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1  Introduction

This Statement of Environmental Effects (SEE) is submitted on behalf of Fairfield City Council (the
Applicant) as part of a Development Application (DA) to redevelop the existing at-grade car park
along Dutton Lane, Cabramatta. The existing at-grade car park is located alongside Council’s multi-
deck car park to the west.

The proposal is to construct a three storey building containing retail on ground floor, commercial
uses and a public car park on the first level and a public car park on the second level.

The site is legally made up of the following lots and part lots:
» Lot 6 and Lot 4 DP 236708
Lot 2 DP 215976

» Lot 3 DP 540495

» Lot 3 DP 216870

» Lot 3 DP 217606

» Lot 8 DP 238484

» Lot 2 DP 534197

» Lot 2 and Lot 1 DP 539611
» Lot 1 and Lot 2 DP 570243
» Lot 1 DP 532304

» Lot 2 DP 548450.

¥

The value of the proposed development is estimated at $16.3 Million. The consent authority is the
Sydney West Joint Regional Planning Panel.

1.1  Summary of the proposed development

The DA formally seeks approval under part 4 of the Environmental Planning and Assessment Act
1979 (the EPRA Act) for:

» Removal of an existing at-grade car park and ancillary structures (including public toilet facility)
» Construction of a commercial/retail development with car parking over 3 levels, being:
> Ground level: comprises of retail floor area including vehicular access to the upper levels

> First level: comprises commercial space which is proposed to be used for community uses in
the short term, as well as car parking areas

> Second level: comprises of car parking area

¥

The development will result in:
> an overall net lettable area of 2,995 sqm of retail space
> an overall net lettable area of 505 sqm of commercial space

> a maximum height of 10.85 metres

6 Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting



> 275 car parking spaces; and

» Subdivision of the Council-owned lots in the Dutton Lane precinct to create an orderly lot
arrangement

» Modification to the loading bay arrangements at Dutton Lane and the Hughes Street public car
spaces

» Modification to intersection arrangements at Dutton Lane/Hughes Street intersection.

The building will comprise of a singular strong colour which will incorporate natural tones and
materials to the building to create identity and presence. Stairwells will be designed to be very open
and to break up the facade as well as providing security and safety to the area.

This SEE provides an analysis of the site and its context, a description of the proposed development
and an assessment of the proposal against the heads of considerations under Section 79C(1) of the
EP&A Act.

1.2  Structure of this Report

This SEE is structured as follows:

» Section 1 introduces the proposal and provides relevant background information for the
application

» Section 2 provides a description of the site, its location and surrounding development;
» Section 3 contains a description of the proposed development

» Section 4 contains an overview of the relevant statutory planning instruments and policies as
they apply to the proposal

» Section 5 assesses the planning impacts of the proposal pursuant to the heads of consideration
under section 79C(1) of the EP&A Act

» Section 6 provides a conclusion to this report and summarises the environmental effects of the
proposed development.

1.3  Accompanying Documents

This SEE should be read in conjunction with the Architectural Plans, physical model and supporting
technical information, which includes:

» Architectural plans and drawings prepared by Antoniades Architects (Appendix B)

» Plan of proposed Subdivision prepared by Proust & Gardner Consulting (Appendix C).
» Traffic Report prepared by Thompson Stanbury Associates (Appendix D)

» Economic Impact Assessment prepared by HillPDA (Appendix E)

» Architectural Statement prepared by Antoniades Architects (Appendix F)

» Stormwater Drainage Plan prepared by itmDesign (Appendix G)

» BCA Assessment prepared by Steve Watson & Partners (Appendix H).

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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1.4  Background

Council held an ordinary meeting on the 11" December 2012 in which a motion was unanimously
carried to prepare a DA to redevelop the site. It was noted that the decision was made in response
to the need for more car parking spaces in the Cabramatta City Centre and the better utilisation of
its asset

As landowner/applicant, Fairfield City Council has commissioned an external planner to assess the
application. The application will be assessed by the external consultant and ultimately be
determined by the Sydney West Joint Regional Planning Panel (JRPP).

1.4.1 Development Advisory Meeting

A Development Advisory Meeting was held on 18 June 2013 at Fairfield City Council to discuss the
proposed development in concept stage. The meeting was attended by:

» Paul Grech and Peter Jobson (GLN Planning — consultant planner for Fairfield City Council)
» Andreas Antoniades and Keiko Mino (architect)

» Jenny Rudolph (planning consultant)

» Morgan Stanbury (traffic consultant)

» Sunnee Cullen, Grant Milineou and Ody Murlianto (for Fairfield City Council as the consent
authority).

» Hao Dang (for Fairfield City Council as the applicant)

Table 1 below outlines the issues raised by Council and how this DA responds.

Table 1 Response to issues raised at Development Advisory Meeting

\[o} Issue raised by Council Comment

1 The building will maintain a height of 10m with the Addressed. The sections of the
exception of the stairwells which exceed 10m. The building that encroach the 10
additional proposed height of the stairwells will need met_re height limit are JU.St'.ﬁed
further consideration and justification in relation to a Egglgsotlglause 4.6 of Fairfield
variation to the relevant development standard. '

2 A copy of the Economic Report prepared by HillPDA Addressed. Refer to Appendix
should be included with the DA documentation to gain | E.

an understanding of the rationale behind the proposed
development.

3 Traffic Report will need to take into account the Addressed. Refer to Appendix
following matters: D.

» The heavy use of the Dutton Lane Car park
including the access ring road, for
loading/unloading of trucks, servicing of shops,
drop-off/pick up of shoppers etc.

» The heavy pedestrian use of Dutton lane

» Justification for how the multiple activities
(pedestrian, vehicle, trucks, etc) will operate.

» If any loading bays are to be affected, consideration

8 Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting



No. Issue raised by Council

should be given to providing replacement loading
areas within the site or alternate nearby locations
within the centre.

» Explanation of vehicular access and pedestrian
arrangements in and around the site.

Comment

4 It was considered prudent that Council conduct public | Addressed. Section 5.4.2 of

consultation prior to the submission of the application. | this SEE describes the public
consultation process
undertaken prior to lodgement
of the DA.

5 Consideration of the need to replace the existing car | Addressed. Refer to Section
parking (public) bays as well as the public facilities 3.1.3 of this SEE.

(toilets) to be replaced.

6 Cabramatta Town Centre Development Control Plan Addressed. Refer to Appendix
(DCP) No. 5/2000 states that 30% of parking should A of this SEE.
be provided on site. Any variation from the 30%
standard of the DCP will need to be justified in
accordance with the Section 94 Plan.

7 Consideration of the objectives of the B4 zone and the | Addressed. Refer to Appendix
relevant provisions of Cabramatta DCP 5/2000 to A and Section 4.1.2 of this
demonstrate that the proposal is consistent with the SEE.
planning intentions of the DCP Precinct 2.

8 Consideration to future air-bridges that may join the Air bridges are not proposed
proposal and where these could be located. as part of this DA, however the

design does not preclude the
provision of these features in
the future.

9 The Pailou Gates, located within Freedom Plaza, are Addressed. Information was
heritage listed. The applicant should consult with provided to Council’'s Heritage
Council’s Heritage advisor to determine what (if any) Adws_or about the _proxu_mty of
information should be provided to address this matter. the site FO the heritage item.

The Advisor subsequently
indicated that no further
details are required as the
proposal has no impact on
heritage.

10

In addition to the above, the DA will need to address
the following:

» Compliance with the provisions of Fairfield LEP
2013, relevant DCPs in particular Cabramatta DCP
5/2000 and the Fairfield S94 Contributions Plan.

» Details of the proposed architectural treatment and
materials and colours.

» Addressed in Section 4.1.2
this SEE.

» Addressed in Section 3.1.6
this SEE. Refer to Design
Statement attached in
Appendix F.

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting

9



No. ‘ Issue raised by Council

»

»

»

»

»

»

Consultation with Cabramatta Police prior to lodging
the application.

Details of waste facilities should be provided.

Location of plant equipment, extraction systems
etc. as the top level will contain a carpark area.

Details of toilet numbers will need to be considered.
There will be a need to replace existing toilets and
provide toilets to the development.

Compliance with the Building Code of Australia to
be demonstrated.

The Applicant shall provide the Capital Investment
Value (CIV) for the proposal.

Comment

»

»

»

»

»

»

Addressed in Section 5.3.2
this SEE.

Addressed in Section 3.1.7
this SEE.

Refer to Architectural Plan
(Appendix B).

Addressed in Section 3.1.3
this SEE and Architectural
Plans.

Addressed in Section 3.1.11
this SEE.

Refer to DA form.

11 The following documents were required:

» Development Application (DA) form. » Provided

» A Statement of Environmental Effects which » Provided

provides full details of your application.

» Traffic and Parking Impact Assessment. » Provided

» Economic Impact Assessment Report. » Provided

» Heritage Impact Report — upon consultation with » Advice from Council’s

Council’'s Heritage Advisor. Heritage Branch indicated
this would not be required.

» Full architectural Plans including a site and urban » Provided

design analysis
» Stormwater drainage concept plan and Works-As- » Provided. Refer to
Executed Plan for the existing stormwater drainage Stormwater Drainage Plan
system if available. prepared by itmDesign
(Appendix G)

» Waste Management Plan » As there is only a small
component of demolition,
the main focus of the WMP
will be on construction
materials. This is proposed
to be incorporated into the
Construction Management
Plan.

» Section 149(2) and (5) certificate » Provided with DA material.

» Owners Authorities » Provided — see DA form

» The relevant DA fee and advertising fee » Provided — see DA form

» Electronic copy of all documentation to be » Provided

submitted.
10 Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting




2  Site Location and Context

2.1 Site Location

The subject site is located along Dutton Lane (refer to Figure 1), which is bounded by Hughes
Street, Park Road, John Street and Hill Street.

Dutton Lane is a one-way ring-road accessed via Hughes Street to the north.

The subject site is occupied by a Council-owned at-grade car park and toilet block which operates
between the hours of 7.30am and 5.00pm.

Immediately to the west of the site is a 4 level multi-deck Council (public) car park. The proposal
does not alter the operation of the multi-deck car park. However, a vehicle link to the existing
multi-deck car park to the west is proposed.

A mix of commercial/retail uses surrounds the site, primarily small shops such as fruit shops,
butchers and the like. A two storey complex on the northern side of Dutton Lane, to the north of
the at-grade car park, contains a restaurant. In the wider surrounding area, three to four storey
residential flat buildings are located along Hill Street and Cabramatta Railway Station is about 200
metres to the east of the site.

Located in the heart of Cabramatta, the site is within walking distance of the railway station and the
main shopping/commercial strip in the town centre. It is strategically located to provide important
car parking facilities and some new retail and commercial development to complement the existing
uses. It is also ideally suited to accommodate an extension to the existing pedestrian and public
domain areas which are currently focused along Park Road to the east of the site.

Figure 1 Aerial map of subject site

Cabfamatta

train station
¥ £

Source: Nearmaps

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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2.2 Cabramatta in Context

Cabramatta is a suburb located in south-western Sydney, in the state of New South Wales,
Australia. Cabramatta is located 30 kilometres south-west of the Sydney central business district
(CBD), in the local government area of the City of Fairfield (Refer to Figure 2).

Figure 2 Cabramatta context

Sy

Sty -

‘1' Cabramatta [

Source: Nearmaps

Cabramatta is a highly multicultural suburb. The 2011 Census conducted by the Australian Bureau
of Statistics identifies that nearly three quarters (69%) of the Cabramatta population were born
overseas and 87.7% of households in Cabramatta speak more than one language.

The Cabramatta CBD, the focal point of Cabramatta is a bustling centre for shopping, community
celebrations, tourism and cultural activities. Today, Cabramatta represents a cultural focal point for
Sydney, with much of the city’s population frequently visiting Cabramatta for a strong taste of
South East Asia Flavours.

The town centre has largely evolved around this principle, with many retail premises now being
occupied by crowded eateries, and the public spaces around the town centre being occupied by
members of the community and visitors from other parts of Sydney, seeking an area to sit and
embrace the cultural ambience.

Figure 3 Freedom Plaza

Source: Sheila Smart Photography (sourced
through Google Images)
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2.3  Site Description

An aerial photo of the site is shown at Figure 1, and site analysis enclosed with the Architectural
Plans.

As the entire Dutton Lane precinct is in the ownership of Fairfield City Council, the proposed new lot
boundaries have been used to determine the site area and boundary lengths. Currently numerous
lots of various sizes make up the Dutton Lane precinct. Figure 4 illustrates the boundaries of the
“subject site” applied for the purpose of determining FSR and the like.

Illustrated as Area 4 in Figure 4, the site has an area of 5,110 sgm and is rectangular in shape. It
has three frontages to Dutton Lane (to the north, east and south) and a fourth frontage (west)
which adjoins the existing multi-deck car park to the west.

As shown in the enclosed survey plan, the land has a slight fall from northeast (RL 18.60) to south
west (RL 20.80).

A description of the site boundaries is provided in Table 2 below.

Table 2 Description of site boundaries

Boundary Length (metres)

Northern 95.7m
Southern 95.7m
Eastern 53.4m
Western 53.4m
Total site boundary length 298.2m

Figure 4 Site boundaries
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Source: Proust & Gardner Consulting Pty Ltd
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2.3.1 Site ownership and lot identification plan

The site is currently owned by Fairfield City Council and consists of numerous allotments. Dutton
Lane is primarily under the ownership of Fairfield City Council held in fee simple and classified as
operational land under Fairfield LEP Amendment 94 on 24™ September 2004. The part of Dutton
Lane which is classified as a public road is located at the eastern end as shown in DP 570243.

The existing lots vary in size and shape, therefore part of the proposal is to consolidate the lots so
as to create a coherent lot layout. The development site occupies different sized proportion of
different existing lots.

The site currently comprises several allotments as shown in Figure 5. The proposed development
does not affect the entirety of all lots, and will only involve development (or subdivision) across part
of the lots.

The lots include:

» Lot 6 DP 236708 (identified as “A”) » Lot 2 DP 539611 (I)
» Lot 8 DP 238484 (B) » Lot 1 DP 539611 (J)
» Lot 2 DP 534197 (C) » Lot 1 DP 570243 (K)
» Lot 2 DP 215976 (D) » Lot 2 DP 570243 (L)
» Lot 3 DP 216870 (E) » Lot 1 DP 532304 (M)
» Lot 3 DP 217606 (F) » Lot 2 DP 548450 (N)
» Lot 4 DP 236708 (G) » Lot 2 DP 549499 (O)

» Lot 3 DP 540495 (H)

Figure 5 Lot Identification Plan

Source: Six Spatial Exchange
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2.3.2  Existing car parking and loading facilities

The existing Dutton Lane precinct is serviced by a series of car parking areas and loading bays.

Existing loading bays are provided along the perimeter of the site along Dutton Lane, and are
governed by sign post restrictions.

The existing loading bay arrangement is describes as follows:

» Eight existing 90 degree bays located within the north-eastern corner governed by ‘Loading
Zone — Vehicles Under 6m’ signage

» Three existing 90 degree bays located in the eastern section of the site governed by ‘Loading
Zone' signage

» Six existing 90 degree bays located in the south-eastern corner governed by ‘Truck Zone’
signage

» Three existing 3.5m wide parallel bays governed by ‘Loading Zone' signage located on the
southern side of Dutton Lane in the south eastern corner

» Six existing 3.5m wide parallel loading bays governed by ‘Loading Zone' signage located on the
southern side of Dutton Lane in the south western corner

» There are also three loading bay areas on the northern side of Dutton Lane, to the north of the
proposed site, which are proposed to be retained as existing.

Parking for private vehicles on the site is currently provided within the at-grade car park. The
existing car parking facility provides 157 parking spaces that are accessed via the existing multi-
deck car park.

2.3.3  Existing development on the site

The site does not currently have any significant structures. It is currently occupied by an at-grade
car parking area that is asphalted.

The only existing buildings on site are male and female toilet facilities and a small office/booth
structure alongside the toilet blocks. The facilities operate between the hours of 7.30am and
5.00pm (Refer to Figure 6 and Figure 7).

Signposts associated with the car parking area, and various railings and bollards, are also located
across the site and designed to assist in the operation of the car park.

Figure 6 Existing structures on the subject site

Source: Google Street view

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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Figure 7 Existing at grade car park

Source: Google Street view

2.3.4  Surrounding development

The site is located within a mixed-use area of Cabramatta Town Centre, generally characterised by:
» Commercial offices and retail premises
» Multi-level parking facilities

» Ground level parking and loading bay facilities.

To the north

A variety of allotments comprising a mix of premises and uses are located immediately to the north
of the subject site. At ground level, there are a variety of eateries and food shops, and other
general use businesses such as medical practices. Arcades provide pedestrian access from Dutton
Lane to Hughes Street to the north.

Above the ground floor is the Cabramatta International Centre, which includes a variety of
commercial office suite and medical offices / facilities. A separate portion of the upper level is
occupied by a restaurant.

The existing car park is separated from buildings to the north by approximately 12 metres.

Figure 8 Existing development to the north of the subject site

Source: Google street view
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To the south

Development to the south of the site consists primarily of loading bays along Dutton Lane and a
variety of shops. The ground level is occupied by a mix of retail premises (primarily food related)
and some rear entrances associated with retail premises fronting John Street. Arcades provide
pedestrian access from Dutton Lane to John Street to the south.

Above ground level, development consists mainly of commercial premises, comprising medical
services, tax and finance offices as well as other general businesses.

Figure 9 Existing development to the south of the subject site

Source: Google street view

To the west

Development to the west of the site consists of a four level multi-deck car park facility owned and
operated by Fairfield City Council. The facility provides paid public parking. Entry to the car park is
from Dutton Lane to the north.

The car park is linked by a raised pedestrian connection to retail premises located to the south of
the site.

The subject site (which is proposed to accommodate development) is setback approximately 2
metres from the existing multi-deck car park.

Figure 10 Existing development to the west of the subject site

Source: Google street view
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To the east

Land to the easy of Dutton Lane consists of a mix of development sites and public domain areas.
Buildings are primarily single storey and contain a mix of uses, primarily retail uses and
cafes/restaurants/take-away food premises. Some office spaces (with a strong presence of medical
related businesses) also occupy development to the east.

An open space pedestrian link / pedestrian mall connects Dutton Lane to Park Road to the east.
This link is closed to vehicle traffic. The link provides a direct connection to Freedom Plaza.

Figure 11 Existing development to the east of the subject site

R — £ % '{."‘W |

.....

Source: Google street view

2.3.5 Surrounding road network

A Traffic Impact Assessment has been prepared by Thompson Stanbury Associates to assess the
existing surrounding road network including the local road hierarchy, traffic controls at various
surrounding intersections, traffic volumes and the existing intersection operation.

The site is serviced by the following roads in the surrounding area:

» Hughes Street — a local collector function (east west)

» Park Road — local access function (north-south) which is partly pedestrianised
» Hill Street — local collector function (north-south)

» John Street — local collector function (east-west)

» Cabramatta Road West — a state road function (east-west) under the control of Roads and
Maritime Services.

Dutton Lane is a one-way roadway circulating around the Council owned car parking areas
(including the subject site). Access to Dutton Lane is facilitated via a single access intersection with
Hughes Street, whilst egress movements from Dutton Lane are provided to two locations: one at
Hughes Street and one to Hill Road.

In conjunction with providing an access function to the Council owned car parking areas, Dutton
Lane provides a number of formalised loading facilities servicing the general Cabramatta Town
Centre precinct.

The results of the intersection modelling and assessment of local roads is summarised below:

» The Dutton Lane precinct currently generates between 1,000 and 1,100 peak hour vehicle trips
to and from the precinct during weekday evening and weekend midday peak periods. These
vehicle movements are largely accommodated at the junction of Hughes Street and Dutton Lane
East, with only minor demands being accommodated at the Dutton Lane West and Dutton Lane
South connections with Hughes Street and Hill Street respectively.

18 Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting



»

»

»

»

All local intersections currently operate with a good level of service during peak times providing
(largely providing a level of service of B), with the exception of the junction of Hughes Street
and Dutton Lane East.

Despite the overall operation of the junction of Hughes Street and Dutton Lane East being
satisfactory, there are 'approach demands' which can result in delays being experienced by
some movements, in particular motorists wishing to turn right from Dutton Lane East entering
Hughes Street.

The junction of Hughes Street and Dutton Lane East provides a Level of Service ‘E’ for vehicles
turning right out of the precinct.

The poor level of service at this junction warrants upgrading works, primarily to improve the
right turn movements from Dutton Lane East which are currently serviced by an existing ‘pseudo
seagull’ arrangement which provides for an ineffective right turn storage / acceleration lane
within Hughes Street. It is also noted that westbound through traffic movements within Hughes
Street are required to negotiate an undesirable lateral shift through the junction to account for
the provision of exclusive turning lanes servicing Dutton Lane East within a limited pavement
width.

2.3.6  Summary of Opportunities and Constraints

Based on the sites location, ownership and existing surrounding development, the following key
planning and design opportunities have been identified and used to guide the development
proposal:

»

»

»

»

»

The site is located within 200m of Cabramatta Railway Station and numerous bus services which
provide convenient public transport and amenity to people who may shop or work in the vicinity;

The site is large in size and located in close proximity to Freedom Plaza and surrounding public
domain areas, thereby providing an opportunity to extend the public domain to the Dutton Lane
precinct which is currently dominated by cars;

The site currently only provides at-grade parking facilities; redevelopment of the site would
allow for a greater diversity of uses than what is currently available;

The redevelopment of the site provides an opportunity to formalise the car parking arrangement
and to allow for the provision of increased parking facilities, designated areas for pedestrian and
vehicle movement/parking/crossing points, thereby creating a safer precinct for pedestrians and
vehicles;

The redevelopment will allow the existing loading bay arrangement to be improved and
streamlined; an increase in the number of loading bays and new associated signage would
improve the delivery and loading facilities for existing and future users of the site and
surrounding shops.

The key planning constraints, which the proposed development design has responded to, are as
follows:

»

»

Some buildings facing the existing at-grade car park do not have active frontages and instead
provide rear access to developments facing outside streets. Redevelopment of the existing car
park would provide greater levels of activity in the public domain and ensure higher levels of
active surveillance in the public domain.

The site is an infill site entirely surrounded by built form which will need to be considered in the
design development.

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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» There is currently a poor level of service at the junction of Hughes Street and Dutton Lane and

»

20

an existing ‘pseudo seagull’ arrangement which provides for an ineffective right turn storage /
acceleration lane within Hughes Street.

Dutton Lane is currently highly used for pedestrian and car movement and consequentially
experiences traffic congestion. The redevelopment has the potential to improve the flow of cars
through the precinct, better integrate the eastern (at-grade) and western (multi-deck) car
parking areas and create a safer pedestrian environment.
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3  Proposed Development

3.1 General

Pursuant to Part 4 of the Act, the Development Application seeks approval for the removal of
existing ancillary structures on site, surface excavation and construction of a three storey
commercial/retail development as shown in the Architectural Plans and Drawings.

Specifically, the proposal includes:
» Removal of an existing at-grade car park and ancillary structures (including public toilet facility)

» Construction of a commercial/retail development including car parking over three (3) levels,
being:

> Ground level: comprises of retail floor area for 30 shops/small retail tenancies including
vehicular access to the upper levels

> First level: comprises four commercial tenancies proposed to be used for community uses in
the short term, as well as car parking accommodating 128 spaces (2 accessible)

> Second level: comprises of car parking accommodating 147 spaces (6 accessible)
» Subdivision of the Council-owned lots in the Dutton Lane precinct to create seven (7) new lots
» Modification to intersection arrangements at Dutton Lane/Hughes Street intersection.

A detailed description of the proposal is outlined below.

3.1.1 Consolidation and creation of 7 new lots

The existing lot layout consists of a mix of lots that cross the developed parts of the site and Dutton
Lane. It is proposed to consolidate the existing lots and create a new lot layout as shown in Figure
12.

The purpose of the lot consolidation is to create a coherent lot arrangement that will enable Council
to better manage the existing car parks and roadway.

The proposed lot layout will:
» Create separate lots for the existing multi-deck car park and proposed multi-deck car park
» Create separate lots for the Dutton Lane vehicle thoroughfare.

Refer to Plan of Proposed Subdivision prepared by Proust & Gardner Consulting in Appendix C.

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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Figure 12 Plan of proposed subd
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3.1.2  Design principles

In response to the analysis of the site in Section 2 of this SEE, the key design principles for the
proposed development are outlined below. Refer to Figure 13 and Figure 14 as well as the enclosed
Architects Statement and the associated Architectural Plans prepared by Antoniades Architects.

Design approach

The proposal is designed to provide an excellent amenity for the community as well as a pleasant
and positive contribution to the site and surrounding environment. Through focus on design
excellence, the proposal would elevate Dutton Lane whilst also giving the Cabramatta Town Centre
a landmark building.

The development proposes a built form that complements the existing usage of the Cabramatta
Town Centre and is in keeping with the infill nature of the site. The site responds to the constraints
of isolation by introducing a variety of commercial and retail spaces and public space to provide a
place which people will want to visit.

Design response

The proposal allows for a dialogue between the proposed built form and its context. This provides
the development with a concept plan that creates visual connectivity that would reinforce the
experience and amenity of the precinct.

Viewed from across the site the development would demonstrate legibility with regards to scale and
context whilst when moving through the site the homogeneity of both colour and materiality
provides visual continuity and cohesion to the development.

The proposal seeks to reinforce and integrate connectivity across the site to adjoining and existing
open spaces and arcades. By creating malls that respond to the existing movement patterns, and
with ground floor retail enjoying a dual frontage to both street and mall, built form transparency
and activation is expressed.

Linkages to Freedom Plaza through the location of mall and public open space, adds to the legibility
of both movement and pedestrian access.

The design proposal incorporates a public open space that provides opportunities for passive
recreation, integration with ground floor shops, and connection to Freedom Plaza.

Built form

This proposal provides a unique opportunity to create an architectural language evolved from
respect for the site’s built context. The architectural response has been to develop a modern and
contemporary language that is contextual and identifiable. Refer to the materials and finishes for
further detail.

Street awnings are proposed along the northern, eastern and southern perimeter above the
footpath to protect pedestrians from the elements and make the development visually attractive to
pedestrians.

Stair wells

The proposed development provides four fire-isolated stairways as per BCA requirements. These
stairwells form a break in the building’s facade and contribute to the visual interest of the building.
The stairs are open to the street providing visibility for natural surveillance and assists as a crime
prevention strategy.

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting
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Figure 13 Photomontage of the proposed development (external)
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3.1.3  Building description

Table 3 below describes the uses, gross floor area (GFA) and building envelope data for the
proposed development.

Table 3 Development data

GFA (sgm) Setback / separation to
adjacent buildings
Ground level Retail 2,995 14.3m to the north
First floor Commercial 505 12.8m to the south
Car parking . 2.1m to the west (car park)
19.5m to the east
Second floor Car parking -

Note: Fairfield LEP 2013 defines gross floor as:

The sum of the floor area of each floor of a building measured from the internal face of external
walls, or from the internal face of walls separating the building 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
(c) any shop, auditorium, cinema, and the like, in a basement or attic,
but excludes:
(d) any area for common vertical circulation, such as lifts and stairs, and
(e) any basement:
(i) storage, and
(if) vehicular access, loading areas, garbage and services, and
(f) plant rooms, lift towers and other areas used exclusively for mechanical services or ducting, and

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

(h) any space used for the loading or unfoading of goods (including access to it), and
(i) terraces and balconies with outer walls less than 1.4 metres high, and

() voids above a floor at the level of a storey or storey above.

Facilities and internal features

The following elements are provided internal to the development:
» Sanitary facilities (refer to Table 4 below)

» Garbage room measuring 6.5 by 12.9 metres

» 30 shops/retail tenancies

» 4 commercial tenancies/offices

» Four fire stairwells located at the north west, south west, north east and south east corners of
the building

» One lift located at the north western end of the building.
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Five access points are provided to the proposed building. These access points will be controlled by
security doors and roller shutters. In addition, two service corridor entries/exits are located on the
southern fagade of the building. These building access points will be security controlled.

It is noted that one of the entry points (at the western end of the proposed development) is located
off a 2.1m wide corridor separating the existing multi-deck car park to the west from the proposed
development. This access enables pedestrians to entre the development from the western end
without the need to navigate Dutton Lane to entre from the east. It also provides a convenient
access point to the proposed toilet facilities. Lockable security gates are proposed to be installed at
the northern and southern ends of the corridor to restrict access during evenings as an additional
safety measure.

Table 4 Sanitary facilities

Sanitary facilities Required (BCA) Required (to replace Provided / complies
existing)
Commercial
» Male W/C 2 - 2 v
» Male urinal 2 - 2 v
» Male basin 2 - 2 v
» Female W/C 3 - 3 Vv
» Female basin 2 - 1 v
Retail
» Male W/C 1 4 5 v
» Male urinal 2 4 6 v
» Male basin 2 2 4 v
» Female W/C 3 6 9 v
» Female basin 2 2 4 v

3.1.4 Public open space and landscaping

Public open space will be provided at the eastern end of the site. As shown in the Ground Level
Floor Plan in Appendix B, an extensive public outdoor area is provided at the eastern end of the
development adjacent to the existing pedestrian link to Park Road.

The public open space is an extension of the pedestrian footpath provided along the northern and
southern perimeter of the proposed development. The paved surface treatment and landscaping
design of the space aims to encourage pedestrians to visit and stay in the space.

Part of the outdoor space is covered by an awning. Other features of the outdoor space include
fixed concrete seating in a decorative finish and feature colour, benches, feature lighting and a
raised planted bed for plantings/shrubs. A history wall is also proposed in this area to encapsulate
the rich history of Cabramatta and give the space relevance.

The outdoor space provides a total area of approximately 500 sqm of dedicated public domain.
Given the proposed retail uses at the ground level, the space will be suitable to accommodate
tables and chairs for outdoor dining.
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Much of the seating will be protected through the use of awnings, which will enable much of the
area to be used during different weather scenarios.

Pedestrian fences are provided on the outer edge of the footpaths that surround the building,
providing a separation between the vehicle thoroughfare (Dutton Lane) and the pedestrian realm.
Gaps in the fencing are provided where raised pedestrian crossings are proposed, thereby directing
pedestrian to the safe crossing points.

Two new speed humps are proposed across Dutton Lane; at the north-eastern corner and crossing
the southern stretch of Dutton Lane.

3.1.5 Access and Parking

Pedestrian access

Dutton Lane is the primary street address of the property and provides pedestrian access to the site
on three frontages.

Access to Dutton Lane can be achieved via a pedestrian linkage from Parks Road / Freedom Plaza
and via Hughes Road.

The proposed development seeks to formalise pedestrian crossing points across Dutton Lane
through the provision of pedestrian fencing, which will direct people along the path towards 2
existing and 2 newly proposed raised marked pedestrian crossings / speed humps.

Pedestrian fencing is proposed to be provided around the building periphery to assist in the
definition of the pedestrian desire lines throughout and adjoining the site and improve the existing
level of safety provided within the general precinct. The fence will be strategically placed to
maintain good pedestrian flow and linkages between the existing arcades to the new development.

Through site pedestrian links are proposed to be provided at ground floor level to link with existing
arcades and malls, providing connectivity between the site and the general Dutton Lane precinct to
Hughes Street, Park Road and John Street to the north, east and south respectively.

Car parking

Parking for the site will be provided on the first and second level of the development to ensure the
ground level is maintained as an active extension of the public and private domain.

The development will provide a total of 275 spaces, 8 of which will be designed for disabled access.
Considering the existing 157 spaces within the at-grade car park plus replacement of 9 on-street
parking spaces from Hughes Street (refer to discussion in Loading Bays section), the proposal
includes the provision of 166 spaces to replace existing spaces and a nett increase of 109 spaces.

The car parking area is proposed to be connected with two linkages to the adjoining multi-deck car
parking area to the west.

It is proposed to include electronic signalling within the proposed car park as a directional tool to
inform incoming vehicles of availability of car parking spaces, thereby assisting to reduce wait times
and helping the flow of cars.

Internal car park circulation

Vehicle entry to the parking facility from Dutton Lane is proposed via an express access ramp at the
north-western point of the site. The access ramp is proposed to provide a single ingress lane
providing connectivity to an express ramp linking with the second level parking area.

Motorists will retrieve a ticket at a ticket machine and entre via a boom gate, both located at the
top of the ramp on Level 2.
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In addition to a primary access off Dutton Lane, a secondary access will be provided to the car park
via a link on the second level of the development from the adjoining multi-deck car park to the
west. Access from the newly constructed car park to the existing neighbouring car park will be
available on first level of the proposed development.

The link arrangements are summarised as:

» ingress movements to the new car parking area via a one-way (eastbound) access aisle from the
existing (west) car park to the second level of new car park.

» egress movements from the new car parking area via a one-way (westbound) access aisle from
the first level of the new car park to the existing (west) car park.

Direct vehicular egress from the new car parking area to Dutton Lane is proposed via a ramp
located alongside the ingress ramp. The ramp is proposed to provide a single egress lane providing
connectivity from the first level parking area to Dutton Lane.

One-way connectivity between the second and first parking levels of the new car parking area is
proposed via a ramp located adjoining the eastern building wall.

Vehicles will continue to access Dutton Lane via Hughes Street and will travel clockwise direction
around the development.

Car spaces

The internal circulation and parking areas of the new car park have been designed to accord with
the relevant requirements of AS2890.1-2004 and AS2890.6-2009.

The new parking area has been designed to accommodate standard 90 degree parking rows being
servicing by one-way internal parking aisles.

Refer to Traffic Impact Assessment in Appendix D for further details on the proposed access and
internal circulation arrangements and car parking bay dimensions.

Loading bays

The proposal involves changes to the loading bay arrangements in Dutton Lane. The changes serve
to improve the operation of Dutton Lane by formalising existing loading bays and converting
existing unsafe loading bays (i.e. 90 degree bays) to parallel bays.

The proposal also involves replacing 5 truck bays and 1 van loading space outside of Dutton Lane,
on the southern side of Hughes Street (between Park Road and Dutton Lane). The resulting loss of
9 on-street public parking spaces has been incorporated into the provision of replacement car
parking spaces. This arrangement is considered beneficial as:

» A proportion of truck movements will be diverted away from Dutton Lane thereby creating a
safer and more pleasant pedestrian environment

» With convenient and direct access to shopfronts (on Hughes Street) and access to Dutton Lane
via an arcade, service deliveries from the trucks to shopfronts will continue to operate efficiently
and directly

» Given the proposal to extent the existing public car parking spaces, the loss of 9 on-street car
parking spaces has been offset in the provision of a new car parking facility.

One additional loading bay facility is required to service the proposed retail/commercial uses in
accordance with the Cabramatta DCP. In addition, the proposal replaces all existing loading bays
currently in operation.

Table 5 outlines the proposed loading bay arrangement for Dutton Lane.
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Table 5 Loading bay arrangement

Existing loading bays Required
loading bays

Proposal

Complies

Removed to accommodate public open

‘Truck Zone' bays
(eastern section)

8 existing 90 degree 8

bays (north-eastern space component of the development
corner)

3 existing 90 degree 3 Converted to parallel loading bay (3.5m x
bays (north-eastern 18m) able to accommodate 2 MRVs
corner)

6 existing 90 degree 6 Converted to parallel loading bay (3.5m x

27m) able to accommodate 3 MRVs

3 existing 3.5m wide 3
parallel bays (south-
eastern corner)

Extended by 12m thereby able to
accommodate and additional 2 vans (5
vans in total)

6 existing 3.5m wide 6
parallel bays (south-
eastern/central)

Reduced by 6m to accommodate new
raised pedestrian platform crossing over
Dutton Lane, thereby reducing capacity to
5 vans

- 1

loading bay
(3.5m x 9m) to
service the
proposed
development

2 loading bay areas are proposed within
the footprint of the proposed
development site, to the north-east and
south-east of the building respectively.
The bays will provide capacity for 6 vans

Convert existing time limited car parking
located on the southern side of Hughes
Street (between Park Road and Dutton
Lane) to a sign posted loading zone 55m
in length, thereby able to accommodate 1
van loading space (ém) and 5 MRVs
(45m)

26 loading bays 27 loading bays

27 loading bays

(10 truck/MRV bays and 17 van loading
spaces)

Intersection treatment

The Traffic Impact Assessment prepared by Thompson Stanbury Associates assessed the existing
surrounding road network including the local road hierarchy, traffic controls at various surrounding
intersections, traffic volumes and the existing intersection operation.

Based on the Traffic Impact Assessment, an improvement to the junction of Hughes Street and

Dutton Lane East intersection is proposed. A formalised ‘seagull’ arrangement is proposed,

combining the exclusive left and through travel lanes within Hughes Street to the east of the
junction to allow for the creation of a formal and exclusive right turn acceleration lane within
Hughes Street for vehicles turning right out of Dutton Lane East.

No major civil works are required to accommodate this junction modification and there will be no

loss in on-street parking.
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Refer to proposed intersection treatment arrangement in Figure 15.
The alterations include:
» a formalised acceleration lane for vehicles exiting Dutton Lane (right) to Hughes Street

» a combines left/through lane on Hughes Street (between Dutton Lane and Park Road) travelling
in a westbound direction

» introduction of a painted island in Hughes Street (between Dutton Lane and Park Road).

Figure 15 Proposed intersection arrangement (Hughes Street and Dutton Lane)
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3.1.6  Materials and finishes

The overall design concept provides a contemporary and strong architectural expression, which
reflects and sits well within its context and surrounds. The development also fits well to the
proposed scale and desired character of the precinct.

The fagade of the building has been designed ensure articulation and visual interest through the
provision of perforated aluminium panels, which also disguise the car parking levels. This treatment
breaks up the bulk of the building and makes the building visually interesting rather than a
predominance of large flat walls.

Glazing is provided along the north, east and west facades of the building at ground level to allow
for strong visual connections between private and public spaces and increased activation of the
pedestrian realm. This treatment enhances the visual character of the building, as well as provides
active surveillance and safety for pedestrians moving around the site.

Awnings are provided along the northern, eastern and southern fagades of the building to protect
pedestrians from the elements and to enhance the visual appearance of the building. The awnings
will be designed in such a way that they can be individually lowered when required, to act as a
security shutter for shop fronts during closure times.

These shutters will provide a functional and visually pleasant solution to roller shutters which
primarily characterise retail developments.

The following details are extracted from the Architectural Statement provided by Antoniades
Architects:

Materiality

The colours and materials have been carefully selected to complement both the architectural
expression as well as its surroundings. The colours chosen are shades of natural palettes, that
being an earthy red and grey, as well as the use of natural off form concrete, which provide a soft
yet bold identity to the building, allowing it to act as a landmark within its context.

Elevation

The composition of the proposed facade is primarily made up of aluminium panels and off form
concrete walls. The aluminium panels are perforated with a regulated pattern to create a visual
interest across the facade. The materials have been selected for their robustness and durability
which are desirable characteristic for a public building of this nature.

The proposed colours to be used in the facade are in tones of earthy red to provide a softer and
natural nuance to the carpark, whilst the concrete will remain in its natural colour with a honed
finish.

Facade Design Detail

The facade system contains two key elements — off form concrete walls and perforated aluminium
panelling fixed to steel framing. This system has been designed so that most prefabrication are
done off-site to reduce on-site welding and fabrication which would improve construction efficiency
significantly. The facade has also been designed to comply with the specific requirements of the
BCA of providing fall protection as well as eliminating any foot-hold so that it can not be climbed.

The aluminium panel have patterned perforation to provide right amount of balance of screening to
the car park as well as visual permeability to provide security, almost acting like a veil to the
building. The perforated panels are deconstructed around the commercial space to enhance visual
interest as well as allowing stronger transparency and visual connection from the commercial
tenancy.
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Entrances to the retail on ground level are signified by expressing the screen further in a way such
that the screen becomes deeper in profile. This design of panels folding at entrances also provides
opportunity for additional lighting to penetrate through from the car park.

Lighting

Energy efficient fittings are proposed throughout the car park and used in conjunction with
photocell and time switches to reduce energy consumption. The external roof level will be fitted
with unobtrusive lighting to prevent light spilling onto the adjacent properties.

All lightings are to meet Australian Standard for car parks.

3.1.7 Waste Management

A garbage room will be provided on the ground floor of the proposed development, towards the
south eastern corner of the building. The garbage room has dimensions of 6.5m x 12.9m.

The garbage room will provide space for waste management and storage associated with the
operation of retail and commercial developments on the ground and first floor. The room will be
accessible through a door via a service corridor which provides direct secure access to the southern
side of the proposed building where garbage pick-up is proposed.

3.1.8 Plant

A plant room containing the buildings mechanical equipment is proposed to be located on the roof
of the building (Level 2) approximately in the centre of the floor plate. The plant room dimensions
are 10 metres x 5.2 metres (x 2.6 metres in height). Screening is provided to the sides of the plant
room to improve its visual appearance.

3.1.9 Stormwater Management

Stormwater will be conveyed from the site to covered stormwater pits located around the periphery
of the proposed building. Some existing stormwater pits will be used for stormwater drainage
purposes while redundant pits and pipework will be capped off and removed. Refer to Stormwater
drainage plan prepared by itmDesigns in Appendix G for details.

3.1.10 Relocation of substation

An existing substation is located generally in the south-eastern portion of the site. It is proposed to
relocate the existing substation to the eastern side of Dutton Lane at the south-eastern corner of
the site (Refer to Ground Floor Level Plan prepared by Antoniades Architects).

Enquiries are currently underway with Endeavour Energy to seek its consent to relocate the existing
substation. There may also be a requirement to install an additional substation to service the
development and such is being assessed by Endeavour Energy and council’s consultant Electrical
Engineer.

3.1.11 BCA

An assessment of the proposal has been undertaken against the Deemed-to-Satisfy provisions of
the relevant sections of the Building Code of Australia (BCA) 2013 by Steve Watson & Partners
(refer to Appendix H). For the purposes of the BCA Assessment the building has been designated as
follows:

» Ground Floor (retail) — class 6
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» Level 1 (office and car park) — class 5 and 7a
» Level 2 (car park) — class 7a.

The BCA Assessment revealed three issues of non-compliance with the Deemed-to-Satisfy
provision, however an alternative solution has been proposed for each issue which is found to
satisfy BCA performance requirements.

The three alternative solutions proposed:

» The travel distance between alternative exits measured through the point of choice on the
ground floor is up to 66m from the exit adjacent to shop 25 to the exit adjacent to shop 4. The
BCA provision is 60m. However, this arrangement is deemed to satisfy performance
requirements DP4 and EP2.2 and therefore is considered appropriate.

» Egress widths on the ground floor are found to be non-compliant, however the alternative
solution proposed is found to satisfy performance requirements DP4 and EP2.2 and therefore is
considered appropriate.

» The horizontal exits in the fire wall separating the first floor office from car park comprise of
more than half the required exits. However, this arrangement is deemed to satisfy performance
requirements DP4 and EP2.2 and therefore is considered appropriate.

A number of other matters have been highlighted as issues to be addressed in the Construction

Certificate stage. The proposal is found to satisfy the BCA with alternative solutions for three issues.

Refer to BCA Assessment in Appendix H for further details.
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4  Statutory context

This section of the SEE addressees the statutory planning controls and policies relevant to the
proposed development.

4.1  Environmental Planning & Assessment Act 1979

The Environmental Planning and Assessment Act 1979 (EP&A Act) institutes the system of
environmental planning and assessment in NSW. Under Part 4 (Clause 76A) consent is required
for the purpose of carrying out the proposed development.

Pursuant to Section 79C(1)(a) of the Act the consent authority is required to consider (where
relevant to the proposal) the provisions of:

L. any environmental planning instruments, and

fi. any draft environmental planning instrument that is or has been placed on public
exhibition, and

ili. any development control plan, and
iv. the regulations.

The next section provides an overview of planning instruments and controls relevant to the
proposed development.

4.1.1 State Environmental Planning Policies

State Environmental Planning Policies (SEPP's) address issues significant to the state. A review of
current SEPPs has determined that SEPP (infrastructure) 2007 is relevant to the proposal.

SEPP (Infrastructure) 2007

SEPP (Infrastructure) 2007 provides a consistent planning regime for infrastructure and the
provision of services across NSW, along with providing for consultation with relevant public
authorities during the assessment process. It includes provisions relating to traffic generating
development which are defined in Schedule 3 of the SEPP.

Schedule 3 of SEPP (Infrastructure) 2007 sets out the types of traffic generating development that
are to be referred to the Roads and Maritime Services (RMS).

For the proposed uses, SEPP (Infrastructure) 2007 includes the following thresholds:
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Table 6 SEPP (Infrastructure) traffic generating development thresholds

Purpose of Size or capacity—site Size or capacity—site with = Applicability to the
development with access to any road  access to classified road or  proposed
to road that connects to development

classified road (within
90m( (Not relevant to

the development)

Subdivision of 200 or more allotments | 50 or more allotments Not applicable
land where the subdivision

includes the opening of

a public road
Area used 200 or more motor 50 or more motor vehicles | Yes
exclusively for vehicles
parking
Commercial 10,000 sgm in area 2,500 sgm in area Not applicable
premises
Shops 2,000 sgm 500 sgm Yes

The proposal triggers the minimum thresholds for traffic generating development as it is proposing
to formalise a car parking facility that provides 157 spaces with a new facility accommodating 275
spaces.

Clause 104 of SEPP (Infrastructure) 2007 provides:

Before determining a development application for development to which this clause applies, the
consent authority must:

(a) give written notice of the application to the RTA (now RMS) within 7 days after the
application is made, and

(b) take into consideration.

(i) any submission that the RTA provides in response to that notice within 21 days
after the notice was given (unless, before the 21 days have passed, the RTA
advises that it will not be making a submission), and

(ii) the accessibility of the site concerned, including.

(A) the efficiency of movement of people and freight to and from the site
and the extent of multi-purpose trips, and

(B) the potential to minimise the need for travel by car and to maximise
movement of freight in containers or bulk freight by rail, and

(iii) any potential traffic safety, road congestion or parking implications of the
development.

The Traffic Impact Assessment has been prepared by Thompson Stanbury Associates to examine
the transport, traffic and safety implications from the proposed development.

It summarises that the proposal will result in improved traffic and safety arrangements for the
surrounding street network and the Dutton Lane precinct.

Key findings of the Assessment are summarised below:

» The proposed intersection improvements to the Hughes Street / Dutton Lane junction
(described in Section 3.1.5 of this SEE) will improve the current operational performance and

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting 35



»

»

»

»

safety of the intersection, as well assist in the ability of the intersection to accommodate
additional traffic projected to be generated by the subject development.

The altered traffic management arrangement at the junction of Hughes Street and Dutton Lane
East can be accommodated without any impact on existing on-street parking supply within
Hughes Street.

The proposed pedestrian improvements to Dutton Lane (i.e. introduction of formalised
raised marked pedestrian crossing points over Dutton Lane) will provide more formal pedestrian
movements in conjunction with the pedestrian fencing that will direct pedestrians to safer
desire lines for crossing Dutton Lane. This will significantly enhance existing pedestrian
movements which currently occur throughout the precinct in an ad-hoc manner, with only
informal connections between the central parking area and the periphery shopping malls.

The proposed loading bay arrangements will significantly improve the safety and operation
of loading and servicing of shops in the Dutton Lane precinct. Currently, the lack of governance
of the formalised and sign posting loading bays within periphery Dutton Lane roadway result in
a significant misuse of the bays, whereby angled parking is provided within loading areas which
are intended to accommodate parallel parking and the loading bays are occupied regularly by
vehicles not authorised or intending to undertake loading / unloading activities. This results in
significant undesirable conflict between the Park Road pedestrian mall and the reversing
manoeuvres associated with the 90 degree angled loading bays within the eastern portion of
the precinct.

The proposed design, ingress/egress and circulation arrangements will provide for
significantly improved precinct accessibility, by improving the Hughes Street / Dutton Lane East
junction and providing an additional multi-storey car park with express access and increased
queuing capacity.

Based on modelling undertaken in the Traffic Impact Assessment:

»

»

»

The proposed development is projected to generate 130 and 250 peak hour vehicle trips to and
from the precinct during weekday evenings and weekend peak periods. This represents
approximately 10% and 20% additional traffic movements to and from the precinct during
weekday evening and weekend midday peak periods respectively.

Incorporating the recommended formalised ‘seagull’ arrangement and the additional traffic
projected to be generated by the subject development, the level of service provided at the
junction of Hughes Street and Dutton Lane (East) is projected to improve from ‘E’ to 'C’,
representing satisfactory conditions.

All other surrounding intersections are capable of accommodating the additional traffic
projected to be generated by the subject development without infrastructure improvements /
alterations.

The Traffic Impact Assessment concludes that there are no traffic related issues associated with
the proposed development which would prevent approval of the proposed development. Refer to
Traffic Impact Assessment in Appendix D for further details.
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4.1.2 Fairfield Local Environmental Plan 2013

Fairfield Local Environmental Plan 2013 (FLEP) is the key local environmental planning instrument
governing land use in the Fairfield LGA. The following sections address the relevant sections of
FLEP and the proposals compliance with relevant controls therein.

Zoning and permissibility

The site is located within a B4 Mixed Use Zone.
The objectives of the B4 Mixed Use Zone are:

» To provide a mixture of compatible land uses;

» To integrate suitable business, office, residential, retail and other development in accessible
locations so as to maximise public transport patronage and encourage walking and cycling;

» To support the development of Prairiewood, Fairfield and Cabramatta as the principal locations
for specialist cultural, retail, business, tourist and entertainment facilities and services.

Refer to Figure 16.
The following summarises the types of uses that are permitted and prohibited in the B4 zone:

2 Permitted without consent

Environmental protection works; Home-based child care; Home occupations

3 Permitted with consent

Boarding houses; Child care centres; Commercial premises,; Community facilities; Educational
establishments; Entertainment facilities; Function centres, Hotel or motel accommodation,
Information and education facilities; Medical centres; Passenger transport facilities; Recreation
facilities (indoor); Registered clubs; Respite day care centres; Restricted premises; Roads; Seniors
housing; Shop top housing, Any other development not specified in item 2 or 4

4 Prohibited

Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Attached
awellings; Biosolids treatment facilities,; Boat building and repair facilities; Boat launching ramps;
Boat sheds; Camping grounds; Caravan parks, Cemeteries; Charter and tourism boating facilities;
Crematoria; Depots; Dual occupancies; Dwelling houses; Eco-tourist facilities; Environmental
facilities; Exhibition villages; Extractive industries; Farm buildings, Farm stay accommodation,;
Forestry,; Freight transport facilities; Heavy industrial storage establishments; Helipads; Home
businesses; Home industries; Home occupations (sex services), Industrial retail outlets; Industrial
training facilities; Industries, Jetties; Marinas; Mooring pens; Moorings, Mortuaries; Multi dwelling
housing; Open cut mining,; Recreation facilities (major),; Research stations; Resource recovery
facilities; Rural industries; Rural workers’ dwellings,; Secondary dwellings,; Semi-detached
awellings; Sewage treatment plants; Sex services premises; Storage premises; Transport depots;
Truck depots; Vehicle body repair workshops, Warehouse or distribution centres; Waste disposal
facilities; Water recreation structures; Water recycling facilities; Water supply systems; Wharf or
boating facilities; Wholesale supplies
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The proposed development incorporates commercial uses (which include retail uses) and a car
park. These uses are defined by FLEP as follows:

Table 7 Fairfield LEP Land Use definitions

Term FLEP definition Permissible in B4 zone

Car park Car park means a building or place primarily used for | Permissible —as 'Any

the purpose of parking motor vehicles, including any | Other development hot
manoeuvring space and access thereto, whether specified in item 2 or 4
operated for gain or not.

Commerual Commercial premises means any of the following: Permissible
premises _ _
(a) business premises

(b) office premises
(c) retail premises.

Retail Retail premises means a building or place used for the | Permissible — under the
premises purpose of selling items by retail, or hiring or group term commercial
premises.

displaying items for the purpose of selling them or
hiring them out, whether the items are goods or
materials (or whether also sold by wholesale), and
includes any of the following:

(a) bulky goods premises

(b) cellar door premises

(c) food and drink premises

(d) garden centres

(e) hardware and building supplies
(f) kiosks

(g9) landscaping material supplies
(h) markets

(i) plant nurseries

(j) roadside stalls

(k) rural supplies

() shops

(m) timber yards

(n) vehicle sales or hire premises

but does not include highway service centres, service
stations, industrial retail outlets or restricted
premises.

Comment:

The proposed development is permissible within the B4 Mixed Use Zone and is consistent with the
zone objectives for the following reasons:

» The proposed development proposes a mix of retail and commercial office facilities within a
single building. Car parking proposed in the upper half of the development will ensure access
for workers and visitors of the new development, and will provide parking for people visiting
Cabramatta Town Centre.

» The proposed development provides a mix of business/office and retail facilities in an accessible
location, being within 200 metres of Cabramatta Railway Station and regular bus services, as
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well as residential development surrounding the Town Centre which encourages people to walk
and cycle. Parking on the site ensures accessibility is considered for people with a disability and
people not otherwise within walking/cycling distance.

» The proposed development supports the development of Cabramatta as a principal location for
specialist cultural, retail, business, tourist and entertainment facilities, as it provides new retail
and commercial floor area on the ground and first level that can be utilised for the purposes of
cultural, retail, business, tourist and entertainment facilities and services and to complement
the surrounding uses.

Figure 16 Zoning Map

Source: Thompson Stanbury Associates

Height of buildings

FLEP defines building height as the "vertical distance between ground level (existing) and the
highest point of the building, including plant and lift overruns, but excluding communication
devices, antennae, satellite dishes, masts, flagpoles, chimneys, flues and the like”.

Clause 4.3 establishes that the maximum permissible building height for the site is 16 metres.
The objectives of this clause are as follows:
» To establish the maximum height for buildings

» To ensure that the height of buildings complements the streetscape and character of the area
in which the buildings are located

» To minimise the visual impact, disruption of views, loss of privacy and loss of solar access to
existing development.

However, clause 7.3 provides that the height of a building on land identified as “Cabramatta—Area
A" on the Town Centre Precinct Map must not exceed 10 metres unless at least 50% of the site
area will be landscaped open space.
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Therefore, the permissible height is taken to be 10 metres for the subject site given that the
proposal is to replace an existing at-grade car parking facility where zero landscaping is provided
with a new car parking facility. However, it is noted that the proposal has been designed to replace
all existing car parking spaces as required under the Cabramatta DCP, whilst activating the
pedestrian realm and providing new, useable public open space in the form of a new public plaza
area (extension of the surrounding pedestrian Plazas in Cabramatta Town Centre). The public
domain component of the proposal is designed to provide good levels of pedestrian amenity and
activity, thereby achieving related objectives such as safety and Crime Prevention Through
Environmental Design (CPTED).

The maximum building height are shown on the Section and Elevation drawings and described as:
» Maximum height to top of plant room (RL 29.40): 9.8 metres
» Maximum height to top of fire stairs (RL 30.45): 10.85 metres
» Maximum height to canopy over lift lobby (RL 30.45): 10.10 metres
» Maximum height to top of facade wall (not including balustrade): 7.2 metres
Note: Ground Level is measured at RL 19.60.

The proposal is therefore non-compliant with the 10 metres height limit. However, the non-
compliance is limited to four points within the proposed development where the fire stairs/lift lobby
are located. The location of four fire stairwells generally at the four corners of the proposed
development is a necessary component of the building to satisfy the BCA.

Despite the non-compliance of 0.85m at the top of the four stairwells and 0.10m at the lift lobby
canopy, the proposal still achieves the objectives of clause 4.3.

This SEE contains a request to consider a variation to the building height standard make under
clause 4.6 of the FLEP. Refer further below in this section of the SEE for justification for the
variation to the building height standard against clause 4.6 of FLEP.

Floor Space Ratio
The maximum permissible floor space ratio (FSR) for the site is 2.5:1.

FLEP defines FSR as is the ratio of the gross floor area of all buildings within the site to the site
area.

The following definition of GFA applies:

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 internal face of walls separating the building 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
(¢c) any shop, auditorium, cinema, and the like, in a basement or attic,

but excludes:

(d) any area for common vertical circulation, such as lifts and stairs, and

(e) any basement:

(i) storage, and

(if) vehicular access, loading areas, garbage and services, and

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

(g) car parking to meet any requirements of the consent authority (including access to that car
parking), and
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(h) any space used for the loading or unfoading of goods (including access to it), and
(i) terraces and balconies with outer walls less than 1.4 metres high, and
(7) voids above a floor at the level of a storey or storey above

The proposed development complies with the FSR control as it has a FSR of 0.94:1. This FSR has
been calculated taking into account 4,130sgm of GFA on the Ground Floor and 660sgm of GFA on
the First Floor. As shown in the Plan of proposed subdivision (refer to Figure 12 of this SEE), the
site area of the proposed development site (building footprint) is 5,110sgm.

Heritage
The site is not a heritage item and is not located on land within a heritage conservation area.
The site is located approximately 75 metres from a listed heritage item (the Pai Lau Gateway).

Refer to Figure 17 and Figure 18.

Figure 17 Freedom Plaza Pai Lau Gateway Heritage item
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Figure 18 Pai Lau Gateway

Source: Fairfield City Council
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The proposed development will not create an obstruction to views or access to the Pai Lau
Gateway. Advice from Council's Heritage Branch regarding the nearby heritage item is that a
heritage impact statement will not be required as the proposed development does not represent a
potential impact on the heritage value of the item.

Furthermore, the proposal to extend the public outdoor space/public realm to the Dutton Lane
precinct will improve the amenity and pedestrian experience of the wider Town Centre area. In this
regard, an increase in pedestrian activity in and around the precinct will allow greater visitorship to
the area and thereby potentially greater numbers of people to visit the heritage item.

Essential services

Clause 6.9 of FLEP states that development consent must not be granted to development unless
the consent authority is satisfied that any of the following services that are essential for the
development are available (or that adequate arrangements have been made to make them
available) when required:

» the supply of water

» the supply of electricity

» the disposal and management of sewage

» stormwater drainage or on-site conservation
» suitable vehicular access.

All essential services will be available to the proposed development. In particular, appropriate
vehicle access to the proposed car park has been provided (refer to discussion in section 4.1.1 and
3.1.5 of this SEE).

Request for Clause 4.6 Variation

Clause 4.6 of FLEP aims to provide flexibility in the application of certain development standards.
This section of the SEE requests the consent authority consider the proposal to vary the height of
buildings control by a maximum of 0.85 metres.

The objectives of Clause 4.6 are:

» To provide an appropriate degree of flexibility in applying certain development standards to
particular development,

» To achieve better outcomes for and from development by allowing flexibility in particular
clircumstances.

Clause 4.6(2) provides that:

Development consent may, subject to this clause, be granted for development even though the
development would contravene a development standard imposed by this or any other
environmental planning instrument.

Clause 4.6(3) outlines the circumstances in which development that contravenes a development
standard can be approved. It states:

Development consent must not be granted for development that contravenes a development
standard unless the consent authority has considered a written request from the applicant that
seeks to justify the contravention of the development standard by demonstrating.

(a) that compliance with the development standard is unreasonable or unnecessary in the
circumstances of the case, and

(b) that there are sufficient environmental planning grounds to justify contravening the
development standard.

42 Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting



Under Clause 4.6(4), the following is required in order to grant consent to development that
contravenes a development standard:

Development consent must not be granted for development that contravenes a development
standard unless:

(a) the consent authority is satisfied that:

(i) the applicant’s written request has adequately addressed the matters required
to be demonstrated by subclause (3), and

(i) the proposed development will be in the public interest because it is consistent
with the objectives of the particular standard and the objectives for development
within the zone in which the development is proposed to be carried out, and

(b) the concurrence of the Director-General has been obtained.

Under Clause 4.6(5), in deciding whether to grant concurrence, the Director-General must
consider:

» whether contravention of the development standard raises any matter of significance for State
or regional environmental planning, and

» the public benefit of maintaining the development standard, and

» any other matters required to be taken into consideration by the Director-General before
granting concurrence.

The following describes and justifies the proposed variation to building height.

Request

This request is made pursuant to Clause 4.6 of FLEP to allow the proposed development to exceed
the maximum height limit of 10 metres by a maximum of 0.85 metres at four isolated points in the
proposed building, being at the top of the fire stairwell. The encroachment over 10 metres in
height occurs on the north western, north eastern, south eastern and south western corners of the
development where the proposed fire stairs are located. At the north-western corner, a canopy
over the lift lobby also exceeds the 10 metres height limit by 0.10 metre.

The dimension of the fire stairwells is 3.3 metres x 5.0 metres (approximately). Give the length of
the proposed building is approximately 89 metres (east to west), the portion of the northern and
southern facades that exceeds the 10 metre height limit represents only 3.7% of the total facade
(per stairwell).

Figure 19 illustrates the variation on the north-western corner of the building.

Compliance with the development standard is unreasonable or unnecessary in the
circumstances of the case

This purpose for seeking the variation is primarily due to the provision of four fire-isolated
stairways as per Building Code of Australia (BCA) requirements. Considering the requirement to
comply with BCA standards, the requirement to comply with the development standard is
unnecessary in this case.

The fire stairs are located to ensure the entire building has a high level of accessibility during the
event of an emergency in which lifts are unavailable or unsafe.

It is noted that the components of the building which exceed the height limit (fire-isolated stairwell
and loft lobby) are related to the provision of access to the rooftop and public car parking. These
components are required to ensure safe and efficient access for staff and visitors to the site. No
part of the proposal associated with the provision of commercial/retail floor space exceeds the
height limit.
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The majority of the remaining component of the building falls within the allocated height limit.
Given that the height overrun does not provide any spatial or financial advantage to retail and
commercial tenants of the development (i.e. through the provision of increased floor area or the
like), the request for a variation is deemed reasonable.

There are sufficient environmental planning grounds to justify contravening the
development standard

Given the minor nature of the non-compliance (representing approximately 7.4% of the total
facade on the northern and southern sides of the building only), the variation will not result in any
adverse amenity impacts on the surrounding area.

The stairwells have been specifically designed to form a break in the building facade and contribute
to the visual interest of the building. As shown in the Elevation Drawings prepared by Antoniades
Architects, the stairwells are open to the street, providing visibility from within the stairwell to the
public domain for natural surveillance. This assists as part of the crime prevention strategy. It also
ensures people accessing the stairwells can be seen (and heard) from the surrounding area.

In terms of design, the open nature of the stairwells means that the structures do not present as a
bulky element to the building, but rather have been designed to add interest and break up with
facades.

Considered on merit, the proposed variation is found to be consistent with Clause 4.6(3) and
therefore worthy of support.

Figure 19 Proposed building height variation (north western corner)
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4.1.3  Draft planning instruments

None applicable.

4.1.4 Cabramatta Development Control Plan 2013

Whilst not a statutory document, it is acknowledged that the site is affected by Cabramatta
Development Control Plan 2013 (CDCP).

CDCP is a non-statutory document which supplements the local environmental plan by providing
guidance to a consent authority and to people who are proposing to undertake development on
land to which the DCP applies.

On 1 March 2013, Environmental Planning and Assessment Amendment Act 2012 (Amendment No.
93) was introduced. The Amendment outlined the purpose, status and content of DCPs, and how
they are to be taken into account during the development assessment process.

NSW Department of Planning and Infrastructure Planning Circular PS 13-003 Proclamation of
certain provisions of the EP&A Amendment Act 2012, explains the changes as follows:

"The Amendment Act reinforces that the provisions contained in a DCP are not statutory
requirements and are for guidance purposes only.

The Amendment Act introduces flexibility in the way in which provisions in a DCP are to be
considered by a consent authority when assessing a development application. Consent
authorities now have more power to be flexible and consider innovative solutions when
assessing development proposals, helping to create good planning outcomes.

Similarly, if a development application does not comply with provisions in a DCP, a consent
authority must be flexible in the way it applies the controls and also allow for reasonable
alternative solutions to achieve the objectives of those standards.”

The site is located in Precinct 2 of DCP. Generally the proposal complies with the objectives and

performance criteria for Precinct 2. A compliance table detailing how the proposal responds to the
guidelines and objectives in CDCP is provided in Appendix A.
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5 Assessment of planning issues

This section of the SEE provides an assessment of the proposal against relevant matters for
consideration under section 79C(1) of the EP&A Act.

Section 79C(1) states:

In determining a development application, a consent authority is to take into consideration such of
the following matters as are of relevance to the development the subject of the development
application:

(a) the provisions of:
(i) any environmental planning instrument, and

(ii) any proposed instrument that is or has been the subject of public consultation under
this Act and that has been notified to the consent authority (unless the Director-
General has notified the consent authority that the making of the proposed instrument
has been deferred indefinitely or has not been approved), and

(ifi) any development control plan, and

(iiia) any planning agreement that has been entered into under section 93F, or any draft
planning agreement that a developer has offered to enter into under section 93F, and

(iv) the regulations (to the extent that they prescribe matters for the purposes of this
paragraph), and

(v) any coastal zone management plan (within the meaning of the Coastal Protection Act
1979),

that apply to the land to which the development application relates,

(b) the likely impacts of that development, including environmental impacts on both the natural
and built environments, and social and economic impacts in the locality,

(c) the suitability of the site for the development,
(d) any submissions made in accordance with this Act or the regulations,
(e) the public interest.

It is noted that Section 4 of this SEE has addressed section 79C(1)(a) of the EP&A Act. Therefore,
this section addressed subclauses (b), (¢), (d) and (e) of the EP&A Act.

5.1  Assessment of natural and built form impacts

5.1.1 Natural environment

The proposed development is not located within an ecologically sensitive environment given its
significant existing built form and location within a well-established town centre.

The proposal involves the removal of an existing at-grade car park. Within the location of the
existing at-grade car park there is no landscaping, open space or water bodies that will be
negatively impacted to allow for the construction of the proposed development.
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It is proposed that during the construction phase of the proposed development, appropriate
measures will be employed to ensure that any potential negative impacts associated with
stormwater or sediment run-off are appropriately managed.

It is noted that measures will be incorporated into the design of the development to ensure
appropriate connection points to Council's existing stormwater system are in place.

5.1.2  Built form

Built form, scale and visual impact

As shown in the Architectural Plans, the proposed envelope is of an appropriate built form based
on the analysis of the site (refer to Section 2 of this SEE) and the Urban Design Principles provided
at Section 3.

From the east, the development provides a visual barrier to the large multi-deck car-park located
to the west of the proposed development.

The proposal is slightly lower that the neighboring car park, which results in a minor stepping
down of built form towards Cabramatta Town Centre (east of the development). However, the
existing multi-deck car park with be predominantly screened from view with a new, architecturally
designed building that will improve the visual amenity of the site.

Awnings, windows and other openings along the northern, eastern and southern facades of the
building (discussed in detail in Section 3 of this SEE) improve the overall appearance of the
building in terms of its bulk.

Visual interest is created through the use of outer facade treatments (perforated aluminum panels)
as well as modulation in the facade through open fire stairs at each corner of the building. This
ensures the car park element of the building is appropriately screened, thereby avoiding unsightly
car parking elements.

Public domain

The proposed development enhances and improves the streetscape and public domain of the wider
Dutton Lane precinct. Additional public domain that connects to the core of Cabramatta’s existing
retail core is a major element of the proposal.

The development proposes to remove an older at-grade car park, and old toilet blocks. The
replacement building and associated public outdoor space provide a public benefit and the general
standard of Dutton Lane for pedestrians will be significantly improved. The proposed development
will:

» Improve existing pedestrian connections by formalising pedestrian routes that link the
development to existing shopping malls and arcades

» Install fencing along footpaths to direct people towards raised marked pedestrian crossings
lane, thereby minimising pedestrian / vehicle conflict

» Remove the existing unsafe 90 degree angled loading bays around high pedestrian areas

» provide internal arcades and ingress points at ground level which provide good connections to
existing arcades and malls.

Retail activity at the ground level will provide a point of attraction for pedestrians. The proposal
includes the provision of public open space at the eastern end of the site. This will provide a link to
Freedom Plaza. This space will include public seating, landscaping and lighting as well as designed
concrete flooring / paving to provide a visually interesting addition to the Cabramatta public
domain. A history wall about Cabramatta is also proposed to give the space relevance.
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The redevelopment has been designed to create a safe space by:

» Creating attractive spaces across the site to entice people and ensure that areas remain well
used

» Maximising the opportunity for surveillance during day-to-day activities

» Enhancing access control by providing lighting within the public domain to guide people to
preferred safe routes

» Providing a clear distinction between public and private space

» Ensuring the area is well maintained, which sends a clear message that people care about and
notice what happens in the area.

An awning is provided along the northern, eastern and southern fagade of the building at ground
level. This awning contributes to the visual aesthetics of the building and also provides protection
from the elements for pedestrians moving along the footpath, or utilising the area of public open
space.

In addition to a singular awning, individual awnings are also proposed above each individual shop
will operate in such a way that allows them to be lowered at particular times when a security
shutter is required for shopfronts. This combination of an awning and shutter feature provides a
positive visual addition to the public domain which is an aesthetically improved alternative to the
ad-hoc traditional roller shutters currently in place at the other centres.

The proposal positively contributes to the public domain and streetscape by fronting directly onto
Dutton Lane with active uses and avoidance of blank walls at the ground level.

Windows and openings along the northern, eastern and southern facade create articulation and
visual interest for passing pedestrians. Pedestrian fencing proposed along sections of the northern,
eastern and southern facade will provide a path of travel through the public domain for pedestrians
and will also provide visual and active separation between the pedestrian component of the public
domain and the vehicle environment on Dutton Lane.

Internal amenity

The internal amenity of retail and commercial developments has been considered to ensure
occupants have high quality internal spaces. Many of the proposed retail tenancies within the
development face outwards towards Dutton Lane and have windows and/or doors leading out onto
the footpath. This feature provides a high level of natural light throughout the daytime, which
reduces the requirement for artificial lighting.

The public open space located at the eastern end of the development will receive sun throughout
much of the morning period, which will ensure people sitting within the public domain have good
solar access at points of the day. The area to the east although built up, is primarily comprised of
lower height buildings which will not result in significant overshadowing of the open space area.

The internal car parking area on Level 1 and rooftop car parking on Level 2 is designed to provide
undisturbed sightlines and maximum visibility, as well as safe vehicle manoeuvring.
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5.2  Assessment of social and economic impacts

5.2.1 Employment and economic impact

An Economic Impact Assessment has been prepared by HillPDA to ascertain the economic
impact for the retail component of the proposed development on the surrounding area and retail
hierarchy. The Assessment also investigated the demand for retail uses within Cabramatta which
the proposed development seeks to provide.

Overall, the proposal has a range of additional economic benefits. These include:

» Construction is estimated at $16m for the development, providing wider direct and indirect
multiplier benefits of $46m

» The creation of 64 job years directly in construction and a further 199 job years indirectly
during the construction process

» Supporting an estimated 127 full time and part time jobs in retail and commercial services

» Increase in shopper convenience by providing an accessible retail and commercial development
is a direct response to growth in demand

» Increasing shopper convenience by providing onsite parking for 275 cars

» Increased price competition.

Demand

Cabramatta plays an important unique role providing specialty Southeast Asian food non-food
products. There are around 560 business units in Cabramatta of which around 430 or 77% are
retailers including personal services, supermarket, fabric stores, specialty food and non-food and
cafes / restaurants. Hill PDA estimates that the total floorspace occupied by retailers in Cabramatta
to be approximately 41,000 sgm.

Cabramatta Major Centre is a destination type centre providing a unique and important role in the
provision of Asian specialty food and non-food products. The high concentration of persons within
the primary trade area (50%) born in Asia reveals a high demand for such retail outlets. Market
research has revealed that there is a high demand for retail floorspace within Cabramatta in highly
visible areas. This is evident in the high sales rates and rents experienced within Cabramatta which
in some cases is two to three times higher than strip shops in other centres within the Cities of
Fairfield and Liverpool.

Overall, the study found:

» Residents in the primary trade area will demand an additional 7,800sqm of retail floorspace by
2021. In accordance with the type of retail services currently present within Cabramatta
5,229sgm or 67% will be additional fast-food stores and restaurants, hotels and clubs, clothing,
specialty food, supermarket / grocery store, personal services and household goods floorspace.
The development of the retail floorspace within the proposed development will alleviate some of
this growth in demand by providing up to approximately 3,000 sgm of retail floorspace.

» Residents in the secondary trade area (STA) will demand an additional 141,350sgm of retail
floorspace between 2011 and 2021. The 3,000sgm of retail floorspace proposed within the
development will meet a small proportion of this growth in demand without any adverse
impacts on surrounding centres and without constraining any further development in the STA.
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Retail impact

The proposed development is expected to achieve a turnover (total retail sales inclusive of GST) of
around $18m based on an average trading level of $6,000 per square metre.

The $18m will be redirected from existing retailers in Cabramatta and from competing centres.
Immediate or “point-in-time” impacts on existing retailers in Cabramatta and on existing centres
will be below 5% loss in turnover.

These levels of impacts are considered insignificant.

Furthermore, due to population growth and growth in real retail spend, existing retailers in
Cabramatta and all retail centres in the locality are expected to enjoy some growth in trade.
Cabramatta’s trading performance will increase by 9.4%. Centres in the locality will enjoy an
average 4.4% growth in trade over the next three years notwithstanding the impacts from the
proposal. No one centre will experience a loss in trade over the next 3 years.

These impacts are considered by HillPDA to be acceptable under Section 79C of the EPA Act in
relation to economic impacts.

Consistency with Council's Centres policy

The proposed development complies with Council’s Centres Policy because it will:

» not result in unacceptable level of impact on the range of services provided in other existing
sub-regional centres in Fairfield;

» not result in a reduction of the range of services provided in nearby neighbourhood centres;

» reduce some (albeit a minor amount) of escape spending form Fairfield (it will also increase
expenditure coming into Cabramatta from other Local Government Areas); and

» improve the viability of Cabramatta by responding to growth in demand; and will result in a
positive net community benefit in the locality by replacing the at-grade open car park in the
middle of Cabramatta shopping centre with active vibrant retail space.

5.2.2  Accessibility

The proposal ensures an accessible path of travel is available to all levels and public areas of the
building and also ensures the provision of adequate accessible car parking facilities.

The site will be primarily accessible by pedestrian movement via Hughes Street, an external
pedestrian linkage between Dutton Lane and Park Road, a secondary linkage between Park Road
and Dutton Lane and through the Lucky Plaza Arcade from Hughes Street.

The site is also easily accessible from Cabramatta Train Station which is located approximately 200
metres away.

5.2.3 Crime Prevention Through Environmental Design

Based on consultation with the Cabramatta Local Area Command (LAC), this part of Cabramatta
has previously been considered unsafe (at certain times of the day) due in part to the lack of
public activity. There are also limited opportunities for passive surveillance at this location and a
dominance of vehicle.

The proposed development, at this height and scale, improves the public domain through new
opportunities for passive surveillance.
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Consultation with the LAC revealed that crime in Cabramatta has been a problem historically, and
although significantly improved through increased security provision and urban design, is still a
major problem today.

Design of the proposed development has considered CPTED principles to ensure the design of the
development enables a safe environment for those working at, or visiting, the site.

The key principles of CPTED, and how the design of the development responds, are discussed
below.

Surveillance

This principle helps to create environments where there is plenty of opportunity for people
engaged in their normal behaviour to observe the space around them. Surveillance deters people
from partaking in anti-social or potentially illegal behaviour through a belief that they may be
witnessed.

With this principle in mind, the following issues have been addressed:

» The proposed development provides retail facilities on the ground floor that face outwards
towards Dutton Lane. These facilities will have large glass installations (in the form of windows
and/or doors) to ensure clear sight lines between public and private space are provided. This
will enable a high level of natural surveillance between private property and the public domain
(and vice versa).

» At the detailed design stage, lighting design will ensure Dutton Lane is well lit so that clear sight
lines across the site are clear. Lighting will be provided so to ensure that entrances, exits,
service areas, pathways and other public areas are well lit after dark when they are likely to be
utilised for access to night time premises i.e. restaurants and cafes. Lighting will be installed so
to ensure a safe level of illumination at the ground level and public domain around the buildings
with an emphasis given to preferred routes to encourage their usage by pedestrians, and
supplementary lighting at building entry points. Lighting provided to complement the proposed
development will spill across public space to ensure lighting provides linkages to other parts of
Cabramatta Town Centre.

» Hard and soft landscaping will be implemented within the public domain around the site to
ensure an enjoyable experience for those visiting or working in the development. The design
and location of such landscaping will be approached in such a way that will ensure concealed
areas and blind spots (hiding spaces) are not created.

» Car parking facilities on the first and second floor of the development will be very well lit (both
naturally and artificially) and painted in a light tone of colour to ensure that active surveillance
is optimised at all times of the day and night.

» Integrated Closed-Circuit Television (CCTV) infrastructure is currently installed across the
Cabramatta Town Centre to deter individuals and groups from partaking in illegal and/or anti-
social behaviour. It is proposed that the development have High Definition (HD) CCTV
infrastructure installed which is capable of undertaking a tilt, pan and zoom function. CCTV will
be installed around high risk areas (toilets and building entries and exits) and around entrances
and exits to the building. This infrastructure will ensure areas of the public and private domain
(where appropriate) will be under surveillance.

Access control

This principle ensures there are legible boundaries between public and private space and also
enables people to be channelled through a particular area towards the most active and well
observed space. Provision of natural access control limits access and increases natural surveillance
to restrict criminal intrusion, especially into areas where they will not be easily observed. This
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principle endeavours to increase the effort required to commit a crime and therefore, reduce the
potential for it to happen.

With this principle in mind, the following issues have been addressed:
» Lighting within the public domain will be installed so as to guide people along a particular route.

» Partitions of fencing will be installed along the paths surrounding the proposed development, to
direct people towards designated pedestrian crossings and reduce instances of jay walking. This
will enhance pedestrian safety and enhance traffic flow through the site.

» Ensuring spaces across the site are attractive through the use of hard and soft landscaping and
lighting etc will entice people travelling through the site to follow a particular route. This will
ensure that areas remain well used by more than one person at once.

» Access to areas of high risk (namely bathroom facilities and a gap between the western
boundary of the proposed development and the neighbouring multi-storey car park) will be gate
controlled to ensure that access can be controlled at times of high risk, likely night time.

» The shops facing west onto Dutton Lane are to be accessed directly from the street frontage
rather than through the inside of the arcade. As a result, these stores will be able to operate
after the internal stores have ceased operation for the day. This enables access to particular
stores to be restricted, while allowing others to trade for longer hours (likely reserved for food
and beverage developments). This arrangement will also ensure a high level of surveillance into
the evening.

Territorial reinforcement

This principle aims to ensure a clear distinction between public and private space is provided. This
ensures legitimate occupants have a sense of ownership and will notice, and likely challenge
people who do not belong within a particular space.

With this principle in mind, design features will be incorporated to ensure there is a clear
distinction between public and private space.

Where areas are restricted to solely private access, gates and/or fences and signage will be
installed to effectively communicate the boundaries. Additionally, outside of the main frontage of
the development where public space is evident, paving distinctions, awnings and street furniture
will indicate the areas intended usage for the public.

Space management

This principle aims to ensure an area is well maintained, which sends a clear message that people
care about and notice what happens in the area. To ensure the development and surround spaces
are well managed and maintained, regular maintenance of landscaping will be undertaken.
Additionally, any damage or graffiti will be repaired / removed promptly, areas will be kept clean
and any routine maintenance (such as the replacement of light fittings) will be undertaken in a
timely manner to ensure the development does not ever appear in a state of poor condition.
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5.3  Assessment of site suitability

The subject site is suitable for the proposal development. The development replaces an ageing at-
grade car park with new retail and commercial space, as well as above ground parking facilities. It
provides a contemporary and complimentary addition to the Cabramatta Town Centre in a highly
accessible location.

The proposed development replaces a singular use, with a development that offers parking
facilities, a diversity of leasable area suited to a variety of different purposes, and open space
within the public domain to compliment the operation of the new development.

5.4  Assessment of public benefits

5.4.1 Public benefit

The proposed development provides significant public benefit through more efficient and effective
use of the land with minimal environmental impacts.

The proposal replaces an older at grade car park facility with an attractive new commercial and
retail building with car parking facilities. The increased diversity of uses on the site will provide a
new attraction for residents of Cabramatta as well as visitors from out of the local area. The
development of new retail facilities will facilitate the continued development of Cabramatta as a
cultural hub in South West Sydney. Further, new toilets will be incorporated in the retail building
replacing the existing toilet blocks, a new lift to provide easier access from the new and existing
car parks and a public open space area.

The proposal also creates significant improvements to the pedestrian and vehicular environment
within Dutton Lane. The proposal provides a safer pedestrian environment, while also ensuring the
traffic occurrence. The majority of car entering the site will utilize the ramp at the north-eastern
corner of the development to access car parking facilities in the upper half of the building. This
action will reduce the proportion of vehicles driving around Dutton Lane seeking parking facilities.
The implementation of more uses across the site increases the opportunity for passive surveillance.

5.4.2 Community information and feedback session

A community information and feedback session was held by Fairfield City Council on Thursday 5%
September 2013 at the Cabravale Leisure Centre, Broomfield Street, Cabramatta.

The session was between the 5:30pm to 8:30pm.

Public notification was provided through advertisements placed in the local and ethnic newspapers
as follows (Refer to Appendix J):

» Advance and Champion Newspapers on 28" August 2013 and 4™ September 2013;
» Dan Viet Vietnamese newspapers on 30" August 2013; and
» Australian Chinese Daily on 30" August 2013 and 4™ September 2013.

In addition, the Cabramatta Chamber of Commerce and Cabramatta Business Association were
also notified on 22™ August 2013 to inform their members of Community Information and
Feedback Session.

Attendees were invited to fill in feedback forms and/or provide verbal feedback to members of
Fairfield City Council and the project team in attendance. A representative of the planning and
traffic consultants from the project team was available to answer questions from members of the
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community. A series of boards were displayed around the room with information about the project
(Refer to Appendix K).

A summary of issues raised at the Community Information and Feedback Session, and how the
proposal responds, is provided in the Table 8 below. 9 feedback forms were filled in at the session.

Overall, it is considered that issues raised by members of the community can be addressed during
the future operation of the facility.

Table 8 Community Feedback and Responses

Issue Comment Response

Commercial
/ retail
uses

» Consider building retail /
commercial components on top of
car park with car parking on
ground floor (so as to not create
draw business away from
surrounding shops)

» The car parking has been located on
Levels 1 and 2 in order to activate the
pedestrian realm and public space
surrounding the site.

» There is currently significant conflict
between vehicles and pedestrians
using Dutton Lane, therefore the
proposal seeks to divert cars away
from navigating through the entire
length of Dutton Lane by providing an
express ramp to Level 2 and links to
the adjacent car park. In this regard,
the proposal creates an opportunity
for retail / commercial components on
ground floor, to complement
surrounding shops and create activity
on the ground level.

» Shops on the ground floor assist in
achieving CPTED principles such as
surveillance and activation.

» Too many small shops and not
enough medium-large shops.

» The proposed use of the ground floor
as retail proposed approximately 30
smaller (specialty) shops which front
the inner arcades and the outer
facades of the proposal. These
smaller uses are considered
appropriate to complement the
existing uses and provide space for
shops where there is demand.

» The ground floor design has flexibility
to cater for small to medium/large
shops. The ultimate configuration will
be dictated by market demand.

» Good to see new, clean shops that
will result in more jobs for local
residents.

» Noted.

» Retail shops on ground floor will
impact businesses surrounding the

» The proposal has been designed to
activate the periphery of the
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Issue

‘ Comment

site because shoppers will stay in
the centre rather than access
existing shops surrounding the
site.

Response

»

»

»

development, but locating shop front
with access only from the outside /
Dutton Lane, thereby drawing people
to the outdoors.

The proposal includes a new public
open space which is considered to act
as an attractor to visitors and
shoppers. In this regard the proposal
is drawing shoppers into the public
realm.

It is noted that an Economic Study
has been carried out by HillPDA which
has found there will not be
detrimental impacts on surrounding
shop owners. The HillPDA report
found that demand for additional
retail floor space between 2011 and
2021 will be in the order of
141,350sgm new floor space required
to meet demand from the secondary
trade area (and 7,800sgm of new
floor space for the primary trade
area). The proposed introduction of
some 3,000sgm of retail floor space
as part of the proposed development
will contribute only a small proportion
of this required floor space to support
the growth in demand, without any
adverse impacts on surrounding
centres.

The HillPDA report found that
immediate or “point in time impacts
on existing retailers in Cabramatta will
be below 5 per cent loss in turnover,
which is considered insignificant.
However, despite this, due to
population growth and growth in real
retail spend, existing retailers in
Cabramatta are expected to enjoy
growth in trading performance in the
order of 9.4 per cent. Given the
anticipated growth, and the low level
of impact expected, the HilLPDA
assessment finds that "these impacts
are acceptable under Section 79C of
the EP&A Act in relation to economic
impacts.”

Design

» Like the look of the building and
upgrade of what is currently an

»

Noted.
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Issue

‘ Comment

“eyesore” in Cabramatta Town
Centre

‘ Response

Dutton
Lane and
Hughes
Street
junction

» Intersection of Hughes Street and
Dutton lane is a problem.

»

The proposal seeks to improve the
flow of traffic and traffic performance
of Dutton Lane and the intersection at
Hughes Street, by modifying the
intersection arrangement (as
described in Section 3.1.5 of this
SEE). The proposed changes will
significantly improve the functionality
of the intersection.

Pedestrian
movements

» Consider pedestrian flow and
safety at crossings when crossing
Dutton Lane.

»

»

»

Safety and pedestrian priority has
been a key consideration in the
design. The introduction if new
proposed raised/marked pedestrian
crossings, as well as fencing around
the perimeter of the proposed
development, will direct pedestrians
to safe crossing points and divert
pedestrians from crossing at unsafe
sections.

The internal arcades in the new
building, together with fencing around
the perimeter, has been designed to
maintain effective pedestrian flows
and connectivity between the
surrounding arcade malls.

Broadly, the improved traffic flow
(with cars accessing the rooftop via
an express ramp and multiple exit
options out of the car park) means
that fewer cars will need to navigate
the entire length of Dutton Lane to
exit, thereby diverting some vehicle
movements and making the area
more pedestrian-friendly.

» Dutton Lane is very busy; will the
proposal create chaos?

»

As noted above, the proposal is
designed to improve traffic flows,
divert pedestrians to safe crossing
points and reduce the number of
vehicles and trucks using Dutton
Lane.
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Issue ‘ Comment

Car parking | » More car parking required; Is it
possible to increase the provision
of car parking further?

» More parking will benefit business
in Cabramatta.

Response

»

The proposal (as presented at the
Community Information Session)
included 240 car spaces. Based on
feedback for the strong demand for
car parking in this area, design
changes were made to increase the
car parking provision to 275 spaces.

» Question whether Council are
removing existing car spaces that
service surrounding shops.

» Question whether enough car
spaces have been provided to
service the proposed new shops.

»

»

»

»

The proposal has been assessed
against the Cabramatta DCP
guidelines.

All existing 157 car spaces will be
replaced, as well as 9 spaces removed
from Hughes Street.

The proposal provides an additional
109 spaces to service the proposed
uses. Under the Cabramatta DCP, a
total of 133 spaces would be required.
However, this rate can be discounted
by 40% if Section 94 contributions are
paid for some off-site provision
according to the DCP.

As illustrated in the DCP compliance
table, the proposal has been designed
to accommodate all required parking
spaces in accordance with the
controls of the DCP. It is noted that
the DCP controls provide that only
30% of required car parking should
be provided on-site. In light of
changes to the Section 94 plan and
the feedback from the community
(that more car parking in Dutton Lane
is required), the proposal provides all
required parking on-site and proposed
associated improvements to assist in
the flow of traffic and intersection
arrangements. This is considered to
be an appropriate practical solution.

Dutton Lane Car Park Redevelopment — Statement of Environmental Effects Elton Consulting 57




6 Conclusion

The proposed development provides an effective use of the subject site. It replaces a ground level
car park that is currently underutilised, given its location within Cabramatta Town Centre.

The proposal will be a high quality retail/commercial development with all existing car parking
facilities, public toilets and loading bays replaced. The proposal also responds to the need
generated by the new development.

The proposal will result in both improved and increased pedestrian activity which will stimulate
and complement the existing operation of businesses within the Cabramatta Town Centre.

The proposal has planning merit as it:

» responds to the site characteristics with a design appropriate to its context
» is compliant with key planning controls

» demonstrates public benefit

Given the location of the subject site, in close proximity to Cabramatta railway station, the proposal
contributes to the provision of retail and commercial space and employment opportunities in close
proximity to public transport services and a large town centre.

This SEE has demonstrates that the proposal complies with the relevant provisions of Fairfield LEP
2013 and has no significant adverse environmental effect, particularly in relation to height, building
envelope, landscaping, and stormwater and surrounding amenity.

In light of the merits of the development, the proposal is considered worthy of support and
recommended for approval.
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Appendices




A

DCP compliance assessment

Cabramatta Town Centre Development Control Plan No. 5/2000

Section

Control and performance criteria

Assessment

General controls
Application | This plan applies to all land shown | Noted — This DCP applies to the site.
of this DCP | in Map 1 as the “Cabramatta
chapter Town Centre” and which is zoned:
Mixed Use B4
Precinct Precinct 2: Commercial and Noted — The site is located within Precinct 2.
Larger Retail, Dutton Lane Car
park
Precinct 2 Encourage medium scale and car | Complies — The proposed development includes
objectives based retail activities such as medium scale and car based retail activities which
Variety Stores and Supermarkets | complement the existing operation of the
up to 2,500sgm floor space of a Cabramatta Town Centre and provide a mix of
scale compatible with the central | spaces for variety stores as well as other larger
area of the Town Centre. scale retail operations.
Encourage the development of Generally complies — The proposed
commercial offices of between development provides office spaces on the second
three and five storeys in specific floor of the development.
locations.
Ensure that the siting and bulk of | Complies — The proposed building’s bulk
buildings contributes to the corresponds well with the proposed character
existing or proposed character of | outlined within the character statement. A mix of
the precinct. retail facilities are proposed on the ground floor
which have considered the desired character.
Encourage the development of Generally complies — The proposed
new public open space to development does not offer landscaped open
facilitate celebration of cultural space for the purposes of markets, however the
diversity and temporary markets. | proposal offers an ‘open forum’ retail area with
strong links to surrounding retail facilities and
nearby outdoor public open space in the form of
an open air plaza.
Ensure adequate safe, convenient | Complies — Safe, convenient and accessible car
and accessible car parking and parking for retail operators and members of the
provide adequate on-site loading public is provided in car parking on the first and
and unloading facilities. second floor of the proposed development. On-
site loading and unloading facilities are also
provided to compliment retail facilities. CCTV is to
be provided throughout the car park and at safety
“hot spots” like near entries/exits.
Precinct 2 Precinct 2 Desired Character Complies —
Desired statement » The proposal involves the development of
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Section

Control and performance criteria

Assessment

Character
statement

small and medium sized retail developments
and does not comprise of any ‘big box
developments'.

» The proposal provides a development with
strong pedestrian linkages to surrounding
developments within the Cabramatta Town
Centre and public spaces.

» The development provides a strong pedestrian
linkage with Freedom Plaza, John Street and
Park Road.

» The pedestrian linkage provided between the
eastern edge of the proposed development
and Park Road incorporates a component of
new public space with tables and chairs,
benches and plantings. Within this area a
Fairfield City Council History Wall will be
provided which will reinforce the history and
culture of the local area.

» Public space is proposed at the eastern end of
the development which provides tables and
chairs, benches and soft landscaping to ensure
an attractive, vibrant and safe meeting place
for pedestrians. Pedestrian fencing along
proportions of the northern, eastern and
southern perimeter of the building provide
definition between the footpath and Dutton
Lane and also make the pedestrian area
around the proposed development much safer.

» Pedestrian movement will be allowed through
the centre of the development in a northerly,
southerly, easterly and westerly direction.
Pedestrians consequentially will have a high
level of access to the public and private
domain across the site.

Precinct 2 Co

ntrols

FSR

2.5:1

Complies — Refer to Section 4.1.2 of this SEE.

Performance criteria:

» Building bulk and scale to be
appropriately related to site
area and frontage and desired
character for this precinct.

» An open forum retail

development is recommended.

The proposed development has been designed to
ensure that the scale and bulk is respectful of
existing surrounding developments. An effort has
been made to design the development so to
screen parts of the multi storey car park to the
west, while still ensuring the proposed building
does not overshadow existing developments or
public space. The incorporation of coloured panels
to the facades of the building screens the new
parking facilities in the upper level of the
development which further reduces the
appearance of bulk and scale. It is considered
that the design
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Section ‘ Control and performance criteria ‘ Assessment
The proposal incorporates an arcade style retail
development that has strong links to outdoor
space surrounding the development through the
provision of key access ways on the northern,
eastern and southern perimeter. These features
ensure a strong link between the inside of the
retail development and the outdoors.
Height 3 storeys / 10 metres Non-compliance justified — the proposal is
» Buildings on the development generally within 10 metres with the exception of
site located between Dutton the fire-isolated stairwells (4) which exceed the
Lane and Council's multi-deck | height limit by 0.85 metres and the lift lobby
car park may be erected to a canopy which egce_eds 10 metres by 0.10 metre.
height of up to 5 storeys or 16 A cIa!use 4.6 varlat!on has been sought (refer to
metres above existing ground | S€ction 4.1.2 of this SEE).
level provided that at least
50% of the site is developed
as landscaped public open
space.
Performance criteria: Complies — The proposed development is of
» The height of a building should similar heights to existing retail developments
relate to the public street, be surrounding the site, to ensure minimal impact on
of a compatible scale with the solar access available in the public domain.
surrounding development and | The proposed building is located to the east of the
not cause additional multi-deck car park however it is proposed at
overshadowing of three storeys rather than 4 — 5. This will provide
pedestrian/public areas an element of screening of the existing car park
between 9am and 3pm in structure.
winter months.
» Buildings to the east of the
multi-deck car park should be
erected to a height of 4 to 5
storeys to assist in screening
the visual impacts of the
existing structure.
Vehicle DCP map indicates where vehicle | Complies — The primary point of access to the
access access is denied. development is via an existing roadway accessed
denied off Hughes Street.
Car parking | Office and Business use: Partially complies (justified) — Based on the
— rates proposed development, the following car parking

» 1 space per 25sgm of gross
leasable ground floor area

» 1 space per 40sgm of gross
leasable floor space above
ground level.

Retail, Restaurant, Cafes,

requirements have been calculated:
1/ 25sgm x 2,995 sgm (retail) = 119.8
1 / 40sgm x 505 sgm (office) = 12.6

Therefore, total parking spaces required to service
the proposed new uses is 133 spaces (rounded).
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Section ‘ Control and performance criteria Assessment
Refreshment Rooms: The existing at grade car park provides 157
» 1 space per 25sqm of gross spaces.
leasable floor area. The proposal seeks to remove 9 spaces (existing
Where contributions are paid for a | On-street) from Hughes Street.
centralised car park (in lieu of on- | Therefore the total number of car parking
site parking) the above parking spaces required is calculated as:
requirements may be reduced 157
40%.
9
133
Total req. = 299
Total provided = 275
The proposal provides a shortfall of 24 spaces on-
site. It is proposed to pay a s.94 contribution to
account for the shortfall in spaces.
The CDCP provides that where contributions are
paid for centralised car parking(in lieu of on-site
parking), the required parking rates may be
reduced by 40%.
Therefore, the required amount to be paid in
contributions (24) is reduced by 40% to give a
total shortfall of 14 spaces (after the 40%
discount).
It is therefore proposed that a section 94
contribution is paid for 14 spaces not provided on-
site.
Car parking | Access to parking areas and Not applicable.
— controls servicing areas shall utilise rear

lanes and parking areas shall not
be located at the street frontage.

Vehicular and loading facilities
shall not be located on the street
frontage. Where it is necessary,
this access should be well
integrated into the streetscape.

Development shall provide access
for disabled persons, as per the

Complies — The proposal integrates existing
service vehicle areas within Dutton Lane into the
proposal through the provision of dedicate loading
bay areas distributed around Dutton Lane.

Some existing loading bays currently located at
the eastern end of the site have been relocated to
Hughes Street. Considering the eastern end of the
site is being proposed as a public domain area for
community/public use, the provision of loading
bays in this part of the site was considered
unsightly and dangerous. The eastern end of the
site links to Freedom Plaza and is pedestrian-
focused. The re-distribution of loading bays,
together with other proposed improvements to
pedestrian crossing points, will create a safer and
more pedestrian friendly environment.

Complies — A lift is provided to access upper
levels of the proposal. Ramps accommodate level
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Section ‘ Control and performance criteria ‘ Assessment

relevant Australian Standards. changes between the footpaths, crossing points

and internal spaces.

Car parking | Performance criteria:
— criteria » Access for public car parking Complies — Parking facilities have been provided
shall be provided at the at the required rates.
required rate. Any charge for
public access will not be
permitted.

» Garage doors shutters and Complies — Shutters are proposed along the
grilles should blend with the northern, eastern and southern fagade of the
appearance of the building. building, which will be designed to ensure they

can be lowered down and lifted up to enable

usage as an awning when a shutter feature is not

required. This innovative feature provides a

visually attractive alternative to traditional roller

shutters and will enhance the visual appearance
of the building.

» Parking above ground level Proposed parking facilities above ground level
should relate to the scale, have been designed to be integrated within the
massing, proportions, development footprint; external treatment and
materials and finishes and finishes (perforated aluminium) will improve
should be designed as an appearance of the development so that it
integral part of the main responds to the desired character statement for
facade. the precinct. Large red panel installations will be

installed on the facade of the first and second

levels of the proposed development to provide an
aesthetically pleasing feature and a screen for
parking facilities from the outside.

» Not more than 30% of Non-compliance (justified) — The
required car parking shall be development provides 275 car parking spaces,
permitted on site. A Section 94 | Which is a shortfall of 24 spaces (or_14 spaces
Developer Contribution is to be | after the 40% discount is applied — refer above).
paid for the parking not The shortfall is proposed to be accounted for by a
permitted on site. Section 94 payment given the proposal is a

centralised car park.

The requirement to provide a maximum 30% of

required car parking spaces on-site (and pay the

remainder in contributions) is considered
unreasonable in the circumstances of the site, for
the following reasons:

» Council’s Section 94 Plan does not provide
sufficient alternative car parking in the event
that 70% of the required parking is not
provided on-site.

» The objective of providing a centralised car
park to service Cabramatta Town Centre is still
achieved by the proposal.
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Section Control and performance criteria Assessment

» Despite on-site provision of car parking, the
design of the proposal results in improved
traffic arrangements and traffic flow through
Dutton Lane.

» Despite on-site provision of car parking, the
design of the proposal still achieves related
objectives such as activation of the pedestrian
and public realm.

» The provision of only 30% spaces on-site
would be an inefficient use of space.

» Community feedback indicated the need for
more car parking in Dutton Lane.

Each of these issues is discussed in greater detail
below, where reasoning for non-compliance with
this control is justified.

1. Section 94 Plan — able to meet the intent
and objectives of the S. 94 Plan

Council's Section 94 Plan for car parking in
Cabramatta dates back to 1999. The Section 94
Plan states that in Cabramatta;

"the developer may choose to pay a
contribution for each space which he or she
does not wish to provide on site.

In most cases the payment of car parking
contributions is the choice of the developer.

The developer may choose not to pay a car
parking contribution simply by providing all
required car parking on Ssite.

However, there are a few exceptions to this in
Cabramatta, where the Cabramatta Town
Centre DCP has identified some precincts
where on-site parking is not permitted for
traffic, safety and/or amenity reasons.

Car parking contributions collected in the
Cabramatta Town Centre will be spent in the
contributions catchment area.

In some precincts within the Cabramatta Town
Centre, on-site car parking is either not
permitted or limited, hence payment of a car
parking contributions is necessary. In other
precincts payment of a contribution is

optional.

Car parking contributions are to be applied to
the construction of a multi-deck car park off
Cabramatta Road in the block bounded by
John Street, Hill Street and Cabramatta Road."

Regarding the new multi-deck car park that was
to be provided through contributions payable, the
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car park was to provide 424 car parking spaces at
an estimates cost of $8 million plus land
acquisition of at least $2.4 million.

In addition;

"traffic signals and some road access
improvements remain to be completed at the
Dutton Lane car park. These works and
necessary land acquisition are estimated to
cost $510,000."

Land for the multi-deck car park referred to in this
plan (being in the block bounded by John Street,
Hill Street and Cabramatta Road) has been
acquired. However, Council no longer plans to
construct a multi-deck car park in this location
due to surrounding development constraints. This
location has been constructed and is operating as
an at-grade car park.

In the absence of an alternative Section 94 Plan
or alternative supply of car parking spaces in
Cabramatta, the proposal is to provide 100% of
car parking spaces in the Dutton Lane car park
(i.e. 275 spaces plus contributions for the 24
shortfall) is considered necessary to accommodate
traffic/shopper convenience demand.

Furthermore, the objectives/intent of the Section
94 Plan — to provide a centralised car park to
service Cabramatta Town Centre — is still being
achieved regardless of the non-compliance with
the DCP. It is also considered that the proposed
development helps Council to achieve its objective
and at the same time, does not prevent Council
from achieving any of its long term objective of its
car parking strategy in its Section 94 Plan. While
Council considers possible options for alternative
sites for a multi-deck car park (to potentially
replace the previous plan to develop a car park in
the block bounded by John Street, Hill Street and
Cabramatta Road), this proposal is providing an
immediate solution to necessary car parking in a
convenient location and has the additional
benefits of:

» improvements to traffic flow in and out of
Dutton Lane

» improvements to the amenity of the area by
providing a well-designed and attractive
building

» providing significant public open space, linked
to existing pedestrian-only areas in
Cabramatta, to improve the public realm

» achieving objectives such as safety and
activation.
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2. Traffic arrangements will be improved
notwithstanding the provision of over 30%
of car parking on-site

The Traffic Impact Assessment has found that
traffic arrangements entering Dutton Lane (off
Hughes Street) are already operating at poor
levels of service. Although the proposal will add
spaces to the precinct, the series of traffic
improvements proposed as part of this DA will, in
combination, create improvements to traffic flow
and safety.

Specifically;

» Intersection modifications at the Highest Street
/ Dutton Lane junction will ease queue times
and improve right hand turn movements out of
Dutton Lane into Hughes Street (east)

» Provision of an access ramp directly to Level 2
of the proposed car park building, with boom
gates at the top of the ramp, provides
additional waiting space for vehicles, reducing
the number of cars waiting in Dutton Lane and
out into Hughes Street

» Provision of electronic signals to inform
motorists of available car parking spaces will
help to improve the flow or traffic internal to
the car park and direct vehicles to available
spaces more quickly

» Access ramps connecting the proposed and
existing multi-deck car parks will enable
vehicles to find a space without the need re-
enter Dutton Lane, thereby removing cars
from Dutton Lane and enhancing the
pedestrian environment

» By connecting the car parks, motorists have a
choice to exit the Dutton Lane car park west
out of the existing multi-deck car park and into
Hill Street, thereby reducing number of
vehicles exiting the proposed car park and
then being required to navigate around Dutton
Lane to exit.

Given the above improvements, it is considered
that the Dutton Lane car park is capable of
accommodating the stated car parking spaces
without causing additional traffic issues. The
Traffic Impact Assessment undertaken to assess
the traffic impact of the proposed DA, found that
the proposal will not result in detrimental traffic
movements and should be supported on traffic
grounds.
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3. Additional public benefits

Finally in relation to Section 94 contributions, it
should be noted that the proposed development
incorporates significant public benefits and
improvements. In addition to improved pedestrian
raised crossing points over Dutton Lane and the
intersection modifications identified above, the
most significant public benefit associated with the
proposal is the provision of approximately 500sgm
of high-quality, useable outdoor space as public
domain.

As shown in the Architectural Plans, the proposed
seeks to construct a new building within the
Dutton Lane precinct. The footprint of the building
allows for the continued operation of Dutton Lane,
provides loading bays, and accommodates a
pathway around the perimeter of the building.
However, rather than extend the building
footprint to the Dutton Lane carriageway, the
proposal seeks to create an outdoor public space
in the order of 500 sgm to be dedicated to public
use.

By locating public space at the eastern section of
the site, adjacent to existing pedestrian-only
thoroughfares, the proposal will revitalise the
Dutton Lane precinct which has been dominated
by vehicles. The public open space will
incorporate outdoor furniture, some landscaping
and treatments (including paving, awnings and
the like) that will make the space attractive to
visitors. Furthermore, retail uses at the ground
level have the additional potential to activate the
space and provide amenities that complement
surrounding uses but, importantly, provide an
incentive for people to stay and use the space.
This has multiple flow on public benefits related to
safety, surveillance and a sense of space and
community.

It is noted that the provisions of the Indirect
(Section 94A) Development Contributions Plan
2011 covering Fairfield LGA enable works-in-kind
or alternative methods of payment of S.94
Contributions, such as that which is proposed by
locating car parking spaces on-site and making
contributions toward any on-site spaces that
cannot be accommodate (i.e. 24 spaces).

4, Efficiency in land use

It is not practical to build a structure to replace
only 166 spaces which covers 1.5 floors. It is
considered a better and more efficient use of land
to complete two floors to enable the built form to
be aesthetically pleasing, as well as create car
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parking spaces that are in demand in the area.

Summary

In summary, the proposed car parking provision
arrangements — being to provide the majority of
required car parking on site (and paying a section
94 contribution for the shortfall of 14 spaces) — is
considered reasonable.

While this proposed car parking provision would
be inconsistent with the 30% maximum DCP
control, it is justifiable based on:

» Limited viable alternative car parking facilities
in the vicinity of the site and an impractical
option identified in the current planning
controls

» Suitability of the site (given proposed traffic
movement improvements)

» Overarching benefits of the proposal (in terms
of design, amenity and pedestrian activity) for
Dutton Lane and the Dutton Lane precinct

» Other proposed public benefits such as
dedication of land for public open space

» It is more efficient and practical to build a 2
storey structure, as opposed to a structure
which covers only 1.5 floors, as completing 2
floors will enable the built form to be
aesthetically pleasing and enable the provision
of much needed car parking

» Provides an immediate solution to the demand
for car parking spaces in Cabramatta whilst
still enable Council to achieve its long term car
parking strategy under its Section 94 Plan.

» The DCP is a guideline only and flexibility in
the application of DCP controls can be
considered on merit.

Multi-storey
car parks

Relevant controls in Chapter 12
for multi-storey car parks include:

» Multi storey car parks should
be constructed at a scale and
bulk compatible with
surrounding buildings.

» The proportions of openings
and materials used in parking
stations should reflect those of
nearby structures. This may
require a facade to be
incorporated in the design of

Complies — The proposed development
integrates within surrounding developments in
regard to scale and bulk, and is compatible to the
2-3 storey scale of surrounding buildings. It is
noted that the proposal is lower in height than the
adjacent multi-deck car park.

Complies — The proposed development provides
parking facilities on the first and second level of
the building. These facilities are partially screened
through the provision of creative coloured
aluminium panelling which enhances the visual
appearance of the building’s fagade. The
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some parking stations since proposed development significantly improves the
many are designed with floor appearance of car parking above ground level
slabs exposed to the street. that characterises other multi storey car parking
facilities in the area.

» Multi storey car parking Partially complies — Opportunities for public art
facades also provide an have not been specifically provided along the
opportunity for the facade of the proposed development.
incorporation of public art Notwithstanding, the incorporation of coloured
elements. Where public art is panelling on the external fagade of the
proposed design concepts shall | development avoids the presences of large blank
be developed and discussed walls, and provides a feature in a colour of
with council through the cultural significance.
development application
process.

» Where the zoning permits, Complies — Shops and retail uses are provided at
owners of multi storey car ground level below the mutli deck car park,
parks should consider allowing for activation of the public domain and
activation of the ground floor the streetscape.
level by incorporating activities
such as shops or offices.

Loading / Minimum number of loading bays | Complies — As described in Section 3.1.5 of this
unloading required: SEE, given the amount of retail space proposed
facilities » Butcher, Fruit Store, Furniture the development generates the need for 1
Store/ Showroom, additional loading space and is required to
Pub/Licensed Club, accommodate/replace all existing loading bays.
Supermarket (400 sqm) — 1 The proposal includes two loading bays within the
bay (3.5m x 11m) site area (i.e. on the development site side of
Dutton Lane). The bays have capacity to

» Office: 1 bay per 4,000 sqgm accommodate 3 vans each (6 total). In
for first 20,000 sqm (50% of conjunction with the proposed surrounding
spaces must be adequate for loading bay arrangements, the nett result in an
trucks) increase by 1 van loading bay as required.

Refer to Section 3.1.5 of this SEE.

Loading bays may be reduced in | Gjyen the types of uses proposed (small retail

width to 3m and in length to 6m | onancies) a loading space for a van (measuring

where the premises are to be at least 6m) is considered appropriate.

serviced only by small vans and

the like. This concession does not

apply to premises with a floor

space exceeding 200 sgm.

Setbacks There are no numerical controls Complies — Performance-based controls relating

for setbacks.

Zero lot boundary applies where
the existing buildings are
immediately on the boundary of
the street frontage.

A variable setback applies where
there is a variable building
setback from the street boundary.

Performance criteria:

to setbacks in existing streetscapes.

Surrounding development in the block includes
the existing multi-deck car park built to lot
boundaries. The proposal is set back at ground
level to allow for awnings above public pathways
and a forecourt area to the east.

The building is setback by approximately 19
metres from the Dutton Lane carriageway (at the
eastern end) and provide footpaths of between
1.4m to 4.0m on the northern and southern
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» Existing streetscape should be | facades.
maintained, or enhanced It is considered that the proposed development
where the existing streetscape | complies with desired character for the precinct,
is characterised by given the provision of new, high-quality public
development on the street open space.
boundary.
» Where there is a variable
building setback from the
street boundary, the existing
streetscape should be
maintained, or enhanced.
Pedestrian | DCP map indicates where Complies — The proposed development provides
movement | pedestrian movement is strong pedestrian links (as per the recommended
encouraged. pedestrian movement in the precinct map)
through the central spine of the site and provides
linkages to surrounding retail facilities, existing
public open space and to multiple street frontages
on Dutton Lane.
Building Building design shall comply with | Complies — The proposed building’s bulk, height
design precinct objectives, standards and | and scale responds to the objectives outlined

desired character with respect to
scale, bulk, setback, height and
streetscape.

Council may require a pedestrian
connection through a
development site to facilitate
pedestrian access to the Dutton
Lane car park.

Lighting shall provide external
illumination levels of at least 75
lux when measured 900mm above
ground level at any point on the
footpath or pedestrian movement
routes and 40 lux in loading areas
or car parking areas.

Security measures in development
creating right of ways, concealed
loading/unloading, parking or
service areas without open and
direct view of at least 90% of
floor area from the public street
shall be provided at the
applicant's expense including
maintenance costs with closed
circuit television surveillance
(CCTV) connected to Council's

within DCP for precinct 2. The proposal
incorporates a mix of retail facilities on the ground
floor with a small proportion of office/commercial
space on the first floor. The proposal incorporates
2 levels of parking spaces spread across level 1
and level 2.

Complies — An undercover arcade pedestrian
connection is proposed through the development,
providing links to existing public open space and
surrounding developments (including retail and
car parking facilities).

Will comply — Details regarding specific types
and locations of lighting will be determined at the
detailed design / construction certificate stage.

Complies — The proposed development provides
retail facilities on the ground floor that face
outwards towards Dutton Lane. These facilities
will have large glass installations (in the form of
windows and/or doors) to ensure clear sight lines
between public and private space are provided.
This will enable a high level of natural surveillance
between private property and the public domain
(and vice versa). Where direct views cannot be
provided, the development will have High
Definition (HD) CCTV infrastructure installed
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system. Exception: Where which is capable of undertaking a tilt, pan and
Cabramatta Police and Council zoom function. CCTV will be installed around high
waive this requirement due to an | risk areas (toilets and other) and around
alternative and appropriate entrances and exits to the building. This
surveillance system being infrastructure will ensure areas of the public and
provided. private domain (where appropriate) will be under

surveillance.

Advertising | Signage is restricted to shop Will comply — Details regarding specific types

signs fronts, awnings and under and locations of signage will subject to future
awnings and must be integrated applications.
into the design of the building.
Signs are permitted within car
parks, except in locations directly
fronting Hughes, Hill or Park
Streets.

General General guidance on design in

develop- Cabramatta Town Centre, not

ment and Precinct 2-specific, is provided in

design Section 2.6 of the DCP.

guidelines | 1oy noints to note that may be

relevant to this DA:

Awnings

» New development must
incorporate awnings at the
building line to provide sun
and rain protection for
pedestrians.

» Shall pleasant and safe
environment for pedestrians.

» Compliance with relevant BCA
requirements.

» An Awnings Maintenance Plan
is required.

Access and mobility

» Access and mobility features
are to apply within all the
areas or facilities of
commercial, office, retail and
service developments, where
there is a reasonable
expectation of access by any
owner, occupier, visitor or
employee.

Accessible Paths
» Accessible paths will be at the

same level as driveways where
practical, and should be slip

Complies — Refer to Section 3 of this SEE.

An Awnings Maintenance Plan can be prepared
prior to the issue of an Occupation Certificate to
ensure maintenance is carried out.

Complies — Lift and ramps provided to access all
parts of the site.

Complies — Refer to Architectural Plans.
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resistant, traversable by
wheelchairs and prams and
indicate changes of grade.

» Accessible paths shall be
provided from accessible
parking spaces and passenger
loading zones or public streets
and walkways to the accessible
parts of the building.

Car Parking

» Car parking shall comply with
AS 2890.1.

» Disabled car spaces: minimum
width of 3.8m, and should be
signposted and painted blue,
with a stencilled disabled
symbol on the surface.

» Disable parking rate: 3 spaces
for every 100 car spaces
provided, with minimum 1
disabled car space for car
parks containing more than 12
car spaces.

» Disable parking spaces to be
as close as possible to
entrances and exits, with
access ramps provided.

Community Safety

» Configurations of buildings to
allow natural surveillance onto
public place.

» Entrances designed to be open
and visible from the street or
public place.

Lighting

» Minimum 75 lux at a 1m height
level.

» Fluorescent lighting strips
preferred, located
approximately 2-2.5 metres
above ground level located on
building walls.

Pedestrian linkages

» Above ground pedestrian
linkages between buildings or
between buildings and car
parks need to use attractive
design, be well illuminated.

Complies — 8 disabled spaces are provided for
the 275 car space facility. Parking spaces for
people with a disability are indicated on
architectural plans with bollards between spaces
for extra clearance to 3.8m.

Complies — refer to Section 5.2.3 of this SEE.

Will comply - it is proposed that lighting design
at detailed (CC) stage ensure good lighting across
all areas of the site in accordance with advice
from a CPTED Lighting specialist.

Not applicable — However, a linkage between
the adjacent existing and proposed car parks is
proposed.
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» Vibrant advertising on these
structures is encouraged.
Reflectivity Will comply - Glazing details at the CC design
» Low reflectivity glass stage shall ensure low reflectivity glass is used.
encouraged.
» Materials having a reflectivity
index in excess of 20% will not
be permitted.
Shop Front Security Shutters Complies — Individual awnings are proposed
» Preference is given to security | around the northern, eastern and southern
grills to be installed behind perimeter of the building (above shopfront
shopfront. Shopfront security windows and /or doors) to protect pedestrians
shutters are not favoured. from the elements and to enhance the aesthetic
» If used, shutters must be of an | @Ppearance of the building. These awnings will be
open type to allow pedestrians able t.o lowered so t_o enable a dual_ functlc_m asa
to view products in window security shutter at times whel_'l retail premises are
displays. closed. However, on the o_ut5|de qf the shopfront,
these shutters provide an innovative and
aesthetically advanced alternative to traditional
roller shutters.
Solar Access ] .
Not applicable — The proposal provides two
» Solar access diagrams required | |evels above ground however Level two is an
for all developments where the | open/rooftop level and therefore the building
site area exceeds 500sqm appears as a two story development. The
gross area or development proposal will have no impact on Freedom Plaza.
exceeds two storeys in height.
» Council will not approve
structures that have a major
shadowing effect on Freedom
Plaza, Cook Square; the John
Street pedestrian area, parks
or other public pedestrian
spaces and plazas within the
Cabramatta Town Centre.
Street Numbers Will comply — All shopfronts will be identified
» All buildings are required to with a shop number.
have a street numbers that are
easy to read by pedestrians
and motorists.
Walls to Street Frontages . . .
Complies — the proposal provided active uses
» Extensive blank walls to street | (retail) along 3 of its 4 facades, which incorporate
frontages are not permitted. glazing and opportunities to extend active uses
» Street frontages should outdoors (eg outdoor d|n|ng) Excessive blank
contain Shop fronts and walls visible to the pubIIC realm are not propOSEd.
activity.
General The total number of existing car Will comply — The installation of temporary car
issues — parking spaces must not be spaces during the construction period will be
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Car parking

reduced.

For development proposed on one
or more of the existing public car
parks:

» Existing spaces must be
relocated elsewhere on the
same site, or

» In a conveniently located
position within the Town
Centre, before the removal of
any existing spaces.

» Any existing public car parking
spaces, if relocated, shall be
re-established on the same
side of the Town Centre as the
existing location.

» Replacement car parking for
car spaces not reinstated on-
site must be provided before
the existing car parking facility
is removed.

Where an existing car park,
whether publicly of privately
owned, is redeveloped and the
car spaces are not reinstated on
site, no Section 94 contribution
discount may be applied to those
car spaces not replaced on site.

addressed in a Construction Management Plan. All
existing spaces will be reinstated once
construction is completed and an Occupation
Certificate is issued.

General
issues —
Landscape
principles

» Depending upon the scale of a
particular development,
consideration should be given
to the following:

> using deciduous trees to
provide summer shade and
winter sun and to soften
and beautify any proposed
development

> the use of external planter
boxes and potted plants
where sufficient
landscaping is not possible
to enhance the design and
soften the impact and
appearance of buildings.

> peripheral and central
landscaping and the use of
architectural treatments to
reduce the visual impact of
car parking areas.

Complies — the proposal makes provision for the
introduction of soft landscaping (plantings) in the
Dutton Lane precinct. This is considered a
significant improvement given the current nature
of the site, which is void of any landscaping or
public domain features. The public open space will
feature planter boxes able to accommodate
plantings.

Details of plants to be used in the public domain
area shall be provided with the CC drawings.

In line with CPTED principles, where plantings are
proposed, the plant selections should ensure
careful consideration of the size of plants (when
mature) to ensure plants will not become places
for attackers to hide.
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» Greater use of landscaping is
encouraged to: beautify the
town centre; reduce the visual
impact of large buildings, and;
provide a more amenable work
and shopping environment.

» Landscaping should
correspond with the
surrounding natural and built
environment, and improve the
aesthetics and appearance of
the Cabramatta Town Centre.

General
issues —
Hours of
operation

The Cabramatta Town Centre
operates as 7 day a week
shopping and tourist centre.

Uses will normally be permitted
by Council to operate from 8am to
10pm 7 days a week.

Trading outside these hours e.g.:
night markets, retail activity,
restaurants and clubs will be
permitted by Council provided
such extended hours would not
adversely affect the amenity of
any residential areas in close
proximity.

Council will require a submission
of an acoustic report with a
development application for any
development proposal, which will
operate outside the hours of 8am
to 10pm and which may adversely
impact on neighbouring
properties.

Complies — The proposed development is
unlikely to incorporate any uses that will be
operating outside of the hours of 8am to 10pm, 7
days a week. Use/fit out of tenancies will be
subject to future applications.

General
issues —
Waste
manage-
ment

It is the responsibility of the
owner and/or tenant to ensure
the regular collection and disposal
of waste. Separate areas or
rooms of adequate size must be
provided for the storage of waste
material (in individual bins or
communal containers) and
screened from public view.

Access arrangements for service
vehicles must be shown on
applications.

Recycling of waste material is
encouraged.

Complies — The Architectural Plans illustrate a
garbage room that is located on the ground floor
and separated from other areas. The room's
dimensions are 6.5m x 12.9m.

Commercial
outdoor

Controls for commercial outdoor
eating/socialising on the

Noted — Consideration needs to be given to the
type of tenants that will be occupying particular
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»

»

»

footpath/public spaces:

Outdoor eating areas are
permitted on non-porous
pavement surfaces than can
be kept clean. Outdoor eating
areas are not permitted on
asphalt/pavement areas, as
they are difficult to keep clean.

The boundary of the footpath
area must be marked by the
use of landscape planter
boxes, flowerpots, decorative
low-scale fencing, or chain and
post fencing. Clear
unobstructed access of 3.0m
must be provided. Where
circumstances warrant a
reduction to 2.5m may be
supported.

Other operational controls
relating to seating and
furniture, umbrella’s,
advertising, waste bins, music,
etc

Assessment

shops and whether there will be a requirement for
outdoor dining. The presence of outdoor dining
may determine the type of external ground
material used around the outside of the
development. Outdoor dining space is provided at
the eastern side of the building under awning
treatment.

Use/fit out of tenancies will be subject to future
applications.
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C Plan of Proposed Subdivision
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www.antoniades.com.au | ABN 28 129 731 559

Architects Statement

Dutton Lane Car Park Redevelopment AA.MIX.1301
Date : 16.09.2013

Design Approach

Located on Dutton Lane in Cabramatta Town Centre, the proposed redevelopment is designed to
provide an excellent amenity for the community as well as a pleasant and positive contribution to the
site and surrounding environment.

The development consists of retail use at ground level, some commercial space at the first level and a
public car park on the first and second level.

Through focus on design excellence, the proposal would elevate Dutton Lane whilst also giving the
Cabramatta Town Centre a landmark building.

Design response

The proposal allows for a dialogue between the proposed built form and its context. This provides the
development with a concept plan that creates visual connectivity that would reinforce the experience
and amenity of the precinct.

Viewed from across the site the development would demonstrate legibility with regards to scale and
context whilst when moving through the site the homogeneity of both colour and materiality provides
visual continuity and cohesion to the development.

The proposal seeks to reinforce and integrate connectivity across the site to adjoining and existing open
spaces and arcades. By creating malls that respond to the existing movement patterns, and with ground
floor retail enjoying a dual frontage to both street and mall, built form transparency and activation is
expressed.

Linkages to Freedom Plaza through the location of mall and public open space, adds to the legibility of
both movement and pedestrian access.

The design proposal incorporates a public open space that provides opportunities for passive
recreation, integration with ground floor shops, and connection to Freedom Plaza

Built Form

This Proposal provides a unique opportunity to create an architectural language evolved from respect
for the site’s built context. Our response has been to develop a modern and contemporary language
that is contextual and identifiable.
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Materiality

The colours and materials have been carefully selected to complement both the architectural
expression as well as its surroundings. The colours chosen are shades of natural palettes, that being an
earthy red and grey, as well as the use of natural off form concrete, which provide a soft yet bold
identity to the building, allowing it to act as a landmark within its context.

The overall concept provides a contemporary and strong architectural expression, which reflects and
sits well within its context and surrounds. The development also fits well to the proposed scale and
desired character of the precinct.

Elevation Treatment

The composition of the proposed facade is primarily made up of Aluminium panels and off form
concrete walls. The Aluminium panels are perforated with a regulated pattern to create a visual interest
across the facade. The materials have been selected for their robustness and durability which are
desirable characteristic for a public building of this nature.

The proposed colours to be used in the facade are in tones of earthy Red to provide a softer and
natural nuance to the carpark, whilst the concrete will remain in its natural colour with a honed finish.

Facade Design Detail

The facade system contains two key elements - off form concrete walls and perforated aluminium
panelling fixed to steel framing. This system has been designed so that most prefabrication are done
off-site to reduce on-site welding and fabrication which would improve construction efficiency
significantly.

The facade has also been designed to comply with the specific requirements of the BCA of providing
fall protection as well as eliminating any foot-hold so that it can not be climbed.

The aluminium panel have patterned perforation to provide right amount of balance of screening to the
car park as well as visual permeability to provide security, almost acting like a veil to the building. The
perforated panels are deconstructed around the commercial space to enhance visual interest as well as
allowing stronger transparency and visual connection from the commercial tenancy. Entrances to the
retail on ground level are signified by expressing the screen further in a way such that the screen
becomes deeper in profile. This design of panels folding at entrances also provides opportunity for
additional lighting to penetrate through from the car park.

Lighting

Energy efficient fittings are proposed throughout the car park and used in conjunction with photocell and
time switches to reduce energy consumption.

The external roof level will be fitted with unobtrusive lighting to prevent light spilling onto the adjacent
properties. All lightings are to meet Australian Standard for Car parks.

2/3
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Stair wells

The proposed development provides four fire-isolated stairways as per BCA requirements. These
stairwells form a break in the building’s fagade and contribute to the visual interest of the building. The
stairs are open to the street providing visibility for natural surveillance and assists as a crime prevention
strategy.

Conclusion

The design proposal evolved out of a process, which has reference to various relationships between the
site and its context. The process reviewed the site in a holistic and inclusive manner, and has resulted
in the creation of a unique and contemporary architectural expression that is contextual and identifiable
in the existing context and surrounds. The development also enhances the quality of the environment
and surveillance as well as provides excellent amenity to the community.
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Fairfield

Celebrating diversity

Tai xay dung duéng Dutton
BUOI THONG TIN CONG DONG

THU NAM 05/09/2013
5.30pm - 8.30pm

Cabravale Leisure Centre
Broomfield St, Cabramatta

Hoi dong thanh pho Fairfield dang
t6 chiic mot budi théng tin cong
déng dé cap nhat véi cong dong vé fiid
viéc tai xay dung cta dudng Dutton, g
Cabramatta

® Trinh bay céc ban thiét ké va
hinh mau cta du an dudc dé xuat

® Gap g0 cac dai dién clla nhom
du &n dé thao luan vé du an

® Cung cép thong tin phan héi cho §
nhém dy an trudc khi ndp don xin
xay dung

Budi théng tin nay 1a mot chuong
trinh bd sung dugc cung cédp bdi H6i déng nham théng bao mot cach
tot hon dén cong déng vé viéc tai xay dung nay.

M6t budi trién 1am céng cong chinh thic cling sé& dudc t8 chiic nhu
la mét phan cha tién trinh xay dung sau khi don xin xay dung diing
chinh thiic nép 1én.

P& biét thém thong tin, xin vui long lién lac Hao Dang
tai s6 9725 0222
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News Online Content  Chaffipion

Find us on:
[i facebook.

facebook.com/fairfield.champion

Exclusive stories
@ our website

Redevelopment of Dutton Lane Car Park
Thursday, 5 September 2013

5.30pm - 8.30pm
Cabravale Leisure Centre, Broomfield St, Cabramatta

LIKE us on Fagebook 1o join in the chat
with Tellow residents and interact with
Charmpion SIa(T, Eash dey here'll be
something new to get yau through the
working day

This week ...

Fairfield City Council is holding 2 Community Information Session
to update the community about the proposed development of
Dutton Lane Car Park Cabramatta.

View design plans and a model of the proposed scheme
Meet represeptatives of the Project Team to discuss the

proposed development
Provide feedback o the Project Team prior w lodging a
development application

The Information Session is an additional step provided by Councll to better
inform the community of the development

Tuesday
Caption This! - This is where you et to play editor and
add: a caption o our pic of the weaek,

A formal public exhibition process will still be undertaken as part of the
development process after the application has been formally lodged.

Wednesday Friday
WWe look forward to meeting you at the Information Session. Your favourite § - Your Word change game - &
chance to share with Bit of fun where you take
fellow readars your ane word from a song
“favouriies” aemss a title and replace it with
range of topics, This another, This week we
. - week, your favourite fve replacethe word “love”
fairfieldchampion.com.au B i with “loattie”.

TWO THREE

; NOW OPEN GLEN ALPINE BOOKINGS PHONE 4627 7788
GHIPPING NDHTI]N KEMPS CREEK

el’lzog

e Christenings

* Communions

¢ Confirmations

* Engagements
s 21st

e Catering

e Duiside
Functions

Enzo Marturano -' Davul Iilstesln & Jney Pavlovlch |

] 7 Nights » Lunch Wednesday - Sunday 7 Nights » Lunch Sunday

Shops 9 & 10 Chipping Norton Market Plaza,
Crn Barry Road & Ernest Avenue Chipping Norton £ 199 N L AYENUS IBFe Croek

| Bookings 9726 8142 |if.ccicc/ Bookings 9606 9900
| WWw.enzoscucina.com.au |

—— S ——
20 - Fairfield City Champicn, Wednesday, Saptember 4, 2043 Call 1224 25 | That's Faifax Community Classifieds
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COUNCIL
SERVICES -

s
FairfieldCity

Celebrating divarsity

the choice

FE

Follow Fairfield City Council
www fairfieldcity.nsw.gov.au

Have your say at:
http://haveyoursayfairfieldcity.com.au/
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THURSDAY BIKE RIDES EXHIBITION - WARNING

" Thursdays, {MAY CONTAIN NUTS!)
9.30am-12pm Saturday, 24 August -
WSCHN Bike Shed, Sunday, 12 Octoher
Fairfleld Showgrolind, Falield City Museurr
Prairiewood and Gallery
Cost Frea Cost: Frea
Phene: 5724 1520 Phone: 9600 3993
Wayar Frank Carbone says Yes' for Fairfield. The nondle sating contest i3 3 papular Moon Fas.ti'u'al evant COMPUTER CLASSES CABRAMATTA MOON
LOCAL GOVERNMENT REFERENDUM OFF MOON FESTIVAL TWO WEEKS AWAY Negcavs @ Parnoge s - EESTING
Thie referendum to financially recogrise Local GCabramatia’s 15th annual Moon Festval is a little Library : Sunday, 15 September,
Government in the Australian Constitution will no longer over two weeks away and boasts a stellar line-up of Tuesdays @ Whitlam 11am-Bpm
proceed glongside the upcoming Feceral Electlon. entertalnment. This year's headline acts will feature Library, Cabramatts Cabramatia Town Cenfre,
| Prime Minister Kevin Rudd announced the Federal populer ehildren’s entertsiner Peppa Pig, Ahin Quzh Wednesdays @ Fairfiald John Street. Cabramatta
§ Election will fake place on 7 September, so plans lo {2010 Channel 10 MasterChef contestant] and Butiarfty Ll Thil Fra
: hiold the referendum have been cancelled. The need for Slae — an entomologist who grows bugs such as oY " .
| Local Government 1o be recognised in the Australian rplons for food! The fun starts st 11amon 15 Thursdays @ Weterill Phene: 9725 0222
Caorstiftution remains a priority. eptembeer an ireworks. Park Library
> [Jam-12.30pm

COUNCIL MEETINGS

Migus! Masetre will cook four of his signature dishas. Dutter Lane Gar Park in Cabramatta,

MIGUEL COMING FOR CULINARY CARNIVALE DUTTON LANE INFORMATION SESSION I
Celebrity chef Migusl Maestre will be the main attraction Council will hald a community infermation session ot
at this year's Culinary CGarmlvale In Falrfield Tity Centre about fhe proposed development of Dution Lane Car

on 189 October, Miguel will be cooking four of his famous Park in Cabramatta at Cabravale Leisure Cenfreon §
signatire dishes, including paella and churros. Culinary Seplember between 5.30pm and 8.30pm. Residenis
Carnivale will feature the daelightful taztes of Spanizh and will have an opportunily to view design plans, meet

Latin American dishes a= well as traditional dance and members of the project teem and provide feedback f ok Counil on ! 2 on the dey of the
miusic. It is part of this year's Good Food Manih. before the lodgement of a development application. 2 e R e
For mere Information visit ww. faifieldcity. naw.gov.au, Contact Hao Dang on 9725 0222 for more information.
- PUBLIC EXHIBITIONS | Continued on page 12
§ Notice of Development Applications Received will be cansiderad prior to a decision being made. to 4.30pm Monday to Friday, Trom Wedneaday, 28 Augusl unlil
Proposal: Use of Ground Floor s & Gormmunity Centra with a For any further enguiies in relation fo any of the applications, Wednescay, 25 Saptember 2013, Submissions must be received
- Flace of Worship pleasa call 9725 U222 by 4.30pm on Wednesday, 25 September 2013.
Pramizas: 3 Howat: Straat, 5 Howatt Straet & 890 Woodville In:acoordance with the provisions of the Govemment Infarmation
§ Raad, Villswood (Public Access) Act 2009 any cormments and / or objectians Public Exhibition of Planning Praposal
; Lot Description: Lot 1 DP- 106243, Lot 31 & 32, DF 1073955 receivec will not be kept-confideniial and bacoma opan accsss Draft Amendment to Fairfield Local Environmental Plan
| Applicant: MrS | Hussain infermatior, 2013 to Permit Secondary Dwellings (Granny Flats}in Ru2 -
5 Application Number: 501.1.f 2013 Rural Landscape and Rud — Primary Production Small Lots
| Consent Authority: Fairfield Clty Councli Public Exhibition of Fairfield City Council (Horsley Park & Cecil Fark)
i Development application wil be on exhibition from 29 August Draft Policy 3-104 Council at its mesting held on 28 May 20113 resolved to pubficly
2012 to 18 September 2012 ai Council's Adm nistration Centre, Councillor Expenses and Facilifies For 2013114 exhibit & draft Planning Proposal to permit secondary dwelings
i 86 Avooa Road, Wakeley between . 20am o 4.30pm (Monday Reference No. 11/03271 with consant in the rural area of the City (draft Amendment Mo,
E i Friday). Submizeions may be made tothe City Manager, in Council at its meeting o 27 August 2013 endarsed for public PP 2013 _FAIRF_ DIZ_D0)in sccordance with the Depsririent of
: wiiting uniilt 4. 30pm on the final day of the exkibition period. exhibition, & draft polcy for Councillor Expenses and Fadlities in Panning and miasroclure’s Gaﬂmmy Drestar rmination daled
i You can also comment online via Council's website by cicking accordance with the recuirements of the Local Gavernment Act 1 July 2013,
: the green ‘Have your Zay” bulton and gotoDevelopment 1993 and guidelines issued by the Division of Local Government As par. of the Galeway Determingtion, the Minister has delegated
| #Applications on Exhibiion’. T you wish to make & sabmissian, The draft policy wil be on oublic exhibition at Council's hiz plan making powers o Falfiald Council to exercise delegation
i Council's file number shoukd be quoted. All submissions made Administration Centre, Wakeley between the hatirs of 8.30am in the making of this Planning Propesal.

Wakeley Administration Centre 86 Avoca Road, Wakeley Customer Service 9725 0222 Mod 1o Friday, 8.30am - 4.30pm
Mallmg Address PO Esc:x 21 Faarﬁatd NSW 1860 rr':alI@feurf‘vah:i-::lt';ar nsw.gov.au
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Film to feature ) journeys

TRAVEL TALES
WILL INSPIRE

Kimberley Caines

LISTEN directly to the voi-
ces and ses through the eves
cf students from all eormors
of the world in a short film
abont journeys trled Travel
Songsof Seg and Land.

More than 35 students
from Fairfield High School
andd Fairfield Tnrensive En-
glish Centre collabeorated
with Shopfront artistz and
three other schools daring
the past five monzhs to cre-
ate music, dance, arimation
and visuals for the S0-min-
utefilm.

“The shart fihm is ahoat
Jjourneys, whether it is Im-
2Einary or every day jour-
ners,” Shopfront outreach
director Hannah Grant said.

A diverse mix of students
including refugess and new
migrants, voung people with
disakilities, and those who
have grown up in suburban
Sydnex shared their per-
gomal, physical and emotion-
al journers.

“Bome of the stndents
from Fairfield are newly ar-
rived to Australia and had

some oﬁhe Fairtield ngh stutlents featured Inthe shnrt tiim Trovel Sungs of seq ond Lond.

interesting stories to tell”

Mz Grant said.
“They made 4 collage of

their faces which showed

different pieces of who they
are.”
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