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23" June 2014
Attention Grant Walsh
Ku-ring-gai Council
Pacific Highway
Gordon NSW 2072

Dear Sir,
| am the Chairman of Strata Plan 69123 26-30 Merriwa street Gordon
| refer to your notification plans DA0180/14

We as residents / ratepayers in this area make the following comments

Whilst this building will not have any major effect on us in regard to most of the items related to in
your letter, we do however express great concern that infrastructure in regards to vehicle access will
create further problems to those that are existing at present, these being Merriwa street is narrow,
parking on this street has increased with the addition of the multi storied apartments which were
allowed to be constructed at the top end of Merriwa street, this allows parking on both sides making it
very difficult to allow 2 vehicles to pass in the space left between those parked vehicles especially when
a large van or truck is the area.

The effect of all the extra vehicular traffic that will be created from the occupants of the proposed
building will no doubt create further major traffic problems.

The other problem is the denudation of the area in the fact whilst Trees are not a major factor in
this area, removal and no replacement trees presents a disregard to tree preservation. We are under
the impression that the preservation trees and along with encouragement to plant more was a feature
of Ku-ring-gai Councils overall plan(what has happended)

Yours faithfu

John Seckold
Chairman SP 69123
Unit 9 26-30 Merriwa St
Gordon NSW 2072

Ph 9498 7964
john@protos.com.au

I

- m———






Suzie Jattan

From: Daniel West <dwest@dfpplanning.com.au>
Sent: Tuesday, 8 September 2015 3:43 PM

To: Grant Walsh; KMC

Subject: Submission - DA0180/14

Attachments: 8656A.7DW.pdf

Dear Grant,

On behalf of the owners of No. 860 Pacific Highway, Gordon, please find attached a submission of objection for
DA0180/14 at No. 870 Pacific Highway, Gordon. Hard copy is in the mail.

Should you have any queries or wish to discuss please contact me.

Regards
Daniel West | Principal Planner
d: 0294734910 | m: 0410005 625

e: dwest@dfpplanning.com.au

R
DFP Planning Pty Ltd
P 11 Dartford Rd, PO Box 230 t: 02 99806933 www.dfpplanning.com.au
Thornleigh NSW 2120 Pennant Hills NSW 1715 f:02 9980 6217 | e:dfp@dfpplanning.com.au
| —

This email is intended only for the individual or entity named above and may contain information that is confidential and privileged. If you are not the
intended recipient you must not use, distribute or copy this email. If you have received this email in error, please notify us immediately by telephone

and delete the email.






o

8 September 2015

Our Ref: 8656A.7DW planning consultants

The General Manager
Ku-ring-gai Municipal Council
818 Pacific Highway

Gordon NSW 2072

Dear Sir

Submission of Objection
DA0180/14: 870 Pacific Highway, Gordon

We have been engaged by Sakha & Sons Pty Ltd the owners of the adjoining property at No.
860 Pacific Highway, Gordon (No. 860) to review the amended plans and updated material
lodged with DA0180/14 at No. 870 Pacific Highway, Gordon (No. 870) for a seven storey mixed
use development with basement/podium car park, and prepare a submission if appropriate. In
particular, the owners of No. 860 hold significant concerns regarding the potential isolation of
their site should DA0180/14 be approved.

Site Amalgamation and Isolation

The subject property is located within the B4 Mixed Use Zone and the provisions of Part 3A.1 of
Ku-ring-gai Local Centres Development Control Plan apply. This clause provides that “Within a
Business Zone. ..., sites are to be amalgamated to avoid isolating an adjoining site or sites. In
particular potential redevelopment of the adjoining site or sites in accordance with its zoning
must not be compromised.”

The development of No. 870 Pacific Highway will result in the isolation of No. 854 and No. 860,
as these allotments either individually or combined will not have sufficient area to be developed
in accordance with the provisions of Ku-ring-gai Local Environmental Plan (Local Centres) LEP
2012 (LCLEP 2012). These properties could not comply with the area requirement imposed by
cl.6.5(2), as they are significantly less than the 1200m? standard. As such, approval of
DAO180/14 would prevent out client’s land from being redeveloped in accordance with its
zoning, which permits the erection of residential flat buildings.

The relevant judgment and Planning Principle of the NSW Land and Environment Court for site
amalgamation and isolation is Cornerstone Property Group Pty Ltd v Warringah Council [2004]
NSWLEC 189. These principles apply when there is an isolation of a site by redevelopment of
adjacent site(s) where an intensification of development is anticipated.

The first principle is to assess whether amalgamation of the isolated site is “feasible”. This is
determined having regard to the following steps, which were devised in the earlier decision of
Melissa Grech v Auburn City Council [2014] NSWLEC 40:

e Firstly where a property will be isolated by a proposed development and that property
cannot satisfy the minimum lot requirements then negotiations between the owners of
the properties should commence at an early stage and prior to the lodgement of the
development application.

11 Dartford Road PO Box 230 t: 029980 6933 DFP Planning Pty Limited
Thornleigh NSW 2120 Pennant Hills NSW 1715 f: 02 9980 6217 ACN 002 263 998

e: dfp@dfpplanning.com.au www.dfpplanning.com.au



2 dfp

e Secondly, and where no satisfactory result is achieved from the negotiations, the
development application should include details of the negotiations between the owners
of the properties. These details should include offers to the owner of the isolated
property. A reasonable offer, for the purposes of determining the development
application and addressing the planning implications of an isolated lot, is to be based on
at least one recent independent valuation and may include other reasonable expenses
likely to be incurred by the owner of the isolated property in the sale of the property.

e Thirdly, the level of negotiation and any offers made for the isolated site are matters that
can be given weight in the consideration of the development application. The amount of
weight will depend on the level of negotiation, whether any offers are deemed
reasonable or unreasonable, any relevant planning requirements and the provisions of s
79C of the Environmental Planning and Assessment Act 197

Adopting these points in regards to the subject development application and the land owned by
our client;

¢ No. 860 will be isolated such that it cannot meet the minimum lot requirements required
by ¢l6.5(2) of LCLEP 2012. There has been no negotiations between the owner of No.
870 and our client either prior to lodgement of the development application or post
lodgement;

s There has been no reasonable (or any) offer put to our client nor has an independent
valuation been prepared. As such the development application does not contain details
of negotiations. Our client is eager to discuss a possible amalgamation with No. 870
Pacific Highway as this would represent the most orderly and economic development of
No. 854 and No. 860 Pacific Highway.

e The lack of any negotiations is a significant consideration in Council’s assessment
under s.79C of the Act.

The second principle involves an assessment of whether the isolated site can be developed in
accordance with Council's controls. The judgment states:

Secondly, can orderly and economic use and development of the separate sites be
achieved if amalgamation is not feasible ?

e In answering this question the key principle is whether both sites can achieve a
development that is consistent with the planning controls. If variations to the
planning controls would be required, such as non compliance with a minimum
allotment size, will both sites be able to achieve a development of appropriate
urban form and with acceptable level of amenity.

e To assist in this assessment, an envelope for the isolated site may be prepared
which indicates height, setbacks, resultant site coverage (both building and
basement). This should be schematic but of sufficient detail to understand the
relationship between the subject application and the isolated site and the likely
impacts the developments will have on each other, particularly solar access and
privacy impacts for residential development and the traffic impacts of separate
driveways if the development is on a main road.
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The applicant has not provided concept plans that demonstrate that No. 860 can be developed
in isolation. Indeed, No. 860 is approximately 560m?2 in area and has a frontage to the Pacific
Highway of 13.55m. Council’'s Pre-Development Application Meeting Report (Attachment A)
states the following with respect to Ku-ring-gai LEP (Local Centres) 2012:

“The proposal would result in breaches of the maximum FSR control of 2.3:1 (Clause
4.4), Minimum Site area requirement of 1200m? (Clause 6.5), minimum site frontage for
a residential flat building of 24 metres (Clause 6.5) and minimum frontage for a
business zone of 20 metres (Clause 6.7) development standards of the Ku-ring-gai
Local Environmental Plan (Local Centres).....Clause 4.6 with the LEP provides flexibility
to those development standards, however, given the extent of the proposed breaches, it
is unlikely the development would be supported in its current form.

Accordingly, in Council's opinion the site circumstances of No. 860 are such that it could not (or
is unlikely to) be developed in isolation. Which would be precisely the situation the owners of
No. 860 would find themselves should Council approve DA0180/14 in its current form.

Further, concept designs indicating the amalgamated No. 860 and No. 854 sites provided in the
SEE of DA0180/14 by Nettleton Tribe Architects do not adequately satisfy the second bullet
point of Cornerstone Property Group Pty Ltd v Warringah Council [2004] NSWLEC 189 in that
only indicative floor plates have been provided and no concept elevation diagrams or
development statistics. In any event, the indicative floor plates appear non-compliant with Ku-
ring-gai Local Centres DCP 2013 in that the concept mixed use development of No. 860 & No.
854 provides nil setbacks to all boundaries and no street activation of Merriwa Street.

It is requested that the site isolation concerns detailed above be afforded the utmost
consideration in the assessment of the DA and that Council not grant development consent to a
DA that would give rise to a demonstrable isolation of an adjoining site, namely No. 860. Should
you have any questions in regard to the above matter please contact Daniel West or Rob
Player on 9980 6933.

Yours faithfully
DFP PLANNING PTY LIMITED
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PRINCIPAL PLANNER

dwest@dfpplanning.com.au
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PRE-DEVELOPMENT APPLICATION

REFERENCE No:
SITE ADDRESS:
PROPOSAL:

DATE OF MEETING:

PRESENT AT MEETING:

PLAN REFERENCES:

KEY ISSUES:

MEETING REPORT
PRED150/14
860 Pacific Highway GORDON NSW 2072
Retail/Commercial [over 4 units)

10 December 2014

Council
Name Title
Grant Walsh Executive Assessment Planner
Janice Buteux-Wheealer Senior Assessment Planner
Kathy Hawken Team Leader — Engineering
Geoff Bird Senior Landscape Officer
Michael Zanardo Consultant Urban Designer
Christopher Mills Senior Environmental Health
Officer (Building)
Applicant’s representatives
Name Capacity
Byron Sakha {Director - Seraphic
Developments)
Sam Yasseen (Design Manager - Seraphic
Developments/
Robert Player (Director - Don Fox Planning/
Stephen Bowers {Director - Stephen Bowers
Architects/
Plan no. Drawn by Dated
Unnumbered Stephen Bowers Undated

architectural plans Architects

Non-compliance with minimum site area requirement of LEP
Non-compliance with FSR requirement of LEP
Non-compliance with minimum frontage requirement for
Residential Flat Building of LEP

Non-compliance with minimum site frontage for Business zone
requirement of LEP

Non-compliances with Ku-ring-gai Local Centres DCP 2013
Activation of Street Frontages

Need to amalgamate lots.



THE PROPOSAL.:

A|_1 eight storey mixed use building comprising small retail spaces and twenty residential units,
with three levels of basement car parking. Vehicular access is provided via Merriwa Street.

PLANNING COMMENTS
KU-RING-GAI LOCAL ENVIRONMENTAL PLAN (LOCAL CENTRES) 2012

A mixed use building comprising retail and residential flat building is a permitted land use
within the B4 “Mixed use” zone. Any application would have to demonstrate that the zone
objectives have been met.

The proposal would result in breaches FSR control of 2,3:1 (Clause 4.4),
Minimum Site area requirement of 120 . minimum site frontage for a
residential flat building of 24 metres (Clause 6. inimum site frontage for a business
zone of 20 metres (Clause 6.7) development s of the Ku-ring-gai Local Environmental

Plan (Local Centres). It is noted that the height has been nominated as compliant at 26.5
metres on the submitted architectural plans (Please refer to definitions of the LEP to ensure
the correct definition of existing ground level to ensure compliance). Clause 4.6 within the LEP
provides flexibility to those development standards, however, given the extent of the proposed
breaches, it is unlikely the development would be supported in its current form.

As discussed at our meeting, further consideration is warranted and should be given to the

ground floor narrow frontage to the Pacific
Highway furt active (non-residential) uses at the
ground floor ighway.

Part 4 Principal development standards
4.3 Height of Buildings

26.5 metres maximum permitted - The proposal is nominated as compliant. As discussed
above please refer to the definition of existing ground level to ensure compliance.

“The height of a building on any land is not to exceed the maximum
height shown for the land on the Height of Buildings Map.”

building height eans the ground
level (existing) a building,
overruns, but ex vices, an asts,

flagpoles, chimneys, flues and the like.

ground level (existing) means the existing level of a site at any point.

4.4 Floor space ratio

e Site area 860 Pacific Highway 583.4m?
« Site area 858 Pacific Highway 324.8m?



A maximum FSR of 2,3:1 is permitted for the site(s). The plans have nominated an FSR of
2.407:1 which would breach the development standard. Council preference is for strict
compliance with the standard.

858 Pacific Highway has a nominated FSR of 2.27:1.

A Clause 4.6 request to vary development standards could be utilised but would have to be
well founded.

The site is constrained, however it is unlikely that the constraints are of a nature to warrant a
variation fo the FSR standard.

5.9 Preservation of trees and vegetation

Refer to Landscape comments

6.1 Earthworks

Refer to Engineering comments

6.2 Stormwater and water sensitive urban design

Refer to Engineering comments

6.3 Biodiversity Protection

The site is not indicated as affected on the Natural Resource Biodiversity Maps
6.4 Riparian land and waterways

The site is not indicated as affected on the Natural Resources Riparian Lands Map

6.5 Site requirements for multi dwelling housing and residential flat
buildings

(1) The objectives of this clause are:

(a) to provide site requirements for development for the purposes of
multi dwelling housing and residential flat buildings so as to

provide for the orderly and economic development of residential
fand while maintaining the local character, and

(b) to ensure that lot sizes and dimensions of medium and high
density residential sites allow for generous landscaped areas and
sethacks to ensure the amenity of adjoining properties and to
support the desired future character of those areas.

(2) Development consent must not be granted for the erection of multi
dwelling housing or a residential flat building on a lot unless the lot has
an area of at least 1,200 square metres and at least 1 street frontage of
not less than:

(a) if the area of the lot is less than 1,800 square metres—24 metres,
or

(b) if the area of the land is 1,800 square metres or more—30 metres.

(3) Despite subclause (2), development consent must not be granted for the
erection of multi dwelling housing or a residential flat building on any



fot on the land identified as “Area 1” on the Lot Size Map uniess the lot
has an area of 5,000 square metres or more.

(4) For the purposes of this clause, if a lot is a battle-axe lot or other fot with
an access handle, the area of the access handle is not to be included in
calculating the lof size.

The proposal is for a mixed residential flat buildings. As
such, the minimum lot size se 6.5 apply to the
development. A clause 4.6 of any amended development

application. These clauses

6.6 Ground floor development in business zones

(1) The objective of this clause is to ensure that active uses are provided at the street level
in business zones to encourage the presence and movement of people.

(2) This clause applies to land in the following zones:
(a) Zone B2 Local Cenitre,
(b} Zone B4 Mixed Use,

(3) Development consent must not be granted to development for the purposes of
commercial premises or to a mixed use development with a commercial premises
component, or a change of use of a building to commercial premises, on land to which this
clause applies unless the consent authority is satisfied that the ground floor of the building:
(a) will not be used for the purposes of residential accommodation or a car park orto
provide ancillary car parking spaces, and

(b) will provide uses and building design elements that encourage interaction between the
inside of the building and the external public areas adjoining the building.

{4) Subclause (3) (b) does not apply to any part of a building that;

(a) faces a service lane that does not require active street frontages, or

(b} is used for 1 or more of the following purposes:

(i) a lobby for a commercial, residential, serviced apartment or hotel component of the
building,

(i) access for fire service

Council considers the above clause to be a development standard. Where an application
provides good activation to the required frontages, those parts of the building that cannot
achieve street activation may be varied where supported by a Clause 4.6 variation.

The ground floor level for the purpose of this clause is the street level, in which case, your
development has two. The proposal does not provide sufficient floor space that is allocated to
uses that will encourage street activation. The ground floor relationship of building to Merriwa
Street is schematic, but does not appear to be a good outcome in this regard.

While the application seeks approval as a mixed-use development, it is noted that the non-
residential component is very small and is located on the same level as residential units. This
is not supported for the following reasons:

residential use at ground level is not permitted under Ku-ring-gai development controls for
this site (Clause 6.6 KLEP (Local Centres) 2012).

Ground level residential use with minimal setbacks to the street will not achieve the
expected levels of amenity for a residential use,

The need to provide amenity to ground floor residential with direct frontage in proximity to
the street conflicts with the urban objectives of Ku-ring-gai planning policies surrounding



activation of the street frontages. The public/private domain interface with high level walls
will not achieve the desired streetscape character and will not activate the street frontage.

The intended future character for this part of the Gordon Lacal Centre is that of activated
street frontages for retail and commercial activity.

6.7 Minimum street frontages for lots in business zones

A minimum of 20 metres is required. Should 860 Pacific Highway be developed in isolation the
application will have to demonstrate that the following can be utilised:

(3) Despite subclause (2), the consent authority may grant consent to the erection of a
building on land referred to in that subclause if the consent authority is satisfied that:
(a) due to the physical constraints of the land or adjoining land, it is not possible for the
building to be erected on land with a primary street frontage of at least 20 metres, and
(b) the development is consistent with the aims and objectives of this Plan.

KU-RING-GAI LOCAL CENTRES DEVELOPMENT CONTROL PLAN 2013
Land amalgamation

Council's preference is that the site would be amalgamated with an adjoining site so as to
achieve minimum lot frontages and site area. Any application would have to specifically
address the requirements of 3A.1 of the DCP to demonstrate all attempts have been made in
this respect.

Building setbacks

The development as proposed would result in non-compliance with the front setback
provisions of the DCP to Pacific Highway relating to the lower level requirements of 4m and
the 8m requirement to the 4" storey and above requirements fronting the Pacific Highway.

The proposal cannot achieve the required 6 metres setback requirement relating to side
property boundaries. [t is noted that a mixed use development is able to propose a nil setback
in accordance with the DCP. Building separation requirements relating to residential
development would still apply in accordance with the DCP and the Residential Fiat Design
Code.

Justifications would have to be made in this respect and it is noted that the site width does
constitute a constraint provided the amalgamation component of the application was
supported.

Building separation

The proposal must carefully consider building separation as a key planning consideration for
the application will be whether or not the development would inhibit development on adjoining
sites. This issue is related to the minimum site area and minimum frontages standards in the
LEP in that unsatisfactory amenity impacts in this respect gives further argument toward
amalgamation of the site.

It is expected that the development will meet half of the required separation for habitable
rooms/balconies in a reciprocal arrangement that will not unreasonably burden the
development of adjoining lots.



Access and parking

The proposal includes a carpark that extends out of the ground on the Merriwa Street
fron’gage_. Concern was raised at our meeting in this respect relating to this component of the
application not meeting a required activation of the street frontages.

Communal open space

The proposal does not indicate Communal Open Space. The DCP requires 10m? of
communal open space per dwelling. Further, the COS must have a minimum 80m? and 8
metres dimension with 3 hours of sunlight and disabled access.

Communal Open Space with good amenity outcomes must be provided within the
development.

Private open space

Proposed private open space within the development must achieve the minimum 2.4 metre
dimension as per the DCP.

Natural ventilation

The proposal appears to satisfactorily meet natural ventilation requirements. The BCA report
submitted with the application would have to discuss the issue of openings ento common
corridors. Acoustic and privacy impacts would also have to be addressed in this respect.

Solar access

The proposal must meet solar access requirements of the DCP. Shadow diagrams and a solar
access report would have to be submitted with any development application to demonstrate
compliance. It is noted that solar access requirements for a mixed use development are not as
stringent as for a residential flat building.

Apartment mix and sizes

The proposal includes a unit mix of 34X1 and 5X2 bedroom units. Council would prefer a mix
of units that included 3 bedrooms. As noted at our meeting by Council's Urban Design
consuitant, the use of larger apartments may assist in a greater compliance with Council
requirements relating to amenity of the units. It is noted that 10% must be “Adaptable” and
70% of units must be “Visitable”.

Building entries

Particular concern is raised in how the proposal would address the street frontages and create
“Active frontages” as per the requirements of the DCP.

As noted above, carparking structures located within frontages is not considered desirable.
The DCP includes specific controls in relation to corner building articulation. Corner buildings
are to address both street frontages.

Internal ceiling heights

The following internal clearance (ceiling heights) should be applied to the development:



3.3m ground floor retail or commercial uses
3.0m first floor commercial or residential
2.7m for residential on floors above, or 3.0m for commercial on floors above.

Storage

The minimum storage provisions as required by the DCP and the RFDC should be nominated
on the plans. It would be helpful to include a matrix within the submitted statement of
environmental effects detailing each unit and the storage provided. Iin addition, percentages
between “in unit” storage and basement storage would also assist.

State Environmental Planning Policy 55 Contaminated land

The site has been mapped as possibly containing contaminated land. A stage 1 assessment
would have to be submitted prepared by an appropriately qualified consultant which meets the
requirements of the above mentioned SEPP.

SEPP 65 Design Quality Principles and the Residential Fiat Design Code

The development must be designed having regard for the 10 design quality principles of SEPP
65

Principle 1: Context
The applicant must demonstrate that the proposed residential flat building is appropriate
within the existing surrounding commercial and mixed use context.

Principle 2: Scale

The applicant must demonstrate that the proposed residential flat building is of an
appropriate scale. In this regard, it is expected that a proposed application would be
compliant with both height and FSR controls contained within Ku-ring-gai Local
Environmental Plan (Local Centres) 2012. It is noted the proposal exceeds the allowable
height control.

Principle 3: Built form
Refer to discussions in relation to the proposal’'s compliance with built form controls and
anticipated impacts on adjoining properties.

Principle 4. Density

The proposed development in its current form exceeds the maximum permissible FSR
under the KLEP (Local Centres) 2012, and has additional non-compliances with minimum
frontage and site area. The proposal is unacceptable in this regard.

Principle 5: Resource, energy and water efficiency
The applicant must address design principle 5.

Principle 6: Landscape . .
The proposal will result in likely conflicts between the existing trees located within
adjoining properties and the Merriwa Street road reserve.

Principle 7: Amenity

There are significant amenity issues in relation to the dwellings that need to be
addressed. Visual and acoustic privacy, solar access, cross ventilation are all issues in
relation to the current proposal.

Principle 8: Safety and security



The applicant must address design principle 8. In this regard, the location of foyer's at
entrance levels for pedestrian access must be incorporated within “Active” street
frontages to Pacific Highway Merriwa Street.

Principle 9: Social dimensions
The applicant must address design principle 9. A lack of 3 bedroom units is a concern in
this respect.

Principle 10: Aesthetics
The schematic designs provided do not allow Council to comment. The applicant must
address design principle 10 as part of their application.

The Residential Flat Design Code would be utilised to assess the development. Particular
attention should be paid to the provision of disabled access and would require you to submit
an accessibility report prepared by an appropriately qualified access consultant. Other issues
that have been identified include building separation and an ability to achieve communal open
space areas with good amenity. Any proposal should fully meet the requirements of the
Residential Flat Design Code. Refer to Council’s Urban Design Consultant's discussion points
below for further guidance.

State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004

A valid BASIX certificate that demonstrates compliance with the provisions of the SEPP must
be submitted. Please ensure all submitted documentation is consistent with the BASIX
certificate.

State Environmental Planning Policy (SEPP) Infrastructure 2007

The above mentioned SEPP applies to the proposal due to its location on Pagific Highway.
Division 17, Clause 101 and 102 will have to be addressed and will require the submission of
an acoustic assessment prepared by an appropriately qualified consultant.

Public domain

Works proposed within the public domain, including landscape elements, should be consistent
with the Town Centres Public Domain Plan 2010, which is available from Council's web site.

Services and air conditioning
Itis Councils position that they will not allow individual air compressors for air conditioning to
be housed on balconies or in visible locations (for example part of the roof). Services shall be

housed, preferably in the basement, or in some cases may be appropriate in certain screened
rooftop locations.

URBAN DESIGN COMMENTS

Please refer to attached urban design report.

LANDSCAPE COMMENTS

Trees



Eucalypts - The two most significant trees associated with the site are the remnant Eucalyptus
saligna (Sydney Blue Gum) located adjacent to the sduthwest site corner within the
neighbouring property. The trees are considered to be remnant specimens and part of the
critically endangered Blue Gum High Forest plant community. Therefore they have significant
broader ecological and landscape value.

While the trees are not located on site, their root zones continue across the site and therefore
may be impacted by proposed works. It is recommended that if ANY development works are
proposed within the root zone of the tree/s, which may extend greater than 15m from the
trees, that an AQF5 arborist undertake a tree impact assessment.

Due to the tree/s ecological significance, if there is ANY impact to the trees as a result of
development works, an ecological assessment (seven part test) is necessary (this is in
addition to the arboricultural impact assessment). Impacts may include excavation up slope
which may impact upon the water table and available moisture regimes to the trees. A
hydrological impact report may also be required.

Street trees

The removal of existing street trees within the Pacific Hwy site frontage is supported. No tree
replenishment planting within the Pacific Hwy frontage is requested.

The removal of existing trees within the Merriwa St frontage is supported. Replenishment tree
planting is required along with public domain works to improve the streetscape character.
Street tree planting species will be consistent with Council’s Public Domain DCP.

Vehicular access

It is strongly recommended the proposed driveway adjacent to the southwest site corner be
deleted to minimise tree impact. It is recommended existing grades and levels be maintained
as much as possible within the root zone of the neighbouring Eucalypts (subject to
arboricultural impact assessment).

Communal Open Space

The provision of functional COS at ground level is not possible given the site’s size and shape
constraints. Therefore COS will be provided on podium and the roof top, where there is
opportunity for expansive views over the Sydney basin to the south west. COS is to provide a
high level of amenity for residents and provide equitable access to the principal COS area.
Shared facilities such as shading devices/structures, BBQ, seating and protection from winds
shall be provided to encourage resident interaction and use.

ENGINEER COMMENTS

Stormwater drainage

The site has a fall of approximately 6-7m from the front to rear side towards the intersection of
Merriwa Street and Fitzsimons Lane. The subject site is located within the B4 ‘Mixed Use’
zone.

The DA must be accompanied by a stormwater management plan prepared by a suitable
qualified hydraulic engineer. The stormwater design is to in accordance with Part 4 Water
Management of Ku-ring-gai Local Centres Development Control Plan (DCP) 2013.



The Stormwater Management plan shall include the following

Show location of detention and retention storages and basement pump out system,

Only 10% of the site storage requirements (SSR) from OSD can be deducted for on-site
retention (Refer to Part 4B.5).

The BASIX water commitments must be shown on the DA plans where required.

Woater quality measures to be addressed using MUSIC Modelling as required in Part 4B.6
Water Management of KDCP 2013.

A water balance model (can be dorie using MUSIC) must be provided to demonstrate
compliance with the 50% reduction in runoff days required under Volume C Part 4B.3-4 of
the DCP.

Vehicle access and accommodation

Application will be referred to Roads and Maritime Services (RMS)

The site is further than 400 metres from Gordon Station, so the parking rates for the retail
component are given in Volume C Part 2R.2 of the DCP and the residential rates in Volume A
Part 8B.2-10.

Vol. A Part 8B.2 Car Parking Provisions

Min. & Max, Parking Space
" Requirement per dwelling

One bedroom 0.6 - 1 space

Two bedroom 1-1.25 spaces

Three or more bedrooms 2 spaces

Visitor car spaces 1 space for every 6 apartments

Proposed — 28 parking spaces with 2 disabled car spaces and 5 visitor spaces. The required
on-site parking shall comply with the above parking rates.

Temporary space for service and removalist vehicles is to be provided. This space is to
have a minimum dimension of 3.5m x 6m and a minimum manoeuvring area of 7m wide.
At least one visitor parking space is to be adaptable by complying with the requirements
of AS2890.6.

Disabled parking spaces shall be designed in accordance with AS2890.6:2009 i.e.
2.4x5.4 with a shared area adjacent to the dedicated space. Ideally the disabled space
shouid be iocated close to the lift or pathway crossing. Basement plan 1 shows disabled
space No.1 to have a shared area between the fire stairs. This is not compliant with the
BCA.
All dimensions of parking spaces, aisles, driveways, circulation roadways, particularly at
the minimum thresholds to be shown.

Driveway gradients / ramps and transitions including reduced levels at transition points.
Show vehicle swept paths using the AS2890.1:2004 B99 design template demonstrating
vehicles can safely manoeuvre within the basement and enter and exit the site in a
forward direction.

Provide on-site, secure bicycle parking spaces and storage at the following rates:

o 1 bicycle parking space per 5 units (or part thereof) for residents within the residential

car park area; and
o 1 bicycle parking space (in the form of a bicycle rail) per 10 units for visitors in the
visitor car park area.



A qualified and experienced civil/traffic engineer must assist in the design of the vehicle
access and accommodation arrangements. A traffic report will need to be submitted and
confirm that the parking spaces are satisfied and that the car park complies with
AS2890.1:2004 Off-street car parking.

Traffic and surrounding road network

A Traffic Impact Assessment Report, based on an assessment of the proposal on the
surrounding road network, carried out by a consulting civil/traffic engineer. Consideration of
the cumulative traffic impact of medium density development in the surrounding lots permitted
under zoning, and the effect of this on road network.

Work Zone is to be made available along the site frontage of Merriwa Street. A work zone
along Pacific Highway will not be supported by RMS.

Geotechnical investigation

A geotechnical report is required, to address such matters as excavation methods and
support, dilapidation survey of neighbouring structures or vibration control, and groundwater
inflow. Volume C Part 2.3-4 of the Local Centres DCP requires a tanked basement. This is to
be addressed in the report.

Construction management

A Construction Traffic Management Plan must be submitted with the DA demonstrating how
construction vehicles will approach and depart from all directions, enter and leave the site and
manoeuvre on site.

Waste collection

Plans must indicate location of garbage collection area complying with Volume C Part 3.4 of

the Ku-ring-gai Local Centres DCP.

¢ Plans to show critical control dimensions as specified and garbage collection vehicle
manoeuvring area.

« Submit a longitudinal section through the driveway and into the basement car park which
clearly demonstrates that there will be 2.6 metres clear headroom along the whole of the
travel path required for the small waste collection vehicle. The section is to include
realistic slab/beam depths, and be endorsed by a structural engineer.

« Garbage collection vehicle must be able enter the site, collect the garbage, then turn and
leave the site in a forwards direction with a maximum three point turn. A modelling
computer software Auto Track or equivalent is to be submitted to clarify that the swept
paths comply with Australian Standards for Parking Facilities (Part 2. Off-Street
commercial vehicle facilities) AS 2890.2:2002.

e Maximum grade negotiable by laden (small} garbage truck is 20%. Manoeuvring area
(turning bay) within site to be relatively flat grade to ensure stability of vehicle.

Note: For ‘Mixed Use’ the development controls is to be referred to Volume C Part 3 of the

Ku-ring-gai Local Centres DCP. The applicant is encouraged to contact Council's Waste

on-street.

INFORMATION TO BE SUBMITTED
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» Refer to Council's DA Guide
http://www.kmc.nsw.gov.au/resources/documents/DA_Guide. pdf

¢ All plans (survey plan, architectural plans, landscape plans, stormwater plans, compliance
diagrams) must be at a consistent and workable scale (1:100 preferable or 1:200). All
plans must show consistent detail.

» The plans must be clear and legible and sharp in detail. Poor photocopied plans will not be
accepted.

» Ensure correct and complete owner's consent is provided with development application.
Owners consent for adjoining properties also to be supplied where works impact adjoining
trees.

CONCLUSION

The current proposal requires re-design and further refinement. Of particular note, the isolation
of the adjoining corner allotment requires substantial further consideration and design detail. It
is Council's position that the amalgamation with the corner lot is the best strategic planning
outcome for the area, and the applicant is strongly encouraged to pursue this avenue when
looking at future development of the subject lot.

The amendments/ additional information needed for your proposal to be acceptable are
substantial. Further, given the above issues Council staff cannot guarantee that further issues
would not be raised that may be significant in arriving at the optimal environmental outcome
for the site. In this regard, we believe your proposal would highly benefit from a further pre-DA
meeting prior to lodgement of a formal development application.

While the pre-lodgement meeting and these minutes attempt to identify significant issues
during the initial phases of design, the assessment provided in these minutes does not have
the benefit of a full planning assessment and should not be considered exhaustive.

We hope that this advice assists you. If you have any further enquires please contact Grant
Walsh on 9424 0888 during normal business hours.

0\
AAANA_
GRANT WALSH RICHARD KINNINMONT
EXECUTIVE ASSESSMENT OFFICER TEAM LEADER - DEVELOPMENT ASSESSMENT

DATED: 1/3’(5/

DISCLAIMER

The aim of pre development application consultation is to provide a service to peaple who wish
to obtain the views of Council staff about the various aspects of a preliminary proposal, prior
to lodging a development application (DA]. The advice can then be addressed or at least
known, prior to lodging a DA. This has the following benefits: -
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* Allowing a more informed decision about whether to proceed with a DA; and
* Allowing matters and issues to be addressed especially issues of concern, prior to lodging
a DA. This could then save time and money once the DA is lodged.

All efforts are made to identify issues of relevance and likely concern with the preliminary
proposal. However, the comments and views in this letter are based only on the plans and
information submitted for preliminary assessment and discussion at the pre DA consultation.
You are advised that: -

e The views expressed may vary once detailed plans and information are submitted and
formally assessed in the development application process, or as a result of issues
contained in submissions by interested parties;

e Given the complexity of issues often involved and the limited time for full assessment, no
guarantee is given that every issue of relevance will be identified;

» Amending one aspect of the proposal could result in changes which would create a
different set of impacts from the original plans and therefore require further assessment
and advice;

» This Pre-DA advice does not bind Council officers, the elected Council members, or other
bodies beyond Council in any way whatsoever.
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