siting of the goods deliveries area in such a 
prominent location and at a major entry point to Barden Ridge. 
 
The loading dock facility and its associated manoeuvring areas and high walls 
represent a negative intrusion within the streetscape and an inappropriate form of 
‘entry statement’ to the suburb. The presentation of the loading dock facility is 
completely at odds with the presentation of the church property opposite. This facility 
should be located so that it does not address any street frontage, consistent with the 
design principles of the locality strategy. 
 
7. Impacts on Residential Amenity 
The surrounding locality is predominantly residential in character and dominated by 
low scale detached housing. Light spill, noise and other externalities associated with 
traffic and pedestrian activity, particularly if late night trading is proposed, are likely to 
give rise to adverse impacts on the amenity of dwellings in close proximity. The 
significant bulk and scale of the proposed building is completely out of context with the 
low scale of the housing in the locality.   
 
8. Road Frontage Works 
A potentially hazardous traffic/pedestrian conflict point is created by the existing bus 
stop and proposed roundabout and loading dock ingress/egress driveway all being in 
close proximity of one another. 
 
That part of the site to be utilised for the roundabout and public pathway will need to 
be dedicated to Council and at no cost, in the event of approval of the proposal. 
 
You are strongly advised to undertake preliminary consultations with Council’s 
Engineering Division regarding the proposed works within the road reserve, such as 
the roundabout and the siting of loading dock driveway crossing, prior to any further 
resolution of your proposal. These consultations may be initiated by the lodgement of 
a Public Place Enquiry application. 
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9. Car Parking Provision 
The proposal appears to be grossly deficient in off-street car parking provision, when 
assessed against the relevant car parking requirement as prescribed in the Roads & 
Traffic Authority guide to traffic generating development. In this case, a car parking 
requirement of 6.1 spaces per 100 square metres of gross lettable floor area will be 
applied. 
 
Reliance on the surrounding road network for the car parking demands generated by 
the proposal will not be accepted, given the close proximity of the site to a major road 
intersection and other traffic generating land uses in the locality such as the nearby 
public school. 
 
10. Servicing Arrangements 
Any subsequent development application must demonstrate that all delivery and 
waste collection vehicles associated with the proposal can safely and conveniently 
enter and exit the site in a forward direction. 
 
It is unclear from the plans as to how the eight (8) specialty shops are serviced via the 
proposed loading dock. Deliveries to and waste collection from these specialty shops 
via the customer car parking area will not be accepted. 
 
11. Traffic Impact 
The proposal is classified as ‘traffic generating development’ for the purposes of the 
Infrastructure SEPP. As such, any subsequent development application will be 
referred to the NSW Roads & Traffic Authority for comment. To this end, the 
development application must be accompanied by a detailed traffic assessment 
prepared by an appropriately qualified traffic engineer. 
 
The traffic assessment should include recommendations regarding appropriate traffic 
management measures. This assessment should also take into account the future 
development potential of undeveloped residentially zoned land in the vicinity of the site 
to the south and northwest and the West Menai concept proposal of the Gandangarra 
Local Aboriginal Land Council. 
 
12. Flora and Fauna 
The entirety of the site is mapped under Council's Green Web Strategy as a green 
web ‘support’ area and covered with vegetation representative of the ‘Sydney 
Sandstone Ridgetop Woodland’ community. As such, the retention of flora and fauna 
habitat is an important consideration. Any subsequent development application must 
demonstrate that the relevant green web objectives and controls as outlined in 
Chapter 4 of SSDCP2006 are met by the proposal. 
 
A detailed survey of flora and fauna species that exist on the site or make use of the 
site must accompany any subsequent development application. This survey should be 
supplemented by a report from a suitably qualified ecologist that includes appropriate 
recommendations on the protection of such flora and fauna species and their habitats. 
If the proposal is likely to significantly affect threatened species or their habitats, a 
‘species impact statement’ must be prepared. 
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A survey and report detailing all trees present on the site must be submitted with any 
subsequent development application. This report must accurately identify the location, 
height, spread of canopy, condition and species name of all existing trees. The report 
must also indicate which trees are proposed to be removed, retained, relocated or 
pruned. Hollow bearing trees must also be carefully identified. 
 
13. Bushfire Risk  
The whole of the site is identified as ‘bushfire prone land’ under the provisions of the 
Environmental Planning & Assessment Act, 1979, due to the bushfire risk posed by 
the bushland on the site and immediately to the south west and north west of the site. 
 
Access for emergency services personnel, the provision of defendable space and 
procedures for the evacuation of customers and staff are likely to be relevant 
considerations in this case. Any future development application will be referred to the 
NSW Rural Fire Service for their comment and any recommendations. 
 
Any subsequent development application must be accompanied by a bushfire 
assessment report prepared by a qualified bushfire consultant that demonstrates that 
the proposal satisfies the relevant objectives and performance criteria in the NSW 
Rural Fire Service publication ‘Planning for Bush Fire Protection 2006’ (available on 
the NSW Rural Fire Service website). 
 
14. Acoustic Privacy 
Potential noise from delivery vehicles, waste collection vehicles and plant and 
equipment associated with the supermarket, especially at night, will be an important 
consideration. 
 
The building and its various activities, including the servicing areas, should be 
acoustically designed, treated and managed, so as to achieve the noise levels 
required by the Protection of the Environment Operations Act 1997 and associated 
Regulations and the NSW Industrial Noise Policy prepared by the Environment 
Protection Authority. To this end, an acoustic assessment undertaken by a qualified 
acoustic consultant and addressing the above requirements must accompany any 
subsequent development application. 
 
15. Access for People with Disabilities 
The proposal must incorporate access and facilities for people with disabilities, in 
accordance with the provisions of the Building Code of Australia and the Disability 
Discrimination Act, 1992. To this end, a report from a qualified access consultant that 
demonstrates that all aspects of the development will comply with the relevant 
Australian Standards for Access and Mobility and the new Access to Premises 
Standard shall accompany any subsequent development application. 
 
The accessible car parking spaces should be grouped together and located nearer to 
the shopping centre entrance. 
 
16. Crime Prevention through Environmental Design 
The proposal must address the ‘safety by design’ guidelines issued by the NSW 
Department of Planning and the related objectives and controls prescribed in 
SSDCP2006. Any future development application should also be accompanied by a 
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crime risk assessment prepared by an appropriately qualified expert. The proposal is 
to demonstrate that the principles contained in the ‘safety by design’ guidelines have 
been considered and incorporated into the design. 
 
Given the prevalence of graffiti and vandalism in the Menai locality and Sutherland 
Shire generally, it is recommended that all external facades of the building and 
external fittings and fixtures that are readily accessible to the general public should be 
designed, constructed and finished so that they are resistant to such damage, as far 
as practicable. It is also recommended that lighting be provided along those elevations 
of the building that are readily accessible to the public, so as to reduce opportunities 
for graffiti attack. 
 
Any future development application will be referred to the Sutherland Local Area 
Command (NSW Police Force) for an independent assessment of the level of crime 
risk and any recommendations to reduce such risk. 
 
17. Building Code of Australia 
Any subsequent development application should be accompanied by a report 
prepared by an appropriately qualified person that provides a preliminary assessment 
of the proposed building against the relevant provisions of the Building Code of 
Australia (BCA). The report must identify the building’s classification, rise in storeys 
and type of construction and address whether the proposed works comply with the 
deemed-to-satisfy provisions of the BCA, or alternatively, rely upon an alternate 
solution. 
 
18. External Lighting 
Impacts on adjacent residents from external lighting sources will be an important 
consideration in the design of the proposal and assessment of any subsequent 
development application. All proposed external lighting must be designed in 
accordance with the requirements of Australian Standard AS4282 – 1997 ‘Control of 
the Obtrusive Effects of Outdoor Lighting’ and, more specifically, the relevant 
recommendations within Tables 2.1 & 2.2 of the standard. 
 
19. Advertising and Signage 
The proposed business identification and other signage on the north eastern and 
south eastern elevations of the building will need to be carefully designed so as to 
protect the amenity of the adjacent residents. Glare nuisance from any internal 
illumination of these signs must be avoided. 
 
20. Stormwater Management 
The stormwater drainage system for the proposal should utilise ‘Water Sensitive 
Urban Design’ practices, as far as practicable. Measures such as the retention of 
roofwater for on-site uses and the provision of bioswales for the treatment of 
stormwater runoff from the car park should be seriously considered. Your attention is 
drawn particularly to the provisions of the Georges River REP with respect to the 
treatment of stormwater runoff from sites. 
 
21. Potential Site Contamination 
Potential contamination of the site from past land uses will need to be addressed in 
any subsequent development application. Council’s records indicate that the land may 
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have previously been used for rock extraction. Reference should be made to SEPP55 
and its associated guidelines for further information on how to address this particular 
issue. 
 
In the first instance, a preliminary site investigation must be undertaken. If the 
preliminary investigation identifies that contamination is, or is likely to be present, a 
detailed investigation must be undertaken. If contamination levels on the site exceed 
the endorsed limits for the proposed use, a remedial action plan must be prepared. 
 
Conclusion: 
The proposal is not likely to be supported by Council Officers, having regard to its site 
planning, built form and treatment of existing vegetation and the scale of the proposed 
supermarket tenancy being substantially in conflict with the zone objectives and 
locality strategy for the Barden Ridge Neighbourhood Centre. The proposal fails to 
properly recognise and take advantage of the constraints and opportunities of the site 
and its context, such as the value of the existing vegetation on the site and character 
of the streetscapes. 
 
The above information is based on a meeting between the applicants’ representatives 
Michael Rumble (Development Manager – Woolworths), Angus Halligan (Consultant – 
Urbis), Rick Drummond (Architect – D&R Architects) and others and Council Officers 
Greg Hansell (Town Planner), Michael Hornery (Acting Team Leader), Cally Collins 
(Environmental Scientist), Killian Grennell (Engineer) and Peter Anderson (Engineer) 
on 18 July 2011 and the details presented in that discussion. 
 
The information provided is in accordance with the environmental planning 
instruments, development control plans and codes that were current at the time of the 
meeting. It is the applicant’s responsibility to check whether there have been any 
amendments, repeals or alternatively if any new instruments or policies have been 
adopted by the date of lodgement of the development application. 
 
Should you consider the information to be inaccurate, it is the applicant’s responsibility 
to contact Council for further clarification. Council reserves the right to request further 
information during the assessment of the development, should such information be 
considered necessary for assessment purposes. 
 
Further, your attention is drawn to the requirement for you to ensure that you have 
made application for any Public Place Enquiry applications PRIOR to lodgement of 
your development application. Failure to obtain these approvals (where necessary) will 
delay the acceptance of your development application.  Information regarding the 
Public Place Enquiry applications can be obtained from Council’s Roadways 
Management Branch on 9710 0357 during normal business hours. 
 
Prior to preparing a development application, you are advised to refer to Council’s 
“DA Guide” and other information provided regarding submission requirements.  
Council’s Development Enquiry Officers are also available to assist. Incomplete 
applications will not be accepted and will result in delays. 
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It is hoped that this information is of assistance to you in the preparation of your 
development application. Should you require additional information, please do not 
hesitate to contact Greg Hansell during normal business hours on 9710 0844. 
 
Yours faithfully 
 
 
Mark Adamson 
Manager – West Environmental Assessment Team 
for J W Rayner 
General Manager 
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Architectural Review Advisory Panel 
 
Proposal:  
Neighbourhood Shopping Centre Comprising a Supermarket and Specialty Stores 
With On Grade Car Parking 
Property:  
152 Old Illawarra Road BARDEN RIDGE NSW 2234 
Applicant:  
Fabcot Pty Ltd 
File Number:   
ARAP11/0011 
______________________________________________________________________ 
 
The following is the report of the Architectural Review Advisory Panel Meeting held on 28 
July 2011 at the Administration Centre, Sutherland Shire Council, Eton Street, 
Sutherland.  The report documents the Panel’s consideration of the proposed 
development described above. 
 
“2. Consideration of ARAP11/0011 – Pre-DA Proposal for a Neighbourhood 

Shopping Centre at 152 Old Illawarra Road, Barden Ridge 
 
Council’s Andrew Conacher, Greg Hansell and Michael Hornery outlined the proposal for 
the Panel, including providing details of Council’s relevant codes and policies. 
 
Michael Rumble, Rick Drummond, Rohan Dickson, Peter Strudwick, Dajon Veldman and 
David Vargo addressed the Panel regarding the aims of the proposal and the constraints 
of the site. 
 
The proposed development is a neighbourhood shopping centre intended to provide local 
services and convenience shopping. This is a “Greenfield” site with 100% native 
vegetation cover at present.  The site adjoins an undeveloped Council owned site 
reserved for a scout hall.  The site also adjoins a large school campus.  
 
This scheme comprises a single storey building with associated car parking on grade and 
has been presented as a resolved proposal that includes a 2,500 square metre 
supermarket tailored to this community as well as specialty shops, a café and a 
community space. 
 
Client’s Brief 
The applicants noted that negotiations with Council concerning this site have had a 
lengthy history.  However the site is now owned by Woolworths so the current scheme is 
not a “speculative venture” but represents a strong commitment to develop the site. 
 
There is currently a “gap” in this area’s current retail offer and an immediate and medium 
term demand for this facility has been identified.  A supporting economic impact report 
will be included in the development application. 
 
Discussions have been held with the adjacent school and church.  Key concerns raised 
relate to the location of car parking and loading dock having regard to the safety for 
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school children and concern that the development may include a liquor outlet.  This input 
has been critical to the development of the proposed design. 
 
A pre-DA meeting (PAD11/0083) has also been held with Council’s planning staff.  Issues 
arising included the Barden Ridge locality strategy, overall site planning, retention of the 
site’s existing natural features, bulk and scale, the loading dock location, impacts on 
residential amenity, parking provisions, site servicing, traffic impact as well as flora and 
fauna. 
 
The applicant’s team see the present design as a balance between competing economic 
demands and social benefits.  It includes a community hub, but the potential to achieve a 
“mini high street” was seen as unrealistic by the applicant’s team given the existing 
character along Old Illawarra Road which negates the ability to achieve a true high street. 
 
Vehicular and pedestrian access to the site have been considered and the project’s traffic 
engineer will consult with the RTA regarding the location of the proposed roundabout 
access to the site as well as the location of the loading bay. 
 
Truck access to the site will be strictly controlled between 6.00 am and 10.00 am so that 
truck movements will occur outside of school hours. 
 
The school is supportive of the car park acting as a buffer between the retail activities, 
which allows a strong building form to be located at the western end of the site and the 
school. 
 
The proposed development is intended to form a “gateway” to Barden Ridge, reinforcing 
a sense of arrival and community ownership.  The street elevations will feature a heavily 
textured stone finish to the street elevations and the development is considered to be 
appropriately scaled when viewed from the residential precinct, reading as a long building 
rising in gentle transition. 
 
The main entry to the centre is a two storey day lit “grand space” which provides a social 
meeting place. 
 
Council’s car parking requirements have been met and provision for servicing of the 
speciality shops and a smaller trolley store has now also been included. 
 
Context 
 
The Panel understands the difficulty in accommodating a supermarket and parking on a 
bushland site in a residential setting.  Given the scale of this development, the design 
does its best to fit into this context. 
 
While the site planning has managed the response to the perceived constraints in a 
reasonable manner, the proposed streetscape does not respond to its local context.  The 
proposed development has a south facing internal orientation to the car park, with a poor 
streetscape presentation to Old Illawarra Road.  
 
Endemic vegetation is a fundamental element of the local context.  Not enough use has 
been made of the existing bushland.   
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Scale 
It is always difficult to insert a large supermarket into a residential setting.  This building is 
largely internalised, with the loading dock in the most prominent location.  The scale of 
the external walls to the loading dock is an issue. 
 
Built Form 
Due to the location and scale of the loading bay, this proposal does not form a good 
gateway statement.  The loading bay is a ‘back of house” activity and difficult to manage.  
A better solution to the loading dock is required.  
 
Density 
The density of the scheme is reasonable; however on site landscaping is required, 
particularly to the car park. 
 
Resource, Energy and Water Efficiency 
The desirable northern aspect has not been utilised.  On-site drainage of the car park 
should work with landscaping/bush retention.   
 
Landscape 
All the existing vegetation is proposed for removal.  A better integration of the existing 
landscaping into the proposed car park should be considered in order to retain significant 
stands of trees that could provide shade.  The best solution would be to “carve” the 
parking spaces out of the bushland. 
 
The proposed building has a zero setback to the boundary with frontage to New Illawarra 
Road.  The successful presentation of this elevation of the building will rely on an 
agreement with the RTA to augment tree planting within the road reserve.  
 
Little consideration has been given to landscaping along Old Illawarra Road.  The 
retention and/or replanting of some trees along Old Illawarra Road should also be 
considered and integrated into the design of the development. 
 
Amenity 
The public amenity of the proposal could be improved by more emphasis on the 
community meeting area, particularly as it faces south.  It should be enlarged, be a 
“sunny” space and be connected to a café/children’s play area. 
 
Safety and Security 
Decisions governing the overall site layout seem to focus around the safety of school 
children relative to the location of the loading bay.  Roundabouts do not necessarily 
reduce traffic speed and it is noted in this case that there is a concentration of both 
vehicular and pedestrian traffic at this intersection. 
 
Speed controls and clearly marked pedestrian pathways should be included in the car 
park. 

______________________________________________________________________________________________________ 
JRPP (Sydney East Region) Business Paper - 15 December 2011 (2011SYE095)

 
Page 13



 

- 4 - 

4

 
Social Dimensions 
More consideration is required for the community space as there is great potential for a 
better public contribution. 
 
Aesthetics 
In general terms, this is a competent design.  The corner gateway needs development.  
The present location of the loading bay presents a serious problem and if it is to remain 
in this location, special design attention will be required. 
 
Recommendation/Conclusion: 
 
The Panel understands the difficulty in accommodating a supermarket and parking on a 
bushland site in a residential setting.  While the site planning has managed the response 
to the perceived constraints in a reasonable manner, there must be a greater effort to: 
 

 bring the outside into the development; 
 bring the civic function to the northern edge of the site; 
 use some of the existing bushland in the design solution or replant to re-establish 

some bushland context; 
 find a better solution to the loading dock; and  
 give more thought to the resolution of the gateway. 

 
It is felt that the overall site layout has been driven by traffic and safety concerns.  
However this is only one factor for consideration and the presentation to Old Illawarra 
Road requires more careful consideration.  Consideration should be given to a northern 
verandah to the development that could combine with the footpath and perhaps pockets 
of remanent vegetation to create a locally appropriate streetscape.”  
 
 
 
 
 
Colleen Baker 
ARAP Coordinator 
 
 
08 August 2011 
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Address  Date of Letter/s  Summary of Issues Raised 

3 Driscoll Place 
Barden Ridge 
 
(two (2) separate 
submissions) 

5 September 2011  ‐ Traffic impacts, parking, congestion and site 
access 

‐ Antisocial behavior 
‐ Amenity, noise and light 
‐ Site planning and height of development 
‐ Construction impacts 
‐ Hours of operation 
‐ Landscaping and bush retention of site frontage 
‐ Pedestrian Safety 

123 Old Illawarra Road  
Barden Ridge 

14 September 2011  ‐ Adverse affect on whole neighbourhood 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Amenity and noise 

13 Garling Place  
Barden Ridge 

Received 21 
September 2011 

‐ Pedestrian Safety 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Sale of alcohol and tobacco 
‐ Antisocial behavior 

12 Driscoll Place 
Barden Ridge 
 
(four (4) separate 
submissions) 

23 September 2011  ‐ Pedestrian safety 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Crime, safety, security and policing 
‐ Area emergency evacuation 
‐ Operating hours 
‐ Amenity and noise 
‐ Antisocial behavior 

14 Allies Road 
Barden Ridge 

24 September 2011  ‐ Traffic impacts, parking, congestion and site 
access 

‐ Site Planning, location of loading dock and 
carpark 

‐ Amenity, noise and light spill 
‐ Height, bulk, scale, visual impact of development 

155 Old Illawarra Road 
Barden Ridge 

28 September 2011  ‐ Streetscape, bulk and scale, visual impact 
‐ Noise, amenity and light spill 
‐ Antisocial behavior 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Area emergency evacuation 
‐ Future uses (liquor) 
‐ Scale / visual impact of signage 
‐ Need for development 

2, 4 & 6 Driscoll Place 
Barden Ridge 

28 September 2011  ‐ Scale / visual impact of signage 
‐ Amenity, noise and light 
‐ Crime, security, safety and antisocial behavior 
‐ Vegetation of site frontage 

9 Driscoll Place  29 September 2011  ‐ Traffic impacts, parking, congestion and site 
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Barden Ridge 
 
 
146 resident signatures 
within submission. 
  
 
 

access 
‐ Conflict with land zoning and locality strategy 
‐ Site planning and urban / environmental context 
‐ Pedestrian safety 
‐ Noise, amenity and lighting 
‐ Bush fire management and emergency 

evacuation 
‐ Streetscape, height, bulk and scale of 

development  
‐ Scale / visual impact of signage 
‐ Environmental impacts  
‐ Future uses (liquor) 
‐ Crime, safety, security and antisocial behavior 

BBC Consulting 
Planners  
(On behalf of Menai 
Market Place Shopping 
Centre and Lend Lease 
Retail) 

29 September 2011  ‐ Conflict with land zoning and locality strategy 
‐ Streetscape 
‐ Scale / visual impact of signage 
‐ Pedestrian access 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Consistency with adjoining land uses 
‐ General support for a smaller scale land use

153 Old Illawarra Road 
Barden Ridge 

3 October 2011  ‐ Conflict with land zoning 
‐ Pedestrian safety 
‐ Area emergency evacuation 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Amenity, noise and light 
‐ Scale / visual impact of signage 
‐ Safety and security 
‐ Need for development 
‐ General support for a small scale development 

8 Kelsall Place 
Barden Ridge 

Received 4 October 
2011 

‐ Support for the Development proposal including 
the need, location, social and community 
benefits, and overall reduction in vehicle 
dependency of locality residents. 

7 Driscoll Place  
Barden Ridge 

Received 4 October 
2011 

‐ Need for development 
‐ Conflict with land zoning 
‐ Pedestrian safety 
‐ Adverse traffic impacts 
‐ Anti social behavior 
‐ General support for a smaller scale development 

23 Elliston Place 
Barden Ridge 

4 October 2011  ‐ Size and scale of development 
‐ Need for development 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Pedestrian safety 
‐ Future uses (liquor)
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‐ Antisocial behavior 
‐ Noise and amenity 

149 Old Illawarra Road 
Barden Ridge 
(two (2) submissions) 

Received 5 October 
2011 

‐ Traffic impacts, parking, congestion and site 
access 

‐ Pedestrian safety 
‐ Area emergency evacuation 

14 Driscoll Place 
Barden Ridge 

Received 5 October 
2011 

‐ Conflict with land zoning and locality strategy 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Area emergency evacuation 
‐ Amenity and noise 
‐ Crime, security, safety and antisocial behavior 
‐ Need for development of scale in locality 
‐ Future uses and expansion 
‐ General support for a small scale development. 

1 Driscoll Place  
Barden Ridge 

5 October 2011  ‐ Traffic impacts, parking, congestion and site 
access 

‐ Amenity, noise and light spill 
‐ Insufficient landscape treatment 
‐ Height, bulk, scale, visual impact of development 

9 Elliston Place 
Barden Ridge 

Received 6 October 
2011 

‐ Need for development  
‐ Traffic impacts, parking, congestion and site 

access 
‐ Area emergency evacuation 
‐ Pedestrian safety 
‐ Crime, security, safety and antisocial behavior 
‐ Amenity and noise 
‐ Size and scale of development 
‐ Scale / visual impact of signage 

9 Garling Place 
Barden Ridge 

6 October 2011  ‐ Conflict with land zoning and locality strategy 
‐ Suitability of development 
‐ Major retail facility and not a neighbourhood 

development. 
‐ Traffic impacts, parking, congestion and site 

access 
‐ Crime, security, safety and antisocial behavior 
‐ General support for a smaller scale land use 

7 David Road  
Barden Ridge 

Received 6 October 
2011 

‐ Traffic impacts, parking, congestion and site 
access 

‐ Size and need of a major retail development 
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Architectural Review Advisory Panel 
 
Proposal:  
Commercial Development - Construction of Neighbourhood Shopping Centre 
Comprising Woolworths Supermarket, Three (3) Specialty Shops and Seven (7) 
Advertising Signs 
Property:  
152 Old Illawarra Road BARDEN RIDGE  NSW  2234 
Applicant:  
Fabcot Pty Ltd 
File Number:   
DA11/0834 
______________________________________________________________________ 
 
The following is the report of the Architectural Review Advisory Panel Meeting held on 22 
September 2011at the Administration Centre, Sutherland Shire Council, Eton Street, 
Sutherland.  The report documents the Panel’s consideration of the proposed 
development described above. 
 
“4. Consideration of Development Application No. 11/0834 – Neighbourhood 

Shopping Centre at 152 Old Illawarra Road, Barden Ridge 
 
Council’s Andrew Conacher, Evan Phillips and Michael Hornery outlined the proposal for 
the Panel, including providing details of Council’s relevant codes and policies. 
 
Luke Turner, Josh Hollis, Peter Strudwick, Rick Drummond, David Vargo and Rohan 
Dickson addressed the Panel regarding further development of the proposal and how 
they have addressed the concerns raised by the Panel at the previous meeting. 
 
This proposal is for a single storey shopping centre comprising a supermarket and five 
(5) specialty shops with associated service areas, car parking and community space.  
The site comprises a single lot of 9500 m2 located at the intersection of Old Illawarra 
Road and New Illawarra Road.  The site is presently covered with native vegetation 
resulting from regrowth.   
 
Client’s Brief 
The applicants noted that input from the previous ARAP meeting had been considered 
and where appropriate incorporated into the scheme submitted for development 
assessment.  In particular, the community space has been enlarged and is anticipated to 
be a communal focus point. 
 
It was argued that the present design achieves a balance between satisfying the 
competing requirements for both the commercial and community uses, based on the 
supporting economic impact report. 
 
The main entry to the centre is a two storey naturally lit “grand space” that provides a 
social meeting place. 
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Context 
While it is appreciated that the land is zoned as the location for a neighbourhood centre, 
the proposal does not respond to the local context and does not engage well with the 
gateway location, the Old Illawarra Road frontage or the bushland character of the site.  
This is a low density neighbourhood characterised by detached houses in garden 
settings.  Buildings are mostly integrated into the setting rather than being dominant.   
 
This centre is a small component of the neighbourhood; therefore the development 
should respond to the context, not ignore it.  The proposal’s siting and appearance 
should improve the streetscape, not overwhelm it with the singular objectives and 
outcomes of retail planning.  Given its position and scale especially, the proposal should 
provide active high quality public domain at its main interfaces, enhancing the 
neighbourhood’s visual and physical context and urban character. 
Existing vegetation is seen as a fundamental element of the local context and not enough 
use has been made of this site element.  
 
Scale 
With the proposal being located on three (3) boundaries, its public face is bulky and 
clumsy, lacking the expected quality in design as well as amenity for users. 
 
The gateway presentation when viewed from the north is a combination of blank walls 
and a large corporate signage element.  It stands in stark contrast to the church complex 
opposite.  Similarly, no realistic effort has been made to break up the car park and 
provide for the successful long term growth of the shade trees. 
 
Along the south-western boundary the building abuts the school site.  At the boundary 
the building rises up to ten (10) metres in height.  Sections of the building with heights in 
excess of ten (10) metres occur along the New Illawarra Road frontage, unlike anywhere 
else along that road.  Buildings of this scale in such positions are foreign in Barden 
Ridge. 
 
The topography of the site has not been well considered, which has resulted in a partly 
utilised under croft that increases the height of the building. 
 
Built Form 
The resolution of the built form, in association with its location and siting, were all 
considered by the Panel to be unsatisfactory.  The resolution of the loading bay in its 
current position is also unacceptable.  The public south-eastern face of the building 
should be made into a more generous and purposeful space that will enhance the public 
domain.   
 
To increase its architectural resolution, visual amenity and urban design quality, the 
awning should be reviewed entirely.  To improve the public domain quality of the 
concourse, it should be widened, given a better separation from adjacent car parking, 
appropriately landscaped and provided with clear view through to the end of the walkway. 
 
Consideration should be given to the provision of underground car parking within the 
under croft area as this is a wasted opportunity.  Proper use of the built upon area will 
free up more of the site for landscaping. 
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Density 
While compliance with Council’s floor space ratio controls is noted, the proposed building 
completely dominates a prominent corner of the site and is out of scale and character 
with its surroundings. 
 
The density of the proposal is exacerbated by building to the site boundary on three of its 
sides.  As a result, neither openings nor circulation can contribute to the expression of 
the building in these locations; the resultant exterior of the building is therefore large 
scale and ominous with only applied decoration providing any attempt to express its use, 
scale or character.  
 
Resource, Energy & Water Efficiency 
More could be achieved to improve the ESD component of the project.  Daylight access 
through skylights, solar hot water, photo voltaics and solar access through shopfronts 
should all be considered. 
 
It is notable that due to their location and access, the proposal’s first floor offices are 
completely internal.  Offices should be relocated to gain access to northern sun, cross 
ventilation and aspect.  If these offices were carefully redesigned they may be able to 
positively impact on the proposal’s resolution of its external elevations.  
 
Landscape 
As a basic principle it is not accepted that indigenous plant species are of no value if they 
are regrowth.  Essential to the character of this site and its sense of place is the existing 
vegetation.  The retention of existing vegetation would provide immediate benefits to the 
new development in terms of shade and screening.  By adopting an approach which 
denies the presence of existing vegetation, the proposal exhibits no respect for the 
landscape. 
 
The proposal for car park planting in the present scheme is unlikely to encourage long 
term survival of the proposed trees.  This is because there is inadequate provision for soil 
and water, the large areas of paving will be too hot and isolated trees are more 
vulnerable to pest attack and wind throw.  Retention and reinforcement of existing trees 
wherever possible is preferable. 
 
The provision of large shade trees in the car park is essential for the comfort of shoppers 
in summer. 
 
In relation to the building, minimal landscaping is proposed for screening purposes 
because the proposed setbacks are inadequate.  The building footprint has been pushed 
to the edge of the site and in the case of the New Illawarra Road boundary, screening of 
the building can only be carried out by augmenting the planting on the adjacent site.  An 
approach that relies upon the adjacent site is fundamentally inadequate. 
 
Amenity 
Poor siting of the loading bay, narrow path widths – especially along its chief façade - 
lack of shade in the car park, poor quality public spaces, lack of building resolution 
resulting in poor visual amenity, poor siting of internal offices and poor landscape design 
result in a proposal with poor amenity for both users and the community generally. 
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Safety & Security 
The concentration of pedestrian and vehicular traffic at the Driscoll Place roundabout is a 
concern.  All pedestrians from the school and residential neighbourhoods will need to 
negotiate the roundabout. 
 
Measures to promote night time use of external public spaces need to be considered. 
 
The main entry is not clearly visible from the Old Illawarra Road access point to the site. 
 
Social Dimensions 
The proposed “community” space and “verandah” space are seen as “token” efforts for 
addressing social needs and community uses.  The minimally dimensioned and poorly 
designed front concourse misses the opportunity to provide a great public verandah to 
facilitate public access and express the new proposal.  More and better quality public 
space is required. 
 
In its current form, the proposal provides no benefit to the surrounding area in urban, 
architectural and landscape terms. 
 
Aesthetics 
The building should be better sited and resolved.  Presently there is poor presentation to 
both the northern intersection and the Old Illawarra Road frontage.  The elevation to Old 
Illawarra Road is brutal. 
 
The proposed building and landscape design does not respond to context, does not 
incorporate local landscape species and does not incorporate the environmental benefits 
of its open setting.  Rather than creating a unique sense of place – thereby creating a 
unique and special character – the proposal could be located anywhere. 
 
Therefore, the scheme represents a missed opportunity to provide a unique response to 
this site. 
 
Recommendation/Conclusion: 
 
There has been little modification to the scheme following the previous ARAP meeting.  
Accordingly, the Panel cannot support the proposal and considers that a fresh approach 
is warranted.  Its recommendations remain the same: 
 

 bring the outside into the development; 
 bring the civic function to the northern edge of the site; 
 retain sections of the existing bushland in the design solution and replant using 

local species to re-establish the bushland context; 
 find a better solution to the loading dock; and  
 give more thought to the resolution of the gateway.” 

 
Colleen Baker 
ARAP Coordinator 
 
28 September 2011 
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SUTHERLAND SHIRE COUNCIL 

 
Scope of Report 
With reference to the proposed works at the above address, I have undertaken an environmental 
assessment of development application No.DA11/0834. In particular noting the following: 
 

Information type Drawings/Report Prepared by 
Report Preliminary Contamination Assessment JBS Environmental 
Report Flora and Fauna Assessment Cumberland Ecology 

Architectural Site Plans 
Dwg. NO. DA2.01-2.12 

D + R Architects 

 
Contamination 
A Preliminary Contamination Assessment (JBS, 2008) has been submitted with the development 
application. Although the assessment was undertaken for a previous development proposal, it provides 
an assessment of the potential contamination status of the subject site. The investigation revealed that 
the site contains minimal PAH contamination resulting from residual asphalt located in the northern 
portion of the site, however the levels of PAH were well below the Health-based Investigation Levels 
(HIL’s) for commercial or industrial development. In addition, the identified contamination is located within 
a portion of the site which is proposed to be covered with the supermarket development and therefore will 
be either removed as part of excavation works and/or covered with the proposed building.  
 
Given the reasons outlined above, the site presents no significant contamination concern and as such, no 
further consideration is required.  
 
Terrestrial Ecology 
The subject site forms part of a reasonably sized portion of bushland located over a number of lots 
located along New Illawarra Road. The subject site itself is located at the north eastern end of this 
contiguous area of bushland and is within close proximity to urban development.  
 
The vegetation of the site comprises a mix of indigenous regrowth woodland and some weed incursions, 
particularly around the periphery of the site. The vegetation community does not form part of any 
Endangered Ecological Community (EEC) and is a type which is fairly well represented within the locality.  
 
A flora and fauna assessment (Cumberland Ecology, 2011) has been submitted with the application. The 
investigation concludes that the site contains no threatened floral or faunal species, but does provide 
suitable foraging habitat for a number of such species. Minimal habitat components were identified on the 

TO: Evan Phillips - Development Assessment Officer  
  
FROM: Daniel Robson - Environmental Scientist 
  
DATE: 21 September 2011 
  
FILE REF: DA11/0834 
  
SUBJECT: Development Application No. DA11/0834  

Description: Commercial Development - Construction of Neighbourhood Shopping 
Centre Comprising Woolworths Supermarket, Three (3) Specialty Shops and Seven 
(7) Advertising Signs 
Property: 152 Old Illawarra Road BARDEN RIDGE  NSW  2234 

______________________________________________________________________________________________________ 
JRPP (Sydney East Region) Business Paper - 15 December 2011 (2011SYE095)

 
Page 45

rosej
Typewritten Text
APPENDIX H



Date: 21 September 2011  Page 
Subject: Development Application No. DA11/0834 
Property: 152 Old Illawarra Rd, BARDEN RIDGE 
Description: Commercial Development: Neighbourhood Shopping Centre 
 

C:\LOTUS\DOMINODOC\TEMP\VIEW\JROE-8P92E3.DOC 

2

site which included hollow bearing trees, fallen logs and timber, shelter, fallen leaf litter and rock outcrops. 
These habitat components would provide suitable habitat for a number of fauna species and therefore are 
important components of the site ecology which should be given appropriate consideration. The current 
scheme does not do this.  
 
Given that the proposal involves the complete modification of the site, all habitat components and 
foraging resources will be removed. This will result in an unacceptable detrimental ecological impact. A 
redesign would need to consider the retention of some of these features so as to provide more of a 
balance between the facilitation of development and the conservation of the natural environment. These 
components could marry with the landscape design and as such, should be considered in conjunction 
with any comments received from Council’s Landscape Architect.  
 
SSDCP2006 
There are a number of specific controls for Barden Ridge outlined in SSDCP2006 which are pertinent to 
the application at hand. Of particular importance to note are the controls regarding the retention of 
vegetation along New Illawarra Road and the south-western portion of the site.  
 
In addition to the controls outlined for the Barden Ridge locality, the subject site is forms part of Council’s 
Greenweb Strategy and has been identified as a “Support” area. Support areas are extremely important 
to the functioning of the Greenweb as they provide important ancillary habitat areas and linkages between 
habitats. The wholesale removal of all the existing vegetation from the subject site is in direct conflict with 
the objectives of the Greenweb strategy and the controls outlined in Chapter 4 of SSDCP2006. 
 
Overall, the application at hand does not meet the controls outlined in SSDCP2006 and referred to above, 
and therefore require a redesign in order to attempt to meet these controls. It cannot be supported in its 
current form. 
 
Recommendation 
Based on my understanding and interpretation of all relevant legislation, codes, policies and good 
scientific practice, it is recommended that approval not be granted until the aforementioned issues are 
adequately resolved. 
 
 
 
 
 
 
 
 
Daniel Robson 
Environmental Scientist 
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