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	MEMORANDUM

	TO
	Ruth Paton
	CC
	

	FROM
	Lindsay Dunstan (Snr Planner)
	DATE
	August 16, 2012

	SUBJECT
	Response to Reasons for Refusal - JRPP


Hi Ruth, please find comments in relation to proposed reasons for refusal-

· The proposal fails to satisfy the provisions of State Environmental Planning Policy (Affordable Rental Housing) Amendments 2011 as it does not satisfy the local character provision as the proposed development will not be compatible with the existing and/or the desired future character of the locality. 

The Parramatta LEP 2011 changed the zone of the subject land from 2b – Residential zone to R3 – Medium Density Residential, which permits multi-unit housing up to 11m in height and an FSR of 0.6:1. The future character of the area will therefore be characterised by higher density developments than currently exist.  

It is important to note that the proposed development, although a Residential Flat Building in design and nature, meets the key development controls for Multi-unit housing, including Floor Space Ratio, side and rear setbacks. It is also important to note that the DCP permits Multi-unit housing of 2 stories with a maximum building height of 11m. The proposed development is 2 stories and 8.5m in height. 

· The proposed development is contrary to the aims and objectives of Parramatta Local Environmental Plan 2001 and Parramatta Local Environmental Plan 2011 and the proposed residential flat building is a prohibited development under the zoning of the site and is out of character with the area. 

The proposed development is permissible on the subject site pursuant to the transitional provisions of ARHSEPP. The SEPP overrides Councils zoning and permissibility objectives. The Land and Housing Corporation considers that this was satisfactorily achieved in its Statement of Environmental Effects and Council’s planning report. 

1. The proposed development will have an unacceptable acoustic and visual privacy impact upon adjoining properties. 

Acoustic privacy is a function of two factors, sound insulation and setbacks. In regards to sound insulation, the Land and Housing Corporation, under Section 109R, to design the development to meet the BCA requirements concerning sound insulation requirements. This includes technical solutions for separating walls and floors for single dwellings. Certification can be provided if considered necessary.

In regards to setbacks, the rear and side setback standards for multi-unit dwellings as per the DCP 2005 are 6.4m and 3m, respectively. These development standards were adopted for this project. The proposed setbacks are 6.4m rear and 4.5m and therefore comply with the equivalent development standards and that which are likely to characterise the surrounding area with development undertaken in accordance with the LEP. 

In regards to visual privacy, Council initially expressed concern with regard to the impact on the privacy of neighbouring properties from the balconies of Units 21, 22, 23 and 24. The balconies originally faced the private open spaces of neighbouring properties. In response to Council’s comments, the plans were amended and the following design changes were made:

· the balconies for Units 23 and 24 have been sufficiently screened along the northern elevation to reduce potential for overlooking onto neighbouring properties to the north west;
· the balcony to Unit 22 has been reconfigured to face the eastern elevation onto the car parking area and is sufficiently screened along the northern elevation to reduce overlooking onto the neighbouring property to the north; 
· the balcony to Unit 21 has been relocated to face the western elevation to face onto the car parking area;
· the kitchen window to Unit 21 has been relocated to the western elevation to face onto the car parking area; and
· the windows to habitable rooms of units along the eastern elevation, including the window to the living room of Unit 21, have been sufficiently screened to reduce potential for privacy impacts on neighbouring property No 7 Chestnut Avenue. 

1. The proposed development will have an unacceptable visual bulk when viewed from adjoining properties. 
	
The 2 storey building form and envelope of the proposed development is similar to multi-unit housing which would ordinarily be permissible within the R3 Medium Density Residential zone. It is considered that the development is consistent with the objectives of the zone to the extent relevant. It should be noted that the proposed FSR (0.53:1) is within the permissible FSR of 0.6:1 for multi-unit housing stipulated under Clause 4.4 of the Parramatta LEP 2011 and the proposed height (8.5m) is less than the prescribed 11m under Clause 4.3. 

1. The proposed development will result in unacceptable social impacts upon the community.

Land and Housing Corporation engaged BBC to conduct a Social Impact Assessment, in consultation with Council’s Social Outcomes Officers. The report concluded that the majority of negative impacts will fall largely on the five households, who will need to relocate and will include a loss of some social networks. A number of mitigation measures have been recommended to reduce the potential negative social impact of the development.

Positive impacts will be felt by new incoming residents (24 households) who will be allocated a dwelling of appropriate type and a high level of community. As such it is a transfer of the incidence of positive social impacts from existing to future residents. These impacts are negative and some are long-term. 

A review of Council’s S79C Assessment Report, presented to Council did not raise any significant social problems associated with the development, mainly focusing on increased densities and resultant change to established character. The report further notes the zoning of the site has changed to R3 – permitting Multi-unit housing with an FRS of 0.6:1. This will enable higher density development to that which exists currently.  

1. The proposed development will result in the displacement of existing tenants who are part of the community. 

This is not considered to a valid reason for refusal – it does not derive from a S79c assessment. Notwithstanding this, in a situation where the Land and Housing Corporation relocates a tenant from a property that will be redeveloped to provide social housing, the tenant can express their interest in returning to live at the site after the redevelopment is complete. This would mean relocating the tenant while the redevelopment project is undertaken and then a second relocation to return them to the site when it is complete.

The Land and Housing Corporation will consider requests from tenants to return after the property redevelopment is complete on a case-by-case basis. The Corporation will consider the tenant’s housing needs when making its decision.

1. The proposed development is not in the public interest.

The subject site was selected for re-development as the existing buildings have reached the end of their economic life. The redevelopment of the subject site will also provide greater opportunities/housing choices for some of the neediest members of the community.  For example, there is such a shortage of 1 & 2 bedroom units within the Parramatta LGA that the average wait times is now between 5-10 years.

There is no discernable impact upon the adjoining neighbours or the future character of the surrounding area as envisaged in Council’s LEP 2011. This is owing to the fact the development is consistent with the applicable development standards in Council’s LEP and DCP – as they relate to multi-unit housing.

As noted above, the Land and Housing Corporation has a policy which enables a right of return of tenants should they have to vacant, owing to redevelopment. It is unknown if any existing tenants have made such a request in this instance. 

I have also reviewed the proposed conditions of consent. These appear to be in accordance with those previously agreed with Council. These conditions are again agreed. 

If you have any further questions please don’t hesitate to contact me. Similarly, If you would like a representative from the Land and Housing Corporation to attend the Panel’s meeting to answer additional questions please let me know. 


Regards

Lindsay Dunstan
Senior Planner
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