
SUPPLEMENTARY ASSESSMENT MEMO 
 

Panel Reference 2015SYW188 DA 

DA Number DA/1266/2015 (Hornsby Reference) DA/800/2016 (City of Parramatta 

Reference) 

LGA City of Parramatta 

Proposed Development Demolition of existing structures and construction of two x five storey 

residential flat buildings containing 67 units and basement car parking 

Street Address 22, 24, 26, 26A & 26B Essex Street, Epping 

Applicant/Owner Yue Halo Land Pty Ltd 

Date of DA lodgement 01.10.2015 

Number of Submissions One 

Recommendation Approval 

Regional Development 

Criteria (Schedule 4A of the 

EP&A Act) 

General development over $20 million 

List of all relevant 

s79C(1)(a) matters 

 

Hornsby LEP 2013 and Clause 4.6, Water Management Act 2000, SEPP 65 – 

Design Quality of Residential Apartment Development, SEPP BASIX, SREP 

(Sydney Harbour Catchment) 1995, Hornsby DCP, Hornsby Section 94 

Contributions Plan 

List all documents 

submitted with this report 

for the Panel’s 

consideration 

• City of Parramatta Memo – assessment of amended plans  

• Amended plans:  
Plan No.  

A100 Ground Floor Plan Rev F  
A130 Adaptable Units 1 Rev F  
A132 Adaptable Units 3 Rev F  
A203  West – Building B Rev F  
A205 South Elevation Rev F  
A301 Section B Rev F  
A320 Overland Flow Section  Rev F 

• Amendments to Condition No. 1 

Report prepared by Claire Stephens  

Report date 10.10.2016 

 
Summary of s79C matters 

Have all recommendations in relation to relevant s79C matters been summarised in the Executive 

Summary of the assessment report? 

 

Yes  

Legislative clauses requiring consent authority satisfaction 

Have relevant clauses in all applicable environmental planning instruments where the consent authority 

must be satisfied about a particular matter been listed, and relevant recommendations summarized, in 

the Executive Summary of the assessment report? 

e.g. Clause 7 of SEPP 55 - Remediation of Land, Clause 4.6(4) of the relevant LEP 

 

Yes 

Clause 4.6 Exceptions to development standards 

If a written request for a contravention to a development standard (clause 4.6 of the LEP) has been 

received, has it been attached to the assessment report? 

 

Yes 

Special Infrastructure Contributions 

Does the DA require Special Infrastructure Contributions conditions (S94EF)? 

Note: Certain DAs in the Western Sydney Growth Areas Special Contributions Area may require specific 

Special Infrastructure Contributions (SIC) conditions 

 

Not Applicable 

Conditions 

Have draft conditions been provided to the applicant for comment? 

Note: in order to reduce delays in determinations, the Panel prefer that draft conditions, 

notwithstanding Council’s recommendation, be provided to the applicant to enable any comments to be 

considered as part of the assessment report 

 

Yes 

 



 

 

 

M E M O 
 

 
 

Folder Number :  DA/800/2016  

 
 

 

To Sydney West Joint Regional 
Planning Panel 
 

Date 6 October 2016 
 

From  Claire Stephens 
 

Through  Mark Leotta 
 

Subject  
 

2015SYW188 DA - DA/1266/2015 (Hornsby Reference) DA/800/2016 (City of 
Parramatta Reference) 
 
22, 24, 26, 26A & 26B Essex Street, Epping 
 
Demolition of existing structures and construction of two x five storey residential 
flat buildings containing 67 units and basement car parking 
 
Amendment to plans 

 
Purpose 
To advise the Joint Regional Planning Panel of the amended plans received by the City of Parramatta, 
after the finalised report was issued to the Panel Secretariat.  
 
Background  
The development application was lodged with Hornsby Shire Council (HSC) on the 1 October 2015. On 
the 12 May 2016, the property was transferred to the City of Parramatta (CoP) as a result of the City of 
Parramatta Proclamation. 
 
In finalising the assessment of the application, the HSC and CoP engineers began discussions of the 
stormwater and flooding solutions for the site and the design of the building proposed. This was done in 
isolation of the planners at both HSC and CoP. 
 
Current Status 
Amended plans – that raise the finished floor level of Units G09 and G14 by 500mm – were submitted to 
the CoP on the 6 October 2016. 
 
Key Considerations 
 
The changes to the plans include raising the FFL of Units G09 and G14 by 500mm to address concerns 
CoP engineers had with regards to flooding on site. The changes are a result of consultation between 
the applicant, HSC and CoP Council engineers and Cardno. 
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SEPP 65 & the Apartment Design Guide 
 

Control  Requirement  Proposal  Compliance  Changes to Plans  

Separation & Visual Privacy  
 
1. between habitable 

rooms/balconies 
2. between habitable and non-

habitable rooms 
3. between non-habitable 

rooms  

Up to 4 storeys 
(12m)  
1. 12m  
2. 9m  
3. 6m  
5 to 8 storeys 
(25m): 
1. 18m  
2. 12m  
3. 9m   

In part less 
than 6m 

 
In part less 

than 9m 

No 
 
 
 

No 

No change 

Deep Soil Zone  
(Council recommends 
compliance with the DCP 
controls) 

15% 32% Yes No change 

Communal Open Space  25% 41.33% Yes No change 

Solar Access (Living rooms 
and private open space areas) 

2 hours for 70% of 
units 

71.8% Yes No change 

Natural Cross Ventilation  60% 60% Yes No change 

Minimum Dwelling Size  1 br – 50m2 
2 br – 70m2 
3 br – 90m2 

+ 5m2 

for additional 
bathrooms 

 

Yes 
No 
Yes 

No No change 

Habitable room depth from a 
window for open plan layout 

8m from a window 
(max) 

<8m Yes No change 

Minimum Ceiling Height  2.7m (habitable 
rooms)  

2.4m (non-
habitable rooms) 

2.7m 
2.4m 

Yes The Floor to Ceiling height for Units G09 and G14 
have been reduced from 3.5m to 3m. 

This complies with the minimum floor to ceiling 
heights for habitable rooms. 

The other units within the development have not had 
their Floor to Ceiling height reduced or changed as a 

result of this change.  

Private Open Space  1 bedroom 8m²  
2 bedroom 10m²  
3 bedroom 12m² 

8m²  
10m²  
12m² 

Yes No change 

Maximum Number of Units on 
a Single Level 

8 units off a 
circulation core 

Max 8 Yes No change 

 
HORNSBY LEP  
 
DEVELOPMENT STANDARD                          COMPL IANCE                                                               DISCUSSION 

Height of Buildings  
 

No 
 

RL 100.20 for the uppermost point of the building a nd RL 99.20 for the roof height.  
The RL remains the same as the plans attached to th e Section 79C report by 
Hornsby Council. 

Exceptions to development 
standards 

Yes The application seeks approval to vary Clause 4.3. Refer to the discussion in 
Section 79C report.  
 

Development on land intended to 
be acquired for public purposes 
 

N/A The site is not identified on  this map.  

Development near zone 
boundaries 

N/A The proposal does not rely on this clause for permi ssibility  

Architectural roof features  
 

N/A An architectural roof feature is not proposed  
 

Development below mean high 
water mark 

N/A The site is not identified as land covered by tidal waters  

Preservation of trees  Yes Tree removal is discussed in the Section 79C report .  
No changes proposed.  
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DEVELOPMENT STANDARD                          COMPL IANCE                                                               DISCUSSION 

Heritage Conservation  
 
 

Yes According to the Heritage Item and heritage conserv ation maps the subject site is 
not a heritage item or within a heritage conservati on area.  

Acid sulfate soils  
 

Class  
5 

The site is identified as containing Class 5 Acid S ulfate  Soil. In accordance with the 
LEP table an Acid Sulphate Soils Management plan is  not required to be prepared.  

Earthworks  
 

Yes Council’s Development Engineer has reviewed the app lication and considers that 
the proposed earthworks are satisfactory subject to  conditions.  

Flood planning  N/A The site is not identified as being flood prone.  
Terrestrial Biodiversity  N/A The site is not identified on this map.  

Limited development on a 
Foreshore area 

N/A The site is not located in the foreshore area.  

 
HORNSBY DCP  
 

Control Requirement Proposal Compliance Changes to 
Plans 

Site Width 30m 59.3m Yes No change 

Height 5 storeys – 17.5m  5 storeys but in part >17.5m – see Section 79C for 
Clause 4.6 

No No change 

Maximum Floorplate 
Dimension 

35m Building A – 41m 

Building B – 41m 

No 

No 

No change 

Building Indentation 
4m x 4m 

 
2.5 x 8m No No change 

Building Separation 9m 9m Yes  No change 

Top Storey separation from 
Ground Floor 

3m 3m Yes No change 

Height of Basement Above 
Ground 

1m (max)   No change 

Front Setback                 
(Pembroke Street) 

10m  
8m < 1/3 build 

(12.5m) 
7m balconies 

The front setback to Essex Street varies between 
10m and 8m. 19% of the façade (less than 1/3) is 

setback less than 10m 
 

Rear and side setbacks are in accordance with 
HDCP 

 
Upper level setbacks in accordance with HDCP 

Yes  No change 
 

Secondary Setback               
(Epping Road) 

6m 
4m < 1/3rd build 

(11.5m) 

Rear (south)  10m 
8m < 1/3rd build 

(5.5m) 7m balconies 

Side (west)  6m 
4m < 1/3rd build 

(8.5m) 

Top Storey Setback from 
Ground Floor  

3m 3m Yes No change 

Basement Ramp Setback 
2m 2m Yes No change 

Deep Soil Landscaped 
Areas 

7m – Essex Street 
4m – Nth boundary 
4m – Sth boundary 
7m – rear boundary  
7m x 7m between 

buildings 

7m 
4m 

4m variable 
7m variable  

7m x 7m between buildings 

Yes 
Yes 
No 
No 
Yes  

No change 
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Private Open Space 
10m2 
12m2 
16m2 

Min 2.5m wide  

10m2 
12m2 
16m2 

 

Yes 
Yes 
Yes 

 

No change 

Communal Open Space 
with Minimum Dimensions 
4m 

25% 
 

50sqm principle area 

41.33% Yes No change 

Parking 
76 resident  

10 visitor spaces 
20 bicycle racks 

2 motorcycle  

76 resident  
10 visitor spaces 
20 bicycle racks 

2 motorcycle 

Yes  No change 

Solar Access 
70% 71.8% Yes No change 

Housing Choice 
10%  
10% 
10% 

21.9% 
67.2% 
10.9% 

Yes 
Yes 
Yes  

No change 

Adaptable Units 30% 20 units (31.25%) Yes  No change 

 
Community Consultation Undertaken or Planned 
The amendments to the plans – as they are within the proposed building footprint and do not necessitate 
the need to raise the height of the building. 
 
As a result the plans were not required to be re-advertised.  
 
Recommendation 

(a) That Joint Regional Planning Panel supports the variation to Clause 4.3 Height of Buildings 
of Hornsby Local Environmental Plan 2013 under the provisions of Clause 4.6 Exception to 
Development Standards.  

 
(b) That Joint Regional Planning Panel as the consent authority grant consent to Development 

Application DA/800/2016 for the Demolition of existing structures and construction of two x 
five storey residential flat buildings containing 67 units and basement car parking at 22, 24, 
26, 26A & 26B Essex Street, Epping for a period of five (5) years from the date on the Notice 
of Determination subject to the conditions. 

 
Attachments 

1. Amended Conditions of Consent – Amendments to Condition No. 1 
 

 
Claire Stephens 
Service Manager - Development Assessment 
City of Parramatta 

















 

Plan No. Drawn by Dated 

A007 Demolition Plan Rev C Tony Owen Partners 13.04.16 

A090 Basement 2 Rev E Tony Owen Partners 06.06.16 

A091 Basement 1 Rev E Tony Owen Partners 06.06.16 

A100 Ground Floor Plan Rev F Tony Owen Partners June 2016 

A101 Typical Floor Plan L1 – L3 

Rev D 

Tony Owen Partners 27.05.16 

A104 Level 4 floor plan Rev C Tony Owen Partners 13.04.16 

A110 Roof Plan Rev C Tony Owen Partners 13.04.16 

A130 Adaptable Units 1 Rev F Tony Owen Partners June 2016 

A131 Adaptable Units 2 Rev C Tony Owen Partners 13.04.16 

A132 Adaptable Units 3 Rev F Tony Owen Partners June 2016 

A133 Adaptable Units 4 Rev C Tony Owen Partners 13.04.16 

A134 Adaptable Units 5 Rev C Tony Owen Partners 13.04.16 

A200 East – Building A Rev C Tony Owen Partners 13.04.16 

A201 West – Building A Rev C Tony Owen Partners 13.04.16 

A202 East – Building B Rev C Tony Owen Partners 13.04.16 

A203  West – Building B Rev F Tony Owen Partners June 2016 

A204 North Elevation Rev C Tony Owen Partners 13.04.16 

A205 South Elevation Rev F Tony Owen Partners June 2016 

A300 Section A Rev C Tony Owen Partners 13.04.16 

A301 Section B Rev F Tony Owen Partners June 2016 

A320 Overland Flow Section 

Rev F 

Tony Owen Partners June 2016 

A350 Ramp Detail Section Rev C Tony Owen Partners 13.04.16 

A650 Ex Material Finishes Rev C Tony Owen Partners 13.04.16 

LA01 Landscape Plan Rev B Paterson Design Studio 20.04.16 

LA02 Landscape Plan Rev B Paterson Design Studio 20.04.16 
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