JOINT REGIONAL PLANNING PANEL
(Sydney West Region)

JRPP No

2015SYW170

DA Number

576/2016/1P

Local Government Area

THE HILLS SHIRE COUNCIL

Proposed Development

THREE LOT SUBDIVISION, CONSTRUCTION OF
YORK ROAD AND ALESSANDRA DRIVE AND
CONSTRUCTION OF THREE RESIDENTIAL FLAT
BUILDINGS (311 DWELLINGS) ON PROPOSED LOTS
1 AND 2 AND A CHILD CARE CENTRE (100 PLACES)
ON PROPOSED LOT 3.

Street Address

LOT 12 DP 1169214 YORK ROAD, KELLYVILLE

Applicant/Owner

NAMUL PTY LTD

Number of Submissions

FORTY-SEVEN

Regional Development Criteria
(Schedule 4A of the Act)

GENERAL DEVELOPMENT WITH A CIV OF OVER $20
MILLION

List of All Relevant s79C(1)(a)
Matters

o List all of the relevant environmental planning
instruments: s79C(1)(a)(i)

- State Environmental Planning Policy No. 65 -
Design Quality of Residential Flat Development

- State Environmental Planning Policy (State and
Regional Development) 2011

- State Environmental
Infrastructure 2008

- State Environmental Planning Policy No 55 —
Remediation of Land

- The Hills Local Environment Plan 2012

Planning Policy

e List any proposed instrument that is or has been the
subject of public consultation under the Act and that
has been notified to the consent authority:
s79C(1)(a)(ii)

- Nil

e List any relevant development control plan:
s79C(1)(a)(iii)
- DCP 2012 Part B Section
Building
- DCP 2012 Part C Section 1 - Parking
- DCP 2012 Part C Section 3 - Landscaping
- DCP 2012 Part D Section 5 - Kellyville Rouse Hill
Release Area

5 - Residential Flat

s List any relevant 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: s79C(1)(a)(iv)

- _Nil
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e List any coastal zone management plan:
s79C(1)(a)(v)
- Nil

e List any relevant regulations: s79C(1)(a)(iv) eg. Regs
92, 93, 94, 94A, 288

- Environmental Planning and Assessment Act
Regulation 2000

Does the DA require Special
Infrastructure Contributions | No
conditions (s94EF)?

List all documents submitted
with this report for the panel’s | Submissions
consideration

Recommendation Refusal

Development Assessment Co-ordinator

Report b
3 Y Robert Buckham

Report date 19 May 2016

EXECUTIVE SUMMARY

The development application as amended, is for a three lot subdivision, construction of
York Road and Alessandra Drive and construction of three Residential Flat Buildings (311
dwellings), and a Child Care Centre (100 places). The application as originally lodged was
for 340 units.

The subject site is zoned part R3 Medium Density and part R4 High Density Residential
under The Hills Local Environmental Plan 2012 (refer Attachment 3).

Whilst the site is subject to the density controls contained within the Kellyville/ Rouse Hill
section of the DCP, the multi dwelling housing and residential flat buildings sections of the
DCP (which contain higher density entitlements) are considered to be more reflective of
the zoning of the site. The density controls within the Kellyville/ Rouse Hill DCP are
considered to be more responsive to low density residential development and associated
land subdivision which was envisaged when the area was earmarked for greenfield
release. Whilst the multiunit and residential flat building density controls are considered
appropriate, in the absence of a floor space ratio control, compliance is imperative to
provide a development compatible with adjoining low density development.

- -

The application relies on the use of Clause 5.3 of the LEP (Development near zone
boundaries) to allow a portion of the residential flat building component of the application
within the R3 Medium Density Zone. The clause allows a development allowed in an
adjoining zone to be permitted for up to a distance up to 20 metres. The application of the
clause is considered reasonable in one respect but it is considered inappropriate to use
this clause to achieve a higher density over that part of the site (20 metre wide portion of
the site zoned R3 Medium Density with an area of 4,020m?). The uplift in density is further
exasperated due to the utilisation by the applicant of the land area of the child care centre
lot (2,187m?) for the purposes of density calculations.

Further to this the application’s actual density as assessed (based on unit layouts and
their functionality) compared to the applicant’s description of bedroom numbers leads to
further density non-compliance. Based on the limited justification provided particularly in
relation to limited public transport, services, employment and impact on existing
infrastructure, the proposed density results in an overdevelopment and the application
cannot be supported.
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The application also includes a number of other variations to Council’s DCP in relation to
setbacks, building height, building length, built form and streetscape which are considered
unsupportable in conjunction with the density proposed. The development proposal results
in a development that is considered to have limited regard for the existing character of the
locality and results in an unacceptable built form.

During the notification period 47 submissions were received. The issues raised in the
submissions relate to traffic, overdevelopment, bulk and scale, streetscape, amenity
impacts, construction impacts, impact of the child care on residential properties and
impacts of the adjoining loading dock on children at the proposed child care centre.

The application is recommended for refusal.

It is noted that the Joint Regional Planning Panel previously approved Development
Consent 854/2012/1P for 126 apartments and 34 integrated dwellings on the subject site
(Refer Attachment 14).

In the absence of the JRPP process, this matter would be determined by the Development
Assessment Unit.

BACKGROUND MANDATORY REQUIREMENTS
Owner: Namul Pty Ltd. 1. | LEP 2012 - Unsatisfactory.
Zoning: R4 High Density | 2. | The Hills DCP 2012 - Unsatisfactory
Residential and R3
Medium Density
Residential
Area: 3.59Ha 3, | Section 79C (EP&A  Act) -
Unsatisfactory, see Report.
Existing Development: Vacant 4, | SEPP_Building Sustainability Index
BASIX 2004 - Satisfactory.

5. | SEPP 55 — Remediation of Land -
Satisfactory.

6. | SEPP 65 Design Quality of
Residential Flat Buildings -
Unsatisfactory.

7. | SEPP Infrastructure 2007 -
Satisfactory.

8. | Section 94 Contribution - Unable to
be determined based on unresolved
bedroom numbers.

SUBMISSIONS REASONS FOR REFERRAL TO JRPP

1. Exhibition: Yes, 14 days 1. | Capital Investment Value (CIV)
exceeds $20 million ($124,000,000).

2. Notice Adj Owners: Yes, 14 days

3. Number Advised: 85

4, Submissions 47

Received:
HISTORY
20/12/2012 Joint Regional Planning Panel approved Development Consent

854/2012/1P for 126 apartments and 34 integrated dwellings
on the subject site.

08/10/2015 Subject Development Application Lodged.
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26/11/2015
30/11/2015

17/12/2015

25/02/2016

29/03/2016

04/04/2016

2015SYW170 - The Hills Shire Council

Briefing of Joint Regional Planning Panel.
Conciliation Conference held.

Letter sent to the applicant identifying issues in relation to
Density, Unit Mix, Setbacks, Building Length, Driveway
locations, Interface (western boundary), Engineering and
Acoustic matters.

Additional information submitted in relation to correspondence
dated 17 December 2012.

The applicant has provided the following list of amendments.

e The total number of apartments proposed has been reduced
from 340 to 311,

e The proportion of one bedroom apartments proposed has
been reduced from 38% to 29% (91 of 311 apartments).

e Amendments have been made to the design of the 'one
bedroom + study apartment type’, removing the enclosing
walls and doors and thus creating a 'study nook’ rather than
an enclosable room.

o Setbacks have been increased to 10 metres on York Road
and Alessandra Drive, increasing the provision of
landscaping along the front boundary.

e The scale of the development along the eastern boundary
has been significantly improved to articulate and increase
the separation of Buildings 1A and 1B. Two units have been
removed from levels 3 and 4 on Building 1B in order to
increase the separation between these buildings resulting in
a reduction the overall building mass and length.

e Basement ramps have been moved away from the east and
west boundaries to within the building envelope, increasing
the provision of landscaping along the east and west
boundaries.

e Nine units have been removed from the western portion of
Building 2 at level four in order to reduce the building bulk
along the western boundary.

o A light low-impact fence has been incorporated along the
front boundary, allowing a visual connection through the
linear park whilst limiting access to residents only.

e Basement plans now incorporate dimensions for the spaces,
aisles, circulation roadways/ramps and driveways. Numbers
have also been assigned to each parking space.

e Additional plant species including shrubs and small trees
have been incorporated to assist with screening.

Letter sent to applicant advising that the application could not
be supported as the proposal was considered an
overdevelopment primarily relating to issues raised in relation
to density and road dedication. The applicant subsequently
requested that the application be determined based on the
information lodged.

Request from applicant to defer assessment of application to
provide further justification relating to the proposed density.
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21/04/2016 Further briefing of the Joint Regional Planning Panel.

27/04/2016 Additional information lodged by the applicant relating to
further justification of the proposed density.

PROPOSAL

The development application is for a three lot subdivision, construction of York Road and
Alessandra Drive and construction of three Residential Flat Buildings (311 dwellings), as
amended, and a Child Care Centre (100 places).

Civil Works and Subdivision

The application includes the creation of three lots, separated by proposed roads including
the completion of York Road and Alessandra Drive which are to be extended to dissect the
site creating access to the site from the east, south and west.

The applicant has identified that the dedication at no cost to Council of the York Road and
Alessandra Drive extensions is only agreed to on the basis the revised scheme of no less
than 311 apartments is approved to support the associated construction costs.

The proposed lots comprise;

Proposed Lot 1 - 23,308m? - Residential Flat Building;
Proposed Lot 2 - 6124.4m? - Residential Flat Building; and
Proposed Lot 3 — 2186.3m? - Child Care Centre.

Residential Flat Buildings

The residential component of the development as amended contains 311 units, reduced
from 340 units originally proposed. The residential development comprises three buildings
part three and five storey, two located on the northern portion of the site over a common
basement (Proposed Lot 1) and a building located on south western corner of the site
(Proposed Lot 2).

The applicant describes the development as being 91 x 1 bedroom units (29%), 189 x 2
bedroom units (61%) and 31 x 3 bedroom units (10%). However, the proposal has been
assessed (based on unit layout and probable function) as having 80 x 1 bedroom units,
181 x 2 bedroom units, 37 x 3 bedroom units, 12 x 4 bedroom units. It is considered that
if a room is of a size and design that could be used as a bedroom, and will therefore likely
be used as a bedroom then it is reasonable to consider it as a bedroom for the purposes of
the assessment and contribution calculations. These calculations would mean the proposal
would comply with the Council mix requirements, however and the application would not
meet the Council DCP unit size requirements.

Parking is provided for 656 vehicles with 3 access driveways, two onto York Road and one
onto Alessandra Drive.

Child Care Centre
A child care centre is proposed to be located on Lot 3. The child care centre is two-storey
and will accommodate 100 children aged 0-6 years, including:

0 -2 years - 16 children,
2 -3 years -24 children,
3-6 years - 60 children.

The centre will employ 16 staff members.

The facility provides 361m?2 of indoor play space and 707m?2 of outdoor play space, Vehicle
access is provided off Alessandra Drive, and a total of 33 car parking spaces (16 staff
parking spaces, and 17 visitor spaces) are provided within a single level basement (30
spaces) and at grade parking area (3 spaces).
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Summary of Amendments

The latest amendments to the application in response to Council staff concerns and issues
raised by residents at the Conciliation Conference were not notified to residents given the
application remained unsupportable.

The applicant provided the following list of amendments.

e The total number of apartments proposed has been reduced from 340 to 311.

e The proportion of one bedroom apartments proposed has been reduced from 38% to
29% (91 of 311 apartments).

e Amendments have been made to the design of the 'one bedroom + study apartment
type’, removing the enclosing walls and doors and thus creating a 'study nook’ rather
than an enclosable room.

e Setbacks have been increased to 10 metres on York Road and Alessandra Drive,
increasing the provision of landscaping along the front boundary.

e The scale of the development along the eastern boundary has been significantly
improved to articulate and increase the separation of Buildings 1A and 1B. Two units
have been removed from levels 3 and 4 on Building 1B in order to increase the
separation between these buildings resulting in a reduction the overall building mass
and length.

e Basement ramps have been moved away from the east and west boundaries to within
the building envelope, increasing the provision of landscaping along the east and west
boundaries.

e Nine units have been removed from the western portion of Building 2 at level four in
order to reduce the building bulk along the western boundary.

e A light low-impact fence has been incorporated along the front boundary, allowing a
visual connection through the linear park whilst limiting access to residents only.

e Basement plans now incorporate dimensions for the spaces, aisles, circulation
roadways/ramps and driveways. Numbers have also been assigned to each parking
space.

e Additional plant species including shrubs and small trees have been incorporated to
assist with screening.

CONCILIATION CONFERENCE

A Conciliation Conference was held on 30 November 2015. Issues discussed at the
Conference include:

Traffic Impacts;
Bulk and scale;
Streetscape Impacts
Overshadowing;

LRL e

Amenity Impacts

The following outcomes were achieved:

e Council staff will consider the issues raised during the Conference and this will help
inform their assessment.

e Council staff may require further information from the applicant.

e Council’s Traffic Team will undertake their own assessment.

As identified above, the amended plans and information were not notified to residents
given the application remained unsupportable.
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ISSUES FOR CONSIDERATION

1. Compliance with The Hills Local Environmental Plan 2012
i. Permissibility

The development site is zoned part R4 High Density Residential and part R3 Medium
Density Residential as shown in Attachment 3. Under Part 2 of LEP 2012 a Residential Flat
Building is permissible with consent on land zoned R4 High Density Residential. The
applicant is reliant on Clause 5.3 of LEP 2012 to enable a portion of the proposed flat
building to be located on land zoned R3 Medium Density Residential.

Residential Flat Building means a building containing 3 or more dwellings, but does not
include an attached dwelling or multi dwelling housing.

A child care centre is permissible on land zoned R4 High Density Residential.

Child Care Centre means a building or place used for the supervision and care of children

that:

(a) provides long day care, pre-school care, occasional child care or out-of-school-hours
care, and

(b) does not provide overnight accommodation for children other than those related to
the owner or operator of the centre,
but does not include:

(¢) a building or place used for home-based child care, or

(d) an out-of-home care service provided by an agency or organisation accredited by the
Children’s Guardian, or

(e) a baby-sitting, playgroup or child-minding service that is organised informally by the
parents of the children concerned, or

(f) a service provided for fewer than 5 children (disregarding any children who are related
to the person providing the service) at the premises at which at least one of the
children resides, being a service that is not advertised, or

(g) a regular child-minding service that is provided in connection with a recreational or
commercial facility (such as a gymnasium), by or on behalf of the person conducting
the facility, to care for children while the children’s parents are using the facility, or

(h) a service that is concerned primarily with the provision of:
(i) lessons or coaching in, or providing for participation in, a cultural, recreational,

religious or sporting activity, or

(ii) private tutoring, or

(i) a school, or

(j) a service provided at exempt premises (within the meaning of Chapter 12 of
the Children and Young Persons (Care and Protection) Act 1998), such as hospitals, but
only if the service is established, registered or licensed as part of the institution
operating on those premises.

if. Development Near Zone Boundaries

The applicant is reliant on Clause 5.3 of LEP 2012 to enable a portion of the proposed flat
building to be located on land zoned R3 Medium Density Residential.

Clause 5.3 of the LEP states:

“(1) The objective of this clause is to provide flexibility where the investigation of a site
and its surroundings reveals that a use allowed on the other side of a zone boundary
would enable a more logical and appropriate development of the site and be
compatible with the planning objectives and land uses for the adjoining zone.

2015SYW170 - The Hills Shire Council



(2) This clause applies to so much of any land that is within the relevant distance of a
boundary between any 2 zones. The relevant distance is 20 metres.

(3) This clause does not apply to:
(a) land in Zone RE1 Public Recreation, Zone E1 National Parks and Nature Reserves,
Zone E2 Environmental Conservation, Zone E3 Environmental Management or Zone
W1 Natural Waterways, or
(b) land within the coastal zone, or
(c) land proposed to be developed for the purpose of sex services or restricted
premises.

(4) Despite the provisions of this Plan relating to the purposes for which development
may be carried out, development consent may be granted to development of land to
which this clause applies for any purpose that may be carried out in the adjoining
zone, but only if the consent authority is satisfied that:

(a) the development is not inconsistent with the objectives for development in both
zones, and

(b) the carrying out of the development is desirable due to compatible land use
planning, infrastructure capacity and other planning principles relating to the
efficient and timely development of land.

(5) This clause does not prescribe a development standard that may be varied under this
Plan.”

The LEP provides flexibility to undertake a use permissible in an adjoining zone for a
distance of no more than 20 metres provided it would enable a more logical and
appropriate development of the site and be compatible with the planning objectives and
land uses for the adjoining zone.

The proposal includes part of the residential flat building in the R3 Medium Density
Residential zone but within 20 metres of the R4 High Density Residential Zone. Refer
Attachment 6.

The applicant has provided the following justification:

As demonstrated within the Statement of Environmental Effects, the proposed
development is entirely consistent with the objectives of both the R3 Medium Density
Residential and R4 High Density Residential zones. Specifically:

s« The proposal provides for the housing needs of the community in a predominantly
medium density residential environment;

o The proposal provides a variety of housing types, with varying layouts and sizes,
which will accommodate a diversity of households and meet a range of needs;

e The proposal incorporates a separate child care centre, an extension to York Road
and Alessandra Drive, and a significant amount of communal open space, which
will provide public benefits for the local neighbourhood, future residents, and
broader stakeholders; and

e The proposal provides a high quality residential development in an area accessible
to public transport, community facilities, open space, healthcare services, and
education and employment opportunities.

Furthermore, the proposal achieves a better urban design and built form outcome for the
site and results in an improved outcome for neighbouring residential properties for the
following reasons:

2015SYW170 - The Hills Shire Council Page 8



o The proposal represents a more site responsive and logical approach to a unique
situation of infilling a large site surrounded by lower scale housing.

e The proposal facilitates a substantially increased setback of development from the
rear of the existing residential properties fronting President Road. This significant
34 metre setback also provides the opportunity to create communal open space
within a parkland setting, which far exceeds Council’s requirements.

e The portion of the residential flat buildings that will extend into the R3 Medium
Density Residential zone are very minor and importantly, are only three-storeys in
height which is consistent with the maximum height of buildings permitted in the
R3 Medium Density Residential zone.

e Furthermore, from a land use typology perspective, residential flat buildings are
permitted in R3 Medium Density Residential zones in the nearby North Kellyville
Precinct, so this form of housing is not an inconsistent form in comparable zones
nearby.

It is considered that in this instance it is inappropriate to utilise Clause 5.3 of LEP 2012 to
permit a residential flat building in the R3 zone as the development proposal is an
overdevelopment on this basis. The applicant has applied a density of 175 persons per
hectare (R4 High Density zone density) to the land zoned R3 which is provided with a
maximum density of 95 persons per hectare across the Shire, this approach is not
supported based on the limited justification provided particularly in relation to limited
public transport, services, employment and impact on existing infrastructure. In addition
to the density proposed by the applicant, the proposa! in relation to unit layouts and
actual numbers of bedrooms (being rooms of a size capable of being bedrooms) provides
a density close to 175 person per hectare for the entire site not just for the area of 20m of
R3 zoned land adjacent to the R4 zoned land.

Although it is considered that the development is not necessarily inconsistent with the
objectives for development in both zones (listed below), it is considered that the carrying
out of the development as proposed is undesirable due to the over development of the site
as a whole and limitations in relation to road dedication proposed by the applicant.

The design of the development, primarily its underutilisation of the R3 zoned portion of
the site, and the addition of a child care centre use on a portion of the site zoned R4 result
in a development on the remainder of the site that is considered excessive in terms of
character, bulk, scale, streetscape, and will have unreasonable amenity impacts on
neighbouring properties.

As such the application of Clause 5.3 of the LEP in this instance is not supported.
iii. Zone Objectives

The following objectives of the R3 Medium Density Residential and R4 High Density
Residential zones are detailed below:

Objectives of Zone R3 Medium Density Residential

s« To provide for the housing needs of the community within a medium density
residential environment.

o To provide a variety of housing types within a medium density residential
environment,

e« To enable other land uses that provide facilities or services to meet the day to day
needs of residents.

s To encourage medium density residential development in locations that are close to
population centres and public transport routes.
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Objectives of Zone R4 High Density Residential

e To provide for the housing needs of the community within a high density residential
environment.

o To provide a variety of housing types within a high density residential environment.

e To enable other land uses that provide facilities or services to meet the day to day
needs of residents.

e To encourage high density residential development in locations that are close to
population centres and public transport routes.

Comment:
It is considered that the proposed development is not necessarily inconsistent with the

zone objectives however concern is raised that the proposal does not meet the intent of
the R3 Medium Density Zone given the density proposed.

(iv) The Hills LEP 2012 - Development Standards

The following addresses the principal development standards of the LEP relevant to the
subject proposal:

CLAUSE REQUIRED PROVIDED COMPLIES
4.1A Minimum lot | R4 High Density | Minimum 6,124.4m? Yes

size for residential | Residential - Residential
development in | Flat Building - 4,000m?
certain residential
zones

4.3 Height of | 16 metres 16m Yes
buildings

(v) Other LEP Provisions

The proposal has been considered against the relevant provision of the SEPP. Specific
regard has been given to Clauses:

¢ 5.9 Preservation of trees or vegetation;
e 6.2 Public utility infrastructure; and
e 7.2 Earthworks

The proposal has been considered against these provisions and satisfies each of the
standards and objectives relating to each of the clauses.

2. Compliance with The Hills Development Control Plan 2012

The proposal has been against the following provisions of The Hills Development Control
Plan 2012 with variations identified in the table proceeding:

Part B Section 4 - Multi Dwelling Housing;

Part B Section 5 - Résidential Flat Buildings;

Part B Section 6 — Business;

Part C Section 1 - Parking;

Part C Section 3 - Landscaping; and

Part D Section 5 - Kellyville/Rouse Hill Release Area;
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DEVELOPMENT DCP PROPOSED COMPLIANCE
CONTROL REQUIREMENTS DEVELOPMENT
Density
Part B Section 4 | The maximum | The site is able to | No
Multi Dwelling | population density | accommodate 553.3
Housing - Clause | permitted is 95 | persons based on the
3.5(a) persons per hectare | DCP densities and zone
based upon the | boundaries. The
occupancy rates: applicant has provided
1 bed - 1.3 persons; | an amended
2 bed - 2.1 persons; | development with a
3 bed - 2.7 persons; | density of 599 persons
and based on their unit
4 bed - 3.5 persons bedroom calculations.
Council staff had
Part B Section 5| The maximum | reviewed the proposal
Residential Flat | population density | and recalculating the
Buildings - Clause | permitted is 175 | unit mix based on rooms
3.10(a) persons per hectare | that could easily be
with a desirable | converted or used as
range between 150- | bedrooms the proposed
175 persons per | density would actually
hectare based upon | be 626 persons
the occupancy rates: | (174.56pph), a variation
1 bed - 1.3 persons; | of 72.7 persons.
2 bed - 2.1 persons;
3 bed - 2.7 persons;
and
4 bed - 3.5 persons
Part D Section 5 | Residential Dwellings permitted: | No
Kellyville / Rouse Hill | development shall | 111.3 dwellings
- Clause 2.2(a) achieve the densities
within the range of | Dwellings proposed: 311
the applicable
density types shown
in Table 1 of the
DCP.
Local Centre: 15-20
dwelling/net hectare
Town Centre: 30-35
dwelling/net hectare
Setbacks
Part B Section 5 | Front Setback - 10m | Setback to Residential [ No
Residential Flat Flat Building on the
Buildings - Clause southern side of York
3.3(2)(a) Road
Building Height
Part B Section 5| No building shall | Five storeys proposed. No
Residential Flat | contain more than 4
Buildings - Clause | storeys above
3.4(c) natural ground level.
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Building Length

Part B Section 5| The maximum linear | Building 1A - 109m | No
Residential Flat | length of any | proposed
Buildings - Clause | residential flat
3.7(a) building is to be 50
metres.
Building Design and Streetscape
Part B Section 5 [ Buildings shall be in | The proposal has limited | No
Residential Flat | harmony in terms of | regard to the form,
Buildings - Clause | form, mass, colour, | mass and structure with
3.8(b) and structure with | existing neighbouring
the existing and | properties.
likely future
development in the
street.
Unit Layout and Design
Part B Section 5 | Residential Flat | The applicant proposes | No
Residential Flat | Buildings, which [ 91 x 1 bedroom units
Buildings - Clause | require that no more | (29%), 189 X 2
3.11 than 25% of the | bedroom units (61%)
dwelling vyield is to|and 31 x 3 bedroom
comprise either | units (10%). It should
studio or one [ be noted that the
bedroom apartments | amended proposal has
and no less than | been assessed by
10% of the dwelling | Council staff as having
yield is to comprise | 80 x 1 bedroom units,
apartments with | 181 x 2 bedroom units,
three or more | 37 x 3 bedroom units,
bedrooms. 12 x 4 bedroom units.
These calculations would
mean the proposal
would comply with the
Council mix
requirements, however
and the application
would not meet the
Council DCP unit size
requirements. A detailed
assessment against this
criteria has not been
completed.
a) Density

DCP Part B Section 4 Multi Dwelling Housing and Section 5 Residential Flat Buildings

The densities of the Residential Flat Building and Multi Dwelling Housing Sections of the
DCP are identified at 175 persons per hectare and 95 persons per hectare respectively.

DCP Part D Section 5 Kellyville / Rouse Hill

Clause 2.2 of DCP 2012 Part D Section 5 - Kellyville/Rouse Hill Release Area identifies two
density controls across the site — Local Centre Density (15-20 dwellings/ha), and Town

Centre Density (30-35 dwellings/ha) (Refer to Attachment 4).
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Clause 2.2 of DCP 2012 Part D Section 5 - Kellyville/Rouse Hill Release Area provides the
following definitions for the applicable density types:

Local Centre Density areas typically occur within close proximity to community
and/or commercial facilities and are similar to cluster density areas, however, the
density range is between 15 to 20 dwelling per net hectare; and

Town Centre Density areas are in close proximity to either the Regional Centre or
the Kellyville District Centre. The density range for these areas is 30 to 35 dwellings
per net hectare. Due to the high density requirement, it is envisaged that a major
form of housing will take the form of multi-unit housing.

The Local Centre Density (LCD) part of the site (9,491.9m?) can accommodate a
maximum of 18.9 dwellings under this control. The Town Centre Density (TCD) part of the
site (26,407.9m?) can accommodate a maximum of 92.4 dwellings under this control. A
total of 111.3 dwellings.

The development proposes 311 apartments for the site and results in a variation of
179.4% (199.7 dwellings) to the maximum density control.

Clause 2.2(a) of DCP 2012 Part D Section 5 - Kellyville/Rouse Hill Release Area is based
on the following objectives:

(i) To facilitate a range of lot sizes and housing types within the release area to
meet changing demographic profiles and housing requirements.

(ii) To locate smaller lots and multi-unit housing types within close proximity to
community facilities, open space, public transport and commercial centres.

The applicant has submitted the following written justification to the applicable density
controls:

DCP Part B Section 4 Multi Dwelling Housing and Section 5 Residential Flat Buildings

“The proposed development seeks consent for the construction of three residential flat
buildings, defined as “a building containing 3 or more dwellings, but does not include an
attached dwelling or multi dwelling housing” under The Hills Local Environmental Plan
(LEP) 2012. The proposed residential flat buildings are located primarily within the R4
High Density Residential zone, with a small portion of Building 1A and 1C located within
the adjoining R3 Medium Density Residential zone.

In accordance with the EPA and Hills LEP, the subject site does not have a density or floor
space ratio control. We re-inforce the merits of the revised master plan that further
supports a considered superior outcome for both Council, the community and our Client.”

DCP Part D Section 5 Kellyville / Rouse Hill

“The applicable ‘Town Centre Density’ type specifies a range of 30 to 35 dwellings per net
hectare, and is derived from an expectation that the predominant building typology would
be 'multi-unit housing’ based on density studies carried out in the 1990°s prior to major
rezonings and infrastructure such as the north west rail line. This is inconsistent with the
LEP R4 High Density Residential land use zoning adopted in 2012. In fact, the LEP more
accurately reflects the strategic context of the site, and Council’s Local Strategy for town
centres, which all encourage high density development around town centres and transport
nodes, where access to existing infrastructure, facilities and services can be leveraged in
order to accommodate future growth.
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Since adoption of the Hills LEP 2012, the above mentioned Kellyville/Rouse Hill Release
Area’ (Part D Section 5 density provision has not been updated. Subsequently, there is
now precedent of Council and the Sydney West Joint Regional Planning Panel accepting
this position on this and other sites, which in effect means that Part D Section 5 of the
DCP is redundant and now no longer a relevant policy consideration for this site in relation
to density. Thus, in our opinion, the proposed density for 'residential flat buildings’ of 175
persons per hectare is the only available guideline that may be applicable as it is
somewhat consistent with the future desired character of the area as identified through
the R4 High Density Residential zoning under The Hills LEP.”

Comment:

When considering the appropriateness of the density which is being proposed,
consideration should be afforded to the type of development envisaged at the time that
the existing controls were established, and the broader change in the expectation of
higher density development around town centres and transport nodes. Through this
strategic planning policy, Council has generally maintained a planned approach to
managing urban growth within the Shire, which makes use of existing infrastructure and
extends the lifestyle opportunities of its residents. This approach focuses high density
development in precincts that show capacity to accommodate further growth, with the
result being increased population around town centres and major transport nodes.

The subject site was formerly zoned Residential 2(a) under Baulkham Hills Local
Environmental Plan 1991 and The Hills Local Environmental Plan 2005. A key objective of
this zone was to provide development for medium-density housing forms (including
apartment buildings, town-houses, villas and the like) in locations close to the main
activity centres of the local government area). This zone was a highly flexible zone which
permitted most forms of residential development including apartment buildings, dual
occupancies and environmentally integrated housing.

Within the former Development Control Plan No. 200 and the subsequent Baulkham Hills
Development Control Plan for the Kellyville/ Rouse Hill Release Area, controls were applied
to broadly guide the density of development within the release area and to ensure that
higher density development was located closer to the activity centres. With a specific focus
on the subject site, the Kellyville/Rouse Hill DCP identified the ‘Town Centre Density’ (30-
35 dwellings per hectare) and ‘Local Centre Density’ (15-20 dwellings per hectare) for this
location.

Whilst the density ranges are now considered to be significantly lower than what would
ordinarily be expected for a high density residential area within close proximity to public
transport and other services, the areas with these density types were always intended to
provide for highest density outcomes within the release area. It was previously envisaged
that the above density types would accommodate small lots, medium density, integrated
and attached housing. This is not to say that higher density forms of development were
not desired at this location. Rather, at the time the control was established these forms of
development were considered to be the most likely to be developed.

As part of the preparation of LEP 2012 the density controls were used to establish a
hierarchy of zones for the Kellyville/Rouse Hill Release Area. Land with a 'Town Centre
Density’ type was zoned R4 High Density Residential and land with a ‘Local Centre Density’
type was zoned R3 Medium Density Residential. The outcome of this approach was to
establish a transition of zones consistent with Council’s other centres where high density
development (typically comprising residential flat buildings) would be located within the
central core, with medium and lower density development radiating away from the centre
to reflect typical 5 and 10 minute walking distances. It is noted however that as part of
this process the existing density controls for the Kellyville/ Rouse Hill Release Area were
retained within the Kellyville/ Rouse Hill Release Area section of the DCP.
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Whilst the site is subject to the density controls contained within the Kellyville/ Rouse Hill
section of the DCP, the multi dwelling housing and residential flat buildings sections of the
DCP are considered to be more reflective of the zoning of the site as they anticipate and
guide the desired future character of the area which includes both residential flat buildings
and multi dwelling housing as permissible forms of development. The density controls
within the Kellyville/ Rouse Hill DCP are considered to be more responsive to low density
residential development and associated land subdivision which was envisaged when the
area was earmarked for greenfield release.

Under Part B Section 4 - Multi Dwelling Housing and Part B Section 5 - Residential Flat
Buildings of the DCP separate density controls are provided. These density controls are
applied to development within Council’s other high and medium density areas and are
considered to result in appropriate development within areas where higher density
outcome are being sought.

It is noted that the Joint Regional Planning Panel has previously varied the Kellyville/
Rouse Hill Release Area DCP density control for the previous Development Consent
applying to the land, DA 854/2012/]JP (Refer Attachment 14) which approved 126
apartments and 34 integrated dwellings at No. 75-95 President Road, Kellyville. The
development included a variation of 82% to the Kellyville Rouse Hill density control.
Additionally, variations to the Kellyville Rouse Hill density controls have been sought and
approved under other applications in the precinct.

Under the density controls established within these sections of the DCP, the site is able to
accommodate 553.3 persons based on the DCP densities and zone boundaries. The
applicant has provided an amended development with a density of 599 persons based on
their unit bedroom calculations. Council staff had reviewed the proposal and recalculating
the unit mix based on rooms that could easily be converted or used as bedrooms the
proposed density would actually be 626 persons (174.56pph), a variation of 72.7 persons
or the equivalent of 34.6 x 2 bedroom units.

The applicant has provided a document on 27 April 2016 (refer Attachment 13) which has
sought to provide further justification as to why the variation should be supported in this
instance. The justification relies on the proximity to the local centre and under developed
nature of land in the R4 zone. It is acknowledged that parts of the locality are under
developed based on the current controls however it is not appropriate to determine that
these remaining sites will effectively never be redeveloped. If the applicant’s position was
agreed to it is considered that this would create an undesirable outcome and precedent
which has not been appropriately planned for.

According the proposed is considered and over development of the site and warrants
refusal.

b) Assessment of Remainder of Variations

The remainder of the variations identified in the table above cannot be supported given
they primarily relate to the overdevelopment of the site and relate to the application of
the density controls by the applicant.

3. Relationship to Strategic Planning Framework

The application has been reviewed against the objectives, goals and actions contained
within the applicable regional or sub-regional strategy. Discussion in relation to these
policies is provided below.

A Plan for Growing Sydney
On 14 December 2014, the NSW Minister for Planning released ‘A Plan for Growing

Sydney’. The Plan is intended to guide land use planning decisions for the next 20 years
and presents a strategy for accommodating Sydney's forecast population growth over this
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time. To achieve the Government’s vision for Sydney as a “strong global City and a great
place to live”, the Plan sets out four (4) main goals, for Sydney to be:

A competitive economy with world-class services and transport,

A City of housing choice with homes that meet our needs and lifestyles,

A great place to live with strong, healthy and well-connected communities, and

A sustainable and resilient City that protects the natural environment and has a
balanced approach to the use of land and resources.

e & & @

The Hills Shire Council is located within the Central West Subregion. The priorities relevant
to the Local Government Area identified for the subregion primarily relate to land included
within the North West Rail Link Corridor Strategy. The subject site is not within these
precincts. The Strategy seeks to provide additional capacity around the future Norwest
and Bella Vista train stations for offices, retail, services and housing. Key to this approach
is the associated provision of associated infrastructure improvement

Local Strateagy
Council’s Draft Local Strategy was adopted in 2008, it is the principal document for

communicating the future planning of the Shire and includes the objectives of longer term
planning projects of the State Government as well as responding to, and planning for,
local needs such as employment, housing and transport. Part of the Strategy included the
Residential Direction adopted by Council on 10 June 2008.

Residential Direction

The Residential Direction adopted by Council on 10 June 2008 which provided, the
community and developers with a clear strategy for the future planning and management
of residential development and growth to 2031. The Direction reviews progress in
achieving additional dwellings and demonstrates the capacity to accommodate State
Government dwelling targets into the future. It also addresses key housing issues such as
special needs housing, affordability, sustainability, streetscape and residential character.
The Kellyville Rouse Hill area was not identified as an area for future urban growth. It was
simply identified as an area where the existing densities within the DCP were to guide the
Standard Instrument zonings. The zonings of R3 Medium Density and R4 High Density
replaced the previous 2(a) General Residential zone. The subject proposal exceeds these
planned densities however does not address the implications of density uplift.

Local Infrastructure — Section 94 Contributions

The site is currently subject to Contributions Plan No.8 - Kellyville Rouse Hill Release Area.
The contributions plan was primarily based on the Kellyville Rouse Hill DCP Densities. The
number of dwellings proposed were not originally envisaged on the site and as such have
not been accounted for in the planning of local infrastructure or catered for by the facilities
to be delivered under this plan. While the additional density resulting from this proposal
may not, in isolation, create the need for new local infrastructure facilities, it is critical to
consider the cumulative impact of incremental uplift and growth on local infrastructure
provision.

4. Compliance with State Environmental Planning Policy No. 65 - Design
Quality of Residential Flat Development (SEPP 65)

A Design Verification Statement has been prepared. This statement has addressed the
nine (9) matters for consideration under SEPP 65 and the Apartment Design Guidelines.
Concern is raised that the proposal fails to appropriately consider the following Principles
of SEPP 65

Principle No. 1 - Context and Neighbourhood Character;
Principle No. 2 - Built Form and Scale;

Principle No. 3 - Density; and

Principle No. 6 - Amenity
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Principle 1: Context and neighbourhood character
Good design responds and contributes to its context. Context is the key natural and built

features of an area, their relationship and the character they create when combined. It
also includes social, economic, health and environmental conditions.

Responding to context involves identifying the desirable elements of an area’s existing or
future character. Well designed buildings respond to and enhance the qualities and
identity of the area including the adjacent sites, streetscape and neighbourhood.

Consideration of local context is important for all sites, including sites in established areas,
those undergoing change or identified for change.

Principle 2: Built form and scale
Good design achieves a scale, bulk and height appropriate to the existing or desired future
character of the street and surrounding buildings.

Good design also achieves an appropriate built form for a site and the building’s purpose
in terms of building alignments, proportions, building type, articulation and the
manipulation of building elements.

Appropriate built form defines the public domain, contributes to the character of
streetscapes and parks, including their views and vistas, and provides internal amenity
and outlook.

Principle 3: Density
Good design achieves a high level of amenity for residents and each apartment, resulting
in a density appropriate to the site and its context.

Appropriate densities are consistent with the area’s existing or projected population.
Appropriate densities can be sustained by existing or proposed infrastructure, public
transport, access to jobs, community facilities and the environment.

Principle 6: Amenity
Good design positively influences internal and external amenity for residents and
neighbours. Achieving good amenity contributes to positive living environments and
resident well being.

Good amenity combines appropriate room dimensions and shapes, access to sunlight,
natural ventilation, outlook, visual and acoustic privacy, storage, indoor and outdoor
space, efficient layouts and service areas and ease of access for all age groups and
degrees of mobility.

Comment:

The proposal does not provide a development that responds to the desired future context
and character of the locality. The development seeks to provide a built form that is on
some parts of the site considered excessive. The site will be unable to sustain the
proposed population due to limited infrastructure, public transport and access to local
services. The proposal will result in poor amenity for residents being located within the
site and for existing residents adjacent to the site.

5. Dedication of York Road and Alessandra Drive

The applicant has identified that the dedication at no cost to Council of the York Road and
Alessandra Drive extensions is only agreed to on the basis the revised scheme of no less
than 311 apartments is approved to support the associated construction costs.

The subject roads are not identified within the relevant Contributions Plan (CP No. 8) as
being roads funded by developer contributions and therefore the developer is subject to
full width construction and subsequent dedication of the roads.
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6. Issues Raised in Submissions

ISSUE/OBJECTION

COMMENT

OUTCOME

The development will
generate a substantial
increase in traffic to the
residential streets in the
immediate local area,
particularly during morning
and afternoon peak traffic
hours prior to and after
school.

It is acknowledged that the
locality does experience traffic
congestion during peak periods.

When having regard to Council
traffic data, the overall increase
in the traffic volume being
dispersed to the surrounding
road network, assuming an
equal split north and south to
both President Road and Wrights
Road is not significant when
taking into account the
substantial traffic loadings
currently imposed on these two
major collector roads.

As a result of the existing
capacity issues in both Wrights
Road and President Road certain
improvements  including the
signalisation of the Windsor
Road and Wrights Road
intersection along with the
upgrade of Memorial Avenue and
Windsor Road have been
identified and are expected to
occur in the near future.

Issue addressed.

Traffic departing Woolworths,
Coles and Aldi is gridlocked
and queued into the centre.
Use of York Road as a traffic
thoroughfare  will  further
impact this.

The York Road extension will
provide an alternative route to
the south of the local centre.

Issue addressed.

York Road should not be a
thoroughfare between
President and Wrights Roads.
A stop sign should be
installed at the intersection
of York Road and Alessandra
Drive so that Alessandra
Drive traffic has right of way.

The Alessandra Drive and York
Road extensions have always
been planned and will provide
permeability through the locality.
They are required to be provided
by the developer.

Issue addressed.

The use of the driveway off
Alessandra Drive to access
the 1B basement parking will
result in further traffic
congestion to Alessandra
Drive that must then safely
exit to York Road which
becomes a thoroughfare.
Relocating the basement

The additional traffic distributed
to Alessandra Drive may appear
significant when compared to the
low existing volumes however
the overall traffic outcome
compared to environmental
capacity is relatively minor.

Issue addressed.
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ISSUE/OBJECTION

COMMENT

OUTCOME

roadway access from
Alessandra Drive to York
Road at the point between
Buildings 1B and 1C would
be prudent and avoid
Alessandra Drive becoming a
congestion point.

How will Council ensure that
commercial traffic will not
use York Road as a truck
access way to the Kellyville
Village Shops?

York Road is a Collector Road
and commercial traffic travelling
to the local centre will not be
restricted from Travelling on the
portion of York Road between
President Road and wright s
Road.

Issue addressed.

The opening of this section of
York Road has the potential
to make this area a ‘rat run’

as vehicles attempt to
negotiate the various
congestion points. Traffic

lights at the intersection of
Windsor Road and Wrights
Road aren’t going to ease
congestion.

York Road is intended to function
as a collector road to improve
traffic flow within the immediate
locality. Traffic Lights at the
Wrights Road, Windsor Road
intersection along with
improvements to the Windsor

Road, President Road
intersection and upgrade of
Memorial Avenue will improve
existing bottlenecks in the
locality.

Issue addressed.

The proposal does not meet
or match the streetscape of
existing  development in
Alessandra Drive, Hutchinson
Avenue or York Road which
comprise one and two storey
homes.

It is agreed that the proposal
has limited regard to existing
streetscapes.

Reason for refusal.

The development should be
consistent with surrounding
properties and should
therefore be reduced to two
storeys.

It is considered that the current
proposal is an overdevelopment
and should be reduced in scale.

Reason for refusal.

The size and scale of the

It is considered that the current

Reason for refusal.

proposed application is a | proposal is an overdevelopment

substantial departure from | and should be reduced in scale.

other neighbouring

developments.

The former approved | The Joint Regional Planning | Issue addressed.
application for this site was | Panel has previously approved

of a density and scale far
lower than this application.

Development Consent
854/2012/1P for 126 apartments
and 34 integrated dwellings on
the subject site. The applicant is
entitled to lodge a new
application however the current
proposal is considered excessive.
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ISSUE/OBJECTION

COMMENT

OUTCOME

Two vyears ago when my
block came onto the market
the land in question was to
have 160 dwellings.

Addressed above.

Issue addressed.

The development should be
reduced by at least one
storey.

Although the development
complies with the LEP 2012
height limit of 16m, DCP 2012
limits development to four
storeys. The subject proposal is
up to five storeys high. Given
the issues raised in this report in
relation to density the variation
to the number of storeys cannot
be supported.

Reason for refusal.

The development will create
privacy impacts on
neighbours.

Elements of the proposal are
considered excessive and
contribute to privacy impacts on
neighbours.

Reason for refusal.

The development will result
in detrimental
overshadowing impacts.

The proposal complies with the
required solar access controls of
Council's DCP. Given the
orientation of the site,
shadowing will not fall on
adjoining sites either before or
after midday (Refer Attachment
11).

Issue addressed.

The height of the
development is further
exaggerated by being
located at the highest point
of the ridge. Other tall
developments are located in
low lying land rather than
the highest point.

The height of the development is
measured from natural ground
level. The development complies
with the applicable LEP heights
of 16m and 9m.

Issue addressed.

The applicant has depicted
and described public spaces
which are not public spaces
but are open space for
private use.

It is noted that all open space
areas proposed are for private
use.

Issue addressed.

Walkways that lead from
behind building 1B onto
Alessandra Drive appear to
have no purpose other than
acting to disturb neighbours.
Direct access along York
Road to the shops appears
logical.

The proposed pathways are
intended to provide access to
residents to common open space
area. No objection is raised to
their location given the likely low
use of these areas by residents.

Issue addressed.
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The site appears to rely upon
secure underground parking
without any allowance for
visitor parking spaces.
Visitors would be unable to
access the underground
parking and there is not
available local street parking

Visitor parking that complies
with Council’s parking rates is
provided within the basements.
No gates are proposed.

Issue addressed.

other than in the

surrounding streets.

Concern raised regarding | Issues relating to unit mix | Reason for refusal.
unit mix and lack of 3 |remain unresolved.

bedroom units. The applicant

submits that its non-
compliance is justifiable to
address issues of

affordability. We submit that
there are many alternatives
that the Applicant could
adopt and bear to address
issues of affordability.

Loss of view of the Blue
Mountains from our front
garden due to the height of
the buildings.

It is considered that the current
proposal is an overdevelopment
and should be reduced in scale.

Reason for refusal.

Noise pollution and
disturbance caused by
children and traffic every
day, when we have lived
peacefully without a noisy
child care centre.

The use is permissible in the
zone and has been assessed in
relation to acoustic impacts and
considered acceptable.

Issue addressed.

Existing delivery trucks will
be driving up and down to
Kellyville Village next to the
child care centre and the
poliution could impact young
children’s health, so it may
be better to have regular
housing there rather than a
child care centre.

Council staff have requested a
health assessment in relation to
this issue. The applicant has
requested that this be required
by condition of consent which is
not supported.

Issue unresolved.

Trucks entering the loading
docks will result in potential
safety impacts on children
playing and the centre.

Refer above.

Issue unresolved.

The nature of a child care
centre is that it will function
for approximately twelve
hours per week day (from
the time of the first staff
arrival to the last leaving of
staff and children). The noise
impacts will diminish the
quality of life for those who
reside closest to the centre.

The use is permissible in the
zone and has been assessed in
relation to acoustic impacts and
considered acceptable.

Issue addressed.

2015SYW170 - The Hills Shire Council o

Page 21 —




Objection is raised to the
closure of the current
temporary access road

linking Hutchison Avenue to

”

The closure of the “temporary
access road linking Hutchison
Avenue and President Road was
always intended once the pre-

Issue addressed.

President Road. planned road layout including

Alessandra Drive and York Road

on the subject site were

completed.
The application contains | Council staff provide an | Issue addressed.
aspects of false and | independent assessment of the

misleading material including
depiction of large scale
mature trees that depict lush
forestry, water courses,
public signage from Star City
casino and other material
intended to mislead.

submitted information.

There is a dry creek running
along my rear boundary.
This is not acceptable as my
insurance will not cover me
for flooding.

The proposed creek bed is only a
landscaping feature. It does not
form part of the stormwater
system for the subject proposal.

Issue addressed.

The applicant’s plans do not
depict the detailed drawings
indicating use of balconies,
windows and air conditioning
units.

The floor plans submitted have
not been shown as part of the
plans publicly available due to
privacy issues.

Issue addressed.

During construction there will
be constant noise and dust
pollution as well as potential
damage to adjoining
properties from vibrations
caused by heavy machinery
working 5 - 7 days a week.

Any  application would be
controlled via standard
conditions of consent in relation
to construction.

Issue addressed

The application should have
been notified to more
residents in the locality.

Eighty-five residents were
directly notified. In addition the
application was advertised

development which entails a sign
being placed at the site, three
were placed in this instance, and
an advert placed in local papers.

Issue addressed.

The Development Application
is fraudulent because Namul
Pty Ltd is not the rightful
owner of the property.

The owner recorded by Council is
Namul Pty ltd. and appropriate
owner's consent has been
provided.

Issue addressed.

SUBDIVISION ENGINEERING COMMENTS

The applicant has identified that the dedication at no cost to Council of the York Road and
Alessandra Drive extensions is only agreed to on the basis the revised scheme of no less
than 311 apartments is approved to support the associated construction costs.
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The applicant has provided this consent but only on the basis of a set unit yield. This
condition is contrary to the Development Control Plan and Contributions Plan which
require these roads to be constructed and dedicated to the public at their expense.

Matters relating stormwater and vehicular access could be conditioned if the application
was to be supported.

TRAFFIC MANAGEMENT COMMENTS

This application includes the construction of the remaining section of York Road that will
complete a link in the local collector road network in accordance with the Development
Control Plan. This network provides access to the nearest sub-arterial route which is Green
Road, and to the nearest arterial route which is Windsor Road.

As a result of the existing capacity issues in both Wrights Road and President Road certain
improvements including the signalisation of the Windsor Road and Wrights Road
intersection along with the upgrade of Memorial Avenue and Windsor Road have been
identified and are expected to occur in the near future.

These controlled access points and upgrading combine to adequately accommodate the
existing traffic volumes, and the traffic generation of the proposed residential
development will not affect performance at these intersections.

President Road and Wrights Road have already been treated with Local Area Traffic
Management (LATM) devices in the form of mini-roundabouts and pedestrian refuge
islands, and these routes perform their planned functions as major collectors for the local
area. These roads, together with York Road, have concrete footpath on at least one side,
and in many areas on both sides to adequately cater for pedestrian safety.

Traffic volumes in President Road are comparatively high at present, however the new
signals to be built at Wrights Road will balance the traffic demand from this are between
the two accesses out onto Windsor Road within the next five years. The completion of the
York Road extension will provide a planned connection between the two major collector
routes that will assist in the balance of traffic volumes. However, traffic along York Road
will still remain within its environmental capacity and no further LATM devices are needed
in this area.

TREE MANAGEMENT COMMENTS

Following a review of the amended Landscape Plans prepared by Arcadia Landscape
Architecture, dated February 2016, the following amendments are still required to be
made to the Landscape Plans:

¢ Numerous street trees are still located in inappropriate locations. Street trees are
to be removed where they are too close to road corners and driveways. For further
guidance please refer to Figure 2 & 3 Planting Guidelines for Street Trees on Local
Roads in Part C Section 3: Landscaping of The Hills Development Control Plan
2012.

e Substation shall be suitably screened. Existing surrounding turf to be replaced with
mass planting.

HEALTH & ENVIRONMENTAL PROTECTION COMMENTS

The applicant has requested that the Environmental Health Assessment be undertaken
prior to the issue of a construction certificate. The request further states that Council
condition the Child Care Centre approval with a condition to the effect that requires the
satisfaction of both Council and a Certifier prior to the commencement of construction of
air quality and safety matters as stated by Council.
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The purpose of an Environmental Health Assessment is to provide certainty and
verification that a site proposed for a childcare centre is suitable for use as a childcare
centre with regards to risks identified in the assessment.

This being the case, providing a condition of consent regarding the undertaking of an
Environmental Health Assessment after approval is not appropriate.

Environmental Health Assessment

The child play area shares a common boundary with the loading dock for Kellyville Piaza.
An Environmental Health Assessment is required to address any potential Health impacts
on the children from the loading dock. This includes air quality, noise and safety from
vehicle crush. This report must specifically address the shared boundary between the play
area and the loading dock and provide advice on barrier requirements to ensure that a
truck (semi-Trailer) within the loading dock cannot enter the child’s play area in the event
of an accident.

The Environmental Health Assessment is to be undertaken by a suitably qualified person
in accordance with the requirements of the Hills DCP and submitted to Council to allow
further assessment of this application.

WASTE MANAGEMENT COMMENTS.

The current arrangements for truck access appear restricitve and there may be potential
dangers given collectors are required to go down driveways that are shared with
passenger vehicles. This is of concern as most of the driveways are bending and collectors
appear to require considerable amounts of available space to negotiate the required bends
and turns. Ideally, a separate dedicated driveway leading to a waste loading area should
be provided. Waste collection must be able to be undertaken without potential conflicts to
general access to, from or within the site.

Future pedestrian access to all garbage rooms must be clear of the space designated for
truck manoeuvring and loading. Compliance with this must be demonstrated on amended
plans. Consideration must also be given to travel distances between all units and
respective garbage rooms. The maximum distance typically allowed is 75m.

ROADS & TRAFFIC AUTHORITY COMMENTS

The application was referred to Roads & Traffic Maritime Services in accordance with
Schedule 3 of SEPP Infrastructure 2007. No objection was raised to the proposed
development.

NSW POLICE
The NSW Police have reviewed the Development Application and outlined a number of

Crime Prevention Through Environmental Design (CPTED) recommendations to ensure

that the site is appropriately protected.

CONCLUSION

The application has been assessed against the provisions of Section 79C of the
Environmental Planning and Assessment Act 1979, Local Environmental Plan 2012 and The
Hills Development Control Plan 2012 and is considered unsatisfactory.

The proposed development is considered to be inconsistent with the objectives of the zone
and is considered an overdevelopment of the site.

Accordingly, the application is recommended for refusal
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IMPACTS:

Financial

Costs will be incurred if the applicant lodges an appeal with the NSW Land and
Environment Court.

The Hills Future - Community Strategic Plan

The social and environmental impacts have been identified and addressed in the report.
The proposal conflicts with the development objectives of the LEP and DCP. It is
considered unsatisfactory with regard to The Hills Future Community Strategic Plan.

RECOMMENDATION
The Development Application be refused on the following grounds:

1. The reliance on Clause 5.3 of The Hills Local Environmental Plan 2012 - Development
Near Zone Boundaries to justify a higher density of development across the entire site
is inappropriate and provides a more intense development than permitted.

(Section 79C(a)(i) of the Environmental Planning and Assessment Act 1979).

2. The proposed development does not comply with the following Development Controls
and results in an overdevelopment of the site which is incompatible with adjoining
residences and neighbourhood character.

Density

e Part B Section 4 Multi Dwelling Housing - Clause 3.5(a)

o Part B Section 5 Residential Flat Buildings - Clause 3.10(a)

s« Part D Section 5 Kellyville / Rouse Hill - Clause 2.2(a)
Setbacks

o Part B Section 5 Residential Flat Buildings - Clause 3.3(2)(a)
Building Height

e Part B Section 5 Residential Flat Buildings - Clause 3.4(c)
Building Length

e Part B Section 5 Residential Flat Buildings - Clause 3.7(a)
Building Design and Streetscape

e Part B Section 5 Residential Flat Buildings — Clause 3.8(b)
(Section 79C 1(a)(i) of the NSW Environmental Planning and Assessment Act 1979).

3. The proposal does not comply with the Design Principles of State Environmental
Planning Policy No. 65 — Design Quality of Residential Flat Development in terms of:
s Principle No. 1 — Context and Neighbourhood Character;
e Principle No. 2 - Built Form and Scale;
e Principle No. 3 - Density; and
e Principle No. 6 = Amenity
(Section 79C(a)(i) of the Environmental Planning and Assessment Act 1979).

4. The proposed development is contrary to the provisions of Clause 50 of the NSW
Environmental Planning and Assessment Regulations 2000, which requires the
applicant to provide all the necessary and requested information to Council to allow for
a proper assessment of the application, including the submission of information
including engineering matters, landscaping, acoustics, health assessments and unit
layout and design.

(Section 79C 1(a)(iv) of the NSW Environmental Planning and Assessment Act, 1979).

5. The non dedication of York Road and Alessandra Drive will impact on the orderly
development of the locality and provision of Council’s planned public road system.
(Section 79C 1(b) of the NSW Environmental Planning and Assessment Act 1979).
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6. The impacts on and built environment in the locality are unacceptable in terms of bulk
and scale of the proposed building which is not compatible with the surrounding
development and the overall streetscape.

(Section 79C 1(b) of the NSW Environmental Planning and Assessment Act 1979).

7. The development is not considered to be suitable for the site as it is an
overdevelopment in terms of scale and intensity and results in unacceptable amenity
impacts on neighbours.

(Section 79C 1(c) of the NSW Environmental Planning and Assessment Act 1979).

8. The development is considered not to be in the public interest.
(Section 79C 1(e) of the NSW Environmental Planning and Assessment Act 1979).

ATTACHMENTS

Locality Plan

Aerial Photograph

Zoning Map and DCP Roads

DCP Map Sheet Extract

Ground Floor Plan

Level 4 Plan with Zone Boundary

Site Elevations

Site Sections

Setback Pian

10. Landscape Plan

11. Shadow Diagrams

12, Applicant’s Covering Letter — Additional Information 25 February 2016
13. Applicant’s Additional Justification 27 April 2016
14, Previous Report to JRPP 854/2012/1P
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ATTACHMENT 3 — ZONING MAP AND DCP ROADS
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ATTACHMENT 5 - GROUND FLOOR PLAN
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ATTACHMENT 6 - LEVEL 4 PLAN WITH ZONE BOUNDARY
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ATTACHMENT 7 - SITE ELEVATIONS

872 BAROARY

i1 b Frued i o B "t
TN g e

TP R

r';) QUE ALLUATION - EAST

ke

S

Page 33

2015SYW170 - The Hills Shire Council



ATTACHMENT 8 - SITE SECTIONS
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ATTACHMENT 9 - SETBACK PLAN
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ATTACHMENT 10 - LANDSCAPE PLAN
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ATTACHMENT 11 - SHADOW DIAGRAMS - 21ST JUNE

3NNP 40 1S 12 id 0CE

AI.IyI.Iulll.IILI‘I.lIil.I]‘im
bR aypes - AT -
- _ = o b=
il Lo flnl S
1 5 /
e St A S
P oas ’ =
vl .,T- -, Tdon
—= = L B
L] _m._.On_ | \L_l\l\‘ £ —
T — I o =
.n_. Y7 a0 g ...Hqu'
Pt _ i ri _ “
R
N ,.....\..m. ! _ <
e e ]
{ .

ANAF 0 LS K Wd 0024

i —— — ————— — — e,

[} [} " + "
' - roog
J &
= i -
_ P .‘w..._-ﬂ._j.rll
——— \\ R = T
gt B .
ST \—.r... & saw
i | ¥ J vipdwe
1| { [

NNr0 LSIZ ‘W 00'6

__ L .| =
o] i G R

PR

Page 37

2015SYW170 ~ The Hills Shire Council




ATTACHMENT 12 - APPLICANT'S LETTER 25 FEBRUARY 2016

25 February 2016

Rabert Buckham

Development Assessment Officer
The Hills Shire Council

3 Columbia Court

BAULKHAM HILLS NSW 2153

Dear Robert,
Application No. 576/2016/JP: York Road and Alessandra Drive, Kellyville

We write on behalf of Namu/ Pty Ltd (Client) in relation to Development Application No. 576/2016/JP,
lodged with The Hills Shire Council in October 2015. The application seeks consent for three lot
subdivision, construction of York Road and Alessandra Drive, and construction of three Residential
Flat Buildings (340 dwellings) on proposed Lots 1 and 2 and a Child Care Centre (100 places) on
proposed Lot 3

This submission provides an application summary and response to the Hills Shire Council letter dated
17 December 2015 inclusive of changes made following the Conciliation Conference held with
residents at Council's Chambers on 30 November 2015.

We are advised that our Client presented at its initial Pre-DA meetings a scheme of 401 dweliings with
full compliance to the LEP and DCP, noling a sole exception to Council's DCP density guidelines. Our
Client has always sought to present a Development Appiication (DA) with respect to the Local
Environmental Plan (LEP) controls and use of the Hills Development Control Plan (DCP) guidelines
where juslified merit has resulted in a high quality masterplan outcome.

It was clearly apparent in the first scheme of 401 dwellings that the Hills’ DCP density guidelines are
inconsistent and incompatible in this case with the applicable statutory LEP controls for the subject
site. This is further evident when Council's DCP guidelines are compared with the prevailing SEPP 65
Apartment Design Guide (ADG) controls

We note that there is no density control under the LEP for the subject site. Notwithstanding this and in
an attempt to meet Council's procedural preference, our Client lodged a reduced scheme of 340
dwellings also compliant to the tegally prevailing controls, the Environmental Protection Act (EPA) and
Hills LEP. The scheme is also compliant to the Hills BS DCP density guidelines. The amended
masterplan lodged, clearly reduced the potential density with a generous distribulion of dwellings
across the site, unit sizes in accordance with or Jarger than the Hills DCP, full compliance with the Hills
LN

DCP car park controls, increased open space, inclusion of a child care centre and new roads whicl

o
ICreaseqd Cpen Space, ngiusicn a NG Care CCMAre and NeW 1Gals Wniln 1S

all of significant community benefit
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Strict application of the Hills DCP results in a vast underutilisation of the site in seeking to meet and
validly maximise the LEP R4 High Density Residential zoning objectives. The conclusion must be
drawn that the Hills' DCP and specially its density guidelines are inappropriate. Therefore, initial
assessment of the LEP legal compliance is paramount, coupled with assessment of the urban design
merit and appropriate DCP guidelines. It is with these principles we request consideration be given for
this development application and ultimately recommendation for approval.

2 Legislative Context

The current Hills DCP 2012 has a number of built form and density guidelines that are inconsistent with
the Hills LEP and SEPP 65 ADG. It should be noted that where there is an inconsistency between a
DCP control and the SEPP 65 ADG design criteria, the ADG generally prevails.

The ADG states: “Objectives, design criteria and design guidance in Parts 3 and 4 of this Apartment
Design Guide that are referred to in SEPP 65 will prevail over any inconsistent DCP control”.

Parts 3 and 4 of the ADG set out objectives, design criteria and design guidance for the siting, design
and amenity of residential apartment development. It includes controls relating to minimum apartment
size, car parking and solar access. The ADG does not stipulate a minimum or maximum density
control.
Recent amendments to SEPP 65 also clarify the weight that should be given to the ADG with the
introduction of Clause BA. This Clause states that if a DCP contains provisions that are inconsistent
with the ADG conceming the following matters, that the provisions of the DCP have no effect:

(a) visual privacy,

(b) solar and daylight access,

(¢) common circulation and spaces,

(d) apartment size and layout,

(e) ceiling heights,

(H private open space and balconies,

(g) natural ventilation,

(h) storage.

Clause 30 of SEPP 65 also specifies grounds which cannot be used to refuse development consent.
These include:

(a) if the car parking for the building will be equal to, or greater than, the recommended
minimum amount of car parking specified in Part 3J of the Apartment Design Guide,

(b) if the internal area for each apartment will be equal to, or greater than, the recommended
minimum internal area for the relevant apartment type specified in Part 4D of the Apartment
Design Guide,

{c) if the ceiling heights for the building will be equal to, or greater than, the recommended
minimum ceiling heights specified in Part 4C of the Apartment! Design Guide.

RELLETTER_YORK RGAD KELLY VILLE - HAL PAGE 2
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Consideration also needs to be given to the statutory weight of DCP's as a planning instrument. DCP's
are intended to be a guiding document only, and do not contain statutory controls.

Section 74BA of the Environmental Planning and Assessment Act 1979 refers to the purpose and
status of a DCP, which is outlined as follows:

(1) The principal purpose of a development control plan is to provide guidance on the
following matters to the persons proposing to cairy out development to which this Part applies
and to the consent authority for any such development:

(a) giving effect to the aims of any environmental planning instrument that applies to the
development,

(b) facilitating development that is permissible under any such instrument,

(c) achieving the objectives of land zones under any such instrument. The provisions of a
development control plan made for that purpose are not statutory requirements.

The purpose and status of a DCP is further supported by the Department of Planning Circular PS 13-
003 issued on 18 March 2013 which explains that DCP's are intended to be “flexible guidelines which
complement the controls provided by a Local Environmental Plan (LEP)".

We provide the following summary of the proposed design in context of the legislative framework:

(a) visual privacy Compliant Compliant Sympathetic masterplan within local context
(b) solar and Master plan Master plan exceeds Master plan provides design excelience and
daylight access exceeds significantly relevant superior outcome to minimum standards
significantly controls
relevant
controls
(c) common Compliant Compliant Masterplan and building design provides
circulation and good design outcomes
spaces
(d) apartment size  Building design Exceeds controls Improved liveability and diversity in unit
and layout meets and significantly offerings
axneads
controls
2015SYW170 - The Hills Shire Council Rage 10 B



urbis

(e) apartment mix Minor non- The ADG does not The masterplan and building design
compliance specify a percentage provides a diverse range of apartments all
{(+4%) to 1 mix, however slates: The above the ADG minimum intemnal area and
bedroom apartment mix is further compliant or larger oversized
apartment mix  appropriate, taking into  apartments in relation to the Hills DCP. The
consideration: minor departure from the Hills DCP is

reasonable and acceplable
the distance to public

transport, employment
and education centres

the current market
demands and projected
future demographic
trends

the demand for social
and affordable housing
different cullural and
socioeconomic groups

() ceiling heights Compiliant Compliant Masterplan and building design provides
good design cutcomes

{g) private open Master plan Master plan exceeds Master plan provides design excellence and
space and balconies exceeds significantly relevant superior outcome to minimum standards
significantly controls
relevant
controls
{h) natural Compliant Compliant Masterplan and building design provides
ventilation good design outcomes
(i) storage Compliant Compliant Masterplan and building design provides

good design outcomes

{j) density Compliant No maximum population Density is suitability appropriate in context
density stated of the Hills LEP and zoning objectives

The high level of compliance to the DCP guidelines and SEPP 65 ADG is clearly evident coupled by a
master plan oufcame that is of design excellence. Therefore, notwithstanding the minor departures
from some DCP guidelines, we recommend this application be considered for approvai.

[P LETTER YORK ROADR KELLCWILLE FiAL PAGE 4
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3 Legal Precedent

To support our Client's proposal, we refer to the legal precedent in The Hills Shire which supports
variation to the strict DCP guidelines. In the case of Universal Property Group Pty Limited v The Hills
Shire development consent was granted by the Land and Environment Court with a significant
variation to Council’s dwelling mix guidelines. The approved development comprised of the following:

* 57.95% 1 bedroom units;

*  36.55% 2 bedroom units;

* 5.50% 3 bedroom units

This approved unit mix demonstrates a shift away from Council's DCP guidelines which require no
more than 25% of the dwelling yield to comprise of studio or one bedroom apartments and no less than
10% comprising apartments with three or more bedrooms.

Other cases include Botany Development Pty Ltd v Council of the City of Botany Bay (No.3) that
relates to Section 30A of the SEPP 65 and minimum apartment sizes. We note that Section 30A has
now been repealed and replaced with Section BA which states in respect to certain amenities, DCP
guidelines that are contrary to the ADG have no effect. Further certainty in relation to apartment size is
provided by Clause 30(1)(b) of the SEPP which disallows the refusal of a DA on the grounds of
‘apartment area’ if the proposed apartments satisfy the recommended internal areas in Part 4 of the
ADG. The ADG recommends the following minimum apartment sizes:

=  Studio - 35m

* 1 bedroom - 50m

* 2 bedroom - 70m

* 3 bedroom - 95m

We draw you attention to the fact our Client has embraced the Hills Council vision for larger

apartments to accommeodate the diverse offerings to meet the needs of individuals through to families.
The following table outlines the apartment sizes adopted by our Client:

50m2 50m2 - 75m2

70m2 70m2 - 110m2

95m2 95m2 -163m2
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This submission provides a response to the thirteen (13) items identified by The Hills Shire Council
outlined in the request for additional information letter, dated 17 December 2015. The submission also
outlines the changes made following the Conciliation Conference held with residents at Council's
Chambers on 30 November 2015.

Following the recent advice from Council and community feedback, our Client has elected to undertake
some further substantial changes to the current proposal under assessment that positively respond to
items raised in Council’s letter. As such, the following information is submitted for review:

= Architectural Drawings, prepared by SHED*;
» Landscape Report and Drawings, prepared by Arcadia;
= Letter including Acoustic Report, prepared by Wood and Grieve Engineers;

The amended scheme now provides a reduced yield of 311 residential apartments, across three
residential flat buildings ranging in height from three to five-storeys. The proposal now incorporates 91
(29%) one bedroom, 189 (61%) two bedroom, and 31 (10%) three bedroom apartments.

Broadly speaking, the reduction of 29 units has been determined through consideration of the following
key items raised:

Setbacks Buildings reduced to be within the Amended as per Reduction of 10
10m setback to York Road and Council's request apartments
Alessandra Ave.

Building Length Delelion of 2 units at levels 3 and 4  Building mass Reduction of 2
(Building 1A and 1B) to introduce articulation and greater  reduced and apartments
separation of Buildings 1A and 1B separation of
buildings included

Driveway Locations Driveways moved to more central Driveways moved Reduction of 8
(Buildings 1A,1B,1C) location within the building envelope  further away from apartments
adjoining properties

Western Boundary Building height reduced from four Built form reduced as Reduction of 9
(Bullding 2) levels to three levels requesled apartments

Total reduction of
29 apartments
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The provision of landscaping and communal open space has increased as a result of the relocation of
driveway entry / egress ramps and increases to building setbacks. The proposal now incorporates
19,691m? of landscaped area and 15,875m? of communal open space, of which approximately 68%
receives a minimum of four hours solar access

The amended scheme achieves a high level of residential amenity and compliance with the Apartment
Design Guide. [n particular, 75% (234 of 311) of apartments receive a minimum of two hours solar
access between 8am and 3pm on the winter solstice and 60% (187 of 311) of apartments are naturally
cross ventilated.

In summary, the following amendments have been made to the proposai:
* The total number of apartments proposed has been reduced from 340 to 311

*  The proportion of one bedroom apartments proposed has been reduced from 38% to 29% (91 of
311 apartments).

* Amendments have been made to the design of the ‘one bedroom + study apartment type’,
removing the enclosing walis and doors and thus creating a ‘study nook’ rather than an enclosable
room.

* Selbacks have been increased to 10 metres on York Road and Alessandra Drive, increasing the
provision of landscaping along the front boundary.

* The scale of the development along the eastern boundary has been significantly improved to
articulate and increase the separation of Buildings 1A and 1B. Two units have been removed from
levels 3 and 4 on Building 1B in order to increase the separation between these buildings resulting
in a reduction the overall building mass and length.

« Basement ramps have been moved away from the east and west boundaries to within the building
envelope, increasing the provision of landscaping along the east and west boundaries

= Nine units have been removed from the western portion of Building 2 at level four in order to
reduce the building bulk along the western boundary

* Alight low-impact fence has been incorporated along the front boundary, allowing a visual
connection through the linear park whilst limiting access to residents only.

= Basement plans now incorporate dimensions for the spaces, aisles, circulation roadways/ramps
and driveways. Numbers have also been assigned to each parking space.

* Additional plant species including shrubs and small trees have been incorporated to assist with
screening
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) Detailed Response to Council's Request for Additional Information

This section responds in detail to the thirteen (13) items identified by The Hills Shire Council outlined in
the request for additional information letter, dated 17 December 2015:

51 DENSITY

Council's letter states three key points and we respond to each in turn;

(i) As you are aware the site is affected by two density controls. Your application
proposes a significant variation to the density controls of the Kellyville Rouse Hill
Section of the DCP. The justification provided to the variation of this control should
be embellished.

As stated within the Statement of Environmental Effects, the 'Kellyville/Rouse Hill Release Area' (Part
D Section 5) is subject to further density targets, based on defined ‘density types’. The applicable
"Town Centre Density' type specifies a range of 30 to 35 dwellings per net hectare, and is derived from
an expectation that the predominant building typology would be ‘multi-unit housing’ based on density
studies carried out in the 1990’s prior to major rezonings and infrastructure such as the north west rail
line. This is inconsistent with the LEP R4 High Density Residential land use zoning adopted in 2012. In
fact, the LEP more accurately reflects the strategic context of the site, and Council's Local Strategy for
town centres, which all encourage high density development around town centres and transport nodes,
where access to existing infrastructure, facilities and services can be leveraged in order to
accommodate future growth.

Since adoption of the Hills LEP 2012, the above mentioned Kellyville/Rouse Hill Release Area’ (Part D
Section 5 density provision has not been updated. Subsequently, there is now precedent of Council
and the Sydney West Joint Regional Planning Panel accepting this position on this and other sites,
which in effect means that Part D Section 5 of the DCP is redundant and now no longer a relevant
policy consideration for this site in relation to density. Thus, in our opinion, the proposed density for
‘residential flat buildings’ of 175 persons per hectare is the only available guideline that may be
applicable as it is somewhat consistent with the future desired character of the area as identified
through the R4 High Density Residential zoning under The Hills LEP

(i) The application of the densities of the Residential Flat Building and Multi Dwelling
Housing Sections of the DCP will be considered on the merits of the application and
justification of the variation mentioned above; however the application proposes a
density of 175 persons per hectare across the entire site which is not supported.
The northern portion of the site is zoned R3 Medium Density. Application of
Council's Multi Dwelling housing controls would permit a maximum of 95 persons
per hectare for this portion of the site. The application should be amended
accordingly.

We note Council's consideration of the application of density guidelines, however our position on the
applicability remains unchanged. The proposed development seeks consent for the construction of
three residential flat buildings, defined as “a building containing 3 or more dwellings, but does not
include an attached awelling or multi dwelling housing” under The Hills Local Environmental Plan
(LEP) 2012. The proposed residential fiat buildings are located primarily within the R4 High Density
Residential zone, with a small portion of Building 1A and 1C located within the adjoining R3 Medium
Density Residential zone.

In accordance with the EPA and Hills LEP, the subject site does not have a density or floor space ratio

control. We re-inforce the merits of the revised master plan that further supporis a considered superior
outcome for both Council, the community and our Client.
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Residential flat buildings are permissible with consent within the R4 High Density Residential zone
However, they are not permissible within the R3 Medium Density Residential zone. Accordingly, the
development application seeks to utilise Clause 5.3 of The Hills LEP, which ailows minor incursions of
land uses into neighbouring zones “...where the investigation of a site and its surroundings reveals that
a use allowed on the other side of a zone boundary would enable a more logical and appropriate
development of the site and be compatible with the planning objectives and land uses for the adjoining
zone".

In determining whether to grant development consent, Clause 5.3 of LEP 2012 states, the consent
authority must be satisfied that:

= “...the development is not inconsistent with the objectives for development in both zones, and

= the carrying out of the development is desirable due to compatible land use planning, infrastructure
capacity and other planning principles relating to the efficient and timely development of land.”

As demonstrated within the Statement of Environmental Effects, the proposed development is entirely
consistent with the objectives of both the R3 Medium Density Residential and R4 High Density
Residential zones. Specifically:

* The proposal provides for the housing needs of the community in a predominantly medium density
residential environment;

* The proposal provides a variety of housing types, with varying layouts and sizes, which will
accommodate a diversity of households and meet a range of needs;

= The proposal incorporates a separate child care centre, an extension to York Road and
Alessandra Drive, and a significant amount of communal open space, which will provide public
benefits for the local neighbourhood, future residents, and broader stakeholders; and

» The proposal provides a high quality residential development in an area accessible to public
transport, community facilities, open space, healthcare services, and education and employment
opportunities.

Furthermore, the proposal achieves a better urban design and built form outcome for the site and
results in an improved outcome for neighbouring residential properties for the following reasons:

« The proposal represents a more site responsive and logical approach to a unique situation of
infilling a large site surrounded by lower scale housing.

= The proposal facilitates a substantially increased setback of development from the rear of the
existing residential properties fronting President Road. This significant 34 metre setback also
provides the opportunity to create communal open space within a parkland setting, which far
exceeds Council's requirements,

* The portion of the residential flat buildings that will extend into the R3 Medium Density Residential
zone are very minor and importantly, are only three-storeys in height which is consistent with the
maximum height of buildings permitted in the R3 Medium Density Residential zone.

*  Furthermore, from a land use typology perspective, residential flat buildings are pemmitted in R3
Medium Density Residential zones in the nearby North Kellyville Precinct, so this form of housing
is not an inconsistent form in comparable zones nearby.
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As there are no maximum Floor Space Ratio development standards outlined within The Hills LEP, the
total gross floor area permitted is determined by the maximum Height of Buildings development
standard and the built form based guidelines outlined in The Hills Development Control Plan 2012
which aim to achieve the desired future character of the locality.

The Hills DCP is structured to provide built form guidelines applicable to permissible uses identified
within The Hills LEP. Specifically, Part B Section 5 of The Hills DCP states:

“This Section of the DCP applies to land where, under the provisions of The Hills Local
Environmental Plan (LEP) 2012, residential flat buildings are a permissible use.”

Whereas, Part B Section 4 states:

“This Section of the DCP applies to land where multi dwelling housing is permissible, pursuant
to The Hills LEP 2012.”

As the proposal utilises Clause 5.3 of The Hills LEP, thus having the effect of extending the R4 High
Density Residential zone, and consequently proposes residential flat buildings, it is therefore our
opinion that the applicable section of the Hills DCP is Part B Section 5 as the only relevant guideline
that could be considered. Accordingly, the applicable DCP density guideline is 175 persons per
hectare.

As the proposal does not include multi dwelling housing, it is our opinion that it is not reasonable or
appropriate to apply the reduced density guideline of 95 persons per hectare, as provided in Part B
Section 4 of The Hills DCP. It is noted that the majority of R3 zone has no built form and is open space
complimenting the residential flat buildings proposed. This offsetting merit provides a superior design
outcome.

Based on the applicable density guideline of 175 persons per hectare for the entire site, the proposed
development could accommodate a total of 629.7 persons or 340 dwellings. The amended
Architectural Drawings provide a reduced development yield of 311 dwellings, including 91 (29%) one
bedroom, 189 (61%) two bedroom, and 31 (10%) three bedroom apartments. This represents a total
population of 599 persons. This is a reduction of 30 people which is within the desirable population
density range specified.

We are advised that our Client attended a meeting at Council with its planning officers and
management team, “Without Prejudice”, on Wednesday 8 July 2015 where Council noted a
supportable density of 585 persons. Any increase to 585 persons on the subject site wouid need to be
justified. We consider the reduced proposal of 599 persons, being 14 persons above Council's
supportable position as justified and acceptable.

The minor increase in population density associated with the extension to the R4 High Density
Residential Zone and proposed residential flat buildings is considered negligible and will not create any
demonstrable additional impacts on existing services, local road network traffic or on adjacent
properties. Furthermore, it has been demonstrated within the Statement of Environmental Effects and
the supporting documentation that the scale of the proposed development is compatible with the
existing surrounding development.
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(iii) In addition, a number of units include studies that could be utilised as bedrooms.
Given the design they will be considered a bedroom for the purpose of density
calculations, unit size calculations and for the purpose of Section 94 Contributions,

Amendments have been made to the design of the one bedroom + study apartment type, removing the
enclosing walls and doors and thus creating a 'study nook' rather than an enclosable room. The
applicable Section 94 Contributions should be at the rate of 1 bedroom for these apartments and not
the 2 bedroom rate as raised by Council.

The two and three bedroom + study apartment types have been retained. It is our opinion that the
studies provided within these apartment types cannot reasonably be converted or used as an
additional bedroom due to the size of the rooms provided and the inclusion of fixed fumiture and
storage units

To further address Council's concerns regarding additional density, a condition of consent limiting the
number of adults per room could be applied. For example, the following condition is applied to
development consents within the City of Sydney Local Govemment Area:

NUMBER OF ADULTS PER ROOM
(a) No more than two adult people shall permanently occupy any bedroom and no bedroom
shall contain more than two beds. This excludes children and children's beds, cots or

bassinets.

(b) The total number of adults residing in one unit shall not exceed twice the number of
approved bedrooms.

The Proponent would be willing to accept a condition of this nature

52 CONSIDERATION OF LOCAL AND COMMUNITY INFRASTRUCTURE

The following analysis is provided to provide some evidence to justify that the density proposed of 311
units will not have an impact greater impact on local amenity than expected, both physically and

financially;
Open Space Allocation of open Development provides in excess of The development outcome
space for recreation 150% more open space than enhances open space
required available to residents reducing
the burden on community
open space
REEL T Pl YGRA RGAD KELE YVILLE FiNAL [EEtETa]
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Educational Adequate capacity of
Infrastructure local educational
offerings

Transport Impact on local road
Facilities and iransport facilities
Water Impact on Council
Management stormwater
(Stormwater infrastructure
Infrastructure)

53 UNIT MIX

The development will not have an
immaterial effect on local school
capacities. It is noted that the area
is well serviced by local and
secondary public and pnvate
schools.

The development provides a child
care centre which will be of use and
community benefit.

The development meets both
Council and RMS guidelines,
including 100% Hills DCP
compliance with onsite parking.

The development provides a key
link road to complete the York Rd
network at no cost to Council.

The York Rd will complete the
available bus route to service these
high density areas and town centre.

The development meets Councils
ESD objectives onsite,

The development will not
impact schools and
contributes to community
infrastrcucture (ie Child Care
Centre) at no cost to Council

The Child Care Centre also
provides greater employment
for the local area

The development does not
overburden the road network
and further provides the
extension of York Rd and
Alessandra Ave at no cost to
Council

The local bus operator can
consider a bus stop on or
about York Rd as a resull of
this development completing
York Rd

The development does not
impact on Council's existing
stormwater infrastructure.

The number of one-bedroom apartments proposed will represent 38% of the 340 apartments
intended to be built, exceeding the maximum allowance of 25% by 13% outlined in Council’s
Development Control Plan. The application should be amended accordingly.

The Architectural Drawings have been amended to reduce the proportion of one bedroom apartments
from 38% to 29% (91 of 311 apartments).

The diversity of apartment sizes has been driven by our Clients research into the local demographic
demands and accordingly has provided both apartment sizing in accordance with the Hills DCP

minimum sizes and also oversized units across 1, 2 and 3 bedroom offerings. The 4% variation of 1
bedroom apartments includes the 1 bedroom units that are at the minimum size, oversized and also
with an open study nook

RFILETTER_r ORK ROAD VELLYVILLE _=iNal
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There are three category types within the 1 bedroom classification. This further contributes to the
diversity of 1 bedroom apartment types and supports the purposes of allocating 29% 1 bedroom
apartments to meet market demands.

We consider the proposed 29% 1 bedroom unit mix as supportable when compared to the precedent
result of Universal Property Group Pty Limited v The Hills Shire of 57.95% of 1 bedrooms as previously
mentioned. This determination within an area of equally comparable LEP zoning controls provides
further evidence to endorse the proposed 29% 1 bedroom unit mix.

While the amended proposal slightly exceeds Council's DCP (only by 4% overall), the magnitude of
departure is minor and considered reasonable and acceptable in the cantext of the overall
development that achieves a high level of policy compliance.

54 APPLICATION OF LEGAL PRECEDENT CASES

We have considered application of the ADG including the reduction in unit sizes and application of
mixes as per the legal precedents Universal Property Group Pty Limited v The Hills Shire and Botany
Development Pty Ltd v Council of the City of Botany Bay (No.3). While our Client does not support the
application of density guidelines as advised by Council in its letter dated 17 December 2015, we wish
to highlight the resuit of applying the two above cases on the subject site following Council's

interpretation:
R3 9,548m2 95 persons per hectare 90.7 persons
R4 26,437m2 175 persons per hectare 462 6 persons
TOTAL 35,985m2 553.3 persons
1 (1.3 persons) 57 95% 163 250.9 50m2 50m2 — 75m2
2 (2.1 persons) 36.55% 121 254 1 70m2 70m2 - 110m2
3 (27 persons) 550% 18 4B 6 95m2 95m2 -163m2
TOTAL 100.00% 332 6553.6 persons
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We highlight to Council that the above analysis in fact produces 332 units on the subject site. Such a
case is possible but would likely produce a far inferior development cutcome and not be consistent
with Councils vision to accommodate families of the Hills District with diverse and larger apartments.
This approach would also be of a significantly lower cost to a developer. Notwithstanding this, our
Client has elected to provide design excellence, liveable and diverse apartment offerings in a setting of
vast open space. We strongly re-inforce the merits of the 311 apartment masterplan and would seek
Council's leadership in supporting a quality development opposed to what evidently is “legally
achievable” to maximise the number of units possible that would result in a poor development
defeating its own vision.

If such an example as above is supportable by the precedent available, this would encourage poor
development when compared to that proposed by this application for the subject site.

55 SETBACKS

The submitted Statement of Environmental Effects identifies that the proposed setbacks are
compliant. The submitted plans show buildings fronting York Road and Alessandra Drive
within the required 10m setback area. Given the scale of the proposal the application should be
amended to comply.

The Architectural Drawings have been amended in order to provide the required 10 metre setback to
York Road and Alessandra Drive. This has allowed for a further increase in the provision of
landscaping along the front boundary resulting in reduced building bulk and scale.

56 BUILDING LENGTH

Given the scale of the development concern is raised with the length of Building 1A and 18
adjacent to the eastern boundary. Council's DCP provides for a maximum building length of
50m.

Amendments have been made to Building 1B, removing two units from level three and four adjacent to
the eastem boundary in order to increase the separation between Buildings 1A and 1B. This allows the
building to be read as two-separate pavilions when viewed from the east, reduces the overall building
length, and reduces the building bulk adjacent to neighbouring residential properties.

57 DRIVEWAY LOCATIONS

The locations of the northern buildings driveway entrances are considered to be
inappropriately located and should be moved to a more central location away from adjoining
properties.

The Building 1B and Building 1C basement entry / egress ramps have been moved away from the east
and west boundaries and neighbouring properties to within the building envelope. This has increased
the setback to the neighbouring residential proprieties and allowed for additional landscaping and
communal open space within these zones and resolved a key concem of the affected residents as
identified at the Conciliation Meeting.

WE T IER_YTORK ROAL KELY YVILE NS
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2.8 BUILDING 2 - WESTERN BOUNDARY INTERFACE

It is noted that consideration has been given to the interface of Building 2 along the western
boundary; however the built form in this location is still considered excessive and should be
reduced.

We acknowledge the precedent set by Council's approval in 2014 of DA 428/2014/HB (55 — 61
President Road, Kellyville) where 4 storeys were approved on the fringe of the same town centre with
common neighbouring residences.

Notwithstanding the above mentioned approval, nine units have been removed from the western
portion of Building 2 at level four. The removal of these units allows the building to be read as three-
storeys from the west, which will reduce the visual building buik in this location and improves solar
access, visual and acoustic privacy to the adjacent properties. This again positively responds to
council concems that have been raised.

59 FENCING

The plans do not identify any front boundary fencing. As such some of the open space areas
fronting the public domain would become accessible to the public. Consideration should be
given to providing fencing or considering the implications of public access to private areas of
the development.

The Landscape Plans have been amended to incorporate a light low-impact fence along the front
boundary. The fence will allow a visual connection through the linear park and allow pedestrian access
to residents and their visitors only. The amended scheme therefore now provides a clear delineation of
public and private space.

210 ROAD VERGE WORKS

You are advised that the landscape plan incorporates the footpath verges in York Road and
Alessandra Drive, proposing a level of treatment/ planting/ finish (including footpath
connections) well beyond what would be expected (and importantly, maintained) along a public
road. The public/ private interface here needs to be made clear and the treatment of the
footpath verges amended to reflect the DCP (namely street trees, turf, footpath/ cycieway and
services only). This can be conditioned.

Noted. To be incorporated a condition of consent.

511 DEDICATION GF ROAD TO COUNCIL AT NO COST

The subdivision plan needs to be amended to include road widths for York Road and
Alessandra Drive, along with a statement/ note confirming it is your intention to construct and
dedicate these roads as part of your application and at no expense to Council, as required by
the DCP.

We acknowledge the draft plan of subdivision provided does use Council’'s standards of road widths as
designed in accordance with The Hills Development Control Plan 2012. As updated survey plans have
not been provided with noted road widths, we request Council to condition the consent with the
requirement of such roads to be constructed in accordance with the Hills DCP 2012.

The proposed extension to York Road and Alessandra Drive will be constructed by the Proponent and
dedicated to The Hills Shire Council at no cost to Council on the basis the revised scheme of no less
than 311 apartments is approved to support the associated construction costs.
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512 ENGINEERING MATTERS

The architectural plans must be amended to include dimensions for the car parking areas. This
includes spaces, aisles, circulation roadways/ ramps and driveways. Ideally, the spaces need to
be individually numbered on the plans.

The Architectural Drawings have been amended to incorporate dimensions for the spaces, aisles,
circulation roadways/ramps and driveways. Numbers have also been assigned to each parking space.

513 LANDSCAPRING PLAN

The submitted Jandscape concept should be embellished to provide additional planting
information including:

= Planting schedule to be provided which indicated plant pot sizes and planting spacing.

* Additional plant species are to be added to the planting palette. In particular shrubs and
small trees that will assist with screening.

*  Tree species to be identified on plan.

The Landscape Plans have been amended to incorporate a planting schedule, additional plant species
including shrubs and small trees, and all tree species have been identified on the plans.

514 ENVIRONMENTAL HEALTH ASSESSMENT

The child play area shares a common boundary with the loading dock for Kellyville Plaza. An
Environmental Health Assessment is required to address any potential Health impacts on the
children from the loading dock. This includes air quality, noise and safety from vehicle crush.
This report must specifically address the shared boundary between the play area and the
loading dock and provide advice on barrier requirements to ensure that a truck (semi-Trailer)
within the loading dock cannot enter the child’s play area in the event of an accident.

The Environmental Heaith Assessment is to be undertaken by a suitably qualified person in
accordance with the requirements of the Hills DCP and submitted to Council to allow further
assessment of this application.

The Client has made attempts to contact the operator of the shopping centre to gain the relevant data
required lo make such an assessment, but has been unsuccessful. The Environmental Health
Assessment can be undertaken by a suitability qualified person prior to the issue of a Construction
Certificate. We request that Council condition the Child Care Centre approval with a condition to the
effect that requires our Client to satisfy both Council and a Certifier prior to the commencement of
construction of air quality and safety matters as stated by Council.

The acoustic matters are addressed in item 13 below.
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515 ACOUSTIC REQUIREMAENTS

A review has been undertaken of the Acoustic Report prepared by Wood & Grieve Engineers
and submitted with the application. The following Issues are required to be addressed by the
Acoustic Consultant and should be submitted to Council in the form of an updated / amended
acoustic report. The following comments are provided by Council staff:

* Provide the methodology (including height, numbers of children, spacing in the play area)
that was used to come to the conclusion that the noise level from the children playing
complies with the project specific noise level of 41dB at the nearest neighbouring
residential pramises. | have tried to check the workings of the findings and even with a
2.5m lapped and capped timber fence | cannot come to the same conclusion unless the
numbers of children within the play area are significantly reduced.

* Address the noise impact from children playing in the play area at the 2nd story window of
the nearest residential receiver. Provide projected noise levels and discuss impacts.

* The report has not addressed noise impact at the nearest residential receivers within the
site. Noise impact is to be assessed within the development site from all noise generating
uses on all receivers.

* Provide details of the potential impact of the loading dock noise on the required internal
noise levels for the childcare centre. No details are provided regarding these noise levels
nor are any acoustic treatments recommended to ensure that the internal noise levels
comply.

*  Provide details of all noise attenuation required for the outdoor play area to ensure that
noise from semi-trailers / waste vehicles in the loading dock does not cause a noise
nuisance on the children within the play area and complies with the requirements of the
AAAC - Guideline for Childcare Centre Acoustic Assessment, 2013,

*  Provide details of the barrier that is proposed between the play area and Woolworths
the loading dock.

* Provide details of the plant and equipment required for ventilation for the basement
parking and all of the acoustic treatment that is required to ensure that the plant noise does
notimpact the nearest residences (within or external to the development depending on
which is closest).

* Provide details of construction noise management, include details and practical measures
outlining works to be undertaken to ensure that the noise complies with the criteria.

* Provide a more thorough description of the locations that require acoustic glazing as per
the requirements of table 24, A detailed site plan showing sides / buildings (including the
childcare centre) that require glazing and a breakdown of bedrooms and living rooms
is required. Provide within this request detaiis of the projected noise levei of the ioading
dock that was used in determining the required glazing for the buildings.

Wood and Grieve Engineers have provided a cover letter dated 17 February 2016 with an updated
Acoustic Report (as attached) to provide response to the above items requested by Council.

The revised Acoustic Report specifically addresses matters in Section 6.3, the Childcare Noise
Assessment. This includes the methodology. caiculation inputs and data that establishes the noise
assessment outputs. The revised Acoustic Report is to be read in conjunction with cover letter
provided.
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b conclusion

The revised masterplan for a three lot subdivision, construction of York Road and Alessandra Drive,
and construction of three Residential Flat Buildings (311 dwellings) on proposed Lots 1 and 2 and a
Child Care Centre (100 places) on proposed Lot 3 is permissible with support of Council and consent
of the JRRP.

It is evident by the comprehensive analysis in this letter, detailed planning and design analysis that the
revised master plan is sympathetic to the local environment while meeting the LEP objectives. The
master plan responds to the constraints of the site to ensure the site design, building layout and
ofientation, coupled with a high quality landscape design, both achieves and supersedes the
development envisaged for this area. The masterplan embodies the Hills vision for increased open
space and diversity in unit sizes, providing compliance to its three type unit calegories plus oversized
options for family living. The merits of this development positively contribute to the community by
providing road conneclions, a child care centre and fundamentally will leave behind a development of
design excellence.

The application has achieved compliance with the LEP controls and embraced where reasonably
justified the Hills DCP guidelines. The analysis and various working examples as contained in this
submission clearly prove that the Hills DCP density guideline is inappropriate and inconsistent with the
LEP zoning and its objectives. Given the site has no density or floor space ratio controls, the prevailing
LEP controls must take precedence while assessed on the strong merits designed into the application

The proposed development has been favourably assessed against the relevant provisions of Section
79C of the Environmental Planning and Assessment Act 1979, including consideration against the
State Environmental Planning Policy No. 65 (Apartment Design Guide) and Hills LEP. The adherence
to both legislative and legal requirements has closely formulated the application since the initial Pre-DA
scheme of 401 dwellings. Notwithstanding the reduction to 311 dwellings as proposed, the legislative
and legal requirements have equally been applied and tested to present a robust position to be able to
endorse this development application be given a recommendation for approval to the JRPP.

We trust this information satisfactorily responds to Council's cancerns. The amended proposal in our
opinion achieves a high level of planning compliance and will deliver a high quality apartments set with
a very generous landscaped setting. We believe this accords with Council's vision for apartment
design and site planning.

Should you have any questions or require further information please do not hesitate to contact the
undersigned on (02) 8233 99565,

Yours sincerely,
Koo Wit

Stephen White
Director

RULEITOR 6 R ROADNKEL Dy LD S
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ATTACHMENT 13 - APPLICANT’'S ADDITIONAL JUSTIFICATION 27 APRIL 2016

Strategic Consideration of the Proposed Density: York Road & Alessandra Drive, Kellyville
(Development Application No. 576/2016/|P)

Prepared by Urbis Pty Ltd

27 April 2016

1. Introduction and Purpase

Urtns has been engaged by Namul Pty Ltd {Client) to look at the stralegic justfication for the provision of 311 new ings at York Road and Alessandra Drive, Keilyville This letler forms
part of the far D¢ Appli No 576/2016/JP, lodged with The Hills Shire Council in Octaber 2015

This document 15 pravided in response to Counol's letter dated 29 March 2016, which states: "Given the Issues raised 1n Counci staffs onginat assessment and the response provided,
primarily in relotion io density and position in reiation to road dedicoton, the application is unoble (o be supported. A report will be prepared for the JIRPP accardingly”

The Purpose af this document is to provide The Hills Shire Council with supplementary information, which further addresses the 1ssue of density on the subject site, prior ta the finalisation
of Council’s assessment report to the Sydney West loint Regional Planning Panel The study specifically researches the R4 High Density Residential zone, where residential Nat buildings are
permissible, as the subject propasal only seeks to utilise the R4 Zane (with a 20m zone boundary extension via Hills LEP Clause 5 3, This document focuses on the strategic planning
directions and existing land use conditions in order to demonstrate why we believe the proposed density Is appropriate
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2. Sunmmmary of Justification lor proposed density

This dacument outhnes in detail the lactors supporung our opmion that the proposed densily s appropriate and enticely reasonable on the sile and for its surrounding tontext In summary

the reasons are:

> The proposed density is consistent with Council's lang held strategic direction far the Town Centre and Is actually less than ather comparable areas nearby.

The Kellyvllle Town Centre is a 3" order Centre within Cound/'s strategy document entltled “Centres

of The Shire’s Centres

- Planning,

2009 (the Centres Direction). The subject propasal seeks approval for 2 total population density of 166 people/hectare. The nearby Hexlett foad Willage Centre s a 4" Order
Centre and has a recent approval {DA 799/2015/P) for a total population density of 331 people / hgctare.

The subject proposal is also located in a high order Centre locatlon (being a 3" order centre) and the prop density Is

approval,

and approprlate for

There Is a sij of to cater for the exlsting p versus the from Council’s planning cantrols in the R4 High density

zone, where flat buildings are g the Town Centrea. There will ha a shortfall of housing to accommodate B0O people in the high
density residentlal zane, even when for the proposed on the site | vacan). The shortfail of housing tor 80O people Is 34% under the potential
supply.

The slte is the last parcet of undeveloped land in the Wrights Road Town Centre, as all other sites have now been developed. Accordingly, Increased density is appropriate to In
part achleve Counci's planned residentlal density for the area where aiher development opportunities are limited In the short tarm.

There Is a low likellhood of re-development of exlsting housing stock to take up aowable additional floor space within the R4 High density residential zone to meet the

population density planned by Council. The reasans being:
The land Is highly fragmented;

Il, The Jand configurations are not ideal;
(8

The relatively young age of stock - clrca 10 years; and

Iv. The high value of ewisting dwelings - ).e. would require a substantial change to uplift planning cantrals for

3. Strategic Policy Considerations

to acquire and r

This Section provides an assessment of NSW State Government and The Hills Shire Council strategic planning policy as 1t apphes to the site

31 Centres Direction - Planning, Protection and Management of The Shire's Centres 2009 (the Centres Direction)

Wetghits Kowol Town Cendre

The Centres Direction was prepared by Council in 2009 and established a Centres
Hierarchy far The Hills Shire. The Centres Hierarchy provides a framework for the scale,
Iocation and objectives of centres. This approach ensures that the population has access
10 centres |hal meet lheu needs A centres hierarchy 1s important for the achievement of
orderly and The Hills Shire, and the development of
centres that are appropriate in scale and design for their location. It aims to achieve

centres that are vibrant, viable and diverse, with minimal impacts on surrounding land
uses

:| The subject site Is located
within the Wrights Raad Town
Centre The Town Centre is
identified in the Cenlres

along with Baulkham Hills,
Caringlord, North Rocks, and
Round Cerner. There are three
\dentified higher order Centres

the ‘Release Area Sectar’
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within The Hilis Shire. These include the Norwest Business Park, and the Castle Hill and
Rouse Hill Major Centres There are also many smaller lower-order Centres known as
Vlllage, Neighbourhood, and Rural Centres

The Centres Direction outlines the development typology and associated LEP objectives /
zone criteria required for the Wrights Road Town Centre to ensure the Centre s viable,
The Wrights Road Town Centre 1s expected to provide a range of retall, business, and
commercial uses to senice the needs to residents, workers and visitors, and allow for

higher danyty houling

Figure 1 below 15 an excerpt of the Centres Urban Structure Plan and shows the Wrights Road Town Centre at the southern end of
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Figure 1 - Centres Urban Structure Plon, Centres Direction 2009

The Wrights Road Town Centre currently has over 15,000m’ of retait floor space, comprising twae full scale supermarkets {Woolworths and Coles), 3 small supermarket {Aldi), a min-major
{The Reject Shop) and specially shops

As shown in Flgure 2 below, the subject site has an area of 3 6 hectares and 1s the only site within the Wrights Road Town Centre that has the potential for development Furthermore the
site 1s focated within 3 5 minute walk {400 metre radii) of the existing shops, as well as bus stops at Wnights Road and President Road

Figure 2 - Aerial Phota  The subject site and the Wrights Road Town Centre, 2016

KEY FINDING: As an |dentified Town Centre, the area allows for the provision of higher densities to ge larger lations to have access to shops,
services and public transport. The area, as well as the subject site, should be encouraged to provide a level of density commensurate with the status of
the centre within which it sits and its proxi to ices and
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Ehe Hezbete Road Vil Cenlie

The Hezlett Road Village Centre was also identified in the in the Centres Direction {2009) The Centre is located at the intersection of Hezlett Road and Ryley Drive, appr
only 1 7km to the north west of the Wright Road Town Centre Under the Centres Hierarchy, a Village Centre 1s a jower order (4") Centre to a Town Centre Village Centres are identified to
provide a range of retail and other uses o meet the weekly convenience shopping needs of residents, and allow it denmiy howsng weh o lown heases. Accordingly, from a strategic
planning perspective the Wrights Road Town Centre is 1dentified to have more importance and be able to support a higher densily than Lhe Hezlett Road Village Centre

Having regard to this identilied Centres Hierarchy, we note a recent Sydney West JRPP development approval {799/2015/iP) in the Hezlett Road Village Centre for three sixstorey mixed-use
buildings comprising 209 residential units, 3,498m? of retail floor space, and parking far 493 vehicles The site had an area of 12,147 7m’ Applying Council's density contrals to this approved
devell results in a total density of 33 pgeple { hacrare This s considerably greater than the 16 peaple / hiclare proposed at York Road and Allessandra Drive, Kellyville

Consistent with the Centres Hierarchy, the site is zoned 81 Neighbourhoed Centre under SEPP {Sydney Region Growth Centres) 2006. The objectives of the zone are to “provide a range of
small-scale retod, business and community uses thot serve the needs of people who live or work in the ing aond it I that ¢ to the
economic and sociol vitality of the neighbourhood centre” The Hezlett Road Village Centre zone prohibits ‘residential Hiat buildings’ unless they are provided as a component of a mixed use
development

Figure 3 - Approved mixed-use development — Hezlett Road Villoge Centre

KEY FINDING: The Centres Hi hy sets a clear fr: k for the scale, | lon and objectives of to allow for orderly and sustainable
development throughout The Hills Shire. The Wrights Road Town Centre Is Identifled as a higher order centre than the Hezlett Road Village Centre. it Is
therefore reasonable to expect that the Wrights Road Town Centre would accommodate higher densities commensurate to the status of the Centre and

the proximity to facilities and services.

3.2 Syvdney Metro Northwest

Sydney Metro Northwest 1s the fiest stage of the Sydney Metro, Australia’s first fully-automaled melro rail system. The track is expected to open in the first haif of 2019 and will delwer eight
new railway stations and 4,000 commuler car parking spaces to the North West Trains will operate every four minutes in the peak with at least 15 trains an hour

Figure 4 - Sydney Metro Northwest - Station Map

The subject site 1s located within 2 Skm of two Northwest Metro stations, Showground Station and Kellywille Station. Showground Station is ta incorporate 600 cormuter car parking spaces,
parkmng and storage for 40 bicycles, and a bus interchange. Kellyville Stahon is ane of two stations located on the sky-train route, and will have 1,200 commuter car parking spaces and
parking and storage for 45 bicycles.

The NSW State Government and the Hills Shire Council are proposing higher residential densities in the vicinity of Showground Station and Kellyville Station to support patronage and
encaurage the use of public transporl. Increased densities are being proposed throughout the catchment of each of the stations. The subject application inciudes the construction and
linkage of York Road, which when complete, will provide an opportunily to serve 3 key bus-route o connect the local communily to both the Wrights Road Town Centre and the new
Showground and Kellyville Stations

KEY FINDING: The subject site is located within close proximity to new public transport Infrastructure, as well as assodated facllities and services. it is
therefore reasonable to expect that the subject site would accommodate higher densitles in order to promote the use of alternative and sustainable
modes of travels.
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4. Existing Residential Density Assessment
The Hills Local Environmental Plan {LEP) 2012 establishes a clear gradation of land use 20nes and associated residential densities around the Wrights Road Town Centre, as shown in Figure 5
below The more distant areas have an R2 Low Density zone, which transitions to a R3 Medum Density zone roughty within 400m from the shopping centre Immediately surcounding the

centre, where the subject site is located, the Iand is zoned R4-High Density Residential

As identified in Figure 6, the area of the R4-High Density Residential equates to approxi 13 52 hectares

Figure 5~ Land Use Zoning Plan (LEP 2012) Figure 6 - Area of land z0ned R4 - High Density Residential

The R4 High Density Residenlial zone with The Hills LEP 2012 has the following nbjectives:
< To provide for the housing needs of the communily within a high density residential environment,
3 To provide a variety of housing types within o high deasity residentiol enviconment.

= To enoble other tand uses thot provide focitities or service's to meet the day to day needs of residents

To e high density revidentiol devel in thet are close to popuiotion centres and public transport routes.
[emphasis added]

We have considered the exisiing land uses in the A4 rone The land wilhin the R4-High Dersity residential has been developed with 3 mix of apartments, multi-unit dwellings and detached
dwellings The breakdown on the dwelling mu 15 currently

Owelling Type Number Percentage
Adeimentt ] Atw
Muhi-unit dwelling 121 aa%
Setitdimmiive hnding 1 1n
Detached dwelbng w 13%

T, ik bais]

The residential density over 10 52 Hectares, which excludes the subject site {attributable 3 0 hectares) is 26 dwellings / hectare This density is within the range of 2535 dwellings / hectare,
which 15 considered Medivm Rensity Residental in new release areas such as in the Box Hill / Bow Hilt Industrial Precinet (also wathin 1he Hill Shire)

The nature of lower densitles is a response to the markel condltions al the time when apariments were not viable The current nature of the residential market |s different as apartmenis
are now the only affordable option for young people, familles or empty nesters Furiher, new transport Infrastruciuce in the area makes Lhis location more desirable and apartment living
more approprate Additionally, government policy has dictated that more compact dwellings are needed in metropolitan Syoney to address housing undersupply.
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Figure 7 provides an analysis of the distribution af dwelling types listed oreviously within
the R4 High Density Residential zone The analysis demonstrates that

1 The subject site s the only remaining un developed land parcel in the R4 High Density
Residential zone and \he Wrights Road Town Centre

2 The exisbing land use pattern 1s dominated by medium density apartment buildings
and multi-unit dwellings, as well as semi detached and detached dwellings

3. The land within the R4 High Density Residential zone 1s now so fragmented and
dwelling prices are so high, that the opportunity for redevelopment 1o capitalise on
the permitted higher density outcome 1s unviable Specifically, an F5R in excess of 2:1
would be required to encourage site amalgamation and therefore the proposed
development presents the last opportunity to meel any undersupply within the
Wrights Road Town Centre

KEY FINDING: The Wrights Road Town Centre Is underdeveloped In terms
of residential density. The subject site provides the only remaining

opportunity to provide r | apartment ing that accord with
the zone objectives and supports the strategic intention of the Tawn
Centre.

Figure 7 - Existing Owelling Mix

4 Population Bensiy - anaiysis of existmg saindalion

Using the areas dentilied in Figure 7 above, and assuming an average of 3.5 peaple per dwelling, we have cained out a calculation of the lotal persons residing in the centre 10 establish
whether the densily of the centre inatches the desired outcome of Counal’s plansiing controls

Tnble 1—Anolysis of Existing Dweiling Mix ond Population Density

Area Current Building Typalogy Na. Dwellings Adaption of Average Person Total Persons
per Existing Dwelling (as per
Hills pCP)

A Apartment a 15 150
B Multi-unit dwelling 2% 35 21
L= Detachad dweliing 2 3s 7
o Multi-unit dwelling 16 35 56
E Oetached dweliing ] s B
F Multi-urit dwelling a7 35 165
G Sami-detached dwelling 18 R 3
H Multi-urit dwelling 32 35 112
i -Sern)-detached dwalling 18 as 5&
1 Detached dwelling 8 35 28
K Ootached dwelling 6 35 3
1 Apartment 2 35 112

Seml-detoched dwallng 12 s 42
L] Detached dwelting 13 A5 46
Curent R4 Zohe 76 967
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The Hills Development Control Plan {DCP) indicates that land where residential apartment busldings are p i shouid have a densily ol 150-175 peaple per hectare The
total pepulation for the relevant land should therefore be 2,366 people based on an area of 13,52 Hectares. As shown in the table below, the addition of 599 people within the proposed
development will only result in 1,567 people, which is 0! paaple beloyw the caoaciy of the area urnder thi B0

Furthermore, (he undersupply of capacity supports the subject application secking to wtilise Clause 5 3 af The Hills LEP, which allaws mirior incursions of tand uses into nelghbouring zones,
" where the i of a site and its reveais that n use ollowed on the ather side of o zone boundary wauld enable o more Ingicol and oppropriate development of the site
and he compotible with the planning objectives and land uses for the adjaining zane ™ It)s apparent that supporting the use of Clause 5 3 to extend the R4 boundary to permit residential Hat
buildings is entirely consistent with the objectives of both the R3 Medium Density Residential and R4 High Density Residential tones

Table 2 - Analysis af Poputation Density in an areg where RFBs are permissibie

Zone Current Building No. Dwellings Adoption of Average Total Persons
Typology Person as per
Development
Application
Subjest site () ngnmmmm AL 19 Apa
(Apsrtmont)
R4 Zone Total with DA M 1566
576/2016

Table 3 - Analysis of Undersupply of Populotion Density 1n on ares where RF8s are permissible

one Appronimate Area OCP Maximum Total Supply of Potentlal  Total Supply of Potential
{Hectares) Suggested Density per Persons Persons (%}
Hectare
RS Land Potential Supply 1352 s 355
-800 -34%

KEY FINDING: The propased development of 311 dwellings within the site will not have any Impact on the projected population for the Wrights Road
Town Centre. The project does not reprasant overdevelopment of the site and would go some way to addressing an undersupply of peopls within the
area.

5. Environmental Planning Assessment

The prop | has been consid undas the provisions of Section 79 T (1) of the £nvronmentol Planming ond Assessment Act. The proposal is considered acceptable and
worthy ol approval for the following reasens:

o The proposal is consistent with State and subregional stralegic planning objectives. The proposal will delver a high-guality residential develepment in an area accessible Lo piblic
transport, shops, community facilities, and employment. it will contribute a number af jobs through the construclion phase of the development, as well as on-going maintenance
employmenl opporlunities and operation of the child care centre

The proposal satisfies the applicable local and state planning polickes. The proposal achieves a high ievel of consistency with Council's key planning controls Where the proposal
does not fully comply with a numeric provision, it is considered that the objectives and mient of the numenc provision has been met and theretare achieves compliance,

- The proposal achieves 3 high level of resi amenity. The prop h has been designed in accardance with SEPP 65 and ihe Apartment Design Guide The
provides a of 2 hours salar access ta 72% of apartmenis. while 62% of apartments are cross ventilated
The deslgn resp to the site dkh and the urban The design has been formulated having clase regard to the existing site congitinns

and Lhe deslred future built form characier of the Kellyville neighbourhood centre,

The proposal Is in the pubic interest. The proposal will enhance the amenity and gnvironment of the local area through the delivery of an extension to York Road and Alessandra
Dnve, generous landscape setbacks with deep soil tree planting, and publically accessible through site iinks and landscaped parklands. Fuether, the project wiil maximise the use ol
existing public transport, cyching and walking by locating residents and warkersin an accessible location, partlcularly given the planned development of the Showground Read and
Kellyvilie metro stations

dorad ppe we . e 1 = sound davel, Sitcome that oot S P
1 the we that the prop a saind it that G WS

wision for the Wrights Road Town Centre and wider Hills Shire region. The proposal therefore Is dered well-worthy of Coundl and Sydney West Joint
Regional Planning Panel support and ultimately approval.
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6. Conclusion

The population density of 166 peaple { hectare proposed at York Road and Allessandra Ovive, Kellyville is considered entirely appropriate and reasonable in the context ol the site and its

surrounds Specibcally

\; The prapased density 1s consistent with Council's long held strategic direction for the Town Cenlre and is actually less than other comparable areas nearby

Thereis a sigmifl

pply of existing versus the anticipated population under the OCP in the R4 High Density Aesidential zone where residential flat bulldings are

permussible, which surrounds the Town Cantre When accounting for the proposed development on the site [currently vacant) the undersupply is still in the order of 800 people.

o The site represents the last opportunity of undeveloped land in the cenlre as all other sites have now been developed

There Is a low likelihuod of re-devetopment of existing housing siock 1o take up allowable additional floor space willnn the R4 High Density Residential zone Lo mevt Lhe population
density planned by Council. The reasons being:

w.

The land 1s highly fragmented,
The land configurations are not ideal;
The relatively young age of stack - circa 10 years; and

The high value of existing dwelbngs —i 2 woukd require a substantial change to uplift planning controls for to acquire and
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ATTACHMENT 14 - PREVIOUS REPORT 854/2012/31P

FURTHER REPORT

JRPP PLANNING REPORT

JRPP NO: 20125YW029

DA NO: 854/2012/IP

RESIDENTIAL DEVELOPMENT  COMPRISING 126
PROPOSED DEVELOPMENT: | APARTMENTS AND 34  INTEGRATED HOUSING
DWELLINGS.

PROPOSED LOT 12 IN APPROVED SUBDIVISION OF LOTS
SUBJECT SITE: A & B DP 379959 (DA NO. 1639/2011/ZA) - No.’s 75-95
PRESIDENT ROAD, KELLYVILLE

APPLICANT: NAMUL PTY LTD

LODGEMENT DATE: 13 FEBRUARY 2012

SENIOR TOWN PLANNER
SOPHIA CHIN

REPORT BY:

RECOMMENDATION: APPROVAL

HISTORY

15/11/2012 JRPP meeting held. Matter deferred by the JRPP with the
following resolution:

The Panel unanimously agrees to resolve to defer this
application owing to administrative difficulties with notification
letters to submitters. To ensure relevant persons are notified of
the panel meeting, another meeting will be scheduled at a later
date.

Potential amenity impacts and interface issues were raised by
the Joint Regional Planning Panel in respect to the part four and
part three storey high Apartment Block D (located to the south
western comer of the subject site) on the adjoining properties
in Saliba Close. These concerns were conveyed to the applicant.

Amended plans were received from the applicant deleting the
20/11/2012 third storey of Apartment Block D.
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REPORT
At the Joint Regional Planning Panel meeting on 15 November 2012:

The Panel unanimously agrees to resolve to defer this application owing to administrative
difficulties with notification letters to submitters. To ensure relevant persons are notified
of the panel meeting, another meeting will be scheduled at a later date.

The panel raised concerns relating to potential amenity impacts and interface issues in
respect to the part four and part three storey high Apartment Block D (located to the
south western corner of the subject site) on the adjoining properties in Saliba Close.
These concerns were conveyed to the applicant by Council staff, the applicant has
submitted amended plans on 20 November 2012 amending the design of this apartment
block. Apartment Block D has now been reduced to two storeys in height and maintains
a side setback of 9.5 metres to the south-western boundary.

AMENDED PROPOSAL

The amended proposal is for a residential development comprising five Residential Flat
Buildings (126 apartments), 34 integrated dwellings, associated parking, landscaping
and communal facilities, a neighbourhood shop, and the Community Title and Strata Title
subdivision of the site to be constructed in seven stages.

The amended development reduces Apartment Block D to two storeys in height and now
provides 126 apartments across the site compared to the previous proposal with 133
apartments, The amended residential flat building components of the development
include the following:

e 22 x four bedroom apartments;
e 72 x three bedroom apartments; and
« 32 x two bedroom apartments.

As a result of the changes, the development proposes 142 dwellings for the TCD part of
the site and results in a variation of 82% (64 dwellings) to the maximum density control.

The previous proposal sought a variation of 91% (71 dwellings) to the maximum density
control.

Parking for the apartment residents and visitors in the basement for Apartment Block's D
and E has been reduced by six spaces (from 81 car spaces to 75 car spaces).

The 34 integrated dwellings, and Apartment Block’s A, B, C and E, landscaping,
communal facilities and a neighbourhood shop remain as previously reported to the
JRPP.

The proposed condition related to Section 94 Contributions has been amended to reflect
the reduction in units.

ISSUES FOR CONSIDERATION
1. Amended Plans

A comparative analysis of the previous and now amended eastern and western
elevations of Apartment Block D is provided below:
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Proposed Amended Western Elevation

The proposed amended development results in a two storey interface when viewed from
neighbouring dwellings to the south-west. A side setback of 9.5 metres to the south-
western boundary is maintained (in excess of the 6 metre DCP requirement). This
amendment provides improved integration with the surrounding low density character of
the area whilst enabling a higher built form to be accommodated to the centre of the
site.
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It is considered that the amended development demonstrates an improved transition and
visual interface to the neighbouring residential properties to the south-western corner of
the site and is considered satisfactory.

2. Compliance with The Hills DCP 2011 Part D Section 5 - Kellyville/Rouse
Hill Release Area

The proposed amended development has been re-assessed against the relevant
development standards of The Hills Development Control Plan 2011.

The specific developments standards applicable to the proposed amendments have been
reconsidered resulting in reassessment of density compliance as detailed below:-

DEVELOPMENT DCP 2011 PROPOSED AMENDED | COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
Density Local Centre Density - | Local Centre Density - No - however
15-20 dwg/net ha 19 dwellings for 0.932ha | the proposal is
Required = 13.9 - an
18.6 dwellings for improvement
0.932ha on the
previous
Town Centre Density - | Town Centre Density - development
30-35 dwg/net ha 142 dwellings for | providing a
Required = 66.8 — 78 | 2.229ha reduced
dwellings for 2.22%ha varation from
that previously
proposed.

2.1 Density

Clause 2.2 of The Hills DCP Part D Section 5 - Kellyville/Rouse Hill Release Area
identifies two density controls — Local Centre Density (15 — 20 dwellings/ha), and Town
Centre Density (30 — 35 dwellings/ha).

The Town Centre Density (TCD) part of the site (2.229ha) can accommaodate a maximum
of 78 dwellings under this control. The amended development provides a reduction of
proposed dwellings for the TCD part of the site to 142 dwellings and results in a variation
of 82% (64 dwellings) to the maximum density control (original proposal resulted in a
variation of 91% (71 dwellings) to the maximum density control.

The density objectives of Clause 2.2 of The Hills DCP Part D Section 5 - Kellyville/Rouse
Hill Release Area states:

(i) To facilitate a range of lot sizes and housing types within the release area to meet
changing demographic profiles and housing requirements.

(ii) To locate smaller fots and multi unit housing types within close proximity to
community facilities, open space, public transport, and commercial centres.”

As previously discussed within the original report to the JRPP, it is considered that whilst
the proposal does not result in humerical compliance with the density requirements, it
satisfies the above objectives in an effective manner. The development will result in the
provision of various housing types that will address the changing demographic profiles
and housing requirements of the Kellyville area. The development will provide housing
types that are more affordable and may be suitable for rental accommodation which will
result in improving the diversity of housing choice for the population in the area.
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The development adjoins an existing shopping complex to the south consisting of
Woolworths, Coles and Kellyville Plaza, and is in close proximity to community facilities
and open space areas. Further the development is nearby bus stops (servicing the City,
Parramarta, Rouse Hill, Castle HIll etc) located on Wrights Road and Green Road.

The amended plans provide improved integration with the surrounding low density
character of the area whilst enabling the bulk of the development to be accommodated
to the centre of the site,

As a result, the retained variation to the DCP for density is considered satisfactory.

3. Campliance with The Hills DCP 2011 Part C Section 1 - Parking

The amended proposal has altered the resulting bedroom / parking requirements as per
the DCP. As a result a reassessment has been undertaken as detailed below:-

APT BEDROOM | NO. OF UNITS DCP PARKING RATE REQUIRED |
ND.
2 bedroom 32 X 2 bed units 2 parking spaces per 2 bed | 64 spaces
unit
3 bedroom 72 x 3 bed units 2 parking spaces per 3 bed | 144 spaces
unit

unit - to adopt 3 bedroom

"4 bedroom 22 x 4 bed units - Nu rate specified per 3 bed | 44 spaces
rate - 2 parking spaces per

unit
Visitor Parking 126 Units 2 spaces per 5 dwellings 51 spaces
INTEGRATED NO. OF DWELLINGS DCP PARKING RATE REQUIRED |
HOUSING (Cl. 4.9 BHDCP Part D
Section 5 -
Kellyville/Rouse Hill
S | Release Area) B
34 dwellings | 2 spaces per dwelling 68 spaces

TOTAL PARKING REQUIRED: 303 spaces | TOTAL RESIDENTIAL PARKING |
(apartments) plus 68 spaces (integrated | PROPOSED: 314 (apartments) + 68
housing) = 371 spaces (integrated housing) = 382 spaces

In view of the above, the amended car parking numbers comply.
CONCLUSION

The Development Application has been assessed against the provisions of Section 79C of

the Environmental Planning and Assessment Act, 1979, Baulkham Hills Local
Environmental Plan 2005, The Hills Local Environmental Plan 2012, The Hills
Development Control Plan 2011, State Environmental Planning Policy (State and
Regional Development) 2011 and State Environmental Planning Policy No. 65 - Design

Quality of Residential Flat Development and is considered satisfactory.

The proposed amended development provides an improved interface between the
residential flat buildings and the adjacent two storey residential dwellings. The
amendments result in a two storey interface for Apartment Block D (as viewed from the
neighbouring dwellings) with the 9.5 metre side setback in excess of the DCP
requirements.
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In addition, the proposed development has been amended to reduce the variation with
the DCP requirements concerning density.

It is recommended that the subject Development Application be approved subject to
conditions.

RECOMMENDATION
The Development Application No. 854/2012/]JP be approved subject to the following
conditions:

CONDITIONS RELATING TO ALL STAGES
GENERAL MATTERS

1. Development in Accordance with S itted Plans (as amended

The development being carried out in accordance with the approved plans and details
submitted to Council, as amended in red, stamped and returned with this consent. No
work (including excavation, land fill or earth reshaping) shall be undertaken prior to the
issue of the Construction Certificate, where a Construction Certificate is required

The amendments in red include: -

= Site Analysis Plan amended in red as per Condition No. 29 regarding the
relocation and addition of bin bay storage areas;

» Stage 5 Subdivision Plan amended in red to reflect the revised subdivision layout
for the integrated dwellings at the corner of Alessandra Drive and York Road
illustrated in Site Analysis Plan;

e Acoustic screen at the southern boundary adjacent Apartment Block B amended
in red as per Condition No. 35 to provide a 1.8m high acoustic screen with a 2m
landscape setback.

REFERENCED PLANS

DRAWING NO | DESCRIPTION SHEET | REVISION | DATE
A16972-DA Staging Plan 1 A 110 September |
2012
A16972-DA Approved proposed street | - s -
and unit numbers plan (11
pages)
A16972-DA Site Analysis Plan 1 F 6 June 2012
A16972_ DA Part Basement Carpark 2 E 13 June 2012
A16972_DA | Part Basement Carpark 3 |o  [3may2012
A16972 DA Part Basement Carpark 4 D 3 May 2012
A16972 DA Part Basement Carpark 5 G 19 November
2012
A16972 DA Part Ground Floor Plan 6 E 13 June 2012
A16972_ DA Part Ground Floor Plan 7 D 3 May 2012
A16972 DA Part Ground Floor Plan 8 D 3 May 2012
A16972 DA Part Ground Floor Plan 9 D 3 May 2012
A16972 DA Part First Floor Plan 10 E 13 June 2012
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A16972 DA Part First Floor Plan 11 D 3 May 2012
A16972 DA Part First Floor Plan 12 D 3 May 2012
A16972 DA Part First Floor Plan 13 D 19 November
2012
'A16972_DA Part Second Floor Plan 14 D |3 May 2012
A16972 DA | Part Second Floor Plan 15 D 3 May 2012
A16972 DA Part Second Floor Plan 16 D 3 May 2012
A16972 DA Part Second Floor Plan 17 G 19 November
2012
A16972 DA Part Third Floor Plan 18 D 3 May 2012
A16972_DA Part Third Floor Plan 19 D 3 May 2012
A16972 DA Streetscape Elevations 20 D 3 May 2012
Al16972 DA Streetscape Elevations 21 G 19 November
2012
A16972 DA Streetscape Elevations 22 E 13 June 2012
A16972_DA Streetscape Elevations 23 D 3 May 2012
A16972 DA Typical Plans/Elevations 28 E 13 June 2012
Type 1 Facade A
A16972_DA Typical Plans/Elevations 29 D 3 May 2012
Type 2 Facade A
A16972 DA Typical Plans/Elevations 30 D 3 May 2012
Type 2 Facade B
A16972 DA Typical Plans/Elevations 31 E 13 June 2012
Type 3 Facade A
'A16972_DA | Typical Plans/Elevations 32 D 3 May 2012
Type 4 Facade A
A16972 DA Typical Plans/Elevations 33 D 3 May 2012
Type 4 Facade B
A16972 DA Typical Plans/Elevations 34 D 3 May 2012
Type 5 Facade A
A16972_DA Block D Cross Sections 34 G 19 November
2012
'A16972-DA Tpartaznt Block Sections 35 G 19 November
2012
216972 DA BASTX (sammitpents 26 D 3 May 2012
31207 / COM Stage 1 Subdivision 1 E 31 January 2012
31207 / COM Stage 2 Subdivision 2 E 31 January 2012
31207 / COM Stage 3 Subdivision 3 - 31 January 2012
31207 / COM Stage 4 Subdivision 4 - 31 January 2012
31207 / COM Stage 5 Subdivision 5 - 31 January 2012
31207/ COM Staging Plan 6 31 January 2012
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Waste Management Plan

3 May 2012

20111170.2/
0207A/RO/GW

Access Review prepared by
Morris-Goding  Accessibility
Consulting

prepared by Acoustic Logic

Acoustic  Review  Letter |-

10 May 2012

| 2 3uly 2012

Colour Schedule

412684M

BASIX Certificate - Block A

27 January 2012 |

413085M

BASIX Certificate - Block B

27 January 2012

413188M

BASIX Certificate - Block C

27 January 2012

413037M_02

BASIX Certificate - Block D

3 December
2012

413190M

BASIX Certificate - Block E

27 January 2012

412446S

BASIX Certificate - D2

24 January 2012

412448S
4124495

BASIX Certificate - D3
BASIX Certificate - D4

24 January 2012
24 January 2012

4125465

BASIX Certificate - D5

24 January 2012

412548S

BASIX Certificate - D6

24 January 2012

41255058

BASIX Certificate - D7

24 January 2012

412553S

BASIX Certificate - D8

24 January 2012

412557S

BASIX Certificate - D9

24 January 2012

4125585

BASIX Certificate - D10

24 January 2012

412560S

BASIX Certificate - D11

24 January 2012

4125655

BASIX Certificate - D12

24 January 2012

412594S

BASIX Certificate - D13

24 January 2012

4125955

BASIX Certificate - D14

24 January 2012

412596S

BASIX Certificate -~ D15

24 January 2012

412597S

BASIX Certificate - D16

24 January 2012

412598S

BASIX Certificate - D17

24 January 2012

4125995

BASIX Certificate - D18

24 January 2012

4126005

BASIX Certificate — D19

24 January 2012

412601S

BASIX Certificate - D20

24 January 2012

412608S

BASIX Certificate - D21

24 January 2012

4126095

BASIX Certificate - D22

24 January 2012

4126105

BASIX Certificate - D23

24 January 2012

4126115

BASIX Certificate -~ D24

24 January 2012

4126125
412613S

BASIX Certificate - D25

" | BASIX Certificate - D26

24 January 2012

| 24 Januvary 2012
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412614S BASIX Certificate - D27 = . 24 January 2012
4126155 BASIX Certificate - D28 - - 24 January 2012
412616S BASIX Certificate - D29 i = - 24 January 2012
412617S BASIX Certificate ~ D30 - - 24 January 2012
4126185 'BASIX Certificate - D31 - - |24 January 2012 |
| 4126195 | BASIX Certificate - D32 - |- 24 January 2012
412620S BASIX Certificate - D33 - - 24 January 2012
4126215 BASIX Certificate - D34 - . 24 January 2012
412622S BASIX Certificate - D34 x - 24 Janua?y 2012

2, Property Numbering
The responsibility for property numbering is vested solely in Council.
The property address for this development is as listed below and per numbered plans.

UNIT BUILDINGS

BLOCK A
Lift 1 Units 1 - 16/ 103 York Road Kellyville
Lift 2 Units 17 — 32/ 103 York Road Kellyville

BLOCK B
Lift 3 Units 33 - 47 / 1 'Proposed Road’ Kellyville
Lift 4 Units 48 - 62 / 1 'Proposed Road’ Kellyville

BLOCK C
Lift 5 Units 63 - 77 / 1 'Proposed Road’ Kellyville
Lift 6 Units 78 — 92 / 1 'Proposed Road’ Kellyville

Subject to Block D & E sub-strata

BLOCK D
Lift 7 Units 1 — 8 / York Road Kellyville (street number to be advised)
Lift 8 Units 9 - 14 / York Road Kellyville (street number to be advised)

BLOCK E
Lift 9 Units 15 - 24/ York Road Kellyville (street number to be advised)

Unit numbers to Blocks D & E will recommence from unit number 1 subject to these two
blocks being a sub strata. If not sub strata, unit numbers will continue on from unit
number 93.

INTEGRATED HOUSING
Street numbers:

2 to 52 ‘Proposed Road’ Kellyville
2-4 Alessandra Drive Kellyville
1-11 Alessandra Drive Kellyville

PPOPOSED SHOP
105 York Road Kellyville
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The unit numbers, as issued, are to be displayed on each unit door. Applicable unit
numbers are also to be clearly listed on all lift, stairwell, lobby and basement entrances.

A diagrammatic plan of the complex must be positioned at both site entry points,
showing relevant blocks and the units contained therein.

Street numbers allocated to the integrated housing must be clearly displayed at the front
entrance of each property.

Future development is required along York Road to determine the correct street number
for Block D & Block E. At this time you will be advised of the approved street number.

The proposed private road is to be named and approved by Council’s Subdivision
Section.

Two banks of mail boxes are to be located at the entrance to the visitors parking located
off York Road for Block A. Each bank of mailboxes is to clearly identify relevant unit
numbers and the approved street number.

A plan for positioning of letterboxes outside the security gate is to be submitted to
Australia Post for approval prior to erection in order to comply with Australia Post
Standards regarding positioning for safe delivery of mail.

Clear and accurate external directional signage is to be erected throughout and on all
buildings. It is essential that all numbering signage throughout the complex is clear to
assist emergency service providers locate a destination with ease and speed.

3. Construction Certificate
Prior to construction of the approved development, it is necessary to obtain a

Construction Certificate. A Construction Certificate may be issued by Council or an
Accredited Certifier. Plans submitted with the Construction Certificate are to be amended
to incorporate the conditions of the Development Consent.

4. Building Work to be in Accordance with BCA

All building work must be carried out in accordance with the provisions of the Building
Code of Australia.

5. Use of Neighbourhood Shop
A separate application is to be submitted to, and approved by, Council for the use of the

Neighbourhood Shop.

6. External Finishes
External finishes and colours shall be in accordance with the details submitted with the
development application and approved with this consent.

7. Acoustic Wall Construction

The proposed Acoustic Wall located along the boundary with the shopping centre (No. 88
Wrights Road) shall be constructed of Masonry and is to be connected to the existing
Acoustic Wall in a manner that ensures that the noise levels as outlined in the Acoustic
Report prepared by Acoustic Logic, dated July 2012 are complied with.

8. Acoustic Requirements

The recommendations of the Acoustic Assessment and Report prepared by Acoustic Logic
Pty Ltd, referenced as DA Environmental Noise Assessment Residential Development,
Lots A & B, President Road, Kellyville dated 2 July 2012 and submitted as part of the
Development Application are to be implemented as part of this approval. In particular:

Section 9 - Recommendation
9.1 Acoustic Screen
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An acoustic screen is required along the southern boundary of the project site to mitigate
noise impact from Woolworths and Coles. Detailed acoustic screen requirements are
outlined in the Acoustic Report.

9.2 Glazing Structure Requirements

The recommended glazing assemblies were specified as an attachment to the acoustic
report and are required to be provided as recommended. The design of the window is to
ensure the STC rating as provided in Table 15 of the acoustic report.

9.3 Roof/ Ceiling Constructions

The roof / ceiling construction for Block E and the integrated Housing Units adjacent to
Woolworths & Coles is to comply with the standard shown in Figure 3 of the acoustic
report as a minimum.

9.3.1 Plasterboard Corner details

The plasterboard corner details are to comply with either of the two options provided in
Figure 4, Section 9.3.1 of the acoustic report.

9.4 Cafe

As recommended in the acoustic report, when mare details of the proposed cafe
development are known a detailed acoustic assessment s to be undertaken to determine
the required acoustic control elements and management measures and the identified
elements and measures are to be incorporated into the development.

9.5 Mechanical Services

The mechanical services are to be acoustically designed and located to ensure that they
shall not either singularly or in total emit noise levels which exceed the noise limits
specified in Table 14 of the acoustic report.

9. Contamination Assessment & Site Remediation

The recommendations of the Site Assessment and Report prepared by Environmental
Investigations Pty Ltd, referenced as Report No E1349.1 AF, dated 20" June 2012 and
submitted as part of the Development Application shail be implemented as part of this
approval.

10. House Numbering
The lots within the subdivision must be allocated a street address. Council is responsible

for providing house numbering. You must apply for house numbering prior to lodging an
application for a Subdivision Certificate.

11. Subdivision Certificate Pre-Lodgement Meeting/ Check

Prior to the submission of a Subdivision Certificate application a final plan pre-lodgement
meeting is required to establish that all conditions have been completed to the
satisfaction of Council. Prior to a final plan pre-lodgement meeting a copy of the final
plan and 88B Instrument must be submitted for checking.

12, Street Naming
A wntten application tor street naming must be submitted to Council for approval.

The street names proposed must comply with Guidelines for the Naming of Roads
produced by the NSW Geographical Names Board. The guidelines can be obtained from
the Boards website:

http://www.gnb.nsw.gov.au/

The application must nominate three suggested names per street, in order of preference,
and must relate to the physical, historical or cultural character of the area.

13. Street Trees
Street trees and tree guards must be provided for the sections of York Road and
Alessandra Drive within the development site in accordance with the approved landscape
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plans listed within Condition No. 1. The species and size of all street trees must comply
with Council’s requirements. Street trees can be provided by Council subject to payment
of the applicable fee as per Council’'s Schedule of Fees and Charges.

14. Upgrading of Existing Water and Sewerage Services
Should the development necessitate the installation or upgrade of water or sewerage

services within an area that is either heavily vegetated or traversed by a natural
watercourse, services must be located in a route that causes the least amount of impact
on the natural environment. Excavation by hand or small machinery is required where
the ecological impact would otherwise be considered excessive.

15. Community Association Lot (Community Title Subdivision)

All lots or dwellings within the community scheme must be entitled to utilise the
community allotment and share in the costs associated with its upkeep.

16. Road Opening Permit

Should the subdivision/ development necessitate the installation or upgrading of utility
services or any other works on Council land beyond the immediate road frontage of the
development site and these works are not covered by a separate Engineering
Construction Certificate required to be obtained by Council, as outlined elsewhere in this
consent, then a separate road opening permit must be applied for and the works
inspected by Council’s Restorations Coordinator.

The contractor is responsible for instructing sub-contractors or service authority
providers of this requirement. Contact Council’s Construction Engineer if it is unclear
whether a separate road opening permit is required or not.

The subdivision component of the development must be carried out in accordance with
the approved plan of subdivision prepared by Chadwick Cheng Consulting Surveyors
Drawing 31207/COM dated 31/01/2012 except where amended by other conditions of
consent.

18, Protection of Public Infrastructure

Council must be notified of any damage to public infrastructure caused by the
development. Adequate protection must be provided prior to work commencing and
maintained during building operations. Any damage caused must be made good, to the
satisfaction of Council, before an Occupation Certificate can be issued. Public
infrastructure includes the road pavement, kerb and gutter, concrete footpaths, drainage
structures, utilities and landscaping fronting the site.

19, Structures Adjacent to Piped Drainage Easements

Buildings and structures, including footings and brick fences, adjacent to existing or
proposed drainage easements must be located wholly outside the easement. A design
must be provided by a structural engineer certifying that the structure will not impart a
load on the pipe in the easement.

20. Vehicular Access and Parking
The formation, surfacing and drainage of all driveways, parking modules, circulation

roadways and ramps is required, with their design and construction complying with:
a) AS/ NZS 2890.1:2004

b) AS/ NZS 2890.6:2009

c) AS 2890.2:2002

d) DCP Part D Section 1 - Parking

e) Council’'s Driveway Specifications

Where conflict exists the Australian Standard must be used.

The following must be provided:
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i All driveways and car parking areas must be prominently and permanently line
marked, signposted and maintained to ensure entry and exit is in a forward
direction at all times and that parking and traffic circulation is appropriately
controlled.

hi. All driveways and car parking areas must be separated from landscaped areas by
a low level concrete kerb or wall.

iii. In urban areas, all driveways and car parking areas must be concrete or bitumen.
The pavement design must consider the targest design service vehicle expected
to enter the site.

iv. All driveways and car parking areas must be graded, collected and drained by pits
and pipes to a suitable point of legal discharge.

21, Gutter and Footpath Crossing Application

Each driveway requires the lodgement of a separate gutter and footpath crossing
application, accompanied by the current fee as prescribed by Council’s Schedule of Fees
and Charges.

22, Supervision of Works
All work in the road reserve must be supervised by a suitably qualified and experienced

person. The supervisors name, address and contact phone number must be submitted to
Council prior to works commending in the road reserve. A construction programme and
anticipated duration of works must be submitted to Council prior to works commending
in the road reserve.

23. Public Liability Insurance

All contractors working in the road reserve must have a current public liability insurance
policy with an indemnity limit of not less than $10,000,000.00. A copy of this insurance
must be submitted to Council prior to works commencing in the road reserve.

24. Adherence t ove aste Management Plan

The Waste Management Plan submitted to and approved by Council must be adhered to
at all stages in the demolition/construction/design of facilities and on-going use phases.
All waste material nominated for recycling must be reused or recycled. Any material
moved offsite is to be transported in accordance with the requirements of the Protection
of the Environment Operations Act (1997) and only to a place that can lawfully be used
as a waste facility. Dockets/receipts verifying recycling/disposal must be kept and
presented to Council when required.

Note:
* Council's recycling service is fortnightly and not weekly therefore 67 bins are
required to be allocated to the bin bays throughout the development.
e Council’s bulk bins are 1.1 Litres in size not 1.5 Litres in size.

25. Waste Storage and Separation - Construction

The reuse and recycling of waste materials must be maximised during construction. The
separation and recycling of the following waste materials is required:

1) masonry products (bricks, concrete, concrete roof tiles) to be sent for
crushing/recycling;

2) timber waste to be separated and sent for recycling;

3) metals to be separated and sent for recycling;

4) clean waste plasterboard to be returned to the supplier for recycling (excluding

plasterboard from demolition); and

5) mixed waste (plastic wrapping, cardboard etc) to be sent to a licenced recycling
or disposal facility
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This can be achieved by constructing a minimum of five trade waste compounds on-site.
Each waste compound must be adequately sized to enclose the waste. Alternatively,
mixed waste may be stored in one or more adequately sized waste compounds and sent
to a waste contractor/waste facility that will sort the waste on their site for recycling,
Waste must be adequately secured and contained within designated waste areas and
must not leave the site onto neighbouring public or private properties. Personal waste
must not litter the site. Copies of actual weighbridge receipts verifying recycling/disposal
must be kept and presented to Council when required.

26. Surplus Excavated Material

The disposal/landfill of surplus excavated material, other than to a DECC licensed facility,
is not permitted without formal approval from Council prior to the commencement of
works. Any unauthorised disposal of waste, which includes excavated material, is a
breach of the Protection of the Environment Operations Act 1997 and subject to
substantial penalties. Unless Council approves an alternate site, then all surplus
excavated material must be disposed of at a licensed waste facility. Copies of actual
receipts verifying recycling/disposal must be kept and presented to Council when
required.

27. Commencement of Domestic Waste Services

All garbage, recycling and garden organics bins (including bulk bins) are to be ordered
no earlier than (3) days prior to occupancy of the development. The bins are to be
ordered by the property owner or agent acting for the owner by calling Council's Waste
Hotline on Ph 1800 623 895

28. Domestic Waste Management -Integrated Dwellings

Council will provide each unit with a minimum of one 140 litre garbage bin (emptied
weekly), one 240 litre recycling bin (emptied fortnightly) and one 240 litre garden
organics bin (emptied fortnightly). Allowance is to be made for:

a. space for all garbage and recycling bins to be placed on the kerb for servicing on
collection day.

b. storage of bins allocated to each unit to be:
I within the lot boundary of each unit;

ii. incorporated into the landscape design of each unit;
iii. screened and not visible from the street;

c. adeqguate natural or mechanical ventilation where bins are stored in an enclosed
cupboard; or storage compound so that odour emissions do not cause offensive
odour as defined by the Protection of the Environment Operations Act 1997; and

d. flat or ramped paved pathway, grade not to exceed 7% and distance not to exceed
75m (or 50m for aged persons or persons with a disability), to allow manoeuvring
of the bins from the lot/unit to the kerb for servicing (and not over steps,
landscape edging or gutters or through the unit).

e. each bin to be clearly marked with individual unit numbers.

29. Domestic Waste Management — Apartment Building Units

Construction of the garbage and recycling bin storage area(s) is to be in accordance with
the “Bin Storage Facility Design Specifications” as attached to this consent. Bin Storage
facility is to be provided for a minimum of 8 x 1100 Litre bulk garbage bin(s) and 67 x
240 Litre recycling bins.

An additional bin storage facility is to be provided at the York Road frontage between
Neighbourhood Shop and Apartment Block A.

The Apartment Block B bin storage facility is to be relocated to the south western corner
of Apartment Block B adjoining the intemal road and walkway.
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Detailed plans indicating the relocation of the bin storage facilities are to be submitted to
the satisfaction of Council prior to issue of a Construction Certificate.

30. Compliance with Sydney Water Requirements

Compliance with the requirements of Sydney Water as follows:
(B Water

The development does not front an available drinking water main and an extension will
be necessary. The 150mm drinking water main in York Road is to be extended along
York Road and is to be linked to the 100mm drinking water main in Alessandra Drive.

The accredited Water Servicing Coordinator/Designer will need to ensure that the
submitted design is sized and configured according to the Water Supply Code of Australia
(Sydney Water Edition WSA 03-2002). Evidence of Code compliance should be attached
with the design. Detailed requirements will be provided at the Section 73 Application
phase.

(i) Recycled Water

The development does not front an available recycled water main and an extension will
be necessary. The 150mm recycled water main in York Road is to be extended along
York Road and is to be linked to the 100mm recycled water main in Alessandra Drive.

An accredited Hydraulic Designer will be engaged by the developer to ensure that the
proposed recycled water infrastructure for this development will be sized and configured
according to the Water Supply Code of Australia (Sydney Water Edition WSA 03-2002).
Evidence of Code compliance should be attached with the design. Detailed requirements
will be provided at the Section 73 Application phase.

(i)  Wastewater

The current wastewater system has sufficient capacity to service the proposed
development. The proposed lots can be serviced by extending either the 150mm
wastewater main located to the west of the site or the 150mm wastewater main to the
east of the site, The proposed wastewater infrastructure for this development will be
sized and configured according to the Sewerage Code of Australia (Sydney Water Edition
WSA 02-2002).

(iv) Trade Waste

In the event trade wastewater is generated, the property owner is required to submit an
application for permission to discharge trade wastewater to the sewerage system before
business activities commence,

31. Compliance with NSW Police Force Reguirements
Compliance with the requirements of the NSW Police Force - The Hills Local Area
Command for the development to comply with recommendations under Crime Prevention

ey mitimeam e bkl MNAasima (7 ODT A T N NI
Through Environmental Design (CPTLD) including the following:

(i) The car parking area in the basement is to be painted white;
(ii) Bicycle parking areas are to be covered, lockable racks to secure bicycles;

(iii) A CCTV system to monitor the common open spaces throughout the use of
the development;

(iv) The use of a CCTV system to monitor access/exit driveways of the
underground car parks and entrances to the unit blocks; and

(v) Separate shutters restricting access to each of the basement levels and an
intercom system to restrict both pedestrian and vehicular access to the
building. A similar system should be in place to restrict access to the grounds
of the development.
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32. Compliance with RMS Requirements
Compliance with the requirements of the Roads and Maritime Services as follows:

(i) The layout of the proposed car parking areas associated with the subject
development (including driveways, grades, turn paths, sight distance
requirements and parking bay dimensions) should be in accordance with AS
2890.1-2004.

(i) Car parking provision to Council’s satisfaction.
(iii) Al works associated with the proposal shall be at no cost to the RMS.

PRIOR TO THE ISSUE OF CONSTRUCTION CERTIFICATE

33. Payment of Section 94 Contributions
Section 94 Contributions applicable to each stage of the development shal| be paid in full

in accordance with Condition No.'s 108, 119, 120, 121, 122, 123 and 124 prior to the
issue of the Construction Certificate for the stage.

34. Acoustic Wall Details

A detailed design for the acoustic wall must be submitted to Council’s Manager
Development Assessment for approval prior to the issue of the Construction Certificate.
The acoustic wall shall be constructed with Hebel panel and shall include decorative
treatments.

35. Acoustic Screen

To mitigate noise impact from Woolworths and Coles, a 4 metre high acoustic screen is
required along the southern boundary integrated dwellings D2 to D7. The minimum 2.5
metre high acoustic screen along the southern boundary and portion of the York Street
boundary around Apartment Block E is to be reduced to a maximum 1.8 metres with a 2
metre landscape setback from the property boundary at York Road.

Amended plans reflecting the above is to be submitted to Council prior to the 1ssue of a
Construction Certificate,

36. Landscape Bond
To maintain the public amenity of the streetscape a landscape bond in the amount of

$50,000 is to be lodged with Council prior to the issue of the Construction Certificate. It
shall be refunded 6 months following the issue of the Final Occupation Certificate and the
submission to Council of certification from a qualified Landscape Architect or Council’s
Tree Management Team that the works have been maintained in accordance with the
approved landscape plan.

37. Landscape Plan
A detailed Landscape Plan is to be submitted to Council's Manager Development

Assessment prior to the issue of a Construction Certificate. The plan is to be prepared by
a suitably qualified person and screen the proposal from public places. The plan should
include:

s All existing trees clearly marked for retention or removal.

s Location of plant species and guantities cleary shown

s A schedule of proposed planting, including botanic name, common name, size at
planting, quantities, staking requirements, expected mature height.

s Details indicating a minimum of 300mm of good quality garden mix to all garden
beds

e Details showing good quality topsoil to all lawn areas

s All garden bed areas to be clearly defined by brick/stone edging with its edge
finishing flush with the surface of adjacent grass areas.

« All garden bed areas to have drip irrigation.
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38. Erosion & Sediment Control Plan
Submission of an Erosion and Sediment Control Plan to the Principal Certifying Authority,
including details of:

a) Allotment boundaries

b) Location of the adjoining roads

c) Contours

d) Existing vegetation

e) Existing site drainage

f) Critical natural areas

g) Location of stockpiles

h) Erosion control practices

i) Sediment control practices

i) Outline of a maintenance program for the erosion and sediment controls

(NOTE: For guidance on the preparation of the Plan refer to ‘Managing Urban
Stormwater Soils & Construction’ produced by the NSW Department of Housing).

39. oved Plans to be Submitted to Sydne te

The approved plans must be submitted to a Sydney Water Quick Check agent to
determine whether the development will affect any Sydney Water wastewater and water
mains, stormwater drains and/or easement, and if any requirements need to be met.
Plans will be appropriately stamped.

Please refer to the web site www.sydneywater.com.au for;
* Quick Check agents details - See building and Developing then Quick Check
and

» Guidelines for Building Over/Adjacent to /Sydney Water Assets — see Building and
Developing then Building and Renovating.

or telephone 13 20 92.
40. Concept Engineering Design Approval

The submitted concept engineering design plans are for DA purposes only and must not
be used for construction.

41. Sediment and Erosion Control Plan
A sediment and erosion control plan prepared in accordance with Council's Works
Specification Subdivision/ Developments must be submitted. The plan must include:

a) Allotment boundaries;
b) Adjoining roads;

c) Contours;

d) Existing vegetation;

e) Existing site drainage;

f) Critical natural areas;

g) Location of stockpiles;

h) Erosion control practices;

i) Sediment control practices; and

1) A maintenance program for the erosion and sediment controls.

42, Security Bond - Pavement and Public Asset Protection

In accordance with Section 80A(6)(a) of the Environmental Planning and Assessment Act
1979, a security bond of $78,300 is required to be submitted to Council to guarantee the
protection of the adjacent road pavement and public assets during construction works.
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The above amount is calculated at the rate of $30.00 per square metre based on the
public road frontage of the subject site (190m) plus an additional 50m on either side
(290m) and the width of the road measured from face of kerb on both sides (9m). The
minimum bond amount is $10,000.00.

The bond must be lodged with Council prior to the issue of a Construction Certificate.

The value of this bond shall be confirmed with Council prior to submission and may be in
the form of cash or an unconditional bank guarantee. The bond is refundable upon
written application to Council along with payment of the applicable bond release fee, and
is subject to all work being restored to Council’s satisfaction. Should the cost of restoring
any damage exceed the value of the bond, Council will undertake the works and issue an
invoice for the recovery of these remaining costs.

43. Security Bond — External Works

In accordance with Section 80A(6)(b) of the Environmental Planning and Assessment Act
1979, a security bond is required to be submitted to Council to guarantee the
construction, completion and performance of all works external to the site. The bonded
amount must be based on 150% of the tendered value of providing all such works. The
minimum bond amount is $10,000.00.

The bond must be lodged with Council prior to the issue of any Construction Certificate.

The value of this bond shall be confirmed with Council prior to submission and may be in
the form of cash or an unconditional bank guarantee. The bond is refundable upon
written application to Council along with payment of the applicable bond release fee, and
is subject to all work being completed to Council’s satisfaction.

44. Bank Guarantee uirements

Should a bank guarantee be the proposed method of submitting a security bond it must:

a) Have no expiry date;

b) Be forwarded direct from the issuing bank with a cover letter that refers to
Development Consent DA 854/2012/1P;

c) Specifically reference the items and amounts being guaranteed. If a single bank

guarantee is submitted for multiple items it must be itemised.

Should it become necessary for Council to uplift the bank guarantee, notice in writing will
be forwarded to the applicant fourteen days prior to such action being taken. No bank
guarantee will be accepted that has been issued directly by the applicant.

45. Internal Pavement Structural Design Certification (Waste Services)

A Certified Practicing Engineer (CPEng) must confirm the structural adequacy of the
internal pavement design to Council prior to the issue of a Construction Certificate. The
proposed pavement design must be adequate to withstand the loads imposed by a
loaded waste vehicle (i.e. 28 tonne axle load) from the boundary to the waste collection
point including any manoeuvring areas.

PRIOR TO WORK COMMENCING ON THE SITE

46. Principal Certifying Authority
A sign is to be erected in accordance with Clause 98 A (2) of the Environmental Planning

and Assessment Regulations 2000.

47. Builder and PCA Details Required
Notification in writing of the builder's name, address, telephone and fax numbers to be
submitted to the Principal Certifying Authority prior to work commencing.

Two days before work commences, Council shall be notified of the Principal Certifying
Authority in accordance with the Regulations.
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48. Consuitation with Service Authorities
Applicants are advised to consult with Telstra and Australia Post regarding the
installation of telephone conduits and letterboxes respectively.

Unimpeded access must be availabie to the electricity supply authority, during and after
building, to the electricity meters and metering equipment.

The building plans must be submitted to the appropriate Sydney Water office to
determine whether the development will affect Sydney Water’s sewer and water mains,
stormwater drains and/or easements. If the development complies with Sydney Water's
requirements, the building plans will be stamped indicating that no further requirements
are necessary.

49. Approved Temporary Closat

An approved temporary closet connected to the sewers of Sydney Water, or alternatively
an approved chemical closet is to be provided on the land, prior to building operations
being commenced.

50. Stabilised Access Point

A stabilised all weather access point is to be provided prior to commencement of site
works, and maintained throughout construction activities until the site is stabilised. The
controls shall be in accordance with the requirements with the details approved by
Council and/or as directed by Council Officers. These requirements shall be in
accordance with Managing Urban Stormwater - Soils and Construction produced by the
NSW Department of Housing (Blue Book).

51, Site Water Management Plan

A Site Water Management Plan is te be submitted to Council for approval. The plan is
required to be site specific and be in accordance with "Managing Urban Stormwater -
Soils and Construction” (The Blue Book) produced by the NSW Department of Housing.

52. Erosion & Sediment Control Plan Kept on Site
A copy of the Erosion and Sediment Control Plan must be kept on site at all times during
construction and made available to Council officers on request.

53. Stormwater Management
All existing stormwater pits to the site will be covered with geofabric sediment fencing to

prevent sediment runoff into the stormwater system. To prevent sediment
contamination the filters will be regularly inspected and replaced during the duration of
the works.

54, Traffic Control Plan

A Traffic Control Plan is required to be prepared in strict compliance with the
requirements of AS 1742.3 and the current RTA Traffic Control and Work Sites Manual
and submitted to Council for approval. The person preparing the plan must have the
relevant RTA accreditation to do so. Where amendments to the approved plan are
required, they must be submitted to Council for approval prior to being implemented.

55. Erection of Signage — Supervision of Work
In accordance with Clause 98A(2) of the Environmental Planning and Assessment

Regulations 2000, a sign is to be erected in a prominent position displaying the following
information:

a) The name, address and telephone number of the Principal Certifying Authority
(PCA). Where Council is the nominated PCA for the development, the following is
to be displayed:

The Hills Shire Council
PO Box 75

CASTLE HILL NSW 1765
Phone (02) 9843 0555

19 |Page

2015SYW170 - The Hills Shire Council Page 82



b) The name of the person responsible for carrying out the works;

c) A telephone number on which the person responsible for carrying out the works
can be contacted after hours;

d) That unauthorised entry to the work site is prohibited.

This signage must be maintained while the subdivision work is being carried out and
must be removed upon completion.

56. Contractors Details

In accordance with Section 109E(3) of the Environmental Planning and Assessment Act
1979, the contractor carrying out the subdivision works must have a current public
liability insurance policy with an indemnity limit of not less than $10,000,000.00. The
policy must indemnify Council from all claims arising from the execution of the works. A
copy of this insurance must be submitted to Council prior to works commencing.

57. Sediment and Erosion Control
The approved sediment and erosion control measures, including a stabilised all weather
access point, must be in place prior to works commencing and maintained during
construction and until the site is stabilised to ensure their effectiveness. For major
works, these measures must be maintained for a minimum period of six months
following the completion of all works.

58. Pre-Construction Public Infrastructure Dilapidation Report

A public infrastructure inventory report must be prepared and submitted to Council
recording the condition of all public assets in the direct vicinity of the development site.
The report shall include:

3) Designated construction access and delivery routes; and

b) Photographic evidence of the condition of all public assets. The report shall ciearly
identify the date of recording.

DURING CONSTRUCTION

59. Compliance with BASIX Certificate
Under clause 97A of the Environmental Planning and Assessment Regulation 2000, it is a

condition of this Development Consent that all commitments listed in the BASIX
Certificate’s listed in Condition No. 1 be complied with. Any subsequent version of the
BASIX Certificate(s) will supersede all previous versions of the certificate(s).

A Section 96 Application may be required should the subsequent version of the BASIX
Certificate(s) necessitate design changes to the development. However, a Section 96
Application will be required for a BASIX Certificate with a new number.

60. Compliance with Critical Stage Inspections and Other Inspections

Nominated by the Principal Certifying Authority
Section 109E(d) of the Act requires certain specific inspections (prescribed by Clause

162A of the Regulations) and known as “Critical Stage Inspections” to be carried out for
building work. Prior to permitting commencement of the work, your Principal Certifying
Authority is required to give notice of these inspections pursuant to Clause 103A of the
Regulations.

N.B. An Occupation Certificate cannot be issued and the building may not be able to be
used or occupied where any mandatory critical stage inspections or other inspections
required by the Principal Certifying Authority are not carried out.

Where Council is nominated as Principal Certifying Authority, notification of all
inspections required is provided with the Construction Certificate approval.
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NOTE: You are advised that inspections may only be carried out by the PCA
unless by prior agreement of the PCA and subject to that person being an
accredited certifier.

61. Hours of Work
Work on the project to be limited to the following hours; -

Monday to Saturday - 7.00am to 5.00pm;
No work to be carried out on Sunday or Public Holidays,

The builder/contractor shall be responsible to instruct and control sub-contractors
regarding the hours of work. Council will exercise its powers under the Protection of the
Environment Operations Act, in the event that the building operations cause noise to
emanate from the property on Sunday or Public Holidays or otherwise than between the
hours detailed above.

62. Survey Report

Survey Certificate to be submitted to the Principal Certifying Authority at footings and/or
formwork stage. The certificate shall indicate the location of the building in relation to all
boundaries, and shall confirm the floor level prior to any work proceeding on the
building.

63. Dust Control

The emission of dust must be controlled to minimise nuisance to the occupants of the
surrounding premises. In the absence of any alternative measures, the following
measures must be taken to control the emission of dust:

s Dust screens must be erected around the perimeter of the site and be kept in good
repair for the duration of the construction work.

e All dusty surfaces must be wet down and suppressed by means of a fine water
spray. Water used for dust suppression must not cause water pollution; and

* All stockpiles of materials that are likely to generate dust must be kept damp of
covered,

64. Internal Sleep Arousal Noise Criteria - Compliance
Option 2 of section 9.2 of the Acoustic Report prepared by Acoustic Logic dated 2" July

2012 shall be complied with. Option 2 reads as follows;

As internal noise levels cannot be achieved with marked windows open it is required that
an alternative outside air supply system or air conditioning unit be installed in
accordance with AS 1668.2 requirements. The mechanical ventilation system that is
installed should be designed such that the acoustic performance of the recommended
constructions are not reduced by any duct or pipe penetrating the wall/ceiling/roof.

65. Rock Breaking Noise

Upon receipt of a justified complaint in relation to noise pollution emanating from rock
breaking as part of the excavation and construction processes, rock breaking will be
restricted to between the hours of 9am to 3pm, Monday to Friday.

Details of noise mitigation measures and likely duration of the activity will also be
required to be submitted to Council seven (7) days of receiving notice from Council,

66. Construction Noise

The emission of noise from the construction of the development shall comply with the
Interim Construction Noise Guideline published by the Department of Environment and
Climate Change (July 2009).

67. Contamination

Ground conditions are to be monitored and should evidence such as, but not limited to,
imported fill and/or inappropriate waste disposal indicate the likely presence of
contamination on site, works are to cease, Council is to be notified and a site
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contamination investigation is to be carried out in accordance with State Environmental
Planning Policy 55 - Remediation of Land.

The report is to be submitted to Council for review prior to works recommencing on site.

68. Stockpiles

Stockpiles of topsoil, sand, aggregate or other material capable of being moved by water
shall be stored clear of any drainage line, easement, natural watercourse, footpath, kerb
or roadside.

69. Filtration Motor
The swimming pool filter and pump shall be fully enclosed in a purpose built acoustic

enclosure to attenuate noise emitted by the swimming pool equipment. The acoustic
enclosure shall reduce the sound pressure level of the swimming pool filter and pump
equipment to a level not greater than 5dB (A) above the background noise level in
accordance with Protection of the Environmental Operations Act 1997,

70. Pool Discharge Water
Discharge and/or overflow pipe from the swimming pool and filtration unit to be

connected to the sewer where available.

71. Swi i ol Safety Fenci

All pools and safety barriers are to comply with the Swimming Pools Act 1992, the
Swimming Pools Regulation 2008 and Australian Standard 1926.1-2007. A fact sheet
titled Swimming Pool Fencing Requirements is available from www.thehills.nsw.gov.au .

72. Resuscitation Warning Notice
In accordance with the Swimming Pools Regulation 2008, a Warning Notice is to be

displayed in a prominent position, in the immediate vicinity of the swimming pool. The
notice is to contain a diagrammatic flow chart of resuscitation techniques, the words:

(i) "YOUNG CHILDREN SHOULD BE SUPERVISED WHEN USING THIS SWIMMING POOL",
and
(i) "POOL GATES MUST BE KEPT CLOSED AT ALL TIMES", and

{iii) "KEEP ARTICLES, OBJECTS AND STRUCTURES AT LEAST 900 MILLIMETRES CLEAR
OF THE POOL FENCE AT ALL TIMES",

and all other details required by the Regulation.

73. Pool not to be Filled Until Occupation
The pool is not to be filled with water until the relevant stage of the development is
occupied.

74. Temporary Fencing of Pools

On excavation and prior to installation of the pool shell or placement of the steel re-
enforcement, a fence is to be provided around the pool excavation, so as to isolate and
prevent access to it.

The fence provided is to be 1.8m high and to no less a standard than correctly joined
and secured, temporary fence panels or chainmesh. The fence is to remain in place until
the site (dwelling) has been approved for occupation.

75. Standard of Works

All work must be completed in accordance with this consent and Council's Works
Specification Subdivisions/ Developments and must include any necessary works
required to make the construction effective. All works and public utility relocation must
incur no cost to Council.

76. Subdivision Earthworks - Allotment Topsoil
Where earthworks are not shown on the engineering drawings, the topsoil within lots
must not be disturbed. Where earthworks are shown, a 150mm deep layer of topsoil
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must be provided, suitably compacted and stabilised in accordance with Council’s Works
Specification Subdivisions/ Developments.

77. Documentation
A copy of the following documents must be kept on site and made available upon

request;

a) Arborist Report/ Tree Management Plan
b) Waste Management Plan

c) Sediment and Erosion Control Plan

d) Traffic Control Plan

e) Salinity Management Plan

f) Construction Management Plan

PRIOR TO ISSUE OF AN OCCUPATION AND/OR SUBDIVISION CERTIFICATE

78. Section 73 Certificate must be submitted to the Principal Certifying
Authority before the issuing of an Occupation Certificate

A Section 73 Compliance Certificate under the Sydney Water Act 1994 must be obtained
from Sydney Water Corporation.

Make early application for the certificate, as there may be water and sewer pipes to be
built and this can take some time. This can aiso impact on other services and building,
driveway or landscape design.

Application must be made through an authorised Water Servicing Coordinator. For help
ejther visit www.sydneywater.com.au > Building and developing > Developing your land
> water Servicing Coordinator or telephone 13 20 92.

The Section 73 Certificate must be submitted to the Principal Certifying Authority before
occupation of the development/release of the plan of subdivision,

79, Compliance Statement — Mechanical Pl

A Compliance statement from an appropriately qualified Acoustic Consultant is to be
submitted prior to the issue of the Occupation Certificate. This compliance statement is
to confirm that the Mechanical Plant as built complies with the below mentioned criteria.

Noise Receiver Time Period Noise objective
The boundary of the Day 41 dB(A) leq 15min
nearest residential receiver

The boundary of the Evening 42 dB(A) leq 15min
nearest residential receiver

The boundary of the Night 35 dB(A) leg 15min
nearest residential receiver 45dB(A) L1

If the abovementioned criteria are not satisfied then the Acoustic Consuitant IS to
provide recommended measures to achieve compliance. These measures are then to be
implemented.

A copy of the Compliance Statement and any recommended compliance measures is to
be submitted to Council,

80. Acoustic Compliance Report
The acoustic consultant shall progressively inspect the installation of the required noise

suppressant components as recommended in report titled DA Environmental Noise
Assessment — Residential Development, Lots A & B, President Road, Kellyville prepared
by Acoustic Logic dated 2 July 2012.

Certification is to be provided to Council as to the correct installation of components and
that the required criteria’s have been met.
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81. Spa Pool Construction
The spa pool shall be constructed to comply with Australian Standard AS2610.2 - Private

Spas. With respect to entrapment hazards, the spa pool shall;

a) Be designed so pressure will be immediately released at a suction point from the
spa pool if it becomes blocked;

b) Each pump should have a minimum of two operative suction points connected by
a common line;

c) Suction points should be fitted as close as possible to the water surface as is
practical without affecting the operation of the system;

d) The suction points shall not be closer than 600mm;

e) An emergency stop switch controlling all spa pool pumps, blowers and heaters
shall be provided within three (3) metres of the spa pool and shall be visible at all
times.

Certification of the above matters shall be provided from the spa manufacturer/installer
to the PCA prior to the issue of any Occupation Certificate.

82. Safety Glazing for Pool Fencing

If glazing is chosen to be incorporated into the pool safety fencing system, a safety
glazing certificate is to be provided to Council, or the Principal Certifying Authority,
indicating all materials and installation are in accordance with AS 1288.

83. Construction of Swimming Pool Barrier
The required swimming pool barrier shall be constructed/installed to isolate the

swimming pool from all residential buildings including the cabana, on the site prior to
any occupation certificate (interim or final) being issued for the development.

B4. Completion of Subdivision Works
A Subdivision Certificate must not be issued prior to the completion of all subdivision
works covered by this consent, in accordance with this consent.

85. Works as Executed Plans

Works as Executed (WAE) plans prepared by a suitably qualified engineer or registered
surveyor must be submitted to Council when the engineering works are complete. The
WAE plans must be prepared in accordance with Council’s Design Guidelines
Subdivisions/ Developments on a copy of the approved engineering plans. An electronic
copy of the WAE plans, in *.dwg” or ".pdf” format, must also be submitted.

Where applicabie, the plans must be accompanied by pavement density results,
pavement certification, concrete core test results and site fill results.

86. Performance aintenance Security Bo

A performance/ maintenance bond of 5% of the total cost of the engineering works is
required to be submitted to Council. The bond will be held for a minimum defect liability
period of one year and may be extended to allow for the completion of necessary
maintenance or in the case of outstanding works. The minimum bond amount is
$5,000.00. The bond is refundable upon written application to Council along with
payment of the applicable bond release fee, and is subject to a final inspection.

87. Final Subdivision Fees

All outstanding fees must be paid before a Subdivision Certificate can be issued. The
final fees that remain outstanding will be assessed following the submission of written
advice confirming all works have been completed.
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88. Removal of Sediment and Erosion Control Measures
A $5,000.00 bond must be submitted to Council to ensure the satisfactory removal of all
sedlment and erosion control measures, including the removal of any collected debris.

B9. Section 73 Compliance Certificate

A Section 73 Compliance Certificate issued under the Sydney Water Act 1994 must be
obtained from Sydney Water confirming satisfactory arrangements have been made for
the provision of water and sewer services. Application must be made through an
authorised Water Servicing Coordinator. A list can be found by following this link:

http://www.sydneywater.com.au/BuildingDevelopingandPiumbing/SupplierInformation/w
sc/waterserv_ext_print.htm

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/3P.

90. Provision of Electrical Services

Submission of a notification of arrangement certificate confirming satisfactory
arrangements have been made for the provision of electrical services. This includes the
under-grounding of existing electrical services where directed by Council or the relevant
service provider. Street lighting is required for new roads and a hinged lighting column is
required in any proposed pedestrian pathways links.

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/JP.

91. Provision of Telecommunication Services

Submission of a telecommunications infrastructure provisioning confirmation certificate,
issued by the relevant telecommunications provider authorised under the
Telecommunications Act, confirming satisfactory arrangements have been made for the
provision, or relocation, of telecommunication services including telecommunications
cables and associated infrastructure, This includes the under-grounding of aerial
telecommunications lines and cables where directed by Council or the relevant
telecommunications carrier,

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/1P.

92. Subdivision Certificate Application
When submitted, the Subdivision Certificate application must include:

a) The final plan and administration sheet, along with seven copies of both.
b) The original plus one copy of the 88B Instrument,

c) All certificates and supplementary information as required by this consent.

d) A completed copy of the attached checklist confirming compliance with all
conditions.

e) An electronic copy of the final plan on disk in *.dwg” format.

f) One copy of the strata or community titled subdivision plan that includes house/

unit numbering consistent with numbering issued by Council.
g) Two copies of the community or precinct management statement.

Council will not accept a Subdivision Certificate application without all the items listed
above,

93. Geotechnical Report (Lot Classification)

Submission of a lot classification report, prepared by a suitably qualified geotechnical
engineer, following the completion of all subdivision works confirming that all residential
allotments are compliant with AS2870 and are suitable for residential development. The
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lot classification report must be accompanied by a separate table which clearly shows
the classification of all lots created as part of the subdivision.

94. Notice of Privately Issued Strata Certificate
Should the Strata Certificate be issued by a certifier other than Council the following
information must be submitted to Council within seven days of the certificate being

issued:

a) A copy of the strata certificate.

b) A soft copy of the final plan on disk in ".dwg” format.

c) A copy of the 88B Instrument, where applicable.

d) Copies of all service authority certificates.

e) A letter from the certifier confirming all conditions have been complied with,

95. Final Plan and 88B Instrument
The final plan and 88B Instrument must provide for the following. Standard wording is
available on Council's website and must be used.

a) Dedication of Public Roads

The proposed roads within the subdivision must be dedicated as public road at no cost to
Council. All lots shown on the final plan must be provided with access to the public road
network.

b) Drainage Easements - Inter-allotment/ Private

Inter-allotment drainage easements must be provided to ensure each and every lot is
provided with a legal point of discharge. The width of all inter-allotment drainage
easements must comply with Council’s Design Guidelines Subdivisions/ Developments
and the terms must nominate each lot burdened and benefited.

c) Restriction - Earthworks
Restricting cut or fill on all residential lots in accordance with DCP Part C Section 3.
d) Restriction - Site Slope 6% or Greater

A restriction must be placed on the title of all lots with a grade of 6% or greater. Where
there are no lots that fall into this category this restriction is not required, as determined
by the works as executed drawings.

e) Restriction - Site Coverage (Kellyville/ Rouse Hill)
Restricting development of all residential lots to reinforce the maximum site coverage
f) Restricion ~ Bedroom Numbers

A restriction must be placed on the title of all proposed lots limiting the number of
bedrooms to that shown on the plans and details approved with this consent. The
restriction must also state that no internal alterations are permitted that result in the
creation of additional bedrooms.

g) Positive Covenant - Stormwater Pump Maintenance

A positive covenant to ensure the ongoing maintenance of the constructed stormwater
pump-out system at the expense of the property owner.

96. Completion o ineeri orks
An Occupation Certificate must not be issued prior to the completion of all engineering
works covered by this consent, in accordance with this consent.

97, Post Construction Public Infrastructure Dilapidation Report
Before an Occupation Certificate is issued, an updated public infrastructure inventory
report must be prepared and submitted to Council. The updated report must identify any

26 |Page

2015SYW170 - The Hills Shire Council __ F28e 89



damage to public assets in the direct vicipity of the development site and the means of
rectification for the approval of Council.

98. Internal Pavement Construction Certification (Waste Services)

Certification from a Certified Practicing Engineer (CPEng) must be submitted to Council
prior to the issue of an Occupation Certificate confirming that the internal pavement has
been constructed in accordance with the approved plans and is suitable for use by a
loaded waste vehicle.

99, Inspection of Bin Bay Storage Area(s)
Inspection of the bin bay storage area(s) is to be undertaken by Council's Waste
Management Project Officer to ensure compliance with Council’s design specifications.

THE USE OF THE SITE

100. Lighting

Any lighting on the site shall be designed so as not to cause a nuisance to other
residences in the area or to motorists on nearby roads and to ensure no adverse impact
on the amenity of the surrounding area by light overspill. All lighting shall comply with
the Australian Standard AS 4282:1997 The Control of Obtrusive Effects of Outdoor
Lighting.

101. Mechanical Services — Acoustic Compliance

Noise from the mechanical plant shall not exceed the criteria as outlined in the Acoustic
Report dated 2/7/2012, prepared by Acoustic Logic. This criterion is as follows;

| Noise Receiver Time Period Noise objective
The boundary of the Day 41 dB(A) leq 15min
nearest residential receiver
The boundary of the Evening 42 dB(A) leq 15min
nearest residential receiver I
The boundary of the Night 35 dB(A) leq 15min
nearest residential receiver 45dB(A) L1

Acoustical assessment of the mechanical services shall be undertaken during detail
design phase of the development to ensure that they shall not singularly or in total emit
noise levels exceeding the noise criteria above.

02. Servicing of Bi
Council contracted or private garbage/recycling coliection vehicles servicing the
development are not permitted to reverse in or out of the site. Collection vehicles must
be travelling in a forward direction at all times to service bins.

103. Agreement for On-site Waste Collection
An Indemnity Agreement is to be signed and returned to Council to enable servicing of
bins from the private road by Council’s waste collection vehicles.

104. Collection of Bins

Integrated Housing

All bins are to be presented the night before collection and removed from the kerb on
the same day after collection. Landscaping and street trees should only be positioned in
areas that will not impact on the servicing of bins.

8Bin Bays Storage Facilities

All recycling/garden organic bins will need to be presented the night before collection
and removed from the kerb on the same day after collection. Landscaping and street
trees should only be positioned in areas that will not impact on the servicing of bins.
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Alternatively, a caretaker will need to be appointed to attend to this requirement.

105, Communal Areas
The communal areas within the site are to be limited to the use of occupants of the
development with no public access.

106. Graffiti-free Treatment
The acoustic screens to the southem boundary shall include graffiti free treatment.

STAGE 1:

GENERAL MATTERS

107. Engineering Works — Design and Construction Approval Process
The design certification and construction approval of the engineering works nominated in

this consent require an Engineering Construction Certificate (ECC) to be obtained prior to
the commencement of any works.

An ECC can only be issued by Council.
For Council to issue an ECC the following must be provided:

a) A completed application form.

b) Four copies of the design plans and specifications.

c) Payment of the applicable application and inspection fees.
d) Payment of any required security bonds.

e) Payment of a long service levy.

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

108. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-
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The contributions above are applicable at the time this consent was issued. Please
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September)

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre,

109. Basement Car Park and Subsurface Drainage

The stormwater pump-out system must provide for the following:

a) A holding tank sized to store the run-off from a 12 hour 1 in 100 year ARI storm
event;
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b) A alternating two pump system capable of emptying the holding tank at either the
Permissible Site Discharge rate or the rate of inflow for a 5 hour 1 in 5 year ARI
storm event, whichever is lower;

c) An alarm system to alert a pump failure;
d) 100mm freeboard to all nearby parking spaces;
e) The system must be connected to the Onsite Stormwater Detention system

before being discharged to the street, under gravity.

All relevant plans, calculations, hydraulic details and manufacturer specifications for the
pump must be submitted with certification from the designer confirming the design
complies with the above requirements.

10. Works on Adjoining Land
Where the engineering works included in the scope of this approval extend into adjoining
land, written consent from all affected adjoining property owners must be obtained and
submitted to Council before a Construction Certificate is issued.

‘mﬁﬂ&%ﬂ%&neeﬁng works outlined below must be provided
for in accordance with the following documents and requirements:

a) Council’'s Design Guidelines Subdivisions/ Developments

b) Council’'s Works Specifications Subdivisions/ Developments

Any variance from these documents requires separate approval from Council.

The works listed below require an Engineering Construction Certificate (ECC) as outlined
earlier in this consent. The following engineering works are required:

i. Full Width Road Construction

The full width construction of the roads listed below is required, including footpath
paving and other ancillary work to make this construction effective.

Proposed roads must be constructed to the following requirements:

Road Name: Formation: Traffic
(Footpath/ Carriageway/ Footpath) {m) Loading:
N(ESA)
York Road Road Type: Collector Road 1x10°
5.3m/9.5m/ 5.3m (20.1m)
| Alessandra Drive ‘Road Type: Access Street 5% 10%

3.5m/ 8.5m/ 3.5m (15.5m)

The design must incorporate

as
corner unless otherwise directed by Council.

tandard kerb retum radius of 7.5m based cn 2 1m splay

Where the existing road reserve width exceeds that required to be provided, the
additional width is to be evenly distributed on either side of the road carriageway to
provide for a wider footpath verge.

if. Concrete Footpath Paving

A 1.5m wide concrete footpath, including access ramps at all intersections, must be
provided on the southern side of York Road and northern side of Alessandra Drive in
accordance with the DCP and the above documents.
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iii, Concrete Cycleway

A 2.5m wide concrete cycleway, including access ramps at all intersections, must be
provided on the northern/eastern side of York Road in accordance with the DCP and the
above documents.

iv. Footpath Verge Formation

The grading, trimming, topsoiling and turfing of the footpath verge fronting the
development site is required to ensure a gradient between 2% and 4% falling from the
boundary to the top of kerb is provided. This work must include the construction of any
retaining walls necessary to ensure complying grades within the footpath verge area. All
retaining walls and associated footings must be contained wholly within the subject site.
Any necessary adjustment or relocation of services Is also required, to the requirements
of the relevant service authority. All service pits and lids must match the finished surface
level.

V. Gutter Crossings
Gutter crossings to each of the proposed new allotments are required.
Vi, Disused Layback/ Driveway Removal

All disused laybacks and driveways must be removed and replaced with full kerb and
gutter together with the restoration and turfing of the adjoining footpath verge area.

vii. Street Names Signs
Street name signs and posts are required, as approved by Council.
viii. Service Conduits

Service conduits to each of the proposed new allotments, laid in strict accordance with
the relevant service authority’s requirements, are required. Services must be shown on
the engineering drawings.

ix. Inter-allotment Stormwater Drainage

Piped inter-allotment drainage designed for a 1 in 10 year ARI storm event catering for
the entire area of each lot must be provided, with an assumed impervious surface of
80%. Each lot must be uniformly graded to its lowest point where a grated surface inlet
pit must be provided. All collected inter-allotment stormwater is to be piped to an
approved constructed public drainage system.

Where OSD is required to be provided on each lot within the subdivision, a minimum
level difference of 1m measured to the invert must be provided in the stormwater pit on
each lot.

DURING CONSTRUCTION

112. Engineering Construction Inspections
Construction inspections are required for the engineering works included in this consent
at the completion of the following inspection stages:

a) Prior to commencement of work;
b) Traffic control to AS 1742-3;
c) Bedding of pipes in trenches;
d) Trench backfill within roads;

e) Formwork for concrete structures;
) Sub-grade proof roller test;
g) Proof roller test for kerb;
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h) Sub-base course proof roller test;

i) Base course proof roller test;
j) Prior to placing of fill;

K) Road crossing;

)] Final inspection; and

m) Asphaltic concrete surfacing.

The inspection of works approved by Council can only be carried out by Council. An initial
site inspection is required prior to commencement of works. 24 hours notice must be
given for all inspections.

PRIOR TO THE ISSUE OF A OCCUPATION / SUBDIVISION CERTIFICATE

113. Prior or Concurrent Registration of Preceding Subdivision

A Subdivision Certificate cannot be issued for this subdivision before a Subdivision
Certificate has been registered with the NSW Land and Property Information for the
preceding stage/ subdivision pursuant to Development Consent DA 1639/2011/ZA unless
the two are issued and registered concurrently.

114. Confirmation of Pipe Locations
A letter from a registered surveyor must be provided certifying that all pipes and
drainage structures are located within the proposed drainage easements,

115. Stormwater CCTV Recording
All piped stormwater drainage systems and ancillary structures which will become

Council assets must be inspected by a CCTV and a report prepared. A hard copy of the
report must be submitted along with a copy of the CCTV inspection on either VHS or
DVD (in WMA format).

116. Public Asset Creation Summary
A completed public asset creation summary form must be submitted with the WAE plans.
A blank form can be found on Council’s website.

117. Dedication of Public Road

An Occupation Certificate must not be issued until York Road and Alessandra Drive have
been dedicated as public road at no cost to Council, requiring a separate application or
road dedication plan. This dedication must occur at no cost to Council.

118. Pump System Certification
Certification that the stormwater pump system has been constructed in accordance with

the approved design and the conditions of this approval must be provided by a suitably
qualified hydraulic engineer.

STAGE 1A:
PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

119. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-
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The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September)

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre.

STAGE 1B:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

120. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

B sum of L Total
FTAGE 18 s . - F -t s kiskish Units Credts Swtinn P4 |
Tpes Spare  land e s EIX LR Tan.a8 e

v i v v 3 0 0
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Conwnmey Facktms  Land L] 2338 % nrax rem 4 4.452.5% § 5,194 64 3 L] 5.194 64
Comnmunty Facies - Capnal % 107075 % 2H6ET & GAZA® 1 TS 3 437026 % [
Lbwdes sl Ldirbrentsptom ] 154 55§ 1170 9E7 %0 § 592780 1 691550 1 L]
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The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No. 8. The CPI at
time of consent was 180.4 Quarter 2, October-December 2012.

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre.

STAGE 2:
PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

121. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-
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Furpose 8
STAGE 2 Per Small Lot(<450m2)  Small Lots TOTAL

Open Space - Land 3 8,199.25 § 65,594.00 % 65,594.00
Open Space - Capital $ 3,372.32 3 26,978.56 % 26,978.56
Community Facllities - Land $ 176.69 § 1,413.52 % 1,413.52
Community Facillties - Capital 5 1,529.64 § 12,237.12 5 12,237.12
Studies and Administ ration 5 235.22 3% 188176 % 1,881.76
Roadworks - Land $ 1,350.94 3§ 10,807.52 3§ 10,807.52
Roadworks - Capital $ 321185 § 25,694.80 % 25,694.80
Total $ 18,075.91 § 144,607.28 $ 144,607.28

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’'s Administration Centre.

STAGE 3:
PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

io Contributio
The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

Purpose 9

STAGE 3 Per Smait Lot(<450rnz)‘ Small Lots TOTAL

Open Spaca - Land $ 8,199.25 % 73,793.25 % 73,793.25
Open Space - Capltal 3 3,372.32 % 30,350.88 % 30,350.88
Community Facilities - Land $ 176.69 % 1,590.21 3% 1,590.21
Community Facilities - Capitai $ 1,529.64 § 13,766.76 4 13,766.76
Studies and Administration $ 235.22 § 2,11698 $ 2,116.98
Roadworks - Land $ 1,350.94 § 12,158.46 % 12,158.46
Roadworks - Capital $ 3,211.85 3§ 28,906.65 % 28,906.65
Total 3 18,075.91 $ 162,683.19 $ 162,683.19

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’'s Administration Centre.
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STAGE 4:
PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

123. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resuiting from the development.

Payments comprise of the following:-

Purpose 11

STAGE 4 Per Smell Lot(<450mZ)' Small Lots TOTAL

Open Space - Land 3 8,199.25 § 90,191.75 % 90,191.75
Open Space - Capital $ 3,372.32 % 37,095.52 % 37,095.52
Community Facilities - Land $ 176.69 $ 1,943.59 $ 1,943.59
Conmmmunity Facllities - Capital % 1,529.64 $ 16,826.04 § 16,826.04
Studies and Administration % 235.22 3% 2,587.42 3% 2,587.42
Roadworks - Land % 1,350.94 3% 14,860.34 § 14,860.34
Roadworks - Capltal 3 3,211.85 3% 35,330.35 % 35,330.35
Total $ 18,075.91 3% 198,835.01 $ 198,835.01

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre,

STAGE 5:
PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

124. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

Purpose 6

STAGE S Per Sirall Lot(<450m2)  Small Lots TOTAL

Open Space - Land $ 8,199.25 % 49,195.50 % 49,195.50
Open Space - Capltal $ 3,372.32 $ 20,233.92 % 20,233.92
Convnunity Facllties - Land 3 176.69 $ 1,060.14 % 1,060.14
Community Facilities - Capital $ 1,529.64 % 9,177.84 % 9,177.84
Studies and Administration $ 235.22 % 1,411.32 & 1,411.32
Roadworks - Land $ 1,350.94 % 8,105.64 3§ 8,105.64
Roadworks - Capltal $ 3,211.85 % 19,271.10 _§ 19,271.10
Total $ 18,075.51 §$  10B,455.46 § 108,455.46

The contributions above are applicable at the time this consent was issued. Piease be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268, Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted,

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).
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Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre.

ATTACHMENTS
1. Amended Elevations and Cross Sections
2. Previous Report to JRPP 15 September 2012
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ATTACHMENT 3 - AMENDED ELEVATIONS AND CROSS SECTIONS
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ATTACHMENT 2 - PREVIOUS REPORT TO JRPP

~ JRPP PLANNING REPORT

JRPP NO:

20125YW029

DA NO:

PROPOSED DEVELOPMENT:

SUBJECT SITE:

APPLICANT:

LODGEMENT DATE:

854/2012/3p

RESIDENTIAL DEVELOPMENT  COMPRISING 133
APARTMENTS AND 35 INTEGRATED HOUSING
DWELLINGS,

PROPOSED LOT 12 IN APPROVED SUBDIVISION OF LOTS
A & B DP 379959 (DA NO. 1639/2011/ZA) - No.'s 75-95
PRESIDENT ROAD, KELLYVILLE

NAMUL PTY LTD

13 FEBRUARY 2012

SENIOR TOWN PLANNER

REPORT BY:
SOPHIA CHIN
RECOMMENDATION: APPROVAL
BACKGROUND MANDATORY REQUIREMENTS
, Owner: Namul Pty Ltd 1. | LEP 2005 - Satisfactory o
Zoning: { LEP 2005 - 2. | LEP 2012 - Satisfactory
Residential 2(a)
LEP 2012 -
R3 Medium
Density Residential
and R4 High
Density Residential
Area: 31,617m? 3. | SEPP 65 - Design Quality of
(3.16 hectares) Residential _Flat Development -
Satisfactory.
Existing Development: : Vacant 4 |DCP__Part D __ Section 5 -
Kellyville/Rouse Hill Release Area -
Variation proposed - see regort.
5. | DCP Part 8 Section S - Residential
Flat. Buildings - variations proposed
- see report.
6. | DCP Part C Section 1 - Parking -
Complies.
7. | BHSC Multi Unit Housing Guidelines
- Satisfactory
8. | section 79C  (EP&A _ Act) -
Satisfactory. ) o
9. | Section_94_ Contribution - Currently
$2,658,361.38
10, | Capital Investment Value:
$67,371,000
Item 2 - 20125YW029 JRPP Meeting 15 November 2012 1]ra3=
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SUBMISSIONS REASONS FOR REFERRAL TO

JRPP
1. Exhibition: Yes - 14 days as 1. Capital Investment Value in Ewcess |
Advertised of $20 million.

Development ! |
2. Notice Adj Owners:  Yes - 14 days

3. Mumber Advised: S5 properties

4., Submissions 10 submissions
Received: received |

HISTORY

17/06/2010 Development Application No. 1373/2010/HA approved under Delegated
Authority for the demolition of a dwelling, outbuildings, filling of
existing dam and removal of three trees.

30/08/2011 Development Application No., 1639/2011/ZA approved by Council’s
Development Assessment Unit for a subdivision creating 12 lots
including a new road, the subject site being a residual lot accessible
from York Road.

13/02/2012 Subject Development Application lodged.

13/04/2012 Letter sent to the applicant seeking additional information regarding
density, apartment building height, neighbourhood shop/cafe
permissibility, apartment building setbacks, apartment building length,
building separation, staging of development, waste management, waste
collection vehicles, solar access, access and adaptability, BASIX
Certificate commitments, swimming pool compliance, notice of
requirements, fencing details, driveways, site drainage, vehicular
access and parking, landscape plan, noise, contamination, integrated
housing site boundary setback, housing type plans, apartment building
section plans, site coverage and landscaped area, privacy screens,
basement car parking plan, storage, carwash bays, and plant
room/equipment, and advice received from the Roads and Maritime
Services,

03/05/2012 Meeting held with applicant regarding the proposal.

14/05/2012 Additional information received from the applicant.

17/05/2012 Briefing provided to the Joint Regional Planning Panel (JRPP).
17/05/2012 Amended landscape plans received from the applicant,

23/05/2012 Amended civil road and stormwater plans received from the applicant.

04/06/2012 Meeting held with applicant regarding the proposal and briefing meeting
with JRPP.

19/06/2012 Further letter sent to the applicant seeking additicnal information
regarding site drainage, vehicular access and drainage, carwash bays,
acoustic design and assessment, landscape plan, waste management,
and swimming pool compliance.

Item 2 - 2012SYWO029 JRPP Meeting 15 November 2012 2|Paau
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28/06/2012 Contamination report received from the applicant,

23/0772012 Additional information received from the applicant including reducing
the number of integrated dwellings from 35 to 34.

07/08/2012 Additional information received from the applicant indicating pool fence
and cabana details.

07/09/2012 Email sent to the applicant requesting a detailed staging plan.
11/09/2012 Staging plan received from the applicant,

05/10/2012 Notification of The Hills Local Environmental Plan 2012.

PROPOSAL

The Development Application seeks approval for a residential development comprising
five Residential Flat Buildings (133 apartments), 34 integrated dwellings, associated
parking, landscaping and communal facilities, a neighbourhood shop, and the
Community Title and Strata Title subdivision of the site to be constructed in seven
stages.

The development is to include Community Title subdivision for the integrated housing
and residential flat building development lots, community property and internal access
road, and strata titling for the residential flat buildings. Residents of the integrated
dwellings and residential flat buildings are to have access to the communal facilities.

In general terms, the staging (as illustrated in Attachment 7) will occur as follows:

¢ Stage 1 - all public and private roads including the extension to York Road and
Alessandra Drive, commurity lots and the construction of the two central
northerm and southern Apartment Blocks A and B;

Stage 1A - central eastern Apartment Block C;

Stage 1B - south western Apartment Blocks D and E;

Stage 2 - integrated housing on Lot No.'s 7 to 14.

Stage 2 - integrated housing on Lot No.’s 16 to 24,

Stage 4 - integrated housing on Lot No.’s 26 to 36.

Stage 5 - integrated housing on Lot No.’s 37 to 42.

The proposed residential flat buildings are three storeys (Blocks B and C) and four
storeys (Blocks A, D and E) in height with a pitched roof and contain 22 x four bedroom
apartments, 78 x three bedroom apartments, and 33 x two bedroom apartmeants. A total
of 433 basement and at-grade resident and visitor car parking spaces are provided
including 68 residential spaces and 34 visitor spaces for the integrated dwellings, 266
residential spaces for units and 54 visitor spaces within the residential flat buildings, and
11 visitor spaces for the neighbourhood shop.

The prapased integrated dwellings are twa stareys high and rontain a dauhle garage,
tiving areas on the ground floor and bedrocms and en-suites/bathrooms on the upper
floor. The dwellings generally include four bedrooms. The integrated dwellings comprise
of seven alternate dwelling types and within each dwelling type the design may have a
flat, hipped or pitched roof.

It is recommended that the use of the neighbourhocd shop be subject to a future

development application which allows for further consideration of issues including waste
storage and waste management depending on the use (refer to Condition No. 5)

Item 2 - 20125YWO029 JRPP Meeting 15 November 2012 I Page
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York Road and Alessandra Drive (future public roads) are to be extended to dissect the
site creating access to the site from the east, south and west.

Development Application 1639/2011/ZA for the subdivision of the site was approved at
Council’s Development Assessment Unit meeting on 30 August 2011. The approval
included the subdivision of the existing lot into 12 lots, with 11 lots with a frontage to
President Road, and the subject site being the residual lot accessible fram York Road.

The development adjoins an existing shapping complex to the south-east consisting of
Woolworths, Coles and Kellyville Plaza. Water towers adjoin the site to the south-west,
and two storey dwellings adjoin the site to the east and west of the site.

The surrounding locality consists of single dwelling houses, a local shopping centre, town
houses, residential flat buildings, schools, water storage facilities and community
facilities.

The application was lodged prior to the gazettal of The Hills Local Environmental Plan
2012 and consequently the application must be determined as if THLEP 2012 had not
commenced. The application has been assessed under Baulkham Hills Local
Environmental Plan 2005 that applied before the gazettal of The Hills LEP 2012,

ISSUES FOR CONSIDERATION

1. Compliance with Baulkham Hills Local Environmental Plan 2005

i Permissibility

The site was zoned Residential 2(a) under the provisions of Baulkham Hills Local
Environmental Plan 2005. The proposal is defined as an Tapartment building”,
“integrated housing” and "neighbourhood shop".

Apartment Building is defined as:

"a building containing 3 or more dwellings where each dweliing does not necessarily
have direct access to private open space at natural ground level.”

Integrated Housing is defined as:

“(a) the subdivision of land into two or more allotments, and

(b) the erection of one or more dwellings on each allotment so created, where the
siting and design of each dwelling occurs prior to the determination of the
subdivision boundaries but, in the Table to clause 13, does not include a form of
development elsewhere specifically defined in this clause.”

An “apartment building” and “integrated housing” are permissible with consent in the
Residential 2(a) zone; however a “neighbourhood shop” is prohibited. The application
was lodged prior to the official notification of The Hills Local Environmental Plan 2012
and consequently the application must be determined as if LEP 2012 had not
commenced. Subject to consent being granted, it is recommended that the approved
plans be annotated deleting the neighbourhood shop, and that the use of the
neighbourhcod shop be subject to a future development application.

In addition, Clause 22 - Integrated Housing of Baulkham Hills LEP 2005 also applies to
the proposal. Clause 22 states:

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 4|Pace
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“Despite any other provision of this plan, development for the purpose of integrated
housing may be carried out, but only with development consent, on land:

(a) that is within Zone 2(a), 2(b) or 2(c), and

(b) to which the Sydnay Regional Environmental Plan No 19—Rouse Hill Development

Zone 2 (b1).”

The site was zoned Residential 2(a) and is within the SREP No. 19 Release Area and
therefore is satisfactory in respect to Clause 22 of Baulkham Hills LEP 2005,

il Zone Objectives

The site was zoned Residential 2(a) under Baulkham Hills LEP 2005.

The Residential 2(a) zone objectives seek to provide medium density housing choice and
ensure that development carried out on the land 1s compatible with the surrounding
area.

The proposed development has been assessed against the provisions of Baulkham Hills
LEP 2005 and the following objectives of the Residential 2(a) zone:

“(a) to make general provision for land to be used for the purposes of housing and
associated facilities, and
(b) to provide for development for medium-density housing forms (including
apartment buildings, town-houses, villas and the like) in locations close to the
main activity centres of the local government area, and
(c) to allow people te carry out a reasonable range of activities from their homes,
where such activities are not likely to adversely affect the living environment of
neighbours, and
(d) to allow a range of developments, ancillary to residential uses, that:
() are capable of integration with the surrounding environment, and
(ii) serve the needs of the surrounding population without conflicting with the
residential intent of the zone, and
(iii) do not place demands on services beyond the level reasonably required for
residential use.”

It is considered that the proposed development has a built form that is consistent with
the desired future character of the locality and will not detract from the amsanity of
existing and future nearby residents or the existing quality of the environment, The
development has also had regard to the amenity of future residents, particularly in
relation to privacy, quality open space and solar access,

As such the proposal is considered satisfactory in respect to the Baulkham Hills LEP 2005
objectives.

2. Compliance with The Hills Local Environmental Plan 2012

The Hills Local Environmental Plan 2012 was notified officially on 5 October 2012. Clause
1.8A of The Hills LEP 2012 contains savings provisions relating to development
applications. That Clause reads as follows:

"If a development application has been made before the commencement of this Plan in
relation to land to which this Plan applies and the application has not been finally
determined before that commencement, the application must be determined as if this
Plan had not commenced.”

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 S5iPage
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The application was lodged prior to the official notification of The Hills Local
Environmental Plan 2012 and consequently the application must be determined as if LEP
2012 had not commenced. The application has been assessed under Baulkham Hills
Local Environmental Plan 2005 that applied before the notification of The Hills LEP 2012.

Under the provisions of The Hills LEP 2012, the subject site is proposed to be zoned R3
Medium Density Residential (northern portion) and R4 High Oensity Residential
(southern portion) as shown in Attachment 3.

The proposed development would sit within the group term “residential accommodation”
and is defined as a ‘“residential flat building”, “multi dwelling housing” and
"neighbourhood shop”.

Residential Flat Building is defined as:

“A building containing 3 or more dwellings, but does not include an attached dwelling or
multi dwelling housing.

Note: Residential flat buildings are a type of residential accommodation— see the
definition of that term in this Dictionary.”

Multi Dwelling Housing is defined as:

"3 or more dwellings (whether attached or detached) on one lot of land, each with
access at ground level, but does not include a residential flat building.

Note: Multi dwelling housing is a type of residential accommodation - see the definition
of that term in this Dictionary.”

Neighbourhood Shop is defined as:

"premises used for the purposes of selling general merchandise such as foodstuffs,
personal care products, newspapers and the like to provide for the day-to-day needs of
people who live or work in the local area, and may include ancillary services such as a
post office, bank or dry cleaning, but does not include restricted premises.”

It is recommended that the use of the neighbourhood shop be subject to a future
development application which eliminates any permissibility issue and would allow for
consideration of issues arising from the specific nature of the shop once known.

Minimum Site Requirements

Clause 4.1A of the The Hills LEP 2012 requires that in the R3 and R4 zones multi
dwelling housing can only be carried out on land which has a minimum area of 1800m”,
and in the R4 zone residential flat building development can only be carried out on land
which has a minimum area of 4000m*. The subject site has an area of 31,617m* and as
such is satisfactory.

Development Near Zone Boundaries

Clause 5.3 of the The Hills LEP 2012 indicates that development consent may be granted
to development that may be carried out in the adjoining zone within a distance of 20
metres of a boundary between 2 zones. Clause 5.3(4) states:

"Despite the provisions of this plan relating to the purposes for which development may
be carried out, development consent may be grated to development of land to which this
clause applies for any purpose that may be carried out in the adjoining zone, but only if
the consent authority is satisfied that:

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 6|Pz2ge
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(a) the devejopment is not inconsistent with the objectives for development in
bath zones, and

(b) the carrying out of the development is desirable due to compatible land use
planning, infrastructure capacity and other planning principles relating to the
efficient and timely development of land.”

The proposed apartment buildings on land zoned R3 Medium Density Residential, are
located within 20 metres of the portion of the site zoned R4 High Density Residential.

A 12-15 metre portion of Apartment Blocks B and C extends into the portion of land
zoned R3 Medium Density Residential. Further, Clause 4.3 of The Hills LEP 2012
prescribes that the maximum height on the portion of land zoned R3 is 10 metres, and
the maximum height of buildings on the portion of land zoned R4 is 16 metres. The
submitted elevation plan indicates that the northern elevation of Apartment Blocks C and
B which are located within the portion of land zoned R3 exceeds the 10 metre building
height limit.

The applicant states that "the distribution of detached housing about the site responds to
the imperative for contextual compatibility with adjacent development. This approach
dictates which sections of the site are best sited for residential flat buildings. In
particular, apartment block B as well as the north end of block C is proposed to protrude
12 - 15m into the R3 zone although residential flat buildings are prohibjted in that zone.
Despite this prohibition, the proposed placement of apartment block B and the north end
of block C is appropriate because the development is designed as a masterplanned
precinct rather than different forms positioned solely on the zone boundaries that split
the site. The masterplan aligns apartment biock B at right angles to the north end of
block C allowing the pair to address and enclose the internal common open space, pool
and recreation area thus creating the core of the development about which the internal
foop road and main access roads circulate.”

The encroachment of Apartment Blocks B and C into the R3 Medium Density Residential
zoned land is permissible under Clause 5.3 of the The Hills LEP 2012 as it is within 20
metres from the boundary of land zoned R4 High Density Residential.

The proposed development is considered to be consistent with the objectives for
development in both zones. It is aiso considered that the carrying out of the apartment
buildings as part of the masterplanned site i1s desirable due to compatible land use
planning, future nfrastructure capacity, and provides the efficient and timely
development of the subject site,

3. Compliance with The Hills Development Control Plan

The proposal has been assessed against the following provisions of The Hills
Development Control Plan 2011:

» Part D Section 5 - Kellyville/Rouse Hill Release Area and;
i

= Fart B Section 5 - Residentiai Fiat Buiidings.

BHDCP PART D SECTION 5 - KELLYVILLE/ROUSE HILL RELEASE AREA |
DEVELOPMENT BHODCP PROPOSED COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
(CLAUSE NO.)

2.2 Density and Local Centre Density = LCD = No = issue
Allotment Size 15-20 dwg/net ha 19 dwellings for discussed
Required = 13.9 - 18.6 0.932ha below
Item 2 - 2012SYW029 IRPP Meeting 15 November 2012 7P
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dwellings for 0.932ha

Town Centre Density = TCD =

30-35 dwg/net ha 149 dwellings for
Required = 66.8 - 78| 2.229%ha
dwellings for 2.229ha

Housing as per Clause 4.1B(3) of The Hills LEP 2010

(It is noted that when The Hills LEP 2012 came into force, the clause number changed from Clause

4.1C to 4.18(3).) R

4.3 Setbacks Front (Primary): 4.5m All dwellings | Yes

comply with
Cnr (Secondary): 2.0M required
setbacks.
Garages: Min 5.5m
Side Setbacks: 0.9m
Rear Setbacks: 6.0m with a
single storey component and 8
metres with a two storey
component.

4.6 Height 10 metres on the northern All dwelling types | Yes
portion of the site, and 16 comply
metres on the southern
portion of the site.

4.8 Open Space The principle private open All dwellings | Yes
space area must be able to comply with the
contain a minimum area of minimum apen
24m?* with minimum space
dimensions of 4 metres. requirements.

4.9 Car Parking Minimum 2 car parking spaces | Each dwelling | Yes
to be provided per dwelling of | provides a double
which one space must be garage with a
provided within a garage. maximum  width
Garages are to have a of 5.5m.
maximum width of 6 metres
or 50% of the property
frontage whichever the lesser.

4.10 Site 60% (including dwellings, All dwellings | Yes

Coverage roads, garages, carports, comply with the
driveways, outbuildings, maximum site
decks, patios, paved areas, coverage
tennis courts and pools) requirements.

4.11 Landscaping Minimum 40% Min 40% | Yes

provided for each
integrated lot. .

4.13 Solar Access | Dwellings should be sited to Amended plans | Yes
allow adequate provision for have been
access of direct sunlight to received which
adjacent dwellings. indicate all

integrated
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Living areas to be orientated
north where possible

Maximise the amount of direct
sunlight available to clothes
drying areas

Orent buildings to axis as
shown in DCP diagram where
possible

Consider double glazing and
sun shade devices {minimise
west facing windows)

| solar
. accordance
i Council’s

dwellings wiill
provide sufficient

requirements.

access in
with

BHDCP PART 8 SECTION 5 - RESIDENTIAL FLAT BUILDINGS

DEVELOPMENT BHDCP PROPOSED COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
(CLAUSE NO.)
3.1 Site | Min. lot size 4000m” 22,296m" Yes
Requirements Min. road frontage - 30m Min 30m provided Yes
3.3 Setbacks - | Front (one street frontage) - | Apartment Block No = issue
Building Zone 10m A = 6.6m discussed
Apartment Block below
D = 6.005m
Apartment Block
E=6.01lm
Side - 6m Apartment Block
D Side (east) =
8.95m
Side (south) =
4.95m
Apartment Block
E Side (south) =
5.3m
Rear - 8m Apartment Block
E Rear = 6.1
metres (adjoining
water towers)
3.4 Building | No building shall contain more | The 5 apartment Yes
Heights (per | than 4 storeys above natural | buildings comply
storey) ground level, with the :
maximum height °
requirements.
3.5 Building | 12m separation Satisfactory with No =~ issue
Separation and the exception of a discussed
Treatment 9.3 metre below
separation
between
Apartment Blocks
D and E.
Item 2 - 20125YW029 JRPP Meeting 15 November 2012 9|Fage
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3.6 Landscaped | 50% of site area 55.9% on the R4 | Yes
Area zoned part of the
site.
3.7 Building | Max. 50m 65.5 -92.5 No -~ issue
Length metres discussed
| below
3.8 Building | Must refer to Council’s "Multi- A SEPP 65 Design | Yes
Design and | Unit Housing: Urban Design Verification
Streetscape Guidelines 2002" Statement has
been  submitted
Designs must be in harmony and is considered
in terms of form, mass, colour to be satisfactory.
and structure with existing
and likely future development The design of the
in the street. apartment
buildings is
Siting and design to ensure | considered to be
clear definition of street edge compatible with
and reinforce street corners.  the future
Building lines together with development in
landscaping treatments should | the locality. The
distinguish the public and proposed
private realms. landscaping
treatments
Must not be repetitive in reduce the bulk
design and incorporate and scale of the
harmonious design varations development.
such as verandas, entrances,
facades, etc.
3.9 Urban Design | Demonstrate conformity with Development Yes
Guidelines “Baulkham Hills Multi Unit complies with
Housing - Urban Design SEPP 65 Design
Guidelines 2002" requirements.
3.11 Unit Layout | 1 bedroom - 75m’ Proposed 2 | Yes
and Design 2 bedroom - 110m? bedroom units =
3 bedroom - 135m? minimum 123m?
Proposed 3| Yes
bedroom units =
Minimum 147m?
3.12 Building | Must comply with the Local | Building colours | Yes
Materials Government Act, 1993, Local and materials are
Govemnment regulations and sympathetic to
Building Code of Australia. the existing and
future character
Reflect and complement the and streetscape
existing character and and is considered
streetscape. to be satisfactory.
Choice of materials to consider
both their environmental and
Item 2 - 2012SYWO029 JRPP Meeting 15 November 2012 10{Pace
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3.13 Open Spag

“economic costs.

| use graffiti resistant materials

in areas accessible by the
general public and communal
areas within the development.

Use colours that are visually

pleasing and reflect the
predominant colours in the
area.

Avoid materials and colours
with excessive glare.

Avoid materials that are likely
to contribute to poor internal
air quality.

Select materials that will
minimise the long-term
environmental impact over the
whole life of the development.

Preference to materials
derived from renewable
sources or are sustainable and
generate lower environmental
cost, recycled material/s with
low embodied energy, better
lifecycle costs and durability.

Private:
Ground level - 4m x 3m (min)

Above ground - min. 10m?®

with min, depth 2,5m

Common: 20m? per dwelling

All units provide a
satisfactory
private

space area.

open

Common:
Required=
2,660m?

Provided=
3,500m*

3.14 Solar Access

Adjoining buildings / open
space areas - 4 hours
between 9am & 3pm on 21
June

All
buildings/open

space areas
receive a
minimum 4 hours
solar access
between 9am and
3pm on 21 June.
Shadow diagrams
illustrate that the
properties directly
adjoining the site

adjoining '

Yes

Yes

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012
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to the south-west |
are |
overshadowed at
9am to 10am on
21 June and
receive a
minimum 5 hours
solar access. The
majority of
overshadowing as
a result of the
development

occurs towards
the rear of the
Woolworth’s  site
and water cooling

with the Building Code of
Australia.

- Adequate lighting to ensure
the security and safety of
residents and visitors.

- Maximise the use of natural
lighting through window

towers site.

Common open space - 4| Common open | Yes

hours between 9am & 3pm on | space area

21 June complies with
minimum solar
access
requirements.

3.15 Ventilation - Consider prevailing breezes | All dwellings | Yes

in relation to building provide

orientation, window design satisfactory cross

and internal circulation. ventilation.

- Place windows to allow for

cross ventilation i.e. on

opposite sides of the building

rather than adjacent walls

where possible. These

windows are to be lockable in

a partly open position.

- Promote air circulation and

consider the installation of

fans, roof vents, fouvered

windows and high-level

windows to aid air circulation.

- Provide security screen

doors at unit entries.

- Minimise air gaps by

incorporating door and

window seals.

3.16 Lighting - Lighting to be in accordance | Condition of | Yes -

consent to comply
with BCA. Safety
and design have
been  addressed
under

recommendations
from the NSW
Police.

Item 2 - 2012SYWO029 JRPP Meeting 15 November 2012
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placement and skylights.
- In common areas lights are
to be time switched and
energy efficient fitting should
be used.
- Mation detectors are to be
used for unit entries, lobbies
and outdoor security.
- Incorporate dimmers,
motion detectors, and
automatic turn-off switches
where appropriate.
- Provide separate switches
for special purpose lights,
3.19 Car parking ini ist Required = 266 | Yes
parking: spaces plus 53.2
1 space per 1 BR visitor spaces
2 spaces per 2 or 3 BR
Visitor - 2 spaces per 5| Provided = 266
dwellings spaces pilus 54
visitor spaces
Parking Dimension: Parking Yes
- Lockable single garages min. | dimensions
dimension - 5.5 metres x 3 comply for all car
metres (exclusive of storage) | spaces.
- Lockable double garages
min. dimension - 5.5 metres x
S metres (exclusive of
storage)
- Visitor parking dimensions -
5.5 metres x 2.6 metres
Manoeuvnng and Ramps: Council’s Yes
- First 6 metres of the Subdivision
driveway inside the property Engineer has
boundary to be a maximum of | reviewed the
5% proposal and has
- Ramp grades to comply with | no objection to
Australian Standard 2890.1 the proposed
- Manoeuvring in accordance manoeuvring and
with Australian Standard ramps subject to
2890.1 conditions of
consent for
develgpment  to
comply with
relevant
Australian
Standards and
Council
requirements.
¢ 3,20 Storage 10m’ with an area 5m” and | Adequate storage | Yes
dimension 2 metres provided in
basement.
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3.21 Adaptability, | Lift provided if greater than 2 | Lifts are provided | Yes
Pedestrian Access storeys to all apartment
& Safety blocks.
Accessible housing: 7 accessible | Yes
5% in a development >20 | dwellings
units provided (5.2%).
3.23 Privacy - - Minimise direct overlooking Decorative Yes
Visual and of main internal living areas privacy  screens
Acoustic and private open space of are provided for
dwellings both within and the balcony
adjoining the development areas. It is
through building design, considered  that
window locations and sizes, the apartment
landscaping and screening buildings are
devices (refer to section 3.13 | provided with
Open Space). adequate building
separation with
the exception of
the ground Ffloor
open space areas
between
Apartment Blocks
D and E which are
provided with
fencing and
planter bays to
address  privacy
concerns.
Further,
Apartment Block
D is the only
apartment
building in the
development
directly adjoining
neighbouring
residential
dwellings, and
provides a 9.5
metre rear
setback
exceeding the
minimum
required setback
which  minimises
potential
overlooking and
privacy concerns.
- Consider the location of To mitigate noise| Yes
patential noise sources within | impact from
the development such as Woolworths  and
common open space, service | Coles, a 4 metre
areas, driveways, and road high acoustic
Item 2 - 2012SYWO029 JRPP Meeting 15 November 2012 14 |Fage
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frontage, and provide screen is required

appropriate measures to along the
praotect acoustic privacy such southemn

as careful location of noise- boundary
sensitive rooms (bedrooms, integrated

main living areas) and double | dwellings D2 to
glazed windows, D7. The minimum

2.5 metre high
acoustic screen

along the
southern

boundary and
portion of the
York Street

boundary around
Apartment Block E
is to be reduced
to a maximum 1.8
metres with a 2
metre landscape
setback from the
property boundary
at York Road.

The proposed development has been assessed against the relevant development
standards and objectives of The Hills Development Control Plan 2011. The variations
identified in the above tables are discussed as follows:

(a)  Density

Clause 2.2 of The Hills DCP Part D Section 5 - Kellyville/Rouse Hill Release Area
identifies two density controls - Local Centre Density (15 - 20 dwellings/ha), and Town
Centre Density (30 - 35 dwellings/ha) (Refer to Attachment 5).

The Town Centre Density (TCD) part of the site (2.229ha) can accommodate a maximum
of 78 dwellings under this control. The development proposes 149 dwellings for the TCD
part of the site and results in a variation of 91% (71 dwellings) to the maximum density
control. The Local Centre Density (LCD) part of the site (0.932ha) can accommodate a
maximum of 19 dweilings for the LCD part of the site and the development proposes 19
dwellings complying with the maximum LCD control.

The overall site requires a maximum 97 dwellings for 3.16ha and proposes 167
dwellings. The overall site results in a variation of 41.9% (70 dwellings) to the combined
maximum density control for the site.

The density objectives of Clause 2.2 of The Hills DCP Part D Section 5§ - Kellyville/Rouse

TN - P Ao sboboo.
Hill Release Area states:

(i) To facilitate a range of lot sizes and housing types within the release area to meet
changing demographic profiles and housing requirements.

(it) To locate smaller lots and multi unit housing types within close proximity to
community facilities, open space, public transport, and commercial centres.”

It is considered that whilst the proposal does nat result in numerical compliance with the
density requirements, it satisfies the above objectives in an effective manner. The
development will result in the provision of various housing types that will address the
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changing demographic profiles and housing requirements of the Kellyville area. The
development will provide housing types that are more affordable and may be suitable for
rental accommodation which will resuit in improving the diversity of housing choice for
the population in the area.

The development adjoins an existing shopping complex to the south consisting of
Woolworths, Coles and Kellyville Plaza, and is in close proximity to community facilities
and open space areas. Further the development is nearby bus stops (servicing the City,
Parramatta, Rouse Hill, Castle Hill etc) located on Wrights Road and Green Road.

In relation to the variation to the density control, the applicant states that "apartment
buildings are permissible across the whole site being zoned 2(a) under BLEP 2005. The
DCP, in an apparent failure, appears not to anticipate apartments being built in the 2(a)
zone. Therefore to apply a density control of 35 dwellings per ha is inconsistent and
clearly inappropriate, especially for a site that is adjacent to the Kellyville District Centre
which is a higher order centre rather than a Town Centre...the locality has been
developed for a mix of detached dwellings, small lot housing, townhouses and apartment
buildings. A review of the built and approved development indicates that the TCD has not
been achieved throughout the area. One development of an apartment building in
Hutchinson Avenue exceeds the TCD density. All the other developments are well below
the density. Overall there is calculated a shortfall of some 60 dwellings in the TCD area.
As such the proposed development, being one of the last development sites in the
District Centre to be developed and the most affected by pre-planned roads should have
the opportunity for increased yield to contribute to achieving an overall density of the
locality close to Council’s target.”

It is noted that if adopting the density controls under The Hills DCP Part B Section 4 -
Multi Dwelling Housing, and Part B Section 5 - Residential Flat Buildings, the overall site
accommodates a maximum 478 persons per 3.16ha. The overall site provides for 475.1
persons per 3.16ha and complies with the combined density controls for townhouses and
apartment buildings.

It is considered that Council has previously varied the density control. In particular,
Development Application No. 593/2009/HB for the construction of a three storey
apartment building at No. 7 Harrington Avenue, Castle Hill accommedated a target
density range of a maximum 20 dwellings per net hectare and 52 dwellings per net
hectare was approved.

In view of the above, it is considered that whilst numerical compliance for density for the
Kellyville/Rouse Hill Release Area is not achieved in this instance, the development is
consistent with the density objectives under The Hills DCP Part D Section 5 -
Kellyville/Rouse Hill Release Area and is supportable in this regard.

(b) Apartment Building Length

Clause 3.7 of The Hills DCP Part B Section 5 - Residential Flat Buildings, prescribes that
the maximum linear length of any apartment building is to be 50 metres.

Apartment Biock A has a building length measuring approximately 78 metres, Apartment
Block B has a building length measuring approximately 92.5 metres, Apartment Block C
has a building length measuring approximately 93 metres, and Apartment Block D has a
building length measuring approximately 65.5 metres.

The objectives of Clause 3.7 of The Hills DCP Part B Section 5 - Residential Flat Buildings
states:
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To reduce the visual bulk and scale of apartment building developments.
To ensure that developments will enhance and contribute to the streetscape and
desired character of the future and existing neighbourhood.”’

(i)
(i)

The purpose of the building length control is largely to limit visual bulk and scale.
Amended plans have been received providing stepped treatment and landscape feature
planting to assist in screening the development from view and reduce the bulk and scale
of the development which is considered satisfactory. The proposed development will
enhance and contribute to the existing and desired future streetscape and
neighbourhood.

(c) Building Separation and Treatment

Clause 3.5 of The Hills DCP Part B Section 5 - Residentia! Flat Buildings prescribes that
the minimum separation between buildings is 12 metres.

Apartment Blocks D and E have a separation of 9.3 metres (See Attachment 8). The
objectives of Clause 3.5 include “to minimise the visual impact of apartment building
developments by minimising the bulk and scale of residential apartment buildings and
promoting suitable landscaping between buildings”. The 2.7 metre variation to the
building separation control is considered minor given the measures to address privacy
and overlooking issues. Amended plans have been received including fencing and planter
bays to minimise amenity concerns. Further, the proposed development is provided with
high quality landscape to minimise the bulk and scale of the deveiopment which is
considered to provide satisfactory amenity for future occupants.

(d)

The following table summarises the proposed Residential Flat Building Setbacks against
the setback requirements of Clause 3.3 of The Hills DCP Part B Section 5 - Residential
Flat Buildings as indicated on the submitted plans:

Residential Fiat Building Sethacks

. APARTMENT REQUIRED PROPOSED COMPLIANCE
Apartment Block A Front (one | Frent = 6.6m No.
(one street frontage to | street frontage

| York Road) = 10 metres
Apartment Block B N/A N/A N/A

| (faces internal road)

Apartment Block € N/A N/A N/A

(faces internal road}

Apartment Block D Front (one | Front = 6.005m | No.
(one street frontage to | street frontage | Side (east) = | Yes.
York Road} = 10 metres 8.95m
Side = 6 metres | Side (south) = | No.
4.95m

| Rear = 8 metres | Rear = 9.5m Yes.

' Apartment Block E Front (one | Front = 6.01m No.
(one street frontage to | street frontage
York Road) = 10 metres

Side = 6 metres | Side (south) = | No.
5.3m
Rear = 8 metres | Rear = 6.1m No.

The objectives for setbacks under Clause 3.3 of The Hills DCP Part B Section 5 -
Residential Flat Building are as follows:
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(i) “To provide setbacks that complement the setting and contribute to the
streetscape and character of the street while allowing flexibility in siting of
buildings.

(ii) To ensure that the space in front of the building is sufficient to permit
landscaping that will complement the building form and enhance the
landscape character of the street.

(iii)  Side and rear setbacks are to be proportioned to the slope of the site having
regard to the height and relationship of the buildings on adjoining properties.

(iv) The setbacks of proposed buildings are to minimise any adverse impacts such
as overshadowing and privacy on adjacent and adjoining properties.

(v) To ensure placement of buildings takes into account the retention and
protection of existing trees.”

It is considered that the provided setbacks in front of the building are sufficient to
provide high quality landscaping to complement the building form and enhance the
landscape character of the street. The siting of the buildings minimise adverse impacts
on the amenity of adjoining properties. It is considered that the development complies
with the minimum saolar access requirements. Apartment Block D is the only apartment
building in the development directly adjoining neighbouring residential dwellings, and
provides a 9.5 metre rear setback exceeding the minimum required setback which
minimises potential overlooking and privacy concerns.

In support of the variation, the applicant states that the master plan development has a
generous landscape setback along York Road with the apartment buildings in the middle
of the site and integrated housing around the perimeter of the property compatible with
the surrounding area. The proposed setbacks are in excess of the prevailing 4.5 metre
setbacks in the locality and provides for a greater area set aside for the internal common
open space.

In view of the above, it is considered that development is consistent with the setback
objectives for apartment buildings and the variation is supportable,

4. Compliance with The Hills DCP Part € Section 1 - Parking

The proposal has been assessed against the parking requirements within the DCP as
detailed below:-

APT BEDROOM NO. OF UNITS DCP PARKING RATE REQUIRED
;‘gédroom ' 33 X 2 bed units 2 Earklng spaces per 2 bed 66 sbaces
3 bedroom 78 x 3 bed units " ;n:arking spaces per 3 bed 156 spaces
4 bedroom 22 x 4 bed units :r:trate specified per 3 bed 44 spaces

unit - to adopt 3 badrocom
rate - 2 parking spaces per
unit
INTEGRATED NO. OF DWELLINGS DCP PARKING RATE REQUIRED
HOUSING (Cl. 4.9 BHDCP Part D
Section 5 -
Kellyville/Rouse Hiil
Release Area)]
34 dwellings 2 spaces per dweliing 68 spaces

TOTAL RESIDENTIAL PARKING REQUIRED: TOTAL RESIDENTIAL PARKING
266 spaces (apartments) pius 68 spaces PROPOSED: 266 (apartments) + 68

(integrated housing) = 434 spaces (integrated housing) = 434 spaces
Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 18| Fage
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VISITOR DCP RATE DCP REQUIRED | PROPOSED

PARKING I ]

Apartments 2 spaces per 5 dwellings 54 visitor spaces | 54 visitor spaces
for 133 dwellings

|
—
|

It is noted that 11 car spaces have been provided for the proposed neighbourhood shop.
While it is recommended that the use of this building be subject to a future development
application, sufficient spaces have been provided for its use. Overall the car parking
numbers comply.

5. Multi Unit Housing Guidelines

The application has been assessed with regard to the design quality principles outlined in
the Multi-Unit Design Guidelines. The merits of the application in terms of urban design
and its relationship to the site constraints are as follows:

i. Character of the Area
The development integrates with the future built form character of surrounding area
which is zoned R3 and R4 under The Hills LEP 2012 for the opportunity for future
development multi unit housing and residential flat building. As such, the proposal is
considered satisfactory.

ii. Site Analysis and Design

The development has provided satisfactory private open space areas maximising solar
access where passible. The dwellings therefore have been designed having regard to the
contours and orientation of the site. The design of the buildings s considered
satisfactory.

iil. Building Envelope and Siting

The massing of the built form provides a development which is considered appropriate
both to the surrounding residential properties and future residential character of the
locality. The three and four storey apartment buildings are sited in the centre of the
development and adjoining the water tower site to the south, with integrated housing
development sited along the sides of the property adjoining two storey residential
dwellings to the north and east of the site.

iv. Setbacks

The buildings are articulated to provide visual interest when viewed from side
boundaries. The proposed setbacks in front of the building are sufficient to provide high
quality landscaping to complement the building form and enhance the landscape
character of the street,

v. Building Height
The height of the buildings is considered satisfactory as outlined within Section 2 and 3
of this report.

vi. Communal and Private Cpen Space
Private apen space Is provided to aii dweliings and Is iocated so as to be an extension of
the living area of the dwelling either at ground or by way of balconies.

vii, Landscaping
The proposal provides landscaping for the enjoyment of future residents. Council’s Tree

Management Co-ordinator has reviewed the landscape plan, and has raised no objection,
subject to conditions.
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viii. On-Site Car Parking and Access
Two car parking spaces are provided for each dwelling. In addition, adequate visitor
parking spaces are provided for use by visitors.

ix. Solar Access

The proposed development ensures acceptable levels of solar access are provided to all
private open space areas within the site and ensures that the proposed development
does not result in adverse overshadowing for adjoining properties.

x. Resource, Energy and Water Efficiency
The development application was accompanied by a Basix Certificate meeting the
thermal comfort, water and energy rating requirements,

xi. Security

The location of buildings with entries along the driveway provides an opportunity for
informal surveillance to improve the safety of future residents. It is considered that there
is a clear definition of spaces and transition areas. The design of the development
encourages passive surveillance with ground floor units open to streets and publicly
visible areas.

xii. Ecological Sustainable Design

The development will provide a high energy efficiency rating for each dwelling. The
dwellings will be constructed of brick to improve the thermal efficiency of the dwellings
and adequate cross-ventilation will be achieved,

xiii, Building Design
The development provides a high level of amenity to future residents by means of the
prevision of private and common open space, and visual and acoustic privacy.

6. SEPP 65 - Design Quality of Residential Flat Buildings
The proposal has been assessed against the relevant controls prescribed by SEPP 65 and

the following table shows the development’s performance against the relevant
considerations of the Policy.

Page

DEVELOPMENT SEPP 65 PROPOSED COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
(Rules of Thumb)
Part 1 - Local Context - Primary Development Controls
Building Height Where there s an FSR The proposed Yes
requirement, test height building height is
controls against it to ensure considered
a good fit. satisfactory and is
consistent with the
future character of
the area to be zoned
R3 Medium Density
and R4 High Density.
Building Depth In general, apartment While the building Yes
building depth of 10-18 depths exceed the
metres is appropriate. SEPP suggested
Developments that propose  depths, the design of
depth greater than 18 the buildings are
metres must demonstrate articulated with all
how satisfactory day lighting units provided with
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! DEVELOPMENT SEPP 65 PROPOSED COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
(Rules of Thumb) !
and natural ventilation are adequate sunlight
to be achieved. and ventilation
through dual aspect |
orientations.
Street Setback Identify the desired The proposed  Yes
streetscape character, the streetscape
common setback of presentation and |
buildings in the street, the associated building .
accommodation of street setbacks is
tree planting and the height considered
of buildings and daylight satisfactory. High
access controls. Identify the quality landscaping
quality, type and use of and street trees are
gardens and landscaped proposed to enhance
areas facing the street. the streetscape .
character of the
development. |
Side and rear | Relate side setback to Landscaped area and Yes
setback existing streetscape solar access 15
patterns. considered
satisfactory and
Test side and rear setback appropriately
with building separation, considered by the
open space and deep soil applicant in the
Zone requirements (see design of the
Building Separation, Open development.
Space and Deep Soil
Zones).
Test side and rear setbacks
for overshadowing of other
parts of the development
and/or adjoining properties,
and of private open space.
Floor Space | Tast the desired bullt form Thare is no specific Yes
Ratio outcome against proposed floor space ratio
floor space ratio to ensure within the  DCP.
consistency with: However, it is noted
- Building height the development is
- Building footprint satisfactory in regard
- The three te building height
dimensional building and built form. The
envelope development exceeds
- Open space the required density
requirements as outlined within
Section 3 of this
report and is
considered
satisfactory as the
development is
consistent with the
density  objectives
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DEVELOPMENT SEPP 65 PROPOSED COMPLIANCE
STANDARD REQUIREMENTS DEVELOPMENT
(Rules of Thumb)
under The Hills DCP
Part D Section 5 -
Kellyville/Rouse  Hill
Release Area.

Deep Soil Zones | A minimum of 25% of the | The submitted | Yes
open space area of a site | Design Verification
should be a deep soil zone. Statement confirms

that 63% of the site
is provided with deep
root zone planting.

Open Space The area of communal open | The proposed | Yes
space required should | common open space
generally be at least 25-|area is 25% of the
30% of the site area. site area.

The minimum recommended | 100% of ground floor

area of private open space | units are provided

for each apartment at|with private open

ground level or similar | space to the extent

space on a structure (i.e. |of 25m® with a

podium, car park) is 25m?. minimum width of
4am.

Pedestrian Identify the access | Ensures compliance. | Yes

Access requirement from the street
or car parking area to the
apartment entrance.

Provide barrier free access | Access is provided by

to at least 20% of dwellings | way of lifts

in the development. throughout the
development and
from the basement
car parking areas
and ground floor to
all units.

Vehicular Access | Generally limit the width of | The driveway widths | Yes
driveways to a maximum of | are compliant with
ém. the Australian

Standards and
ensure sufficient
manoeuvring ° is
available within the
site.
Locate vehicle entries away | The basement access
from main pedestrian | is not in direct
entries and on secondary | conflict with
frontages. pedestrian paths of
travel.
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DEVELOPMENT
STANDARD

SEPP 65
REQUIREMENTS
{Rules of Thumb)

PROPOSED
DEVELOPMENT

COMPLIANCE |

Apartment
Layout i

Apartment Mix

Single aspect apartments
should be limited to 8
metres from a window.

Provide a diversity of
apartment types to cater for
different household
requirements.

The majority of the
proposed units are
provided with dual
aspect orientations
and where a dual
aspect is not
available, sufficient
separation has been
demonstrated  with
adequate window
pravision for light
and ventilation.

Mixed apartment
sizes and bedroom
capacities proposed,

Yes

Yes

Balconies

Ceiling heights

‘Ground  floor |
apartments

T Minimum  flaor

Provide primary baiconies
for all apartments with a
minimum depth of 2 metres

All balconies comply
as per the DCP
requirements.

to ceiling
height for habitable rooms is
2.7m and 2.4m Ffor nan-
habitable.

Optimise the number of
ground floor apartments
with separate entries and
consider requiring an
appropriate percentage of
accessible units.

Provide ground floor
apartments with access to
private open space (i.e.
terrace, garden).

Accessible

All units
compliance with the
2.7m floor to ceiling
height requirements
as per the BCA.

provision s
compliant with the
DCP requirements.

All ground floor units
are provided with at
grade access and
ground floor private
open space access.

“Internal
: Circulation

' Storage

“In

In general, where units are
arranged off a double-
loaded cosrridor, the number
of units accessible from a
single core/corridor should
be limited to eight.

to
and

kitchen
bedroom

addition
cupboards
wardrobes,

__provide

The
number
apartments
single lift and stair
lobby is five. No
access corridors form
part of the
development.

maximum

of
off any

Accessible storage is

provided to all units
within_the unit floor

ensure | Yes

unit

Yes

Yes

Yes

Yes
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DEVELOPMENT
STANDARD

Daylight Access

Natural
Ventilation

Waste
Management

Water
Conservation

SEPP 65
REQUIREMENTS

(Rules of Thumb)
accessible storage facilities
at the following rates:

- Studio - 6m?

- 1bed - 6m?

- 2bed-8m?

- 3 bed+ - 10m?

Living rooms and private
open spaces for at 70% of
apartments in a
development should receive
a minimum of three hours
direct sunlight between 9am
and 3pm in mid winter.

Building depths, which
supparts natural ventilation
typically range from 10 to
18 metres.

60% of residential units
should achieve natural cross
flow ventilation.

Supply waste management
plans as part of the DA as
per the NSW Waste Board.

Rainwater is not to be
collected from roofs coated
with lead or bitumen-based

paints or from asbestos-
cement roofs. Normal
guttering is sufficient for

water collections.

PROPOSED
DEVELOPMENT

area and within
designated  storage
areas within  the
basement.

Sufficient solar
access has been
provided /
demonstrated as
outlined within the
submitted shadow
diagrams and Design
Verification
Statement.

The majority of the
apartments provide
cross floor ventilation
and the articulation
and irregular building

design ensures
sufficient lighting,
ventilation and

privacy is maintained
between the
apartment units.

Waste Management
Plans have been
submitted, assessed
by Council’s Resource
Recovery Section and
considered
satisfactory.

Satisfactory
rainwater collection,
re-use and disposal
proposed.

Note that there are
no offensive or
hazardous roofing
materials proposed.

" Yes

" Yes

COMPLIANCE

Yes

Yes

7. Issues Raised in Submissions

The Development Application was advertised and notified to adjoining and surrounding
property owners and ten submissions were received. The following issues raised in the

submissions are addressed in the following table:
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ISSUE/OBJECTION |

The proposed development
will adversely increase the
traffic  on York Road,
President Road and Wrights
Road. There will be
additional traffic impacts
from the adjoining Kellyville
Plaza and Woolworths.

York Road is not wide
enough to cater for the
amount of traffic from the
proposed development.
Traffic calming measures
should be used on York
Road, President Road, and
Wrights Road.

Concern over the safety of
children from the high
volume of traffic.

The open car parks visible
from the road are an
eyesore and should be
located under or behind
buildings, and will cause
vandalism and anti-social
gatherings.

COMMENT

Council's Principal Traffic and

Transport  Coordinator  has
assessed the application
including the traffic assessment

submitted with the application

and raised no objection to the
proposed development. The
local road system in this area

has been built in accardance

with the planned network and
the traffic volumes are within
forecast parameters.

No Local Area Traffic
Management  strategies are
required to be implemented as
part of this development as the
original DCP identified LATM
devices to be built in designated
areas. These devices are
already in place. York Rd is a
designated collector road and is
to be built in accordance with
the DCP specifications for
collector roads.

No evidence is provided to
substantiate this claim. Existing
and proposed footpath/cycleway
facilities are to be provided in
accordance with the DCP. These
facilities provide safe access to
the nearby schools, shops and
public reserves for children.

The at-grade car parks provide
54 visitor car spaces for the
development as required under
The Hills DCP Part C Section 1 -
Parking and landscaped
screening is provided around
the car parking areas. The NSW

Police have reviewed the

proposal and recommended a
number of Crime Prevention
through Environmental Design

| factors that should be

considered in this development
including suitable lighting
provisions at the entry and exit
points from the buildings, car
parks and access/exit
driveways. Any anti-social or
illegal activity is a matter to be
referred to The NSW Police -

OUTCOME
Issue addressed.

Issue addressed

Issue addressed
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ISSUE/OBJECTION

COMMENT
The Hills Local Area Command.

OUTCOME

Privacy and overlooking
impacts on nearby dwellings

Amended plans have been
received proposing privacy
screens to the apartment
balconies to address overlooking
and privacy concerns.
Apartment Block D is the only
apartment building in the
development directly adjoining
neighbouring residential
dwellings, and provides a 9.5
metre rear setback exceeding
the minimum required setback
which minimises potential

overlooking and privacy
concerns, The development
application  will have no

significant impact on the
amenity of adjoining property
owners.

. Issue addressed.

particularly from the
proposed apartment
buildings.

The proposal is an

overdevelopment of the site.
The development is out of
character with the Kellyville
area. A combination of free
standing homes and two
storey apartments would be
more appropriate for the
site.

The proposed development is
permissible on land zoned

Residential 2(a) under
Baulkham Hills LEP 2005. The
proposed development is

consistent with the aims and
objectives of the Residential
2(a) zone, Further, the
proposed development is
permissible under the future R3
Medium Density and R4 High
Density zoning of the site and is
considered to be consistent with
the aims and objectives of The
Hills LEP 2012.

' Issue addressed.

The density of the site
exceeds the permissible
density and is inappropriate
for this part of Kellyville.

As previously discussed in this
report, the development is
consistent with the density
objectives and will result in the
provision of various housing
types that will address the
changing demographic profiles
and housing requirements of the
Kellyville area.

Issue addressed.

The development is not
compatible with the existing
streetscape.

Between Wrights Road and
President Road, the streetscape
is mixed and includes a
shopping centre, water towers
and two storey dwellings. The
proposed development is
permissible under Baulkham
Hills LEP 2005 and The Hills LEP

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012
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ISSUE/OBJECTION COMMENT QUTCOME
2012 and is considered to be
compatible with the future

The height of the 4 storey
apartments is excessive.

character and mixed streetscape
of the area.

Apartment Blocks B and C are
three storeys in height and
Apartment Blocks A, D and €
are four storeys in height. The

height of the apartment
buildings complies with the
maximum height limit of 16

metres for the zone.

Issue addressed.

There will

be a npegative -

impact on property values in

the area.

This issue is not a planning
consideration under Section 79C
of the Act. In any event, no
evidence is provided to
substantiate this claim.

Issue addressed.

The proposed development
will overshadow dwellings at
Saliba Close resulting in
health issues and dampness.

The existing infrastructure
will not be able to support
the scale of the proposed
development.

The submitted shadow diagrams

"illustrate that the rear of the

properties directly adjoining the
site to the south-west at Saliba
Close are overshadowed at 9am
to 10am on 21 June and receive
a minimum 5 hours solar access
which complies with Council’s

Solar Access controls. No
evidence is provided to
substantiate that any
overshadowing will result in
adverse health issues and
dampness to adjoining
properties.

Section 94 development

contributions are to form part of
the conditions of consent which
will go towards the provision of
necessary facilities and services
for new development and
increased population within the

Issue addressed

Issue addressed.

Kellyville/Rouse  Hill Release

Area.
The bulk and scale of the Apartment buildings are a | Issue addressed.
development will impact permissible form of
upon the amenity of | development on the subject site

adjoining properties.

under Baulkham Hills LEP 2005
and The Hills LEP 2012.

The applicant has limited the

bulk and scale of the
development through design
with the development site

Item 2 - 20125YW029 JRPP Meeting 15 November 2012
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~ ISSUE/OBIECTION

COMMENT

OUTCOME

‘9.8
. exceeding

generally fringed by 2 storey
development with the exception
of Apartment Block D adjoining
2 storey dwellings on Saliba
Close to the western boundary.
Apartment Block D provides a
metre rear setback
the minimum
required 6 metre setback which
minimises potential overlooking
and privacy concerns.

Further, the bulk and scale of
the development is minimised
through landscaping treatments,
external materials and colours,

' and architectural design.

Lack of notification as many |
nearby residents were not

notified by letter, many
residents do not receive the
local newspaper, and the
development notice on the
property fencing is
inadequate.

Plans on Council's online

The proposal was notified in
accordance with the Notification
and Advertising requirements
under Section 7 of The Hills DCP
Part A. In particular, Council has
notified 55 landowners whose
property adjoins the subject site
and those directly opposite the
site. An advertisement was also
placed within the local
newspaper, and a sign was
placed on the subject site.

' As part of Council's notification

tracking system were too |

small to read.

process, a hard copy of the
Development Application plans
and documents can be viewed

. at the Council’'s Administration
. Building upon request.

Issue addressed.

Issue addressed.

The trucks used for Kellyville
Plaza and Woolworths will
use York Road and
Alessandra Drive for access,
and queue on York Road
outside the loading hours.

Acoustic measures are
required on the new homes
to limit truck noise from the
shopping centre.

This issue is a matter to be
considered by the Local Traffic
Committee in the future should
an issue arise upon completion
of the road construction.

Amended and
documentation addressing
acoustic requirements have
been reviewed by Council’s
Environmental Health and

Protection Team who raise no

plans

Issue addressed.

Issue addressed. Refer
to Condition No.s 7
and 8.

objection subject to
recommended conditions of
consent.
The comman areas including Conditions of consent  are | Issue addressed. Refer
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ISSUE/OBJECTION COMMENT OUTCOME

the pool will encourage anti- | recommended for the communal | to Condition No. 105.
social use, with noise, | areas to be limited to the use of
lighting, parking and illegal | occupants of the development
use  outside reasonable | with no public access.

hours.
Any anti-social or illegal activity
is a matter to be referred to The
NSW Police - The Hilis Local
Area Command.

The plans are misleading | A condition of consent is | Issue addressed. Refer
and the height of the trees | recommended for a detailed | to Condition No. 37.

taller than the buildings to | landscape plan to be submitted
be an artist’s impression to [ to and approved by Council’s
disguise the height of the | Manager Development
building. Any vegetation | Assessment prior to the issue of
depicted on the plans should | a Construction Certificate. The
be installed at the time of | plan is to be prepared by a

construction. suitably qualified person and
screen the proposal from public
places,

The neighbourhood shop i1s [ A neighbourhood shop is a | Issue addressed.
unnecessary as there are | permissible form of
sufficient approved shopping | development on the subject site
facilities adjoining the site | and is consistent with the aims
on Wrights Road. and objectives of The Hills LEP
2012,

BUILDING COMMENTS
No objection is raised to the proposal subject to conditions of consent addressing
swimming pool safety requirements.

SUBDIVISION ENGINEERING COMMENTS
No objection is raised to the proposal subject to conditions of consent addressing the
staging, engineering and subdivision of the development.

TRAFFIC MANAGEMENT COMMENTS
No objection is raised to the proposal subject to conditions.

This remaining section of York Road willi complete a link in the local collector road
network in accordance with the Development Control Plan. This network provides access
to the nearest sub-arterial route which is Green Road, and to the nearest arterial route
which is Windsor Road.

Traffic control signals have already been installed at the intersection of Windsor Road
and President Road, providing safe access to the west. New traffic control signals are
also to be constructed at the intersection of Wrights Road and Windsor Road within the
next five years, and these signals will provide an alternative access to the west from the
proposed residential development in York Road.

Traffic control signals have been installed at the intersection of Wrights Road and Green

Road east of the proposed development, and a roundabout has been built at the
intersection of President Road and Green Road.
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All of these controlled access points combine to adequately accommodate the existing
traffic volumes, and the traffic generation of the proposed residential development will
not affect performance at these intersections.

President Road and Wrights Road have already been treated with Local Area Traffic
Management (LATM) devices in the form of mini-roundabouts and pedestrian refuge
islands, and these routes perform their planned functions as major collectors for the local
area. These roads, together with York Road, have concrete footpath on at least one side,
and in many areas on both sides to adequately cater for pedestrian safety.

Traffic volumes in President Road are comparatively high at present, however the new
signals to be built at Wrights Road will balance the traffic demand from this are between
the two accesses out onto Windsor Road within the next five years. The completion of
the York Road extension will provide a planned connection between the two major
collector routes that will assist in the balance of traffic volumes. However, traffic along
vork Road will still remain within its environmental capacity and no further LATM devices
are needed in this area.

TREE MANAGEMENT COMMENTS

No objection is raised to the proposal subject to conditions requiring an amended
landscape plan to be submitted prior to the issue of a construction certificate, and the
requirement of a landscape bond.

HEALTH & ENVIRONMENTAL PROTECTION COMMENTS

No objection fs raised to the proposal subject to conditions addressing acoustic
requirements, contamination, stormwater management, rock breaking and construction
noise, stockpiles, and dust control.

An existing 2 metre high colourbond fence is provided along the southern boundary
adjacent to proposed integrated dwellings D2 to D7. To mitigate noise impact from
Woolworths and Coles, the submitted acoustic report requires a 4 metre high acoustic
screen along the southerm boundary adjacent to integrated dwellings D2 to D7
(Attachment 9). The proposed 4 metre high acoustic screen directly adjoins the
Woolworth and Coles loading dock and is setback 8.5 metras from the carriageway. The
submitted landscape plan details that Norfolk Island Hibiscus trees which grow to a
height of 10 metres are proposed to be planted within the road reserve to minimise the
visual impact of the acoustic screen from York Road. Substantial landscaping is proposed
to the rear of the integrated dwellings D2 and D7 including Grey Box trees to a height of
25 metres, Snow in Summer trees to a height of 15 metres, and White Feather Honey
Myrtle trees to a height of 7 metres, In view of the above, it is considered that the
proposad landscaping adjoining the 4 metre high acoustic screen will minimise the visual
impact from York Road.

A minimum 2.5 metre high acoustic screen along the southern boundary and portion of
the York Street boundary around Apartment Block E is recommended in the acoustic
report. However, to ensure the development provides a satisfactory streetscape
presentation to York Road, a condition of consent |s recommended for the 2.5 metre high
acoustic screen to be reduced to a3 maximum 1.8 metres with a 2 metre landscape
setback from the property boundary at York Road (Attachment 9). The submitted
acoustic report requires that the internal noise levels of the proposed house and
apartments facing the loading docks are to comply with the requirements of A52107
Acoustic = Recommended design sound levels and reverberation times for building
interiors and sleeping arousal noise criteria, therefore it is considered that the reduction
of the recommended acoustic screen around Apartment Block E will not adversely impact
the amenity of the residents due to construction requirements to be in accordance with
AS2107.
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Subject to consent being granted, a condition of consent is recommended for a detailed
design for the acoustic wall to be submitted to Council's Manager Development
Assessment for approval prior to the issue of the Construction Certificate with the
acoustic wall to be constructed with Hebel panel and to include decorative treatments
(Conrdition No, 34). Further, a condition of consent is recommended for the acoustic wall
to include graffiti-free treatment (Condition No, 106).

WASTE MANAGEMENT COMMENTS

No objection is raised to the proposal subject to conditions of consent addressing waste
storage and management. Non standard conditions include the requirement of an
additional bin storage facility to be provided at the York Road frontage between the
neighbourhood shop and Apartment Block A, Apartment Block B bin storage facility to be
relocated to the south western corner of Block B adjoining the internal road and
vialkway, and the bin standing area for integrated dwellings 19 and 20 to be repositioned
between integrated dwellings 21 and 22.

ROADS & MARITIME SERVICES COMMENTS

Comments and recommendations from the Roads and Maritime Services and Sydney
Regional Development Advisory Committee are to form part of the conditions of consent
(Condition No. 32).

NSW POLICE COMMENTS

The proposal was referred to The Hills Local Area Command, NSW Palice in accordance
with the requirements of "Safer by Design Guidelines” prepared by the NSW Police in
conjunction with the Department of Planning and the in accordarce with the
memorandum of understanding between the Hills Shire Council and The Hills Local Area
Command, NSW Police.

Comments and recommendations from the NSW Palice are to form part of the conditions
of consent (Condition No. 31),

CONCLUSION

The proposed development has been assessed having regard to Section 79C of the
Environmental Planning and Assessment Act 1979, Baulkham Hills Local Ervironmental
Plan 2005, The Hills Local Environmental Plan 2012 and The Hills Development Control
Plan 2011 and is considered satisfactory.

The proposal will provide additional housing choice for residents of the Shire. The
external and internal design of the apartment buildings and integrated dwellings is
satisfactory and will result in an appropriate streetscape outcome for the future
character of the area.

The proposal was advertised and notified to adjoining property owners for a period of 14
days and 10 submissions were received which have been addressed in the report.

The proposal is recommended for approval subject to conditions.

IMPACTS:

Financiai

This matter has no direct financial impact upon Council’s adopted budget of forward
estimates.

Hills 2026
The social and envirormental impacts have been addressed in the report. The proposal
will add to housing cheice within the Shire and is a satisfactory design outcome.
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RECOMMENDATION
The Development Application No. 854/2012/JP be approved subject to the following

conditions:

CONDITIONS RELATING TO ALL STAGES

GENERAL MATTERS

The development being carried out in accordance with the approved plans and details
submitted to Council, as amended in red, stamped and returned with this consent. No
work (including excavation, land fill or earth reshaping) shall be undertaken prior to the
issue of the Construction Certificate, where a Construction Certificate is required

The amendments in red include: -

» Site Analysis Plan amended in red as per Condition No. 29 regarding the
relocation and addition of bin bay storage areas;

» Stage S Subdivision Plan amended in red to reflect the revised subdivision layout
for the integrated dwellings at the corner of Alessandra Drive and York Road
illustrated in Site Analysis Plan;

¢ Acoustic screen at the southern boundary adjacent Apartment Block B amended
in red as per Condition No. 35 to provide a 1.8m high acoustic screen with a 2m
landscape setback.

REFERENCED PLANS

DRAWING NO | DESCRIPTION SHEET | REVISION  DATE
A16972-DA Staging Plan 1 A 10  September
2012
A16972-DA Numbering Plans (11 pages) | - -
A16972-DA Site Analysis Plan 1 F ' 6 June 2012
A16972_DA Part Basement Carpark 2 E 13 June 2012
A16972 DA Part Basement Carpark 3 D 3 May 2012
A16972 DA Part Basement Carpark 4 D 3 May 2012
A16972_DA Part Basement Carpark S D 3 May 2012
A16972_DA Part Ground Floor Plan [§] E 13 June 2012
A16972 DA Part Ground Floor Plan 7 D 3 May 2012
A16972_DA Part Ground Floor Plan 8 D 3 May 2012
A16972_DA Part Ground Floor Plan 9 D 3 May 2012
A16972 DA Part First Floor Plan 10 E 13 June 2012
A16972 DA Part First Floor Plan 11 D 3 May 2012
A16972_DA Part First Floor Plan 12 D 3 May 2012
A16972_DA Part First Floor Plan 13 D 3 May 2012
A16972 DA Part Second Floor Plan 14 D "3 May 2012
A16972_DA Part Second Floor Plan 15 D i3 May 2012
A16972_DA Part Second Floor Plan 16 D 3 May 2012
Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 - 32| Faacx
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A16972 DA Part Secaond Floor Plan 17 D 3 May 2012

A16972_DA Part Third Floor Plan 18 s} 3 May 2012

A16972 DA Part Third Floor Plan 19 D 3 May 2012

A16972_DA Streetscape Elevations 20 D 3 May 2012

A16972_DA Streetscape Elevations 21 D 3 May 2012

A16972 DA i Streetscape Elevations 22 E 13 June 2012

Al6972_DA Streetscape Elevations 23 D 3 May 2012

A16972 DA Typical Plans/Elevations 28 E 13 June 2012
Type 1 Facade A

A16972 DA Typical Plans/Elevations 29 D 3 May 2012
Type 2 Facade A

A16972_DA Typical Plans/Elevations 30 'D 3 May 2012
Type 2 Facade B

A16972_DA Typical Plans/Elevations 31 E 13 June 2012
Type 3 Facade A

A16972_DA Typical Plans/Elevations 32 D 3 May 2012
Type 4 Facade A

A16972 DA Typical Plans/Elevations 33 D 3 May 2012
Type 4 Facade B

A16972 DA Typical Plans/Elevations 34 D 3 May 2012
Type 5 Facade A

A16972 DA Block D Cross Sections 34 E 13 June 2012

A16972_DA BASIX Commitments 36 3 May 2012

. 31207 / COM Stage 1 Subdivision |1 - 31 January 2012

31207 / COM Stage 2 Subdivision 2 31 January 2012

31207 / COM Stage 3 Subdivision 3 - 31 January 2012

31207/ COM  Stage 4 Subdivision 4 31 January 2012

31207/ COM  Stage 5 Subdivision 5 - 31 January 2012

31207/ COM Staging Plan 6 - 31 January 2012

- Waste Management Plan 9 May 2012

- Access Review prepared by - - 10 May 2012
Morris-Goding  Accessibility
Consulting

20111170.2/ Acoustic Review Letter | - - 2 July 2012

0207A/RO/GW  prepared by Acoustic Logic

- Colour Schedule - - -

412684M " BASIX Certificate - Block A - 27 January 2012

413085M " BASIX Certificate - Block B - - 27 January 2012

413188M BASIX Certificate - Block C - - 27 January 2012

413037M BASIX Certificate — Block D - - 27 January 2012
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413190M
4124465

BASIX Certificate - Block E

BASIX Certificate - D2

27 January 2012

© 24 January 2012

412448S

BASIX Certificate - D3

24 January 2012

412449S

BASIX Certificate - D4

24 January 2012

4125465

BASIX Certificate - D5

24 January 2012

41254858
412550S

BASIX Certificate - D6
BASIX Certificate - D7

24 January 2012
24 January 2012

412553S

BASIX Certificate - D8

24 January 2012

4125575

BASIX Certificate - D9

24 January 2012

412558S
412560S

BASIX Certificate - D10
BASIX Certificate - D11

24 January 2012

24 January 2012

412565S

BASIX Certificate - D12

24 January 2012

412594S

BASIX Certificate - D13

24 January 2012

4125955

BASIX Certificate - D14

24 January 2012

4125965
4125975

BASIX Certificate - D15
BASIX Certificate - D16

24 January 2012

" 24 January 2012

4125985

BASIX Certificate - D17

24 January 2012

4125995

BASIX Certificate - D18

24 January 2012

4126005

BASIX Certificate - D19

24 January 2012

4126015
412608S

BASIX Certificate - D20
BASIX Certificate - D21

24 January 2012

' 24 January 2012

4126095

BASIX Certificate ~ D22

24 January 2012

412610S

BASIX Certificate - D23

24 January 2012

412611S

BASIX Certificate - D24

24 January 2012

4126125

BASIX Certificate - D25

24 January 2012

4126135

BASIX Certificate - D26

24 January 2012

4126145
4126158

BASIX Certificate - D27
BASIX Certificate - D28

24 January 2012
24 January 2012

4126165

BASIX Certificate - D29

24 January 2012

412617S

BASIX Certificate - D30

24 January 2012

4126185
4126195

BASIX Certificate - D31
BASIX Certificate - D32

24 January 2012

© 24 January 2012

4126205

BASIX Certificate - D33

24 January 2012

4126215

BASIX Certificate - D34

24 January 2012

4126225
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2. Property Numbering
The responsibility for property numbering is vested solely in Council.
The property address for this development is as listed below and per numbered plans.

UNIT BUILDINGS

BLOCK A

Lift 1 Units 1-16/1 'Proposed Road’ Kellyville

Lift 2 Units 17-32/1 'Proposed Road Kellyville’

BLOCK B

Lift 3 Units 33-47/1 'Proposed Road’ Kellyville

Lift 4 Units 48-62/1 'Proposed Road’ Kellyville

BLOCK C

Lift 5 Units 63-77/1 'Proposed Road’ Kellyville

Lift 6 Units 78-92/1 'Proposed’ Road Kellyville

BLOCK D

Lift 7 Units 93-104/ York Road Kellyville (Street number to be advised)
Lift 8 Units 105-113/York Road Kellyville (Street number to be advised)
BLOCK E

Lift 9 Units 114-133/York Road Kellyville (Street number to be advised)

INTEGRATED HOUSING

House numbers:

2 to 52 'Proposed Road’ Kellyville
2-4 Alessandra Drive Kellyville
1-11 Alessandra Drive Kellyville

The unit numbers, as issued, are to be displayed clearly on all entrances, with
appropriate unit numbers listed at all lift, stairwell and lobby entrances, basement
entrances and on each Unit door. A diagrammatic plan of the complex must be
positioned at both site entry points, showing relevant Blocks and the units contained
therein.

Clear and accurate external directional signage is to be erected throughout and on all
buildings. It is essential that all numbering signage throughout the complex is clear ta
assist emergency service providers locate a destination with ease and speed.

Integrated housing must clearly display allocated House Number at the front entrance to
each property.

Note:
York Street numbering will be applied when road completed and all subdivisions to that
point have been determined.

Proposed Private Road is to be named.

A plan for positioning of letterboxes outside the security gate is to be submitted to
Australia Post for appraoval prior to erection in order to comply with Australia Post
Standards regarding positioning for safe delivery of mail.

Submitted plans show unit numbering that does not comply with Council and emergency

services guidelines. Plans submitted also show a repeat of first floor unit numbering onto
second floor units in Blocks D & £ & a repeat of Unit 69 (Ground Floor Block C). All
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numbering throughout this development 1s to be as per amended numbering on
approved plans by TH5C in Condition No. 1.

Prior to construction of the approved development, it is necessary to obtain a
Construction Certificate. A Construction Certificate may be issued by Council or an
Accredited Certifier. Plans submitted with the Construction Certificate are to be amended
to incorporate the conditions of the Development Consent.

All building work must be carried out in accordance with the provisions of the Building
Caode of Australia.

A separate application is to be submitted to, and approved by, Council for the use of the
Neighbourhood Shop.

External finishes and colours shall be in accordance with the details submitted with the
development application and approved with this consent.

2. Acoustic Wall Construction

The proposed Acoustic Wall located along the boundary with the shopping centre (No. 88
Wrights Road) shall be constructed of Masonry and is to be connected to the existing
Acoustic Wall in a manner that ensures that the noise levels as outlined in the Acoustic
Report prepared by Acoustic Logic, dated July 2012 are complied with.

The recommendations of the Acoustic Assessment and Report prepared by Acoustic Logic
Pty Ltd, referenced as DA Environmental Noise Assessment Residential Development,
Lots A & B, President Road, Kellyville dated 2 July 2012 and submitted as part of the
Development Application are to be implemented as part of this approval. In particular:

Section 9 - Recommendation
9.1 Acoustic Screen

An acoustic screen is required along the southern boundary of the project site to mitigate
noise impact from Woolworths and Coles. Detailed acoustic screen requirements are
outlined in the Acoustic Report.

9.2 Glazjng Structure Requirements

The recommended glazing assemblies were specified as an attachment to the acoustic
report and are required to be provided as recommended. The design of the window is to
ensure the STC rating as provided in Table 15 of the acoustic report,

9.3 Rooff Ceiling Constructions

The roof / ceiling construction for Block E and the integrated Housing Units adjacent to
Woolworths & Coles is to comply with the standard shown in Figure 3 of the acoustic
report as a minimum,

9.3.1 Plasterboard Corner details

The plasterboard corner details are to comply with either of the two options provided in
Figure 4, Section 9.3.1 of the acoustic report.

9.4 Cafe

As recommended in the acoustic report, when more details of the proposed cafe
development are known a detailed acoustic assessment is to be undertaken to determine
the required acoustic control elements and management measures and the identified
elements and measures are to be incorporated into the development.
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9.5 Mechanical Services

The mechanical services are to be acoustically designed and located to ensure that they
shall not either singularly or in total emit noise levels which exceed the noise limits
specified in Table 14 of the acoustic report.

The recommendations of the Site Assessment and Report prepared by Environmental
Investigations Pty Ltd, referenced as Report No £1349.1 AF, dated 20" June 2012 and
submitted as part of the Development Application shall be implemented as part of this
approval.

10. House Numberin

The lots within the subdivision must be allocated a street address. Council is responsible
for providing house numbering. You must apply for house numbering prior to lodging an
application for a Subdivision Certificate.

Prior to the submission of a Subdivision Certificate application a final plan pre-lodgement
meeting is required to establish that all conditions have been completed to the
satisfaction of Council. Prior to a final plan pre-lodgement meeting a copy of the final
plan and 88B Instrument must be submitted for checking.

A written application for street naming must be submitted to Council for approval.

The street names proposed must comply with Guidelines for the Naming of Roads
produced by the NSW Geographical Names Board. The guidelines can be obtained from
the Boards website:

http://www.gnb.nsw.gov.au/

The application must nominate three suggested names per street, in order of preference,
and must relate tc the physical, historical or cultural character of the area.

Street trees and tree guards must be provided for the sections of York Road and
Alessandra Drive within the development site in accordance with the approved landscape
plans listed within Condition No. 1. The species and size of all street trees must comply
with Council’s requirements. Street trees can be pravided by Council subject to payment
of the applicable fee as per Council’s Schedule of Fees and Charges.

Should the development necessitate the installation or upgrade of water or sewerage
services within an area that is either heavily vegetated or traversed by a natural
watercourse, services must be located in a route that causes the least amount of impact
on the natural environment. Excavation by hand or smail machinery :s required where
the ecological impact would otherwise be considered excessive.

15, Community Association Lot (Community Title Subdivision)

All lots or dwellings within the community scheme must be entitled to utilise the
comimunity aliotment and share i the costs associated with its upkeep.
i P

Should the subdivision/ development necessitate the installation or upgrading of utility
services or any other works on Council land beyond the immediate road frontage of the
development site and these works are not covered by a separate Engineering
Construction Certificate required to be obtained by Councll, as outlined elsewhere in this
consent, then a separate road opening permit must be applied for and the works
inspected by Council's Restorations Coordinator.
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The contractor s responsible for instructing sub-contractors or service authority
providers of this requirement., Contact Council’s Construction Engineer if it is unclear
whether a separate road opening permit is required or not.

17. Approved Subdivision Plan = Combined Development/ Subdivision

The subdivision component of the development must be carried out in accardance with
the approved plan of subdivision prepared by Chadwick Cheng Consulting Surveyors
Drawing 31207/COM dated 31/01/2012 except where amended by other conditions of
consent. '

Council must be notified of any damage to public infrastructure caused by the
development. Adequate protection must be provided prior to work commencing and
maintained during building operations. Any damage caused must be made good, to the
satisfaction of Council, before an Occupation Certificate can be issued. Public
infrastructure includes the road pavement, kerb and gutter, concrete footpaths, drainage
structures, utilities and landscaping fronting the site.

Buildings and structures, including footings and brick fences, adjacent to existing or
proposed drainage easements must be located wholly outside the easement. A design
must be provided by a structural engineer certifying that the structure will not impart a
load on the pipe in the easement.

The formation, surfacing and drainage of all driveways, parking modules, circulation
roadways and ramps is required, with their design and construction complying with:

a) AS/ NZS 2890.1:2004

b) AS/ NZS 2890.6:2009

c) AS 2890,2:2002

d) DCP Part D Section 1 - Parking

e) Council’s Driveway Specifications

Where conflict exists the Australian Standard must be used.
The following must be provided:

i All driveways and car parking areas must be prominently and permanently line
marked, signposted and maintained to ensure entry and exit is in a forward
direction at all times and that parking and traffic circulation is appropriately
controlled.

ii. All driveways and car parking areas must be separated from landscaped areas by
a low level concrete kerb or wall.

ii. In urban areas, all driveways and car parking areas must be concrete or bitumen.
The pavement design must consider the largest design service vehicle expected
to enter the site.

iv. All driveways and car parking areas must be graded, collected and drained by pits
and pipes to a suitable paint of legal discharge.

Each driveway requires the lodgement of a separate gutter and footpath crossing
application, accompanied by the current fee as prescribed by Council’s Schedule of Fees
and Charges.

All work in the road reserve must be supervised by a suitably qualified and experienced
person. The supervisors name, address and contact phone number must be submitted to
Council prior to works commending in the road reserve. A construction programme and
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ordered by the property owner or agent acting for the owner by calling Council's Waste
Hotline on Ph 1800 623 895
Council will provide each unit with a minimum of one 140 litre garbage bin (emptied

weekly), one 240 litre recycling bin (emptied fortnightly) and one 240 litre garden
organics bin (emptied fortnightly). Allowance is to be made for:

a. space for all garbage and recycling bins to be placed on the kerb for servicing on
collection day.

b. storage of bins allocated to each unit to be:
I within the lot boundary of each unit;
ii. incorporated into the landscape design of each unit;
iii. screened and not visible from the street;

¢. adequate natural or mechanical ventilation where bins are stored in an enclosed
cupboard; or storage compound so that odour emissions do not cause offensive
odour as defined by the Protection of the Environment Operations Act 1997; and

d. flat or ramped paved pathway, grade not to exceed 7% and distance not to exceed
75m (or 50m for aged persons or persons with a disability), to allow manoeuvring
of the bins from the lot/unit to the kerb for servicing (and not over steps,
landscape edging or gutters or through the unit).

e. each bin to be clearly marked with individual unit numbers.

Construction of the garbage and recycling bin storage area(s) is to be in accordance wiith
the “Bin Storage Facility Design Specifications” as attached to this consent. Bin Storage
facility is to be provided for a minimum of 8 x 1100 Litre bulk garbage bin(s) and 67 x
240 Litre recycling bins.

An additional bin storage facility is to be provided at the York Road frontage between
Neighbourhood Shop and Apartment Block A.

The Apartment Block B bin storage facility is to be relocated to the south western corner
of Apartment Block B adjoining the internal road and walkway.

Detailed plans indicating the relocation of the bin storage facilities are to be submitted to
the satisfaction of Council prior to issue of a Construction Certificate.

i 1i
Compliance with the requirements of Sydney Water as follows:
(i) Water

The development does not front an available drinking water main and an extension will
be necessary. The 150mm drinking water main in York Road is to be extended along
York Road and is to be linked to the 100mm drinking water main in Alessandra Drive.

The accredited Water Servicing Coordinator/Designer will need to ensure that the
submitted design is sized and configured according to the Water Supply Code of Australia
(Sydney Water Edition WSA 03-2002). Evidence of Code compliance should be attached
with the design. Detailed requirements wili be provided at the Section 73 Application
phase.

(it) Recycled Water

The development does not front an available recycled water main and an extension will
be necessary. The 150mm recycled water main in York Road is to be extended along
York Road and is to be linked to the 100mm recycled water main in Alessandra Drive.
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An accredited Hydraulic Designer will be engaged by the developer to ensure that the
proposed recycled water infrastructure for this development will be sized and configured
according to the Water Supply Code of Australia (Sydney Water Edition WSA 03-2002).
Evidence of Code compliance should be attached with the design. Detailed requirements
will be provided at the Section 73 Application phase.

(iii)  Wastewater

The current wastewater system has sufficient capacity to service the proposed
development. The proposed lots can be serviced by extending either the 150mm
wastewater main located to the west of the site or the 150mm wastewater main to the
east of the site. The proposed wastewater infrastructure for this development will be
sized and configured according to the Sewerage Code of Australia (Sydney Water Edition
WSA 02-2002).

(iv)  Trade Waste

In the event trade wastewater is generated, the property owner is required to submit an
application for permission to discharge trade wastewater to the sewerage system before
business activities commence.

Compliance with the requirements of the NSW Police Force - The Hills Local Area
Command for the development to comply with recommendations under Crime Prevention
Through Environmental Design (CPTED) including the following:

(i) The car parking area in the basement is to be painted white;
(i) Bicycle parking areas are to be covered, lockable racks to secure bicycles;

(iii) A CCTV system to monitor the common open spaces throughout the use of
the development;

(iv) The use of a CCTV system to monitor access/exit driveways of the
underground car parks and entrances to the unit blocks; and

(v) Separate shutters restricting access to each of the basement levels and an
intercom system to rastrict both pedestrian and vehicular access to the
building. A similar system should be in place to restrict access to the grounds
of the development.

.

Compliance with the requirements of the Roads and Maritime Services as follows:

(i) The layout of the proposed car parking areas associated with the subject
development (including driveways, grades, turn paths, sight distance
requirements and parking bay dimensions) should be in accordance with AS
2890.1-2004.

(i) Car parking provision to Council’s satisfaction.

(iii) All works associated with the proposal shall be at no cost to the RMS.

PRIOR TO THE ISSUE OF CONSTRUCTION CERTIFICATE

Section 94 Contributions applicable to each stage of the development shall be paid in full
in accordance with Condition No,'s 108, 119, 120, 121, 122, 123 and 124 prior to the
issue of the Construction Certificate for the stage.

A detailed design for the acoustic wall must be submitted to Council's Manager
Development Assessment for approval prior to the issue of the Construction Certificate.
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The acoustic wall shall be constructed with Hebel panel and shall include decorative
treatments

To mitigate noise impact from Wooilworths and Coles, a 4 metre high acoustic screen is
required along the southern boundary integrated dwellings D2 to D7. The minimum 2.5
metre high acoustic screen along the southern boundary and portion of the York Street
boundary around Apartment Block E is to be reduced to a maximum 1.8 metres with a 2
metre landscape setback from the property boundary at York Road.

Amended plans reflecting the above is to be submitted to Council prior to the issue of a
Construction Certificate.

To maintain the public amenity of the streetscape a landscape bond in the amount of
$50,000 is to be lodged with Council prior to the issue of the Construction Certificate. It
shall be refunded 6 months following the issue of the Final Occupation Certificate and the
submission to Council of certification from a qualified Landscape Architect or Council’s
Tree Management Team that the works have been maintained in accordance with the
approved landscape plan.

A detailed Landscape Plan is to be submitted to Council's Manager Development
Assessment prior to the issue of a Construction Certificate. The plan is to be prepared by
a suitably qualified person and screen the proposal from public places. The plan should
include:

» All existing trees clearly marked for retention or removal.

s Location of plant species and quantities clearly shown

e A schedule of proposed planting, including botanic name, common name, size at
planting, quantities, staking requirements, expected mature height.

¢ Details indicating a minimum of 300mm of good quality garden mix to all garden
beds

¢ Details showing good quality topsoil to all lawn areas

e All garden bed areas to be clearly defined by brick/stone edging with its edge
finishing flush with the surface of adjacent grass areas.

¢ All garden bed areas to have drip irrigation.

Submission of an Erosion and Sediment Control Plan to the Principal Certifying Authority,
including details of:

a) Allotment boundaries

b) Location of the adjecining roads

c) Contours

d) Existing vegetation

e) Existing site drainage

f) Critical natural areas

a) Location of stockpiles

h) Erosion control practices

i) Sediment control practices

j) Outline of a maintenance program for the erosion and sediment controls

(NOTE: For guidance on the preparation of the Plan refer to ‘Managing Urban
Stormwater Soils & Construction’ produced by the NSW Department of Housing).

29, Approved Plans to be Submitted to Sydney Water
The approved plans must be submitted to a Sydney Water Quick Check agent to
determine whether the development will affect any Sydney Water wastewater and water
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mains, stormwater drains and/or easement, and if any requirements need to be met.
Plans will be appropriately stamped.

Please refer to the web site www.sydneywater.com.au for:
» Quick Check agents details - See building and Developing then Quick Check
and

e Guidelines for Building Over/Adjacent to /Sydney Water Assets - see Building and
Developing then Building and Renovating.

or telephone 13 20 92.

The submitted concept engineering design plans are for DA purposes only and must not
be used for construction.

s i t i |
A sediment and erosion control plan prepared in accordance with Council's Works
Specification Subdivision/ Developments must be submitted, The plan must include:
a) Allotment boundaries;

b) Adjoining roads;

c) Contours;

d) Existing vegetation;

e) Existing site drainage;

f) Critical natural areas;

q) Location of stockpiles;

h) Erosion control practices;

i) Sediment control practices; and

j) A maintenance program for the erosion and sediment controls.

In accordance with Section 80A(6)(a) of the Environmental Planning and Assessment Act
1979, a security bond of $78,300 is required to be submitted to Council to guarantee the
protection of the adjacent road pavement and public assets during construction works.
The above amount is calculated at the rate of $30.00 per square metre based on the
public road frontage of the subject site (190m) plus an additional 50m on either side
(290m) and the width of the road measured from face of kerb on both sides (9m). The
minimum bond amount is $10,000.00.

The bond must be lodged with Council prior to the issue of a Construction Certificate.

The value of this bond shall be confirmed with Council prior to submission and may be in
the form of cash or an unconditional bank guarantee. The bond is refundable upon
written application to Council along with payment of the applicable bond release fee, and
is subject to all work being restored to Council’s satisfaction. Should the cost of restoring
any damage exceed the value of the bond, Council will undertake the works and issue an
invoice for the recovery of these remaining costs.

In accordance with Section 80A(6)(b) of the Environmental Planning and Assessment Act
1979, a security bond is required to be submitted to Council to guarantee the
construction, completion and performance of all works external to the site. The bonded
amount must be based on 150% of the tendered value of providing all such works. The
minimum bond amount is $10,000.00.

The bond must be lodged with Council prior to the issue of any Construction Certificate.
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The value of this bond shall be confirmed with Council prior to submission and may be in
the form of cash or an unconditional bank guarantee. The bond is refundable upon
written application to Council along with payment of the applicable bond release fee, and
is subject to all work being completed to Council’s satisfaction.

ee R irement
Should a bank guarantee be the proposed method of submitting a security bond it must:

a) Have no expiry date;

b) Be forwarded direct from the issuing bank with a cover letter that refers to
Development Consent DA 854/2012/]P;

<) Specifically reference the items and amounts being guaranteed. If a single bank

guarantee is submitted for muitiple items it must be itemised.

Should it become necessary for Council to uplift the bank guarantee, notice in writing will
be forwarded to the applicant fourteen days prior to such action being taken. No bank
guarantee will be accepted that has been issued directly by the applicant.

A Certified Practicing Engineer (CPEng) must confirm the structural adequacy of the
internal pavement design to Counci! prior to the issue of a Construction Certificate. The
proposed pavement design must be adequate to withstand the loads imposed by a
loaded waste vehicle (i.e. 28 tonne axle load) from the boundary to the waste collection
point including any manoceuvring areas.

PRIOR TO WORK COMMENCING ON THE SITE

ithori
A sign is to be erected in accordance with Clause 98 A (2) of the Environmental Planning
and Assessment Regulations 2000.

Notification in writing of the builder's name, address, telephone and fax numbers to be
submitted to the Principal Certifying Authority prior to work commencing

Two days before work commences, Council shall be notified of the Principal Certifying
Authority in accordance with the Regulations.

vi
Applicants are advised to consult with Telstra and Australia Post regarding the
installation of telephone conduits and letterboxes respectively.

Unimpeded access must be available to the electricity supply authority, during and after
building, to the electricity meters and metering equipment.

The building plans must be submitted to the appropriate Sydney Water office to
determine whether the development will affect Sydney Water's sewer and water mains,
stormwater drains and/or easements. If the development complies with Sydney Water's
requirements, the huilding plans will he stamped indicating that no further requirements
are necessary.

An approved temporary closet connected to the sewers of Sydney Water, or alternatively
an approved chemical closet is to be provided on the land, prior to building operations
being commenced.

A stabilised all weather access point is to be provided prior to commencement of site
works, and maintained throughout construction activities until the site is stabilised. The
controls shall be in accordance with the requirements with the details approved by
Council and/or as directed by Councii Officers, These requirements shall be in
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accordance with Managing Urban Stormwater - Soils and Construction produced by the
NSW Department of Housing (Blue Book).

51. Site Water Management Plan

A Site Water Management Plan is to be submitted to Council for approval. The plan is
required to be site specific and be in accordance with "Managing Urban Stormwater -
Soils and Construction" (The Blue Book) produced by the NSW Department of Housing.

A copy of the Erosion and Sediment Control Plan must be kept on site at all times during
construction and made available to Council officers on request.

All existing stormwater pits to the site will be covered with geofabric sediment fencing to

prevent sediment runoff inte the stormwater system, To prevent sediment
contamination the filters will be regularly inspected and replaced during the duration of
the works.

A Traffic Control Plan is required to be prepared in strict compliance with the
requirements of AS 1742.3 and the current RTA Traffic Control and Work Sites Manual
and submitted to Council for approval. The person preparing the plan must have the
relevant RTA accreditation to do so. Where amendments to the approved plan are
required, they must be submitted to Council for approval prior to being implemented.

In accordance with Clause 98A(2) of the Environmental Planning and Assessment
Regulations 2000, a sign is to be erected in a prominent position displaying the following
information:

a) The name, address and telephone number of the Principal Certifying Authority
(PCA). Where Council is the nominated PCA for the development, the following is
to be displayed:

The Hills Shire Council
PO Box 75
CASTLE HILL NSW 1765
Phone (02) 9843 0555
b) The name of the person responsible for carrying out the waorks;

c) A telephone number on which the person responsible for carrying out the works
can be contacted after hours;

d) That unauthorised entry to the work site is prohibited.

This signage must be maintained while the subdivision work is being carried out and
must be removed upon completion.

In accordance with Section 109E(3) of the Environmental Planning and Assessment Act
1979, the contractor carrying out the subdivision works must have a current public
liability insurance policy with an indemnity limit of not less than $10,000,000.00. The
policy must indemnify Council from all claims arising from the execution of the works. A
copy of this insurance must be submitted to Council prior to works commencing.

The approved sediment and erosion control measures, including a stabilised all weather
access point, must be in place prior to works commencing and maintained during
construction and until the site is stabilised to ensure their effectiveness. For major
works, these measures must be maintained for a minimum period of six months
following the compietion of all works.
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re-
A public infrastructure inventory report must be prepared and submitted to Council
recording the condition of all public assets in the direct vicinity of the development site.
The report shall include:

a) Designated construction access and delivery routes; and

b) Photographic evidence of the condition of all public assets. The report shall clearly
identify the date of recording.

DURING CONSTRUCTION

npli i tific
Under clause 97A of the Environmental Planning and Assessment Regulation 2000, it is a
condition of this Development Consent that all commitments listed in the BASIX
Certificate’s listed in Condition No. 1 be complied with. Any subsequent version of the
BASIX Certificate(s) will supersede all previous versions of the certificate(s).

A Section 96 Application may be required should the subsequent version of the BASIX
Certificate(s) necessitate design changes to the development. However, a Section 96
Application will be required for a BASIX Certificate with a new number.

0, C i ith Critical 1 ; i Oti L =
Section 109E(d) of the Act requires certain specific inspections (prescribed by Clause
162A of the Regulations) and known as "Critical Stage Inspections” to be carried out for
building work. Prior to permitting commencement of the wark, your Prircipal Certifying

Authority is required to give notice of these inspections pursuant to Clause 103A of the
Regulations.

N.B.  An Occupation Certificate cannot be issued and the building may not be able to be
used or occupied where any mandatory critical stage inspections or other inspections
required by the Principal Certifying Authority are not carried out.

Where Council is nominated as Principal Certifying Authority, notification of all
inspections required is provided with the Construction Certificate approval,

NOTE: You are advised that inspections may only be carried out by the PCA
unless by prior agreement of the PCA and subject to that person being an
accredited certifier.

Work on the project to be limited to the following hours: -
Monday to Saturday - 7.00am to 5.00pm;
No work to be carried out on Sunday or Public Holidays.

The builder/contractor shall be responsible to instruct and control sub-contractors
regarding the hours of work. Council will exercise its powers under the Protection of the
Environment Operations Act, in the event that the building operations cause noise to
emanate from the property on Sunday or Public Holidays or otherwise than between the
hours detailed above.

Survey Certificate to be submitted to the Principal Certifying Authority at footings and/or
formwork stage. The certificate shall indicate the location of the building in relation to ali
boundaries, and shall confirm the floor level prior to any work proceeding on the
building.
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The emission of dust must be controlled to minimise nuisance to the occupants of the
surrounding premises. In the absence of any alternative measures, the following
measures must be taken to control the emission of dust:

» Dust screens must be erected around the perimeter of the site and be kept in good
repair for the duration of the construction work,

e All dusty surfaces must be wet down and suppressed by means of a fine water
spray. Water used for dust suppression must not cause water pollution; and

e Al stockpiles of materials that are likely to generate dust must be kept damp of
covered.

Noi ia = li
Option 2 of section 9.2 of the Acoustic Report prepared by Acoustic Logic dated 2
2012 shall be complied with. Option 2 reads as follows;
As internal noise lavels cannot be achieved with marked windows open it is required that
an altemnative outside air supply system or air conditioning unit be installed in
accordance with AS 1668.2 requirements. The mechanical ventilation system that is
installed should be designed such that the acoustic performance of the recommended
constructions are not reduced by any duct or pipe penetrating the wall/ceiling/roof.

o

July

Upon receipt of a justified compiaint in relation to noise pollution emanating from rock
breaking as part of the excavation and construction processes, rock breaking wiil be
restricted to between the hours of 9am to 3pm, Monday to Friday.

Details of noise mitigation measures and likely duration of the activity will also be
required to be submitted to Council seven (7) days of receiving notice from Council.

66. Construction Noise

The emission of noise from the construction of the development shall comply with the
Interim Construction Noise Guideline published by the Department of Environment and
Climate Change (July 2009).

Ground conditions are to be monitored and should evidence such as, but not limited to,
imported Ffill and/or inappropriate waste disposal indicate the likely presence of
contamination on site, works are to cease, Council is to be notified and a site
contamination investigation is to be carried out in accordance with State Environmental
Planning Policy 55 - Remediation of Land.

The report is to be submitted to Council for review prior to works recommencing on site.

68. Stockpiles
Stockpiles of topsoil, sand, aggregate or other material capable of being moved by water

shall be stored clear of any drainage line, easement, natural watercourse, footpath, kerb
or roadside.

The swimming pool filter and pump shall be fully enclosed in a purpose built acoustic
enclosure to attenuate noise emitted by the swimming pool equipment. The acoustic
enclosure shall reduce the sound pressure level of the swimming pool filter and pump
equipment to a level not greater than SdB (A) above the background noise level in
accordance with Protection of the Environmental Operations Act 1997.

Discharge and/or overflow pipe from the swimming poal and filtration unit to be
connected to the sewer where available.
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7

All pools and safety barriers are to comply with the Swimming Pools Act 1992, the
Swimming Pools Regulation 2008 and Australian Standard 1926.1-2007. A fact sheet
titled Swimming Pool Fencing Requirements is available from www thehills.nsw.gov.au .

72. Resuscitati rning Notice

In accordance with the Swimming Pools Regulation 2008, a Warning Notice is to be
displayed in a prominent position, in the immediate vicinity of the swimming poal. The
notice is to contain a diagrammatic flow chart of resuscitation techniques, the words:

(i) "YOUNG CHILDREN SHOULD BE SUPERVISED WHEN USING THIS SWIMMING POOL",
and
(ii) "POOL GATES MUST BE KEPT CLOSED AT ALL TIMES", and

(i) "KEEP ARTICLES, OBJECTS AND STRUCTURES AT LEAST 900 MILLIMETRES CLEAR
OF THE PQOL FENCE AT ALL TIMES",

and all other details required by the Regulation.

The pool is not to be filled with water until the relevant stage of the development is
occupied.

On excavation and prior to installation of the pool shell or placement of the steel re-
enforcement, a fence is to be provided around the pool excavation, so as to isolate and
prevent access to it.

The fence provided is to be 1.8m high and to no less a standard than correctly joined
and secured, temporary fence panels or chainmesh. The fence is to remain in place until
the site (dwelling) has been approved for occupation.

All work must be completed in accordance with this consent and Council's Works
Specification Subdivisions/ Developments and must include any necessary works
required to make the construction effective. All works and public utility relocation must
incur no cost to Council,

8 - L}
Where earthworks are not shown on the engineering drawings, the topscii within lots
must not be disturbed. Where earthworks are shown, a 150mm deep layer of topsoil
must be provided, suitably compacted and stabilised in accordance with Council's Works
Specification Subdivisions/ Developments.

A copy of the following documents must be kept on site and made available upon
request:

a) Arborist Report/ Tree Management Plan

b) Waste Management Plan
c) Sadiment and Erasion Control Plan
d) Traffic Control Plan
e) Salinity Management Plan
f) Construction Management Plan
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PRIOR TO ISSUE OF AN OCCUPATION AND/OR SUBDIVISION CERTIFICATE

. i | bmitted to the Princi tifyi

A Section 73 Compliance Certificate under the Sydney Water Act 1994 must be obtained
from Sydney Water Corporation.

Make early application for the certificate, as there may be water and sewer pipes to be
built and this can take some time. This can also impact on other services and building,
driveway or landscape design.

Application must be made through an authorised Water Servicing Coordinator. For help
ejther visit www.sydneywater.com.au > Building and developing > Developing your land
> water Servicing Coordinator or telephone 13 20 92.

The Section 73 Certificate must be submitted to the Principal Certifying Authority before
occupation of the development/release of the plan of subdivision.

A Compliance statement from an appropriately qualified Acoustic Consultant is to be
submitted prior to the issue of the Occupation Certificate. This compliance statement is
to confirm that the Mechanical Plant as built complies with the below mentianed criteria.

Noise Receiver Time Period Noise objective
The boundary of the Day 41 dB(A) leq 15min
nearest residential receiver |

The boundary of the Evening 42 dB(A) leq 15min
nearest residential receiver

The boundary of the Night 35 dB(A) leq 15min
nearest residential receiver | 45dB(A) L1

If the abovementioned criteria are not satisfied then the Acoustic Consultant is to
provide recommended measures to achieve compliance. These measures are then to be
implemented.

A copy of the Compliance Statement and any recommended compliance measures is to
be submitted to Council,

u
The acoustic consultant shall progressively inspect the installation of the required noise
suppressant components as recommended in report titled DA Environmental Noise
Assessment - Residential Development, Lots A & B, President Road, Kellyvilie prepared
by Acoustic Logic dated 2 July 2012.

Certification is to be provided to Council as to the correct installation of components and
that the required criteria’s have been met.

B1. Spa Pool Construction
The spa poo! shall be constructed to comply with Australian Standard AS2610.2 - Private

Spas. With respect to entrapment hazards, the spa pool shall:

a) Be designed so pressure will be immediately released at a suction point from the
spa pool if it becomes blocked;

b) Each pump should have a minimum of two operative suction points cannected by
a common line;

c) Suction points should be fitted as close as possible to the water surface as is
practical without affecting the operation of the system;

d) The suction paints shall not be closer than 600mm;

Item 2 - 2012SYWO029 JRPP Meeting 15 November 2012 49 | Fa g =

87 |Page
rage B

2015SYW170 - The Hills Shire Council 149



e) An emergency stop switch controlling all spa pool pumps, blowers and heaters
shall be provided within three (3) metres of the spa pool and shall be visible at all
times.

Certification of the above matters shail be provided from the spa manufacturer/installer
to the PCA prior to the issue of any Occupation Certificate.

82. Safety Glazing for Pool Fencing

If glazing is chosen to be incorporated into the pool safety fencing system, a safety
glazing certificate is to be provided to Council, or the Principal Certifying Authority,
indicating all materials and installation are in accordance with AS 1288,

ior et
The required swimming pool barrier shall be constructed/installed to isolate the
swimming pool from all residential buildings including the cabana, on the site prior to
any occupation certificate (interim or final) being issued for the development.

A Subdivision Certificate must not be issued prior to the completion of ali subdivision
works covered by this consent, in accordance with this consent.

Works as Executed (WAE) plans prepared by a suitably qualified engineer or registered
surveyor must be submitted to Council when the engineering works are complete. The
WAE plans must be prepared in accordance with Council’'s Design Guidelines
Subdivisiens/ Developments on a copy of the approved engineering plans. An electronic
copy of the WAE plans, in ".dwg"” or ".pdf” format, must also be submitted.

Where applicable, the plans must be accompanied by pavement density results,
pavement certification, concrete core test results and site fill results,

A performance/ maintenance bond of 5% of the total cost of the engineering works is
required to be submitted to Council. The bond will be held for a minimum defect liabiiity
period of one year and may be extended to allow for the completion of necessary
mainterance or in the case of outstanding works. The minimum bond amount is
$5,000.00. The bond is refundable upon written application to Council along with
payment of the applicable bond release fee, and is subject to a final inspection.

87, Einal Subdivision F
All outstanding fees must be paid before a Subdivision Certificate can be issued. The
final fees that remain outstanding will be assessed following the submission of written
advice confirming all works have been completed.

A $5,000.00 bond must be submitted to Council to ensure the satisfactory removal of all
sediment and erosion control measures, including the removal of any collected debris.

89, section 73 Comoliance Certificate

A Section 73 Compliance Certificate issued under the Sydney Water Act 1954 must be
obtained from Sydney Water confirming satisfactory arrangements have been made for
the provision of water and sewer services Anpnlication must he made thrangh an
authorised Water Servicing Coordinator. A list can be found by following this link:

http://www.sydneywater.com.au/BuildingDevelopingandPlumbing/SupplierInformation/w
sc/watersery ext print.htm

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/JP.
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90. Provision of Electrical Services
Submission of a notification of arrangement certificate confirming satisfactory

arrangements have been made for the provision of electrical services. This includes the
under-grounding of existing electrical services where directed by Council or the relevant
service provider. Street lighting is required for new roads and a hinged lighting column is
required in any proposed pedestrian pathways links.

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/1P.

91. Provision of Telecommunication Services

Submission of a telecommunications infrastructure provisioning confirmation certificate,
issued by the relevant telecommunications provider authorised wunder the
Telecommunications Act, confirming satisfactory arrangements have been made for the
provision, or relocation, of telecommunication services including telecommunications
cables and associated infrastructure. This includes the under-grounding of aerial
telecommunications lines and cables where directed by Council or the relevant
telecommunications carrier.

The certificate must refer to the issued consent, all of the lots created and Development
Consent DA 854/2012/JP.

When submitted, the Subdivision Certificate application must include:
a) The final plan and administration sheet, along with seven copies of both.

b) The original plus one copy of the 88B Instrument.

c) All certificates and supplementary informatian as required by this consent.

d) A completed copy of the attached checklist confirming compliance with all
conditions.

e) An electronic copy of the final plan on disk in ".dwg” format.

f) One copy aof the strata or cammunity titled subdivision plan that includes house/
unit numbering consistent with numbering issued by Council.

g) Two copies of the community or precinct management statement.

Council will not accept a Subdivision Certificate application without all the items listed

above.

93, Geotechnic epor ot Classification

Submission of a lot classification report, prepared by a suitably qualified geotechnical
engineer, following the completion of all subdivision works confirming that all residential
allotments are compliant with AS2870 and are suitable for residential development. The
lot classification report must be accompanied by a separate table which clearly shows
the classification of all lots created as part of the subdivision.

Should the Strata Certificate be Issued by a certifier other than Council the following
information must be submitted to Council within seven days of the certificate being
issued:

a) A copy of the strata certificate.
b) A soft copy of the final plan on disk in ".dwg” format.

c) A copy of the 88B Instrument, where applicable.
d) Copies of all service authority certificates.
e) A letter from the certifier confirming all conditions have been complied with
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The final plan and 88B Instrument must provide for the following. Standard wording is
available on Council’s website and must be used.

a) Dedication of Public Roads

The proposed roads within the subdivision must be dedicated as public road at no cost to
Council. All lots shown on the final plan must be provided with access to the public road
network.

b) Drainage Easements - Inter-allotment/ Private

Inter-allotment drainage easements must be provided to ensure each and every lot is
provided with a legal point of discharge. The width of all inter-allotment drainage
easements must comply with Council’s Design Guidelines Subdivisions/ Developments
and the terms must nominate each lot burdened and benefited.

c) Restriction - Earthworks

Restricting cut or fill on all residential lots in accordance with DCP Part C Section 3.

d) Restriction - Site Slope 6% or Greater

A restriction must be placed on the title of all lots with a grade of 6% or greater. Where
there are no lots that fall into this category this restriction is not required, as determined
by the works as executed drawings.

e) Restriction - Site Caoverage {Kellyville/ Rouse Hill)
Restricting development of all residential lots to reinforce the maximum site coverage
f) Restriction - Bedroom Numbers

A restriction must be placed or the title of all proposed lots limiting the number of
bedrooms to that shown on the plans and details approved with this consent. The
restriction must also state that no internal alterations are permitted that result in the
creation of additional bedrooms.

g) Positive Covenant - Stormwater Pump Maintenance

A positive covenant to ensure the ongoing maintenance of the constructed stormwater
pump-out system at the expense of the property owner.

An Occupation Certificate must not be issued prior to the completion of all engineering
works covered by this consent, in accordance with this consent.

Before an Occupation Certificate is issued, an updated public infrastructure inventory
report must be prepared and submitted to Council. The updated report must identify any
damage to public assets in the direct vicinity of the development site and the means of
rectification for the approval of Council.

Certification from a Certified Practicing Engineer (CPEng) must be submitted to Council
prnor to the 1ssue of an Occupation Certificate confirming that the internal pavement has
been constructed in accordance with the approved plans and is suitable for use by a
ioaded waste vehicle.

Inspection of the bin bay storage area(s) is to be undertaken by Council’'s Waste
Management Project Officer to ensure compliance with Council’s design specifications.
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THE USE OF THE SITE

Any lighting on the site shall be designed so as not to cause a nuisance to other
residences in the area or to motorists on nearby roads and to ensure no adverse impact
on the amenity of the surrounding area by light overspill. All lighting shall comply with
the Australian Standard AS 4282:1997 The Control of Obtrusive Effects of Qutdoor
Lighting.

Noise from the mechanical plant shall not exceed the criteria as outlined in the Acoustic
Report dated 2/7/2012, prepared by Acoustic Logic. This criterion is as follows;

Noise Receiver Time Period - Noise objective
The boundary of the Day 41 dB(A) leq 15min
nearest residential receiver

The boundary of the Evening 42 dB(A) leq 15min
nearest residential receiver

The boundary of the Night 35 dB(A) leq 15min
nearest rasidential receiver 45dB(A) L1

Acoustical assessment of the mechanical services shall be undertaken during detail
design phase of the development to ensure that they shall not singularly or in total emit
noise levels exceeding the noise criteria above.

Council contracted or private garbage/recycling collection vehicles servicing the
development are not permitted to reverse in or out of the site. Collection vehicles must
be travelling in a forward direction at all times to service bins.

An Indemnity Agreement is to be signed and returned to Council to enable servicing of
bins from the private road by Council’s waste collection vehicles.

Integrated Housing

All bins are to be presented the night before collection and removed from the kerb on
the same day after collection. Landscaping and street trees should only be positioned in
areas that will not impact on the servicing of bins.

Bin Bays Storage Facilities

All recycling/garden organic bins will need to be presented the night before collection
and removed from the kerb on the same day after collection. Landscaping and street
trees should only be positioned in areas that will not impact on the servicing of bins.
Alternatively, a caretaker will need to be appointed to attend to this requirement.

The communal areas within the site are to be limited to the use of occupants of the
development with no public access.

The acoustic screens to the southern boundary shall include graffiti free treatment.
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STAGE 1:

GENERAL MATTERS

The design certification and construction approval of the engineering works nominated in
this consent require an Engineering Construction Certificate (ECC) to be obtained prior to
the commencement of any works.

An ECC can only be issued by Council.

For Council to issue an ECC the following must be provided:

a) A completed application form.

b) Four copies of the design plans and specifications.

c) Payment of the applicable application and inspection fees.
d) Payment of any required security bonds.

e) Payment of a long service levy.

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-
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The contributions above are applicable at the time this consent was issued. Please be

aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s

Development Contributions Officer on 9843 0268, Payment must be made by cheque or

credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at

time of consent was 179.5 Qtr 1 2012 (July-September)

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may

be inspected or purchased at Council’s Administration Centre.

109. Basement Car Park and Subsurface Drainage

The stormwater pump-out system must provide for the following:

a) A holding tank sized to store the run-off from a 12 hour 1 in 100 year ARI storm
event:

b) A alternating two pump system capable of emptying the holding tank at either the
Permissible Site Discharge rate or the rate of inflow for a 5 hour 1 in 5 year ARI
storm event, whichever is lower;

c) An alarm system to alert a pump failure;

d) 100mm freeboard to all nearby parking spaces;
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e) The system must be connected to the Onsite Stormwater Detention system
before being discharged to the street, under gravity.

All relevant plans, calculations, hydraulic details and manufacturer specifications for the
pump must be submitted with certification from the designer confirming the design
complies with the above requirements.

Where the engineering works included in the scope of this approval extend into adjoining
land, written consent from all affected adjoining property owners must be obtained and
submitted to Council before a Construction Certificate is issued.

The design and construction of the engineering works outlined below must be provided
for in accordance with the following documents and requirements:

a) Council’s Design Guidelines Subdivisions/ Developments
b) Council’s Works Specifications Subdivisions/ Developments
Any variance from these documents requires separate approval from Council.

The warks listed below require an Engineering Construction Certificate (ECC) as outlined
earlier in this consent. The following engineering works are required:

i. Full Width Road Construction

The full width construction of the roads listed below is required, including footpath
paving and other ancillary work to make this construction effective.

Proposed roads must be constructed to the following requirements:

Road Name: [ Formation: Traffic
(Footpath/ Carriageway/ Footpath) (m) Loading:
N(ESA)
York Road Raad Type: Collector Road 1x10°
5.3m/ 9.5m/ 5.3m (20.1m)
Alessandra Drive TRoad Type: Access Street - 5x10°
3.5m/ 8.5m/ 3.5m (15.5m)

The design must incorporate a standard kerb return radius of 7.5m based on a 4m splay
cormner unless otherwise directed by Council.

Where the existing road reserve width exceeds that required to be provided, the
additional width is to be evenly distributed on either side of the road carriageway to
provide for a wider footpath verge.

ii. Concrete Footpath Paving

A 1.5m wide concrete footpath, including access ramps at all intersections, must be
provided on the southern side of York Road and northemn side of Alassandra Drive in
accordance with the DCP and the above documents.

iii. Concrete Cycleway

A 2.5m wide concrete cycleway, including access ramps at all intersections, must be
provided on the northermn/eastern side of York Road in accordance with the DCP and the
above documents,
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iv. Footpath Verge Formation

The grading, trimming, topsoiling and turfing of the footpath verge fronting the
development site is required to ensure a gradient between 2% and 4% falling from the
boundary to the top of kerb is provided. This work must include the construction of any
retaining walls necessary to ensure complying grades within the footpath verge area. All
retaining walls and associated footings must be contained wholly within the subject site.
Any necessary adjustment or relocation of services is also required, to the requirements
of the relevant service authority. All service pits and lids must match the finished surface
level.

V. Gutter Crossings
Gutter crossings to each of the proposed new allotments are required.
vi. Disused Layback/ Driveway Removal

All disused laybacks and driveways must be removed and replaced with full kerb and
gutter together with the restoration and turfing of the adjoining footpath verge area.

vii. Street Names Signs
Street name signs and posts are required, as approved by Council.
viii. Service Conduits

Service conduits to each of the proposed new allotments, laid in strict accordance with
the relevant service authority’s requirements, are required. Services must be shown on
the engineering drawings.

ix. Inter-allotment Stormwater Drainage

Piped inter-allotment drainage designed for a 1 in 10 year ARI storm event catering for
the entire area of each lot must be provided, with an assumed impervious surface of
80%. Each lot must be uniformly graded to its lowest point where a grated surface inlet
pit must be provided. All collected inter-allotment stormwater is to be piped to an
approved constructed public drainage system.

Where OSD is required to be provided on each lot within the subdivision, a minimum
level difference of 1m measured to the invert must be provided in the stormwater pit on
each lot.

DURING CONSTRUCTION

Construction inspections are required for the engineering works included in this consent
at the completion of the following inspection stages:

a) Prior to commencement of work;
b) Traffic control to AS 1742-3;

c) Bedding of pipes in trenches;

d4) Trench backfill within roads;

e) Formwork for concrete structures;
f) Sub-grade proof roller test;

a) Proof roller test for kerb;

h) Sub-base course proof roller test;
i) Base course proof raoller test;

i) Prior to placing of fill;

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012 56| Pajg=

94 |Page

Page
2015SYW170 ~ The Hills Shire Council 156



k) Road crassing;
1) Final inspection; and
m) Asphaltic concrete surfacing.

The inspection of works approved by Council can only be carried out by Council. An initial
site inspection is required prior to commencement of works. 24 hours notice must be
given for all inspections,

PRIOR TO THE ISSUE OF A OCCUPATION / SUBDIVISION CERTIFICATE

A Subdivision Certificate cannot be issued for this subdivision before a Subdivision
Certificate has been registered with the NSW Land and Property Information for the
preceding stage/ subdivision pursuant to Development Consent DA 1639/2011/ZA unless
the two are issued and registered concurrently.

A letter from a registered surveyor must be provided certifying that all pipes and
drainage structures are located within the proposed drainage easements.

All piped stormwater drainage systems and ancillary structures which will become
Council assets must be inspected by a CCTV and a repart prepared. A hard copy of the
report must be submitted along with a copy of the CCTV inspection on either VHS or
DVD (in WMA format),

A completed public asset creation summary form must be submitted with the WAE plans.
A blank form can be found on Council’s website,

117. Dedication of Publi d

An Occupation Certificate must not be issued until York Road and Alessandra Dnve have
been dedicated as public road at no cost to Council, requiring a separate application or
road dedication plan. This dedication must occur at no cost to Council.

118. P System Certification

Certification that the stormwater pump system has been constructed in accordance with
the approved design and the conditions of this approval must be provided by a suitably
qualified hydraulic engineer.

STAGE 1A:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development

Payments comprise of the following:-
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The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.
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Prior to payment of the above contributions, the applicant is advised to contact Council's
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September)

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’'s Administration Centre.

STAGE 1B:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

chehills.nsw.gov.au or a copy may
Centre.

Council’s Contributions Plans can be viewed at v
be inspected or purchased at Council’s Administrati

STAGE 2:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

Purpose 8

STAGE 2 Per Small 1 at(<450n0 Y Small Lots TOTAL

Open Space - Land s 8,199.25 $ 65,594,00 $ 65,594.00
Open Spate - Capilal S 3,37232 % 26,978.56 % 26,978.56
Convunty Facdtes - Land s 176.69 % 1,411.52 ¢ 1,413 52
Cormunty Facilites - Capital $ 1,529.64 § 12,237.12 % 12,237 12
Stuhes and Admimstiation s 235.22 % 1,881.76 $ 1,881.76
Roadworks - Laid $ 1,350.94  $ 10,807.52 § 10,807.52
Roadworks - Cap#tal ¥ J,211.85 % 25,604.80 % 25 694.80
Total B 18,07591 $ 144,607.28 $ 144,607.28

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.
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Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council's Contributions Plans can be viewed at www.thehilis.nsw.gov.au or a copy may
be inspected or purchased at Council’s Administration Centre.

STAGE 3:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

Purpose 9

STAGE 3 Per Small Lot{ <450m2{ Smal (ots TOTAL

Open Space Land $ 9,199.25 % 73,793.25 $ 73,793 25
Qpen Space - Caprtal $ 337232 30,35088 § 30,350 88
Conmunity Facibties Land $ 176,69 § 1,590.21 % 1,590.21
Community Facilitics Capeal $ 1,529.64 % 13,766.76  § 13,766 76
Studies and Adnmistiation % 23522 % 2,11698 % 2,116 98
Roadwotks - Land $ 1,350.94 § 12,158.46 § 12,158.46
Roadworks - Capital 5 121,85 § M0,906.65 § 2R,906.65
Total $ 18,075.91 § 162,683.19 $ 162,683.19

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the abave contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council’'s Administration Centre.

STAGE 4:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-
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Purpose 11
STAGE 4 Per Sl t ot (<450m2) Small Lots TOTAL

Open Space - Land $ 5,199.25 $ 90,191./5 % 90,191 /5
Open Space  Capral $ 3,372.32 % 37,09552 % 37,095.52
Cormmunity Faciities  Land $ 176.69 % 1,94359 % 1,941 59
Commumity Facities - Capital $ 1,529.64 % 16,826.04 5§ 16,826.04
Studies and Admnistration $ 235.22 % 2,587.42 5 2,587.92
Roadworks Land $ 1,35094 % 14,860.34 % 14,860.34
Roadwotks  Capital 4 3,211.85 ¢ 35,230,253 35,330.35
Total $ 13,075.91 ¢ 198,81501 ¢ 198,835.01

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may
be inspected or purchased at Council's Administration Centre,

STAGE 5:

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the
increased demand for public amenities and services resulting from the development.

Payments comprise of the following:-

Pumpase 6

STAGE 5 Per Small Lot{<450m2  Smali Lots TOTAL

Open Space  Land $ 8,199.25 % 49,19550 % 49,195.50
Open Space  Captal $ 3,372.32 $ 20,233.92 3 20,233.92
Community Facilities - Land $ 176.69 % 1,060.14 § 1,060.14
Community Facilities - Capital $ 1,529.64 ¢ 9,177.84 § 9,177.84
Sludees and Admnistration $ 23522 % 1,411.32 & 1,411.32
Roadwoirks - tand ' 1,350.94 ¢ 8,105.64 § ,105.64
Roadworks  Capital 5 321185 s 1927110 § 19,271.10
Total $ 15,075.91 % 108,455.46 % 108,455.46

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council's
Deavelopment Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 8. The CPI at
time of consent was 179.5 Qtr 1 2012 (July-September).

Councii’s Contributions Pians can be viewed at vwwww.thehilis.nsw.gov.au or a copy may
be inspected or purchased at Council's Administration Centre,
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ATTACHMENTS

Apartment Blocks D and E

Acoustic Screen Along Southem Boundary
10.  Shadow Diagram - Winter 9am to 12 pm
11.  Shadow Diagram - Winter 1pm to 3pm
12.  Streetscape Elevations

13. Landscape Plan

1. Locality Plan

2. Aerial Photograph

3. BHLEP 2005 Zoning Map and DCP Road Layout
4. THLEP 2012 Zoning Map

5. DCP Density Map

6. Slte Plan

7. Staging Plan

8.

9.
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ATTACHMENT 1 - LOCALITY PLAN
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ATTACHMENT 2 - AERIAL PHOTOGRAPH
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ATTACHMENT 3 - THLEP 2012 ZONING MAP AND DCP ROAD LAYOUT
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ATTACHMENT 4 - BHLEP 2005 ZONING MAP AND DCP ROAD LAYOUT
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ATTACHMENT 5 - DCP DENSITY MAP
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ATTACHMENT 6 - SITE PLAN
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ATTACHMENT 7 - STAGING PLAN
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ATTACHMENT 8 - APARTMENT BLOCKS D AND E
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ATTACHMENT 9 - ACOUSTIC SCREEN ALONG SOUTHERN BOUNDARY

Woolworths
Shopping Centre

3.5m from
carriageway
—
'/ \
e« )
L
1.8m high
acoustic screen +
2m landscape setback
(See Condition No. 8)
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ATTACHMENT 10 - SHADOW DIAGRAM - SAM TO 12PM
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ATTACHMENT 11 - SHADOW DIAGRAM - 1PM TO 3PM
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ATTACHMENT 12 - STREETSCAPE ELEVATIONS

P T O 2

SOUTHERN STREETSCAPE "0 YORK POAD 1300
WESTERN STREETSCAPE 70 NTERNAL JRAEWAY 1300

SOUTHERN STREETSCOFE TO NIERAL DRMEWAY 130

Item 2 - 20125YW029 JRPP Meeting 15 November 2012 73| rage

111 |Page

rage

2015SYW170 - The Hills Shire Council 173



A AN I I A I I

OCEL Y3dY NOWAO] O NOUVATE

31573

J =

Ayl

74| F

Item 2 - 20125YW029 JRPP Meeting 15 November 2012

112 | Page

Page
174

2015SYW170 - The Hills Shire Council



08 3% 0L 0L NOLYAZE RHAUSYS

3N ﬂu“-fw_wui_ Gi 3475 13RLS NERIEN
4 .

I ONS N INT AT TN O, Ll
O - R NN I R PRV S RV

75| Fa3¢

Item 2 - 2012SYW029 JRPP Meeting 15 November 2012

113 |Page

Page
175

2015SYW170 - The Hills Shire Council




w
)
Q
(28

= " FL VY VDT CL NOLYASTE RAHIS

Q061 YUY O] 0L NCILYATT NAHLHON

& i, =

NN Y Y N Y Y Y Y Y Y S
L ath AP | TR P

F om0 J L 20T L NWeT o e s e

e e A N

114 | Page

Page
176

Item 2 - 20125YW029 JRPP Meeting 15 November 2012

2015SYW170 - The Hills Shire Council



ATTACHMENT 13 - LANDSCAPE PLAN
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