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1 Executive Summary

This development application relates to land identified as Lot 4212 DP 809265 which is a substantial sized
allotments of 11,104m?2, located at Benson Avenue, Shellharbour. The site of the proposed development
is cumently vacant and is located in Shellharbour City Cenfre to the immediate south of Stockland
Shellharbour and to the east of the future Shellharbour Civic Centre (known as ‘The Hub'). The property is

reasonably regular in shape and has frontage width to Benson Avenue of approximately 156m.

TCG Planning has been engaged by NPA Development Pty Lid to prepare a Statement of
Environmental Effects to accompany a development application for a fwo stage mixed use
development and subdivision comprising:
o Stage 1 - 64 apartments over commercial tenancies and basement parking with creation of
new access road

o Stage 2 - 93 apartments over commercial fenancies and basement parking

The development comprises a total of 3333m?2 of commercial space and 157 residential apartments with
ground level commercial and visitor parking located at the ground floor behind the commercial
premises and residential parking located in two basement levels. Communal open space is provided at
the podium level and on the roof terrace of Blocks A, C and D, with deep soil planting located around

the southern, western and eastern perimeter of the site.

This Statement of Environmental Effects addresses the appropriate heads of consideration under the
Environmental Planning and Assessment Act, 1979 relative to the proposed development. The
statement details the manner in which the proposed development complies with relevant state
environmental planning policies (SEPPs) including SEPP 65 - Design Quality of Residential Flat
development. The statement also addresses local planning requirements including Shellharbour Local
Environmental Plan 2013 and Sheltharbour Development Control Plan 2013, with particular reference to
the requirements of the Chapter 3 (Residential Development) and Chapfter 7 (Shellharbour City Centre
Commercial Development), A Clause 4.6 Exceptions fo Development Standards Report is provided to
justify variation to the 15m height control contained in SLEP 2013 having regard to the future context of
the Shellharbour City Centre where heights of up to 18m are permitted in designated locations in

proximity to the site.

Through assessment of these documents it has been confirmed that the proposed development is an

appropriate outcome for the site and Council approval is sought.
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2 Site Context

2.1 Subject Slte

The subject site is officially known as Lot 4212 DP 809265 and is located at Benson Avenue, Shellharbour.
The site of the proposed development is currently vacant (as illustrated in Figure 1) and is located in the
south western part of the Shellharbour City Centre. The property is reasonably regular in shape and has
frontage width to Benson Avenue of approximately 156m; a rear boundary length of 140m; a depth of
75m along its western boundary; and a depth of 76.9m along its eastern boundary. The land is a

substantial sized allotment with an area of 11,104m?2.

The most level portion of the land is within the western sector of the site, where the land is sited at
approximately RL 48.3, rising gently to RL 49.9 at the rear of the site. Towards the centre of the site the
land slopes more steeply from approximately RL 47 in the centre of the site to approximately RL 40
adjacent to the eastern boundary (refer Figure 3). The land does not contain any significant vegetation,

as shown in Figure 2.

Figure 1: Aerial photograph of subject site and surrounding residential development
(Source: map.six.nsw.gov.au)
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Figure 2: View of subject site from Benson Ave, looking south-west towards the commercial premises
fronting College Ave and the Nazareth Catholic Primary School.

Figure 3: View of subject site from Benson Ave showing the slope of the land to the east, with the Uniting
Care Lakeview seniors living development in the background
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The subject site is the only remaining undeveloped land within Precinct | of the "Master Plan Precincts”
identified within Chapter 7: Shelharbour City Centre Commercial Development of Shellharbour

Development Control Plan (DCP) 2013, as shown in Figure 4.

bpmary gty e F

AFy

Subject Site
(Precinct )

Figure 4: Location of the subject site (Precinct 1) within the "Masterplan Precincts" identified within
Chapter 7: Shellharbour City Centre Commercial Development of Shellharbour Development Control
Plan (DCP) 2013,

22

Site Constraints

A Section 149(5) Planning Certfificate (Reference 20150413) which was obtained for Lot 4212 DP 809265
on 23.3.15 indicates that:

23

= The land does not contain an item of environmental heritage;

= The land is not affected by section 38 or 39 of the Coastal Protection Act, 1979;

= The land is not affected by any road widening or road realignment under the Roads Act, an
environmental planning instrument or resolution of Council;

=  Council has no records that the land may be located within a flood hazard area.

= The land is not identified as bushfire prone.

= The land is not significantly contaminated, subject to a management order, subject to an
approved management proposal, an ongoing maintenance order or a site audit statement

within the meaning of the CLM Act.

Surrounding Development

The subject site is located in the south western part of the Shellharbour City Centre. Figure § illustrates

the local context, as referenced in the Site Analysis Plan prepared by ADM Architects.

teg planning Sicviement of Environmenial fifacis

Renson Avenue, Sneliharoour



-

h“--u-u‘
b'..

- -
- e

" SITE ANALYSIS DIAGRAM
LEGEND
'ﬂ' et A s oo e
- 1 ’: AOCATICN OF MOTQ . . .
o Armonass i Figure 5: Local context (subject site shown in red} (Source: ADM
Tt Architects 'Site Analysis Plan’)
e\ WD ORMECTION o

The allotments opposite the site, to the north of Benson Avenue at the intersection with Lamerton
Crescent (refer Figure 7) currently both contain commercial car parks, which service the Stockland
Shopping Centre and Shellharbour City Council chambers (refer Figure é). The western carpark has
been approved (pursuant to DA 571/2015) for an extension to Stocklands Shellharbour. Such sites are
identified as Precinct H (to the north-west) and Precinct K (to the north-east) as shown in Figure 4 which

is an extract of the Shellharbour City Centre Masterplan. Chapter 7 of SDCP 20913 indicates that:

Precinct H is intended to:

= Provide a mix of entertainment, retail, residential, retirement and commercial uses.

=  Promote active frontages to generate activity on sireet level.

=  Accommodate 2 - 3 storey development on City Square frontage and allow for future option of
taller buildings {up to 6 storeys) on the south side.

Precinct K is infended to:

= Provide for future revitalisation and expansion of the shopping centre and/or expansion of offices.

=  Provide a mix of retail, residential and commercial uses.

= Provide a active built frontage to the remnant portion of Lamerton Crescent.

=  Provide potential for mixed use residential throughout this precinct particularly to the south.
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Directly adjoining the site to the west is a two storey commercial building (also within Precinct 1), as

shown in Figure 8 which is accessed from College Avenue. The allotment directly to the south of the

site contains the Nazareth Catholic Primary School, as shown in Figure 9 (also accessed from College

Ave), seniors housing and the All Saints Catholic Church located further to the south-west at the comer

of College Ave and Glider Ave. SDCP 2013 indicates that this land, which is within Precinct N, is

intended to:

= Allow for the land north of the primary school be developed for a high school and church and the
lond east of the age care village support further residential development

»  Provide key corner element on College Avenue frontage as a landmark.

» Provide retirement housing/aged care between Benson and Wallaroo and integrated with the

local residential community and the city centre.

To the east of the site is open space, containing a pathway providing access from residential dwellings
in Glider Ave in the south through to Lamerton Cres/Benson Ave and Stockland Shellharbour in the

north. Beyond this open space is the Uniting Care Lakeview seniors living (refer Figure 3}, accessed from

Wallaroo Road, and beyond is detached housing, which comprises single and two storey residences.

Figure 6: Site to the north which contains a car park Figure 7: View looking north from the site fowards
servicing the Stockland Shopping Centre. Lamerton Crescent roundabout.

Figure 8: Commercial development to the west of Figure 9: View of Nazareth Catholic Primary School to
the site fronting College Ave. the south of the site.
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3 Development Proposal

3.1 Proposed Development and Staging

Approval is sought for a:
Two stage shop top housing development and two lot Torrens tile subdivision comprising:
= Stage 1: 64 apartments over commercial premises and basement parking with access road;

= Stage 2: 93 apartments over commercial premises and basement parking.

Specifically, the development application seeks approval for a mixed use development fo be
constructed in two (2) stages, which will contain four ‘blocks’, being Blocks A, B, C and D sited over a
podium level. The development will be accessed from an internal accessway sited opposite the
western arm of Lamerton Crescent. The development will contain a total of 3333m? of commercial

space and 157 residential apartments and will comprise the following components within each stage:

Stage 1: Block A and B {located in the eastern sector of the site)

= A fotal of 64 residential apartments sited over four residential levels, comprised of 18 x one
bedroom apartments, 39 x two bedroom apartments and 7 x 3 bedroom apariments.

= Ten {10} of the apartments in this stage will be adaptable.

= One level of commercial space (1527m?) fronting Benson Ave, with one commercial space
(141m2) fronting the internal accessway at the ground floor level.

= 32 commercial parking spaces sited to the rear of the commercial fenancies, accessed from
the internal accessway.

= Two levels of basement parking, with Basement Level 1containing 70 residential carparking
spaces and 13 visitor spaces and Basement Level 2 containing 30 residential carparking
spaces.

= Construction of central accessway and ten (10) visitor spaces located parallel to the
accessway.

= 970m?2 of communal open space sited at the podium level.

= A total of 40 bicycle spaces will be provided within this stage or the commercial tenancies,
staff, residents and visitors and 10 motorcycle spaces will service the residential and

commercial components of the development.

Stage 2: Block C and D (located in the western sector of the site}

s A total of 93 residential apartments sited over four residential levels, comprised of 25 x one
bedroom apartments, 62 x two bedroom apartments and 6 x 3 bedroom apartments.

= Six {6) of the apartments in this stage will be adaptable.

= One level of commercial space (1509m2) fronting Benson Ave, with one commercial space
(156m2) fronting the internal accessway at the ground floor level.

= Commercial/visitor parking (containing 42 commercial and 18 visitor spaces) to the rear of the
retail premises, accessed from the internal accessway.

= Two levels of basement parking, with Basement Level 1 containing 87 residential carparking
spaces and Basement Level 2 containing 32 residential carparking spaces.

= 740m2 of communal open space sited at the podium level.
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= A fotal of 57 bicycle spaces will be provided within this stage for the commercial tenancies,
staff, residents and visitors and 12 motorcycle spaces will service the residential and

commercial components of the development.

The proposed staging of the development is shown in the Site Plan prepared by ADM Architects
Drawing A0? provided in Appendix 2 of this Statement.

The subdivision (Torrens Title) which is proposed will create two allotments, with Lot 1 having an area of
5246m2 and Lot 2 having an area of 5858m?2, as shown on the Subdivision Plan prepared by Masters
Surveying (Reference W15010) dated 22.12.15.

3.2 Accompanying Documents

The application is accompanied by the following plans and documents:

=  Development Summary, Site Locality Plan & Street Sections, Plan, Site Analysis Plan, Contextual
Streetscape Views, Site & Roof Plan, Floor Plans, Elevations and Sections, Pre and Post
Adaptation Plan , Shadow Analysis and Colour and Materials Schedule prepared by ADM
Architects Project (Drawing Nos. AO0 to A24 Revision A dated January 2016} - refer Appendix 2;

= SEPP 65 Assessment prepared by ADM Architects (extract contained in Appendix 1};

= Plan of Subdivision prepared by Masters and Associates Reference W15010 dated 22.12.15
(refer Appendix 3);

= Landscape Plan prepared by Captivate reference 15-1039/1 and 2 dated 20.1.16;

= Water Cycle Management Plan Reference CRPT-20151123.01A dated 21.12.15 prepared by
Jones Nicholson;

=  Water Cycle Management Plan Reference 20151123 dated 21.12.15 prepared by Jones
Nicholson;

=  Civil Design Plans reference 151123 Sheets CO0P1- CO7P1 dated 20.1.16 prepared by Jones
Nicholson;

= Hydraulic Assessment prepared by Jones Nicholson Reference CLIR- 20151123.01A daied
23.12.15;

= Statement of Compliance Access for People with a Disability prepared by Accessible Building
Solutions Job No. 215413 dated 21.12.15;

= Carparking & Traffic Impact Assessment prepared by Aztec Design Reference T-085 dated
January 2016;

= BASIX Certificate prepared by Greenview Consulting.
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4 Council Consultation

A prelodgement meeting was held with Council on 15 September 2015 to discuss key issues in relation

to the proposed development, prior to submitting the development application and prior to the

completion of the architectural pians. The main issues that were raised at the meeting and the manner

in which they have been addressed within this development application are outlined in the following

table:

in attendance at the meeting were:

Shellharbour City Council: Anthony Randall, Victoria Nicholson, Pauline Mair, Adam de Cloutt, and

Adam Urszulak

Applicant: Angelo Di Martino (ADM Architects); Elaine Treglown (TCG Planning Pty Ltd}; Alex Pupovac,

Peter Taranto and Daniel Hodge (NPA Developments)

Table1: Prelodgement Advice and Response

Issve

Comment

Determining Authority

The determining authority for the proposal will be the Joint
Regional Planning Panel as the capital investment value of the
proposed development exceeds $20 million.

Noted and agreed.

Water Supply Works

Council's records show that the site is burdened with a 5m wide
water supply works easement to benefit the local water
authority. The authority empowered to vary, modify or release
the terms of the restriction is the local water authority. This must
be addressed in the SEE.

The easement will be relocated in accordance
with Sydney Water requirements. A  water
service coordinator (KFW) has commenced
licison to enable completion of a compliant
design.

Waste Management

The waste management facilities must provide for the
separation at source of landfill and recyclables of both
residential and commercial uses at the development. The
anticipated waste volumes and dimensions of the waste
storage areas are to be detailed, including details of collection.

Separate commercial and residential areas are
provided for Blocks A/B and C/D, with bins
provided for general waste ond green waste.
Refer to section 9 of this SEE for details and
waste volumes.

Crime Prevention Through Environment Design (CPTED)

The principles of CPTED shall be incorporated into the design of
the development given the proximity of the primary school
adjoining the subject site.

CPTED principles have been considered within
the design and the provisions of Chapter 17:
Crime Prevention through Environmental Design
are addressed in section 9 of this SEE.

Landscaping

Deep soil zone has been proposed along the side and rear
boundaries - the landscape treatment at the end of the private
access road should consider its visibility to traffic approaching
the site and its interface with the school.

Addressed within the accompanying
Landscape Concept Plan prepared by
Captivate.

Variations - Setbacks

No objection is made to the proposed setback of 4m to 4.5m
along the eastern boundary.

Noted - variation sought discussed in section 8
and 9 of this SEE.

Engineering advice

Provide topographic and detail survey of the lot with 0.2m
contours to AHD, including the downstream Council Reserve
area, and Bensons Avenue (especially the roundabout area).
All underground services must be located and shown on the
survey plan.

Detdiled information is contained in the
accompanying Site Survey plan prepared by
Masters Surveying.

Provide a comprehensive Water Cycle Management Plan in
accordance with SDCP (2013} requirements.

Refer to the Water Cycle Management Plan
prepared by Jones  Nicholson  which
accompanies the application.

Provide Concept Stormwater Plan

Refer to the Civil Design prepared by Jones
Nicholson which accompanies the application.

Provide Flood Study - the study must investigate the impacts of

The section 149 certificate obtained on 23.3.15
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Issve

Comment

the proposed development on overtand flow path flooding in
Bensons Creek Reserve and any flooding impacts to the
development.

states that the Council has no records indicating
that the land may be located in a flood hazard
area. Flood advice prepared by Jones
Nicholson accompanies the application as per
discussions with Council's drainage engineer.

Vehicle Access

The existing roundabout (Bensons Avenue/Lamerton Crescent)
does not comply with current standards

Refer to the accompanying Carparking & Traffic
Impact Statement prepared by Aztec Design.

The applicant must consider the impacts of the proposed
development on the roundabout, including impacts to traffic
on Bensons Ave, and services within the road reserve, and how
they propose to implement access to their development from
the roundabout. A portion of the property may need to be
dedicated to Council to allow road widening.

Refer to the accompanying Carparking & Traffic
Impact Statement prepared by Aztec Design.

Building Height

Officer support is provided for an increase in building height
given the significance of this building in the Shellharbour City
centre and having regard to its streetscape context.

Refer to Section 10 of this SEE for a discussion of
building height having regard to the site's
context.
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5 State and Regional Planning Framework

5.1 'Integrated Development' (Section 91 of the Environmental Planning and Assessment Act 1979)

Integrated development is development (not being State significant development or complying
development) that, in order for it fo be carried out, requires development consent and one or more of
the approvals from certain state legislation. The proposed deveiopment does not require any of these

approvals and is therefore not integrated development.

5.2 State Environmental Planning Policy No. 55 Remediation of Land

The object of SEPP 55 is to provide for a state-wide planning approach to the remediation of
contaminated land. Clause 7 of SEPP 55 outlines the considerafions for the consent authority in
determining development applications on land that is potentially contaminated. Clause 7 of SEPP 55

requires the following:

(1) A consent authority must not consent to the carmying out of any development on land unless:
{a} it has considered whether the land is contaminated, and
(b) if the land is contaminated, it is satisfied that the land is suitable in its contaminated state [or
will be suitable, after remediation} for the purpose for which the development is proposed
fo be carried ouf, and
(c)if the land requires remediation fo be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be remediated
before the land is used for that purpose.
(2) Before determining an application for consent to carry out development that would involve a
change of use on any of the land specified in subclause (4], the consent authority must consider
a report specifying the findings of a preliminary investigation of the land concerned carried out
in accordance with the contaminated land planning guidelines.

The subject site is currently vacant and there is no evidence availoble o suggest that a potentially
contaminating landuse under the Contaminated Land Planning Guidelines has occurred on the site.
Further a section 149 certificate dated 29.3.15 (Certificate No. 20150413} states that there are no
matters listed under Section 59 (2) of the Contaminated Land Management Act 1997 affecting the site.
Accordingly, the preparation of further investigations into site confamination is fo considered

warranted.

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

A 'BASIX affected building' is defined by the Environmental Planning and Assessment Regulation 2000 as
"any building that contains one or more dwellings, but does not include a hotel or motel. This
development application seeks approval for the erection of a mixed use development, containing 156
residential dwellings. State Environmental Planning Policy (SEPP) (BASIX] 2004 applies to buiidings that
are defined as ‘BASIX affected development'. In terms of the subject development, BASIX affected
development means:
(a) development that involves the erection (but not the relocation) of a BASIX affected
building;
Under the provisions of this SEPP a BASIX certificate is required for the proposed development. The
development is accompanied by a BASIX Assessment Certificate prepared by Greenview Consulting
which confirms that the proposed BASIX commitments achieve the SEPP requirements for thermal

comfort and water and energy efficiencies.
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54 State Environmental Planning Policy (Infrastructure) 2007

State Environmental Planning Policy (Infrastructure) 2007 aims to ensure the effective delivery of
infrastructure across the State and that appropriate agencies are made aware of and are given an
opportunity to make representations in respect of certain development, including traffic generating
developments. Division 17 relates to road infrastructure while Schedule 3 of the SEPP outlines traffic

generating development which requires referral to Roads and Maritime Services (RMS).

The proposed development contains 157 residential units and is therefore not captured by the referral
requirements of the SEPP (due to the number of dwellings) as it contains less than:
= 300 dwellings with access to any road or 75 dwellings with access to a classified road or fo a

road that connects with an classified road.

However, the development contains parking for in excess of 200 cars and it is therefore captured by
Schedule 3 of the SEPP, which specifies that referal is required for development which comprises:

= Any other purpose with parking for 200 or more vehicles and access to any road.

Accordingly, referral to the Roads and Maritime Services will be required as part of the development

application assessment process.

5.5 Ilawarra Regional Strategy

The lllawarra Regional Strategy applies to the local government areas of Kiama, Shellharbour and

Wollongong and has been prepared by the Department of Planning. The primary purpose of the

Regional Strategy is fo ensure that adequate land is available and appropriately located to sustainably

accommodate the projected housing and employment needs of the Region's population over the next

25 years. The Regional Strategy aims to:

= Ensure an adequate supply of land strategically located to support economic growth and the
capacity for an additional 30,000 new jobs.

= Provide 38,000 new dwellings by 2031 to cater for the region's growing population and changing
demographics.

= Protect high value environments including coastal lakes, estuaries, aquifers, threatened species,
vegetation communities and habitat cormidors by ensuring that new urban development minimises
impacts on these important areas and their catchments.

»  Prevent development in places constrained by coastal processes, flooding, wetlands, important

primary industry resources and significant scenic and cultural landscapes.

This proposal will supply additional residential living opportunities within the lllawarra. The development is
strategically located with access to a range of both local services within the Shellharbour local
government area including the Stocklond Shellharbour retail complex to the immediate north of the

site, fogether with a range of facilities within the broader lllawarra region.

The proposed development will contribute to the need for additional housing and will cater for the
region's growing population within the Shellharbour City precinct, whilst providing ground level

commercial space to complement the adjacent retail/commercial precinct.
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5.6 The llawarra Shoalhaven Regional Plan

The Regional Plan was finalized by the NSW Department of Planning and Environment in November 2015
and applies to the Local Government Areas of Kiama, Shellharbour, Shoalhaven and Wollongong. The
plan was first exhibited for community comment as the Draft Regional Growth and Infrastructure Plan
(your future llawarra) Strategy in October 2014. This Regional Plan, according to the document,
“provides the sirategic policy, planning and decision-making framework to guide the region to

sustainable growth over the next 20years.”

The Regional Plan identifies a Centres Hierarchy servicing the lliawarra Shoalhaven as follows:
Metropolitan Centre - Wollongong

Major Regional Centre — Shellharbour Centre and Nowra Centre

Major Urban Centre — Warrawong and Dapto

Regional Centre — Kioma, Milton-Ulladulla and Vincentia District

Urban Centre — Corrimal, Fairy Meadow, Figtree, Unanderra, Warilla and Albion Park

The Shellharbour Centre has been identified as increasingly providing "goods and services for the
central parts of the region, including West Lake lllawarra release areas" and the plan recognises the

significant health and education assets through Shellharbour Hospital and Shellharbour TAFE.

With respect to housing the Plan recognizes that “the region will need at least 35,400 new homes
between 2016 and 2036 to meet the demands of population growth and change — this is an average of
1,770 each year. With one in four residents aged 65 years or older, and more one- and two person
households, decisions about the types of housing available, and the locations of new housing, as well as

the environmental impact of development, are ail important”.

Goal 2 of the Plan therefore is to provide a variety of housing choices with homes that meet needs and
lifestyles. Direction 2,.1 noted that "no new release areas are required for Wollongong, Shellharbour and
Shoalhaven beyond those already identified under the lllawarra Urban Development Program and
Shoalhaven Growth Management Strategy........... Councils are to plan for the mix of housing that suits
the projected growth, changing demographics (such as an ageing population] and market demand
particular to their area. This means that zonings and planning confrols maintain, or in some cases,

increase capacity for housing......

The proposed development will provide ground floor commercial development which will assist in
growing local employment opportunities. Further, it will provide upper floor residential accommodation
which will provide increased diversity, density and housing choice within a suitably zoned and serviced

location, thereby meeting consolidation objectives.
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é State Environmental Planning Policy No. 65 - (Design Quality of Residential
Flat Buildings) 2009

6.1 Legislative Requirements

The Environmental Planning and Assessment Amendment (SEPP 65} Regulation 2002 and State
Environmental Planning Policy No. 65 - Design Quality of Residential Flat Development were gazetted
on 26 July 2002. Amendment 3 of SEPP 65 was notified on 19 June 2015 and commenced operation on
17 July 2015. The amended policy applies to development for the purpose of a residential flat building,

shop top housing or mixed use development with a residential accommodation component if:

{a) the development consists of any of the following:

(i) the erection of a new building,

(ii) the substantial redevelopment or the substantial refurbishment of an existing building,

(iii) the conversion of an existing building, and
(b] the building concerned is at least 3 or more sforeys (not including levels below ground level
{existing) or levels that are less than 1.2 metres above ground level (existing} that provide for car
parking), and

(c) the building concerned contains at least 4 or more dwellings.

The provisions of the SEPP apply to this development as it comprises the erection of a new building,

which contains in excess of 3 storeys incorporating 157 residential apartments.

The Environmental Planning and Assessment Regulations 2000 (Clause 50) require that a development
application must be accompanied by a design verification from a qualified designer which certifies that
the qualified designer has directed the design and that the building achieves the design quality
principles set out in SEPP 65 and the objectives of Parts 3 and 4 of the Apartment Design Guide have
been achieved (amended ciauses 50(1A) and 115). A SEPP 65 Summary Table prepared by ADM
Architects is contained in Appendix 1 of this Statement of Environmental Effects, whilst an assessment
under State Environmental Planning Policy No. 65 (including Design Verification Statement), also
prepared by ADM Architects, accompanies the development application. This SEPP65 Assessment
concludes that the proposed building will satisfy the design quality principles of SEPP 65 - Design Quadlity
of Residential Flat Development {Amendment 3) and the objectives of Parts 3 and 4 of the Apartment

Design Guide.

6.2 Standards That Cannot Be Used As Grounds To Refuse Development Consent

Clause 30 of the SEPP confirms the grounds by which a development application or modification of

consent cannot be refused being:

{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 Aparfment 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,
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(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.

Note. The Building Code of Australia specifies minimum ceiling heights for residential flat buildings.
Compliance with clauses 30(q), {b), and (c} is demonstrated within Table 2 in section 6.3 below.

4.3 Apartment Design Guide

Clause 28 of the policy requires that a consent authority take into consideration the Apariment Design
Guide, prepared by the Department of Planning and Environment in 2015. Clause 6A of the SEPP
confirms that with respect to the objectives, design criteria and design guidance set out in Parts 3 and 4
of the Apartment Design Guide (Department of Planning and Environment, 2015), Development control
plans cannot be inconsistent with this guide in respect of the following:

(a) visual privacy,

(b) solar and daylight access,

{c] common circulation and spaces,

(d) apartment size and layout,

(e] ceiling heights,

(f) private open space and balconies,

(g) natural ventilation,

(h] storage.

Further, subclause 6A(2) clarifies that "if a development control plan contains provisions that specify
requirements, standards or controls in relation to a matter to which this clause applies, those provisions
are of no effect", whilst subclause 6A(3) clarifies that "this clause applies regardless of when the

development control plan was made”.

The Apartment Design Code confirms that “the design criteria set a clear measurable benchmark for
how the objective can be practically achieved. If it is not possible to satisfy the design criteria,
applications must demonstrate what other design responses are used fo achieve the objective and the

design guidance can be used fo assist in this".

Table 2 demonstrates whether the proposed development will comply with the Design Ciriteria
contained in Part 3 (Siting the Development - Visual Privacy) and Part 4 (Amenity) of the Apartment
Design Guide (ADG), being the standards by which the guidelines contained in the Apartment Design
Guide take precedence over WDCP 2009. Further, this table also demonsirates whether the other
Design Criteria contained in Part 3 and Part 4 are also met. The SEPP 65 Assessment prepared by ADM
Architects discusses the manner in which the proposal has considered the Design Guidance of the

Apartment Design Guide during the desigh development phase.
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Table 2: Compliance with Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amenity) of the ADG

Primary Control Proposed Compliance
3D Communal Communal open space has a | Communal open space is located | Complies
minimum area equatl to 25% of the | on the Podium (Level 1) between
Open Space | i Blocks A & B (970m?) and between
Blocks C & D (740m?2). Communal
Where developments are unable | open space is also located on the
to achieve the design criteria, such | roof terrace of Buildings A (335m?2),
as on small lots, sites within business | C (255m?2) and D (3%0m?2}.
zones, or in a dense urban areq,
they should: Required:
e provide communal spaces | Residential floor area == 14,338m?2
elsewhere such as a landscaped | Commercial floor area = 3333mz2.
roof top terace or a common | Therefore the residential fioor area
room equates to 81% of the site.
* provide larger balconies or | Accordingly, 20.2% of the site (ie.
increased private open space for | 81% x 25%) should be provided as
apartments communal open space, which is
e demonstrate good proximity to | 2248mz2.
public open space and facilities
and/or provide contributions to | Provided:
public open space. A fotal of 2670m? of communal
open space is provided (1710m?2 at
podium and 960m2 at roof terace),
which is compliant with the
proportion  required for the
residential component of the
development.
Achieve a minimum of 50% direct | Sunlight access is required to 50% | Minor
sunlight to the principal usedble | of the required 2248m2 of | Variation
part of the communal open space | communal open space, which
for a minimum of 2 hours between | equates to 1124m2 of the COS

9am and 3pm on June 21.

being required to achieve 2 hours
of sunlight.

The Shadow Analysis prepared by
AM Architects shows that the roof
terace of Block A and C will
receive sunlight for well in excess of
the required 2 hours, with only a
limited area of such terraces being
overshadowed in the later
afternoon period. Similarly, the roof
terrace of Block D will receive
sunlight through most of the day on
June 21, with only a limited area
shaded by 3pm. Hence, the 960m?
of rooftop communal open space
(ie. 42.7% of the ftotal 2248m:?
required COS) meets the 2 hour
requirement for sunlight access on
June 21.

The communal open space at the
podium level, being sited centrally
within the development, wil be
overshadowed throughout the day
however 67m? at the podium level
(ie 6.0% of the total 2248m?2
required COS) will achieve 2 hours
of sunlight.

When combined  with the
communal open space at the
rooffop a total of 48.7% of the
communal open space achieves
the required 2 hours of sunlight. This
is only marginally below the
required 50% and will not result in a
loss of amenity for residents within
the developmeni given the minor
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Table 2: Compliance with Part 3 mngﬁwuu]mmweammma Pari 4 (Amenity) of the ADG

Primary Control Proposed Compliance
variation  sought  within  this
commercial/mixed use precinct

3E Deep Soll | Deep soil zones are 1o meet the | A 6m wide deep soil zone extends | Complies
following criteria: along the southemn boundary of
Zones the site, which has an area of
Slte Area Min Deep 780m?2 and therefore equates to 7%
Dimen- | Soil of the site.
sions Ione
(% of . .
site An additional ém of deep soil
areq) planting is provided along the
<650m? - maijority of the western boundary;
650m? 41 3m and 5.4m is provided along the
1500m?
eastern boundary.
>1500m? ém 7%
;éi%?gzmwnh 6m The total area of deep soil planting
freelcover on the site, when combing all 3
areas, equates to 1540m2, which is
13.87% of the site area.
3F Visual Privacy | Separation between windows and | SETBACKS to ADJACENT SITES:
balconies is provided to ensure | The site is bounded to the west by 2
visual  privacy s achieved. | storey commercial premises; to the
Minimum  required  separation | south by an educational
distances from buildings fo the side | establishment (Nazareth Catholic
and rear boundaries are as follows: | Primary School) to the east by
open space; to the north by a
Bullding Habitable | Non carpark and land to be developed
Helght Rooms Habltable for commercial purposes.
and Rooms
Balconies Block C & D
Up fo 12m = 3m For the purpose of setbacks it is
{4 storeys) noted that the site slopes down to
up to 25m om 4.5m the east. For Block C&D the
(5-8 ground floor level and Levels 1-3
storeys) are predominantly located in the
over 25m 12m ém ‘up to 12m' (4 storey) height plane
ggre l and Level 5 is located in the 12-
¥s 25m (5-8 storey) height plane.
West and South:
Up to 4 storeys (Ground Floor & -
Levels 1-3): Complies
Side and Rear:
6.0m. Complies
5th Storey (Level 4):
Up to 4 storeys (Ground Floor &
Levels 1-3):
Side and Rear: Complies
9.0m. Complies
Block A& B
For Block A & B the Ground Floor
Level and Levels 1-3 are

predominantly located in the 'up fo
12m' (4 storey) height plane for the
western portion of the building.
Level 5 (which is sited adjacent to
Benson Ave) is within the 12-25m (5-
8 storey} height plane.

However, in the eastern portion of
the site, where the land slopes
downwards, Basement 1 also
extends completely above ground
and therefore for the eastern
portion of the building Level 4 is
located within the 12-25m (5-8
storey) height plane.
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Table 2: Compliance with Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amenity) of the ADG

Primary Control

Proposed

Compliance

South-west:

Up to 4 storeys (Ground Floor &
Levels 1-3):

Rear:

6.0m. Complies

5th Storey (Level 4):

Is sited adjacent to Benson Ave
and therefore is set well back from
all boundaries. Complies

South-east & east:

Up to 4 storeys (Basement 1,
Ground Floor & Levels 1-2):
Rear:

6.0m. Complies

Side fegst]: Min 5.445m (with one
corner of upper level balconies in
Building A at 4.335m). Setfback
increases to a maximum of 9.5m for
Building A. Variafion sought to the
required 6m setback.

5th Storey (Level 3):

Rear:

6.0m. Variation sought to the
required 9m setback.

Side (east): Min 5.445m {with one
corner of upper level balconies in
Building A at 4.335m). Setback
increases to @ maximum of 9.5m for
Building A. Variation sought to the
required 9m setback.

Complies

Complies

Complies

Variation
sought - refer
section 9

Variation
sought - refer
section 9

Variation
sought - refer
section 9

3F

Visual Privacy
(cont.)

Separation distances between
buildings on the same site should
combine required building
separations depending on the type
of room (see figure 3F.2).

Require:

Up to 12m
(habitable)
up to 25m
(habitable)

(4 storeys) - 12m

(5-8 storeys) - 18m

Gallery access circulation should
be treated as habitable space
when measuring privacy
separation  distances between
neighbouring properties

SEPARATION BETWEEN BUILDINGS
ON THE SUBJECT SITE:

Between Building A & C
4 storeys - require 12m separation:
Min 18.86m (between balconies)

Between Buildings B & D:
4 storeys - require 12m separation:
Min 14.18m (between balconies)

Between Building A & B:

(4-5 storeys - require
separation)

Min 20.64m (wall to balcony)

18m

Between Buildings C & D:
4 storeys - require 12m separation:
Min 20.87m (walll to baicony)

Complies

Complies

Complies

Complies
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Table 2: Compliance with Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amenity) of the ADG

Primary Control

Proposed

Compliance

34 Carparking

For development in the following
locations:

e on sites that are within 800 metres
of a railway station or light rail stop
in the Sydney Metropolitan Area; or
¢ on land zoned, and sites within
400 metres of land zoned, B3
Commercial Core, B4 Mixed Use or
equivalent in a nominated regional
cenfre the minimum car parking
requirement for residents and
visitors is set out in the Guide to
Traffic Generating Developments,
or the car parking requirement
prescribed by the relevant council,
whichever is less.

The car parking needs for a
development must be provided off
street.

Clause 30 of the SEPP confirms the
grounds that a development
application or modification of
consent cannot be refused 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.

Shellharbour is identified as a
nominated regional centre within
Table 3 of Section 3J. The
carparking for the development is
provided in accordance with the
RMS Guide to Traffic Generating
developments, which specifies the
following standards for carparking:

Regquired Parking

Residential flat building (High
density - metropolitan subregional
centre)

Reguire Resident:

0.6 spaces per 1 bed unit
0.9 spaces per 2 bed unit
1.4 spaces per 3 bed unit

Require Visitor:
1 space per 5 units

Commercial
1 space per 40m2 GFA

Therefore:

Stage 1
Require Residents:
18 x 1 bed = 10.8 spaces

39 x 2 bed = 35.1 spaces
7 x 3 bed = 9.8 spaces
Require: 55.7 spaces

Require Visitors:
Require: 0.2 x 64 = 12.8 spaces

Require Commerciai:
41.7 spaces

TOTAL REQUIRED STAGE 1:
110.2 - (55.7 resident, 12.8 visitor &
41.7 commercial)

TOTAL PROVIDED STAGE 1:
155 spaces (100 resident, 13 visitor
& 42 commercial)

Stage 2

Require Residents:

25 x 1 bed = 15 spaces
62 x 2 bed = 55.8 spaces
6 x 3 bed = 8.4 spaces
Require: 79.2 spaces

Require Visitors:
Require: 0.2 x 93 = 18.6 spaces

Require Commerciai:
41.6 spaces

TOTAL REQUIRED STAGE 2:
139.4 - (79.2 resident, 18.4 visitor &
41.6 commercial)

TOTAL PROVIDED STAGE 2:
179 spaces (119 resident, 18 visitor
& 42 commercial)

Complies
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Table 2: Compliance with Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amentty) of the ADG

Primary Control Proposed Compliance
4A Solar and | Living rooms and private open | The SEPP 65 Compliance Table | Complies
i spaces of at least 70% of | prepared by ADM  Architects'
Daylight apartments in a building receive a | (Appendix 1) indicates that 70% of
Access minimum of 2 hours direct sunlight | the 157 units (ie. 110 units) wil
between 9 am and 3 pm at mid | achieve 2 hours of sunlight on June
winter in the Sydney Meftropolitan | 21, calculated as follows.
Area and in the Newcastle and
Wollongong local govermnment | Within Stage 1 the following units
areas. achieve the required amount of
sunlight:
Block A: 30 of the 34 units
Block B: 20 of the 30 units
Within Stage 2 the following units
achieve the required amount of
sunlight;
Block C: 33 of the 45 units
Block D: 27 of the 48 units
A maximum of 15% of apartments | 18 of the 156 units do not receive | Complies
in a building receive no direct | direct sunlight which equates to
sunlight between 9 am and 3 pm | 11.5%.
at mid winter.
4B Natural At least 60% of apartments are | The SEPP 65 Compliance Table | Complies
naturally cross ventilated in the first | prepared by ADM  Architects'
Ventilation nine storeys of the building. | (Appendix 1) indicates that 62% of
Apartments at ten storeys or | the 157 units (ie. 98 units) will be
greater are deemed to be cross | cross ventilated.
ventilated only if any enclosure of
the balconies at these levels allows | Within Stage 1 the foliowing units
adequate natural ventilation and | are cross ventilated:
cannot be fully enclosed. Block A: 24 of the 34 units
Block 8: 22 of the 30 units
Within Stage 2 the following units
are cross ventilated:
Block C: 26 of the 45 units
Block D: 26 of the 47 units
Overall depth of a cross-over or | There are a number of apartments | Complies
cross-through apartment does not | which are defined as cross through
exceed 18m, measured glass line | apartments, being apartments on
to glass line one level with two opposite
aspects.  The maximum depth
{glass to glass) is approx 17.0m.
4C Celling Measured from finished floor level | 2.7m ceiling height is proposed for | Complies
to finished ceiling level, minimum | all residential levels. All apartments
Heights ceiling heights are: are single level. 3.3m ceiling height
Min ceiling height for apartment & is proposed for the commercial
mixed use bulldings level.
Habitable | 2.7m
rooms
Non- 2.4m
habitable
For 2 storey| 2.7m for main living area
apartments| floor
2.4m for second floor,
where its area does
not exceed 50% of the
apartment area
Attic 1.8m at edge of room
spaces with a 30 degree
minimum ceiling slope
If located| 3.3m for ground and
in  mixed| fist floor to promote
use areds future flexibility of use
These minimums do not preclude
higher ceilings if desired.
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Table 2: Compliance with Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amenity) of the ADG

Primary Control Proposed Compliance
4D 4D Apartment | Apartments are required to have | The one bedroom units are a | Complies
. the following minimum internal | minimum of 56m? in area (50m?
Size and | qreqs: required).
Layout
Apartment Minimum  Internal The two bedroom units {(no ensuite)
type area are a minimum of 75m2 in area
Studio 35m? (70m2 required).
BECBoM 20 The two bedroom units (with
2 bedroom 70m? ensuvite) are a minimum of 87m?2 in
area (75m?2 required).
3 bedroom 90m?
The three bedroom units [with
ensuite) are a minimum of 110m2 in
The minimum internal areas include | area (95m? required).
only one bathroom. Additional
bathrooms increase the minimum
internal area by 5m2 each .
A fourth bedroom and further
additional bedrooms increase the
minimum internal area by 12m?
each
Every habitable room must have a | All living rooms and bedrooms | Complies with
window in an external wall with a | have a window, sized o meet BCA | BCA
total minimum glass area of not less | requirements.
than 10% of the floor area of the
room. Daylight and air may not be
borrowed from other rooms
Habitable room depths are limited | A maximum depth of 6.75m is | Complies
to a maximum of 2.5 x the ceiling | permitted based on a 2.7m ceiling
height height.
All rooms are less than 6.75m in
depth, except for combined living,
dining kitchen (refer below).
In open plan layouts (where the | The majority of wunits comply | Variation
living, dining and kitchen are | however variation is sought for a sought
combined) the maximum | limited number of apartments
habitable room depth is 8m from a | which have a depth of 9.2m.
Mimciew Variation is  sought to  this
requirement as 75% of units comply
and other cross ventilation and
sunlight requirements are met.
Master bedrooms have a minimum | Master bedrooms have areas of | Complies
area of 10m2 and other bedrooms | between 12m2 and 16m?2
9m?2 (excluding wardrobe space) (exclusive of the area of
wardrobes).
Bedroom 2 and 3 have areas of
9m2to 11m? (exclusive of the area
of wardrobes).
Bedrooms have a minimum | All bedrooms have a minimum | Complies
dimension of 3m (excluding | depth of 3m (exclusive of the
wardrobe space) depth of wardrobes).
Living rooms or combined | All apartments have a living room | Complies
living/dining rooms have a | with a minimum width of 4m.
minimum width of:
* 3.6m for studio and 1 bedroom
apartments
e 4m for 2 and 3 bedroom
apartments
The width of cross-over or cross- | All apartments have a minimum | Complies
through apartments are at least 4m | width of 4m.
internally to avoid deep narrow
apartment layouts.
4E Private open | All apartments are required to | Balcony sizes range from 8m2 to | Complies
Space and | have primary balconies as follows: 15m2  for the one bedroom
apartments.
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Table 2: Compliance wifh Part 3 (Siting/Visual Privacy/Carparking) & Part 4 (Amenity) of the ADG

Primary Control Proposed Compliance
Balconies Dwelling Minimum| Minlmum
type area depth Two bedroom apartments have
. : 2
Siodio g k:;:rffny sizes ranging from 10m2 to
2
TEmdRemy 5m o Three bedroom apartments have
2 bedroom| 10m2 m balcony sizes ranging from 14m?2 to
85m2.
3 bedroom| 12m? 2.4m
All balconies have a primary area
with @ minimum depth of 2m.
The minimum baicony depth to be
counted as contributing to the
balcony areais 1m.
For apartments at ground level or | Provided for courtyards: Refer
on a podium or similar structure, a | Block A: 11m?2 fo 15m2, Whilst width | comment
private open space is provided | of courtyards are less than 2m (at
instead of a balcony. It must have | min 1.5m2), all courtyard units in
a minimum area of 15m2 and a | Block A also have a primary
minimum depth of 3m. balcony which meets minimum
requirements).
Block B: 23m2 to 47m2,, with a min
width of in excess of 2m.
Block C: 12m? to 36m2., with a min
width of in excess of 2m. Variation
sought only of Unit C113, with all
other courtyards compliant with
area requirement. The primary
area for all courtyards in Block C
exceeds 2m, with the exception of
the northern units in Block C (Units
C101, 105 and 106) which also
have a primary balcony which
meets minimum requirements).
Block D: 23m? to 47mz2., with a min
width of in excess of 2m.
4F Common The maximum number of | 5-8 gpartments are each level are | Complies
Circulation apartments off a circulation core | serviced off a single lift.
and Spaces on a single level is eight.
For buildings of 10 storeys and over, | Not applicable. Not
the maximum number of applicable
apartments sharing a single lift is 40.
4G Storage In addition to storage in kitchens, | Storage is provided in the | Total storage
bathrooms and bedrooms, the | subbasement and within linen | complies
following storage is provided: cupboards in the units:
Dwelling Storage size Storage Required:
type volume 1 bed 43 x 6 = 258m?
y 2bed 101 x 8 = 808m2
SIS ey 3bed 13x 10 = 130m?
Tbedroom e Total required: 1196m?
2 bedroom 8m? Storage Provided:
Basement  storage areas in
3 bedroom 10m3 Residential carpark areas only —
846m? which equates to 2030.4m3

At least 50% of the required storage
is to be located within the
apartment

based on a 2.4m ceiling height.

Residential storage is

Stage 1 -57.6m2ie.138m?

Stage 2-83.7m2ie 200m3

Total storage provided =2368.4m?
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6.4 Mixed Use Design Guidance

Section 4S of Part 4 of the Apartment Design Guide also contains Design Guidance relative to mixed use
developments including:
= Mixed use development should be concentrated around public fransport and centres
= Mixed use developments positively contribute to the public domain. Design solutions may
include:
- development addresses the street;
- active frontages are provided;
- diverse activities and uses;
- avoiding blank walls at the ground level.
- live/work apartments on the ground floor level, rather than commercial
= Residential circulation areas should be clearly defined. Design solutions may include:
- residential entries are separated from commercial entries and directly accessible from the
streel;
- commercial service areas are separated from residential components;
- residential car parking and communal facilities are separated or secured;
- security at entries and safe pedestrian routes are provided;

- conceadlment opportunities are avoided.

The proposed development will meet such criteria os:

= The development is sited within the Shellharbour City commercial precinct, immediately adjacent
to the services and facilities offered within Stockiand Shellharbour;

s  Commercial tenancies are provided at the ground floor level immediately fronting Benson Ave, with
two further commercial tenancies fronting the internal accessway at the ground floor level.

= The sireet frontages are highly activated and contain glazing and direct entries to the commercial
spaces;

= The residential entries are secured and are separated from the retail entries. Entry to the retail
premises is directly avdilable from the footpath of Benson Ave and also from a rear door accessing
the commercial/visitor parking area. Entry to the residential units is available directly via lift from the
parking levels (Block B and D), or via a secure door access leading to the lifts for Block A and C.
Entry is also available from the central accessway into a foyer and lift servicing each block, which

leads to the podium level.
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7 Shellharbour Local Environmental Plan 2073

7.1 Site Zoning

The land lies within the B3 Commercial Core zone of Shellharbour Local Environmental Plan 2013. The

zoning of the site and surrounding lands is shown in Figure 10.

Figure 10: Exiract from Shellharbour Local Environmental Plan 2013 showing subject site and
surrounding land zoning (Source: Shellharbour City Council on line mapping)

7.2 Land Use Table and Zone Objectives

The objectives of the B3 Commercial Core zone are:

= To provide a wide range of retail, business, office, enterfainment, community and other suitable
land uses that serve the needs of the local and wider community;

= To encourage appropriafe employment opportunities in accessible locations;

= TJo maximise public transport patronage and encourage walking and cycling;

= To strengthen the role of the Shellharbour City Centre to ensure that it continues to develop as
a major regional centre with retail, entertainment, commercial, cultural and residential uses;

= To allow for a limited range of residential accommodation while maintaining retail, business or

other non-residential active uses at street level.

The proposed development incorporates a range of uses that will service the needs of the Shellharbour
City community by providing ground floor business use and upper level residential units. The proposed
shop top housing development comprises 156 residential units and will provide housing choice and

affordability within the Shellharbour City Centre, which in turn will encourage and promote patronage
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of businesses in the surrounding area. The development will also provide 3325m? of commercial floor
space at the ground floor level {adjacent to Benson Ave and the internal accessway), and will provide
business employment opportunities and a diversity of uses along Benson Avenue located at the
periphery of the Shellharbour City Centre (Stockland Shellharbour). The objectives of the B3 Commercial

Core zone are therefore satisfied.

7.3 Definition and Permissibility of Use

The land use table for the B3 Commercial Core zone as contained within Shellharbour Local

Environmental Plan 2013 is as follows:

2 Permitted without consent

Home businesses; Home occupations
3 Permitted with consent

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

4 Prohibited

Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Biosolids freatment
facilities; Boat building and repair facilities; Boat launching ramps; Boat sheds; Camping grounds; Caravan
parks;, Cemeteries; Charter and tfourism boating facilities; Correctional centres; Crematoria; Depots; Eco-
tourist facilities; Electricity generating works; Environmental facilities; Environmental protection works; Exhibition
homes; Exhibition villages; Exfractive industries; Farm buildings; Farm stay accommodation; Forestry; Freight
transport facilities; Heavy industrial storage establishments; Helipads; Highway service centres; Home
occupations (sex services); Industrial retail outlets; Industrial training facilities; Industries; Jetties; Marinas;
Mooring pens; Moorings; Mortuaries; Open cut mining; Recreation facilifies (major); Recreation facilities
{outdoor); Research stations; Residential accommodation; Rural industries; Service stations; Sewage
treatment plants; Sex services premises; Storage premises; Transport depots; Truck depots; Vehicle body repair
workshops; Vehicle repair stations; Warehouse or distribution centres; Waste or resource management
facilities; Water recreation structures; Water recycling facilities; Water supply systems; Wharf or boating

facilities; Wholesale supplies

The proposed development is described as ‘shop top housing' which is defined by SLEP 2013 as “one or
more dwellings located above ground floor retail premises or business premises.” The proposed
development includes one or more dwellings located above ground floor commercial
premises/carparking. The land use table for the B3 Commercial Core zone states that 'shop top

housing' is permitted with development consent.

‘Commercial premises’ is defined by SLEP 2013 as meaning any of the following land uses "{a) business
premises, (b) office premises, or (c) retail premises”. 1t is noted that the ground floor includes retail floor
space at the Benson Avenue frontage, and a commercial/visitors car parking area atf the rear of the

site within Blocks A&B and Blocks C&D, thereby meeting the shop fop housing definition.
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7.4 Part 4 Principal Development Standards

Clause 4.1 Minimum subdivision lot size

This clause requires that the "size of any lot resulting from a subdivision of land to which this clause
applies is not to be less than the minimum size shown on the Lot Size Map in relation to that land". As a
two lot Torrens Title subdivision of the subject site is proposed, this clause applies. The Lot Size Map does

noft specify a minimum lot size for the subject site.

Clause 4.1A Minimum lot sizes for dual occupancies, multi dwelling houses and residential flat buildings
The objective of this clause is to achieve planned residential density in certain zones. This clause applies

only to specified forms of residential development in the R2 Low Density and R3 Medium Density zones,
and is therefore not applicable fo the proposed development as the subject site is located within the B3

Commercial Core Zone.

Clause 4.3 Height of Buildings
The 'Height of Buildings' map specified in Shellharbour LEP 2013, which is referenced in Clause 4.3(2),

specifies that a maximum building height of fifteen (15) metres applies to the subject land. The

proposed building has the following maximum overall heights:
e Block A-17.955m
» BlockB-17.83m
e Block C-15.26m
e BlockD-158m

As the height of Blocks A-D exceeds the maximum 15m height specified in clause 4.3 of SLEP 2013 a
Clause 4.6 'Exception to Development Standards' statement, which justifies this non-compliance, is

contained in Section 10 of this Statement.

Clause 4.4 Floor Space Ratio
Floor space ratio (FSR) is defined within SLEP 2013 as the ratio of the gross floor area of all buildings within
the site to the site area. The 'Floor Space Ratio' map specified in Shellharbour LEP 2013, which is

referenced in Clause 4.4(2), does not specify a maximum floor space ratio as applying to the subject

land.

7.5 Part 5 Miscellaneous Provisions

Clause 5.6: Architectural Roof Features
Clause 5.6 allows development that includes an architectural roof feature to exceed the height limit,
but only with development consent. There are no architectural roof features proposed and therefore,

this clause does not apply to the proposed development.

Clause 5.9: Preservation of frees or vegetation

Clause 5.92(3) requires development consent for the removal of frees and vegetation. The subject site is

currently vacant with no vegetation present on the site.
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Clause 5.10: Heritage Conservation
There are no items of environmental heritage located in proximity to the subject site, as listed in SLEP

2013. The proposed development will therefore not impact on the integrity of any listed item.

7.6 Part 6 Local Provisions — General

Clause 6.1 Acid Sulphate Soils

The objective of this clause is to ensure that development does not disturb, expose or drain acid
sulphate soils and cause environmental damage (SLEP 2013). The Acid Sulphate Soils Maps associated
with Shellharbour LEP 2013 do not indicated that the site is affected by Acid Sulphate Soils therefore this

clause does not apply.

Clause 6.2 Earthworks

The purpose of this clause is to ensure that any earthworks will not have a detrimental impact on
environmental functions and processes, neighbouring uses or heritage items and features surrounding
land, with a number of matters to be taken into consideration by the consent authority being:

{a) the likely disruption of, or any defrimental effect on, existing drainage patterns and soil
stability in the locdlity,

{b) the effect of the proposed development on the likely future use or redevelopment of the
landg,

{c] the quadlity of the fill or of the soil to be excavated, or both,

(d) the effect of the proposed development on the existing and likely amenity of adjoining
properties,

(e) the source of any fill material or the destination of any excavated material,

(f) the likelihood of disturbing Aboriginal objects or other relics,

{g) proximity to and pofential for adverse impacts on any watercourse, drinking water
catchment or environmentally sensifive area.

The proposed development will involve excavation within the proposed building footprint to
accommodate the basement levels. The basement excavation and shoring of walls will be designed
by a structural engineer. There are no anticipated impacts to adjoining properties, given the separation
distances provided and the reduced depth of cut which is required for the western sections of Biocks C
and D adjacent to the nearest properties to the west. Excavated material during demolition phase will
be stockpiled on site and used for landscaping of the development and other excavated material
during the construction phase will be transported to an approved landfill site as indicated in the

SWMMP accompanying the development application.

Clause 6.3 Flood Planning

The objectives of this clause are to minimise the flood risk to life and property associated with the
proposed use of the land, and to avoid significant adverse impacts on flood behaviour and the
environment. The section 149 cerfificate obtained on 23.3.15 states that the Council has no records
indicating that the land may be located in a flood hazard area. However, Shellharbour City Council
requested at the prelodgement meeting (15 September 2015) that a Flood Study be submitted that
investigates impacts of the proposed development on overland flow path flooding in Bensons Creek
Reserve, and any flooding impacts to the development. Accordingly, the application is accompanied

by flood advice prepared by Jones Nicholson. This advice confirms that:
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e The site is classified as a Low Flood Risk precinct in accordance with the criteria of Sheltharbour
City Council’s Floodplain Risk Management Development Control Plan;

s The 1in 100 year ARI flood event is contained within the Bensons Creek Reserve at the critical
section;

* The PMF flood event extends into the development site at the critical section at an approximate
RL of 40.15m AHD and abuts the proposed external basement wall. The PMF flood level recedes
from the external basement wall as the Bensons Creek Reserve widens to the north east;

e The proposed development is compatible with the objectives of the Shellharbour City Council
Floodplain Risk Management Development Control Plan for both residential and commerciol

activities.

Clause 6.4 Stormwater Management
This clause applies to all land in residential, business and industrial zones and seeks to "minimise the
impacts of urban stormwater on the land to which the development applies, adjoining properties,

native bushland and receiving waters." This clause states that development consent must not be

granted unless the consent authority is safisfied that the development:
{(a) is designed to maximise the use of water permeable surfaces on the land having
regard fo the soil characteristics affecting on-site infilfration of water, and
(b) includes, if practicable, on-site stormwater retention for use as an alternative supply
to mains water, groundwater or river water, and
(c} avoids any significant adverse impacts of stormwater runoff on adjoining properties,
native bushland and receiving waters, or if that impact cannot be reasonably avoided,

minimises and mitigates the impact.

Civil Plans by Jones Nicholson accompany the application, which detail drainage and stormwater

requirements.

Clause 6.6 Active Street Frontages

The objective of this clause is to promote uses that attract pedestrian traffic along certain ground floor
street frontages in the B3 Commercial Core Zone. This clause applies to land identified as "Active street
frontage" on Council's Active Street Frontages map. According to Council's mapping, the subject site is
located in close proximity to several stretches of active street frontage (Figure 11). However, the subject
site is not on land identified as having an active sireet frontage and this clause is therefore not
applicable. Irrespective of this, the proposed development has been designed to provide an active
street frontage to Benson Ave, through the placement of retail tenancies with direct street access for

the full length of this frontage.
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Figure 11: Extract from SLEP 2013 showing proximity of subject site
to Active Street Frontages in the Shellharbour City Centre.

Clause 6.9 Essential Services

Clause 6.9 requires that infrastructure is available to the site (water, electricity, sewage, stormwater
drainage, vehicle access). The site is located in an urban setting and it is anficipated that the existing
public utilities infrastructure will be adequate to service the proposed development, subject to

confirmation from service authorities at the construction certificate stage. Complies.
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8 Shellharbour Development Control Plan 2013

Shellharbour Development Control Plan 2013 (SDCP 2013} came into effect on the 26 June 2013. The

manner in which the proposed development complies with the primary controls and relevant standards
contained in Chapter 3 (Residential Development), Chapter 4 (Subdivision Infill & Greenfield}) and
Chapter 7 (Sheliharbour City Centre Commercial Development), together with other relevant chapters

of this DCP are outlined in Table 3 below.

IS e arpo e

‘SCDCP Requirements

plopme » Ok FIQ §

Proposed

Compliance

Chapter 3: Residential Development

3.1 Height The SLEP (2013) contains building | The overall maximum height of | Variation sought -
height requirements. buildings on the site are: refer section 10.
A 15m height limit applies fo the s Block A-17.955m
subject land. e BlockB-17.83m
e  Block C-15.26m
Any parapet or parapeted gable . Block D - 15.8m
needs to be within the LEP height limit
unless it can be demonstrated it
meets the LEP criteia for an
architectural roof feature.
3.2 Building Front Building Lines: Refer Sections 3.4 & 3.5 below. Refer Sections 3.4
Lines and Front setbacks for shop top housing & 3.5 below.
Boundary must be in accordance with the
setbacks Streetscape and Design Sections of
this Chapter- refer Sections 3.4 & 3.5
below.
Boundary Setbacks: Design Criteria 3F Visual Privacy of | Refer to Table 2in
Design Criteria 3F Visual Privacy of Apartment  Design  Guide  takes | Section 6.
Apartment Design Guide takes precedence. Refer to Table 2 in
precedence. Refer to Table 2 in Section 6 of this SEE.
Section 6 of this SEE.
3.4 The overall bulk, mass and front | The development provides a retail | Complies
Sfreetscape building line of the development must | facade to the Benson Ave frontage,
and design reflect the existing and/or emerging | with residenfial levels above the retail
for residential | built form of the surrounding area. space. This form and mix of uses is
flat buildings consistent  and/or compatible with
and shop top existing and future development in this
housing precinct.
Where basement parking is | The entrance to the basement levels is | Complies
proposed, the development must be | appropriately provided from the
designed to ensure that the entrance | internal access road, rather than the
to the parking area and podium does | Benson Ave frontage.
nof dominate the streetscape.
The maximum unbroken length of | All walls are articulated with balconies, | Complies
wall is not to exceed 33% of the | windows or changes to the line of the
length of the comesponding property | building.
boundary.
3.5 All residential dwellings should have | All dwellings at the upper levels have | Complies
Streetscape 1.8m deep verandahs to the street | balconies with a minimum width of 2m,
and design fronfage across at least 50% of the | with the combined length extending
for residential | building facade. for more than 50%  of the building
flat buildings fagade.
and shop top
housing in Residential setbacks must be 3.5m | The walls of the residential apartments | Refer comment
Shellharbour from the front property boundary | are setback 3.05m from the Benson
City Centre except in mixed use buildings where | Ave frontage and the balconies have
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Table 3: Shellharbour Developmient Control Plan 2013

Proposed

Compliance

no setback is required.

No side setbacks are required.

Roofs must be pitched greater than
25% or built behind parapets.

A colour and materials palette must
be submitted with the Development
Application.

Residential buildings must have front
fences of 0.9m.

a 2.14m setback.

Side setbacks are addressed in section
7 (Apartment Design Guide).

The roof presents as a contemporary
flat roof design which is appropriate for
a building of this scale and function.

Refer to the accompanying Colours
and Materials schedule provided by
ADM Architects.

No fences are proposed along the
primary frontage.

Refer Section 7

Refer comment

Refer to Colours
and Materials
schedule

Not applicable

principle intemal living areas and/or

the private open space area/s of

neighbouring residences the privacy

screen/s must be provided. The

privacy screen must be:

- A minimum height of 1.5m;

- Bergid and permanently fixed;

- Have no individual opening
more than 30mm wide;

- Have a total area of all openings
less than 30% of the surface area
of the screen.

The siting, layout and location of
upper level windows of high use
habitual rooms must not
unreasonably overlook the principal
internal living areas and/or the
private open space areas of
neighbouring residences. Where
overlooking is unavoidable, windows
must have a minimal sill height of
1500mm, have translucent glazing or
incorporate other design measures
that protect the privacy of main living
areas of neighbouring residences.

Design Considerations
Privacy to be achieved by:
- Staggering windows of adjoining

dwellings;
- Avoid elevated terraces, deck
and external  stairways  that

overiook the rear of adjoining

east, with commercial uses and
carparking opposite Benson Ave to the
north. Hence, adequate separation will
be provided to minimise potential
overlooking concerns.

In acknowledgement of the sensitivity
of the educational use fo the south the
number of balconies on the southern
elevation has been minimised, with a
greater concentration of balconies
facing the street and the side
boundaries. Only 4 x balconies on
each of Levels 1-3 and 2 x balconies
on Level 4 of Block D and 2 x balconies
on each of Levels 1-3 of Block B face
the south and such balconies have a
minimum ém setback from the
property boundary.

Qverlooking of living rooms and private
open space of other residences is
minimised given the separation
distances provided to the nearest
residences to the east (beyond the
open space).

Within the site the positioning of
balconies and living spaces seeks to
minimise overlooking between
opposing units. Balconies are generally
concentrated on  the northern
elevation for sunlight access purposes.
In Blocks A and C living rooms and

3.6 Fencing Fences in the primary and secondary | No fences are proposed along the | Not applicable
frontage must be no higher than | primary frontage.
1.2m.
Where fencing adjoins a passive | Fencing along the eastern and | Refer comment
public reserve, the fence must be | southemn boundaries will be colorbond
predominantly open style character | for security purposes ond privacy
to allow causal surveillance. within the school site.
Fencing adjoining active open space
areas such as sports fields and
playgrounds must be 1800mm high
solid style panel fencing.
3.7 Acoustic Design for privacy The site is bordered by commercial | Complies
and visval Where a balcony deck, patio, | uses to the west, an educational
privacy pergola, terrace overiooks the | facility to the south, open space to the
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SCDCP Requirements

Proposed

Compliance

properties and the open space
within multi unit development.

- Design balconies balustrade to
provide  privacy  particularly
where the balcony provides the
only private open space. Open
style  or transparent material
should be avoided.

Effective siting & layout of windows
and balconies to avoid overiooking
are prefered over the use of
screening devices, high sill winds or
transiucent glazing.

Upper storey living room windows
and balconies should be located so
that views are to the street or to an
adjoining public reserve.

balconies predominantly face Benson
Ave and hence bedroom windows are
generally located on the southern
elevation opposite the living rooms
windows and balconies of Block B and
D. Where balconies face into the
courtyards (eg. for the western section
of Blocks C and D} separation is
provided to other balconies also
facing into this courtyard to maintain
privacy levels.

For Blocks A and B there are no
opposing balconies as the buildings
are not joined and a number of units
are orientated east towards the public
reserve.

3.8 Private
Open Space

Design Criteria  '4E  Private open
space and baiconies' of Apartment
Design Guide takes precedence.
Refer to Table 2 in Section 6 of this
SEE.

Refer to Criteria '4E Private open space
and balconies’ contained in Table 2 in
Section 6.

Refer to Table 2 in
Section 6

3.12 BASIX

Design must meet targefs and a
certificate issued.

Refer to the accompanying BASIX
Assessment prepared by Greenview
Consulting.

Refer BASIX Report

3.13 Solar
Access

Design Criteria '4A Solar and daylight
access' of Apartment Design Guide
takes precedence. Refer to Table X in
Section X of this SEE.

Refer fo Criteria 4A Solar and Daylight
Access contained in Table 2 in Section
6.

Refer to Table 2 in
Table 6.

3.14
Adaptable
Housing

Should consider the provision of the
requirements of AS4299-1995
Adaptable Housing for 20% of
dwelling for more than 4 dwellings.

10 adaptable units are provided in
Block A/B {stage 1) and 6 in Stage 2
(Block C/D) which equates to 10% of
residenfial dwellings.

Refer comment

Chapter 4: Subdivision = Infill and Greenfleld

4.1 Where possible, the subdivision is to | Lot 1 has a 78.11m northern boundary | Complies
Convention create opportunities for the northern | and Lot 2 has a 70.35m northemn
(torrens) orientation of dwellings. boundary allowing for northern
subdivision orientation of dwellings.
A minimum building envelope of 10x | Buiding envelope which is well in | Complies
15m is required. excess of 10x15m is provided on each
lot.
All lots must have direct full boundary | Both lots have direct frontage fo | Complies
access to open space or a public | Benson Ave,
road.
Chapter 7: Shellharbour City Centre Commercial Development
7.1 Facade The  Shelharbour City Centre | The subject site comprises part of | Complies
freatments provisions apply to land within the | Precinct | - College Avenue and

city centre which is made up of 14
planning precincts.

Advice

- Excessive lengths or heights of blank
walls which are highly visible to any
area of public domain (including
streets, lanes and car courts) will not
be permitted.

of curtain  wall

-Excessive areas

Benson Street (Civic Video Site}.

The proposed development does not
conitain expanses of blank walls but will
provide an active street frontage to
Benson Ave and artficulated facades
to all other boundaries.
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SCDCP Requirements ‘Proposed Compliance
reflective  glazing will not be
permitted.
-Air conditioning facilities must not be
visible from the street.
7.2 Pedestrian | Service access is only permitted from | Access to the development will be | Complies
arcades and service lanes provide from an internal accessway
service leading from Benson Ave.
access

7.3 Roofs and

Roofs must be silver or pale grey

Refer to the accompanying Materiais

Refer to schedule

roofscape metal decking. and Colour schedule prepared by
ADM Architects.

Lift  tower, stairs  tower, air

conditioning plants efc. are to be

integrated into the design of the

buildings.
7.4 Building A colour and materials pallet based | Refer to the accompanying Materials | Refer to schedule
materials on the following should be submitted | and Colour schedule prepared by

with development applications. ADM Architects.

Residential and mixed-use:

Walls - mix of painted, rendered, face

brickwork

Roofs - grey to mushroom files or

colorbond/metal roof

Window - aluminium or timber with a

strong profile.
7.5 Solar Design Criteria '4A Solar and daylight | Refer to Criteria 4A Solar and Daylight | Refer to Table 2 in
access access' of Apartment Design Guide | Access contained in Table 2 in Section | Section 6.

takes precedence. Refer to Table 2in | 6.

Section 6 of this SEE.
7.6 Building The SLEP (2013] contains building | The overal maximum height of | Variation sought -
height height requirements. buildings on the site are: refer section 10.

A 15m height limit applies to the e Block A-17.955m

subject land. e BlockB-17.83m

e Block C-15.26m

Any parapet or parapeted gable e BlockD-158m

needs to be within the LEP height limit

unless it can be demonstrated it | The building height exceeds the 15m

meets the LEP criteric for an | height due to the significance of the

architectural roof feature. site in terms of size and positioning and

due to the siope of the land in the

There is a general height limit of 3 | eastem section as discussed in section

storeys in the Shellharbour City | 10.

Centre. However, there is pofential

for an extra floor in significant

locations and where the urban form

of the city may be celebrated.
7.8 Master The City Centre has been divided into | The subject site is located in Precinct 1, | Refer Figure 4

Plan Precincis

14 precincts.

as shown in Figure 4.

7.17 Precinct |
- College
Avenve and
Benson Street
(Civic Video
Site)

Objectives:

1. To support a mix of church and
community facilities, retail,
commercial and mixed
commercialfretail/ residential  uses
which will enliven the sireet

2. Buildings should front the street with
car parking at the rear

3. Provide a sense of enclosure and
definition to the street

4. Future access road to the eastern
portion of the precinct should be
opposite Lamerton Crescent

The site contains commercial functions
at the ground floor level adjacent to
Benson Ave, with residential uses at the
levels above, consistent with the
objectives for this precinct.

Carparking is sited behind Block A and
C and is not sited adjacent to the
sireet as recommended for this
precinct.

The development will create a focal
point with the main access leading

Complies
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- Table 3: Shellharbour Development Confrol Plan 2013

SCDCP Requirements

Proposed |

-Ct_smp_ﬂunce

5. Consider future quasi public space
on north western comer of the site
with redevelopment

6. Create a focal point on the vista
south from Lamerton Crescent

form Lamerton Cres and will create a
strong street edge.

Chapter 13: Parking, Traffic and Transport

residential and commercial car

parking spaces.

Where basement car parking extends
beyond the building envelope, a
minimum soil depth of 1.0m must be
provided measured from the top of
the slab, and will not be calculated
as part of the deep soil zone.

For multi dwelling and mixed use
development, basement parking

commercial/visitor parking is provided
to the rear of the ground floor level.

Planting is provided on the podium
level in accordance with the detail
shown on the landscape plan
prepared by Captivate.

Natural ventilation will be provided.

13.1 Design Criteric '3J Carparking' of | Refer to Criteria  3J Carparking | Refer to Table 2 in
Numerical Apartment Design Guide tfakes | contained in Table 2in Section é. Section 6.
Parking precedence. Refer to Table 2 in
Requirements | Section 6 of this SEE.
13.2 Access The minimum dimensions for single | Min 2.6 x 5.4 with 2.9m wide spaces | Complies with
and Design parking spaces are based on an | adjocent to wall. AS2890.1

access aisle width of 7.0m and are as | Aisle width of 5.8m to 7.0m.

follows:

5.5m 2.6m - open car space

5.5m x 2.9m - abuts one wall

5.5m x 3.1m - enclosed both side

6.1m x 2.5m - parallel parking

Dimensions for car parking spaces for

people with a disability must be in

accordance with relevant Australian

Standards.

Residential ~driveway width and | 1o Gccessway has a width of 6.5m, | Complies

footpath crossing with 2.4m wide parking.

2.7m min (driveway) and befween

27m and ém (driveway crossing

between road and front boundary)

Maximum  driveway  grades - | \\qyimum grade 1:20 Complies

residential development

25% - steepest allowable grade

16% - max. allowable cross fall

12% over 1.5m - maximum allowable

change of grade

Foofpath area must maintain a 4%

grade from the boundary to the kerb

and must be turfed.

Basement Parking: ) Garage doors will only be visible from | Complies

Garage doors must not be visually the internal accessway.

obfrusive.

Visitor  parking must be clearly | onqge can be provided to identify | Complies

defined at the street level and | 4o ocation of visitor parking. Visitor

seporofg from the resident parking wil be provided at the

carparking. commercial parking levels ({separate

from resident parking) and along the
accessway.
Car parking for mixed  Use | pogidential parking is located at | Complies
developments must clearly identify basement Level 1 and 2 and

Refer Landscape
Plan

Complies
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Table 3: Shellharbour Development Control Plan 2013

with the form and arrangement of
buildings.

SCDCP Requirements Proposed Compliance
areas must have natural ventilation

and must be designed so that

openings to the exterior of the

building. Where natural ventilation

cannot be achieved, a combined

system of natural and mechanical

ventilation may be considered by

Council.

Basement parking and manoeuvring | Refer to the Carparking and Traffic | Refer to the
must comply with AS 2890.1 and AS | Impact Assessment prepared by Aztec | Carparking and
2890,2. Design. Traffic Impact

Assessment.
All vehicles must enter and leave the | Refer to the Service Vehicle Turning
site in a forward direction. Paths prepared by Aztec Design.
Chapter 14: Shellharbour City Centre Vehicular Access, Parking and Servicing
14.1 General The road, lane and parking court | The development will be accessed via | Complies

system as set out in the Masterplan | the internal accessway adjacent to

should be implemented progressively | Lamerton Cres and will not impact on

in association with incremental | the masterplan road layout.

development.

Parking areas are not to be located | The parking areas are located in a | Complies
between the building frontage and | basement and behind Block A and C.

the street alignment. 5. On-site

parking should be accessed directly

from rear lanes where possible

Subdivision and development will | The proposed subdivision wil not | Complies

require the creation of the street | impact on the achievement of the

patftern shown in the Master Plan. | masterplan layout.

Parking areas should be integrated | The parking location does not hinder | Complies

the achievement of a complete active
street frontage due to its siting behind
the building and in the basement.

14.2
Carparking

Design Criteric '3J Carparking' of
Apartment Design Guide takes
precedence. Refer to Table 2 in
Section 6 of this SEE.

Refer to Criteria 3J Carparking
contained in Table 2 in Section 6.

Refer to Table 2 in
Section 6.
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9  Section 79(C)(1) - Matters for Consideration

91 The provisions of:

9.1.1  Any environmental planning instrument

The proposal is consistent with the objectives of Shellharbour LEP 2013 as it relates to shop fop housing
within the B3 Commercial Core zone. The proposed building is also compliant with the SLEP 2013
requirements, with the exception of building height (which is addressed within section 10 of this
Stafement. The development is also principally compliant with the Design Criteria specified within the
Apartment Design Guide, as a document which is referenced by State Environmental Planning Policy

No. 65.

9.1.2 Any development control plan

The proposal generally complies with Council's Shellharbour DCP 2013 as it relates to shop top housing.
The proposal has been addressed in regard to compliance with the following chapters (refer to table in

the previous Section of this Statement and the following sections )

Chapter 3: Residential Development(section 8)

Chapter 4: Subdivision - Infill and Greenfield(section 8}

Chapter 7: Shellharbour City Cenire Commercial Development(section 8)

Chapter 13: Parking, Traffic and Transport(section 8)

Chapter 14: Shellharbour City Centre Vehicular Access, Parking and Servicing(section 8)
Chapter 15: Waste Minimisation and Management(section 8)

Chapter 17: Crime Prevention through Environmental Design (section 8}

Chapter 20: Landscaping {section 9)

Chapter 24: Floodplain Risk Management (section 9}

Chapter 25: Stormwater Management (section 9)

Chapter 29: Social impact Assessment (section 8)

9.2 The likely impacts of the development
9.2.1 Impact on Amenity:

Character of the Area and Streetscape Impact

The development provides a commercial facade to the Benson Ave frontage and along the internal
accessway, with residential apartments located at the upper levels of the building. This form and mix of
uses is consistent and/or compatible with existing and future development in this precinct of the
Shellharbour City commercial centre, which includes the proposed Shellharbour Civic Centre ('The Hub')
which has been approved (pursuant to DA 205/2104) on land to the west of the subject site. The site
forms the southemn edge to the city centre and the built form and height is appropriate in this context

and does not create any unreasonable impacts on adjoining sites in terms of visual impact, disruption

of views or loss of privacy.

The subject site is the only remaining undeveloped land within Precinct | of the "Master Plan Precincts”
identified within Chapter 7: Shellharbour City Centre Commercial Development of Shellharbour
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Development Control Plan (DCP) 2013. Adjacent precincts have been identified for expanded
commercial and residential functions (to the north) and educational and seniors housing functions (fo
the south). The proposed development, which contains a mix of residential and commercial functions,
is appropriate in this context as it will provide an effective transition between the commercial/retail

functions of Stockands Shellharbour and residential/educational uses fo the south.

Size and Shape of Land
The subject site comprises a substantial area of 11,104m2, with a frontage width to Benson Avenue of

approximately 156m and a depth of approximately 75m. The land is generally regular in shape and a
provides a sufficient site area to accommodate the required setbacks, landscaping, private open

space and access requirements.

Building Height and Scale

The proposed development comprises three separate buildings, and while Blocks C and D are
attached at the western wing of this building, they effectively operate as two separate buildings.
Biocks C and D are located at the slightly more level, higher part of the site, and Blocks A and B are
separate buildings (with a common basement car park) located on the eastern side of the proposed
driveway access. As indicated on the elevations of the proposed development, the vast majority of
the proposed development is within the maximum building height of 15 metres stipulated by Clause 4.3
of SLEP 2013. Due to the stepped design of the upper levels of the buildings and site topography, the
overall maximum heights of the buildings differ as indicated in Table 4 below, with some parts of the

building exceed the maximum height permitted by the SLEP.

Table 4: Building Heights

Roof/Building Height (RL) | Maximum Building Height {(m)

Block A Roof height RL59.58m 17.95m (as viewed/measured at the inside of the site. The building
height is lesser as viewed from Benson Ave (approx 16.5m)

Block B Roof height RL58m 17.83m (as measured internally from the site. As viewed from the
southern elevation (ie. adjacent school), the building height is lesser,
approximately maximum 16m.

Block C Roof height 63.4m 15.26m {minor variation)

Block D Roof height 63.48m 15.8m (complies)

Clause 4.3 'Building Height' of the SLEP 2009 stipulates a maximum building height of 15 metres. A
detailed justification is provided at Section 10 of this Statement with respect to the building height, and

in summary concludes:

» The increased building height is generally limited to the eastern portions of Blocks A and B (the
lower part of the site), and the "worst case" appearance of the building height will only be viewed
from within the site itself, not the street view.

= The Height of Buildings Map, which forms part of SLEP 2013 indicates the adjacent sites to the north
and west in particular have varied height limits, including higher to promote corner elements in
certain buildings and on significant locations of 18m.

= Environmental planning outcomes will be met as the proposed development is generally consistent

with Council's vision for the Shellharbour Town Centre, and will provide a positive outcome for
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development on the site, including the achievement of a sense of enclosure and definition to the
street as required by the urban form requirements of the DCP controls. The southern edge of the
Town Centre (including this precinct} is emerging and the proposal is a desirable and appropriate
context for future development.

= The design does not create any additional impacts on adjoining sites in terms of visual impact,
disruption of views, loss of privacy, or overshadowing than if the maximum allowable height

standard was met by an alternative design.

Solar Access and Overshadowing (Neighbouring Properties}

The Apartment Design Guide requires that a minimum of 50% direct suniight be provided to the principal
useable part of the communal open space for a minimum of 2 hours between am and 3pm on June
21. This standard requires therefore requires that sunlight access be provided to 50% of the required
2248m?2 of communal open space, which equates to 1124m2 of the COS being required to achieve 2

hours of suniight.

The Shadow Analysis prepared by AM Architects shows that the roof terrace of Block A and C will
receive sunlight for well in excess of the required 2 hours, with only a limited area of such terraces being
overshadowed in the later afternoon period. Similarly, the roof terrace of Block D will receive sunlight
through most of the day on June 21, with only a limited area shaded by 3pm. Hence, the 960m? of
rooftop communal open space (ie. 42.7% of the total 2248m?2 required COS) meets the 2 hour

requirement for sunlight access on June 21.

The communal open space at the podium level, being sited centrally within the development, will be
overshadowed throughout the day however 67m2 at the podium level (ie 6.0% of the total 2248m?2

required COS) will achieve 2 hours of sunlight.

When combined with the communal open space at the rooftop, a total of 48.7% of the communal
open space achieves the required 2 hours of sunlight. This is only marginally below the required 50% and
will not result in a loss of amenity for residents within the development given the minor variation sought

within this commercial/mixed use precinct.

Setbacks and Privacy
The walls of the residential apartments are setback 3.05m from the Benson Ave fronfage and the

balconies have a 2.14m setback. Such setbacks are compliant with the provisions of SDCP 2013 which

specify a 3.5m front setback, except in the case of mixed use development, where a zero setback can

be provided.

The site is bounded to the west by 2 storey commercial premises; to the south by an educational
establishment (Nazareth Catholic Primary School) to the east by open space; to the north by a carpark
and land to be developed for commercial purposes. The side and rear setbacks to external boundaries
are generally compliant with the provisions of the Apartment Design Guide {which specify a é6m setback
for up to 4 storeys), except where the increased grade of the land to the east results in the basement

levels extending above ground level. In this location the development requires an increased setback
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(of 9m). This occurs in the south-eastern portion of the building adjacent to the rear boundary and to
the eastern boundary. Accordingly, variation to the required 9m setback is sought for Block A and B in

the following locations;

Eastern Boundary (Side) - Block A and B
Levels Basement to Level 2: Variation sought to the required ém side setback.

e Side: Min 5.445m (with one corner of upper level balconies in Building A at 4.335m). Setback

increases to a maximum of 9.5m for Building A.

Eastern Boundary (Side) and South-Eastern Section (Partial Rear) of Block B

(Level 3}: Variation sought to the required 9m side and rear setback.
» Rear: 6.0m provided to the rear (south) at this level.
o Side (east): Min 5.445m (with one corner of upper level balconies in Building A at 4.335mj.

Setback increases to a maximum of 9.5m for Building A.

Variation is considered warranted as to the site adjoins open space to the east and an educational
facility to the south-east. Hence, adequate separation wil be provided to minimise potential
overlooking concerns. In acknowledgement of the sensitivity of the educational use to the south the
number of balconies on the southern elevation has been minimised, with a greater concentration of
balconies facing the street and the side boundaries. Only 4 x balconies on each of Levels 1-3 and 2 x
balconies on Level 4 of Block D and 2 x balconies on each of Levels 1-3 of Block B face the south and

such balconies have a minimum ém setback from the property boundary.

Overlooking of living rooms and private open space of other residences is minimised given the

separation distances provided to the nearest residences to the east (beyond the open space).

9.2.2 Residential Amenity

Solar Access
The development will achieve the specified Design Criteria of the Apartment Design Guide with respect
to solar access and cross ventilation:
= 70% of the 157 units {ie. 110 units) will achieve 2 hours of sunlight on June 21, meeting the 70%
criteria;
= 62% of the 157 units {ie. 98 units) will be cross ventilated, meeting the 60% criteria.

Private Open Space
All units will be provided with a balcony or terrace, with a number of units having more than one private

open space areaq. Balcony sizes range from:
= 8m?to 15m? for the one bedroom apartments,
= 9m?2 to 45m2 for two bedroom apartments which is compliant with the required 10m?2.
= 14m?2 to 85m2for three bedroom apartments. which is compliant with the required 12m2,

All balconies have a primary area with a minimum depth of 2m.
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Courtyards principally meet the required 15m2 however, where this is not met or the minimum 3m width
is not provided, units are also provided with a primary balcony on the northern elevation. Variation is
sought only for Unit C113, where a 12m?2 courtyard area is provided due to its positioning adjacent to a

building entry.

Building Separation (within the site)

Within the site the positioning of balconies and living spaces minimises overlooking between opposing
units. Balconies are generally concentrated on the northem elevation for sunlight access purposes. In
Blocks A and C living rooms and balconies predominantly face Benson Ave and hence bedroom
windows are generally located on the southern elevation opposite the living rooms windows and
balconies of Block B and D. Where balconies face into the courtyards (eg. for the western section of
Blocks C and D) separation is provided to other balconies also facing into this courtyard to maintain
privacy levels. For Blocks A and B there are no opposing balconies as the buildings are not joined and a

number of units are orientated east towards the public reserve.

9.2.3 Parking, Traffic and Access

The proposed development provides the following carparking to service the residential, visitor and
commercial components:

Stage 1: Total 155 parking spaces (42 commercial, 100 resident, 13 visitor) which is complaint with the
110.2 spaces required.

Stage 2: Total 179 parking spaces {42 commercial, 119 resident, 18 visitor) which is complaint with the

139.4 spaces required.

Further Stage 1 of the development provides a total of 40 bicycle parking and 10 motorcycle spaces,
whilst Stage 2 provides a total of 57 bicycle and 12 motorcycle parking spaces. The Carparking and
Traffic Impact Statement prepared by Aztec Design provides further information regarding traffic

movements associated with the development. In summary this report concludes that:

"The proposed vehicle access is off the intersection of Benson Ave and Lamerton Crescent by
introducing another leg creating a four way intersection at the roundabout. The existing roundabout
has been analysed using the SIDRA programme compared to the predicted traffic generated from the
development. The proposed modifications result in the roundabout still operating at a Level of Service
of "A""

9.24 Landscaping

A 6m wide deep soil zone extends along the southermn boundary of the site, which has an area of 780m?
and therefore equates to 7% of the site. An additional 6ém of deep soil planting is provided along the
maijority of the western boundary; and 5.4m is provided along the eastern boundary. The tofal area of
deep soil planting on the site, when combing all 3 areas, equates to 1540m2, which is 13.87% of the site
area. As indicated on the Landscape Plan prepared by Captivate Landscape Architects, landscaped

areas are provided within the deep soil zones around the perimeter of the site, adjacent to the
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residential entrances, and at the podium level within the communal open space area. Planting is also

provided in the form of street frees along Benson Ave.

9.2.5 Waste Storage and Collection

Chapter 15: Waste Minimisation and Management of SDCP 2013 requires the preparation of a Site
Waste Minimisation and Management Plan (SWMMP as supporting documentation to the application.
The SWMMP must demonstrate there is sufficient area to accommodate the required bin dimensions.

Specifically with respect to mixed use developments this chapter specifies the following:

In addition to the SWMMP, plans for mixed used development must show/demonstrate:

1. Same requirements as Multi dwelling housing, for the residential component of mixed-use development.

2. Same requirements as Commercial developments and change of use for the non-residential component of
mixed-use development.

3. Mixed Use development must incorporate separate waste/recycling storage rooms/areas for the residential
and non-residential components..

4. The residential waste management system and the non-residential waste management system must be

designed so that they can efficiently operate without confilict.

The Site Waste Minimisation and Management Plan prepared by ADM Architects details location of
waste bin storage during construction and following occupation. Separate waste storage areas are
located at the ground floor levels of Blocks A/B and at Basement 1 of Block C/D for residential and
commercial waste. storage capacity for 80L per week of household waste and 40L per week of

recyclables. The following waste storage bins will be provided:

Stage 1:

Residential:

Waste: 80L x 64 units = 5120L = 5 x 1100 waste bins
Recycling: 40L x 64 units =2560L = 3 x 1100 recycling bins
Compost: 2 shared 1100L bins

TOTAL RES BINS = 10 bins

Commercial:

Waste: 10L per 100m?2 per day = 2 x 1100L for 1668m?2.
Recycling: 10L per 100m?2 per day = 2 x 1100L for 1695m?2.
Compost: 1 shared 1100L bin

TOTAL COMM BINS = 5 bins

Stage 2:

Residential:

Waste: 80L x 93 units = 7440L = 7 x 1100 waste bins
Recycling: 40L x 93 units = 3720L = 4 x 1100 recycling bins
Compost: 2 shared 1100L bins

TOTAL RES BINS = 13 bins

Commercial:

Waste: 10L per 100m2 per day =2 x 1100L for 16652
Recycling: 10L per 100m2 per day = 2 x 1100L for 1658m2,
Compost: 1 shared 1100L bin

TOTAL COMM BINS = 5 bins

Adequate storage area is available to accommodate the required bins. Collection will occur via tfruck

access to the end of the internal accessway, with turning movements demonstrated within the Service

tcg planning Statement of Environmental Effects
Benson Avenue, Shellharbour



45

Vehicles Turning Paths contained in Appendix D of the Carparking and Traffic impact Assessment

prepared by Aztec Draff and Design.

9.2.6 Crime Prevention Through Environmental Design

Chapter 17: Crime prevention through Environmental design provides provisions which can apply to
development within the public and private domain including:
= lighting: Provide lighting to facilitate natural surveillance particularly on entrances/exits, access
routes, pathways, carparks.
= Fencing/walls: fencing/walls should maximise natural surveillance from the street to the building
and vice versa.
= Building materials: reduce the opportunity for intruder access and graffiti.
= landscaping: Facilitates casual surveillance to both the public and private domain and avoid
providing hiding places for intruders or opportunities for graffiti.
= Blind corners should be avoided especially in pathways, stairwells haliways, carparks etc.
= Entries should be clearly visible to avoid confusion.
= Clearly define spaces to convey a sense of ownership and reduce illegitimate entry.
= Clearly identify the buildings street number.
= Pedestrian Lanes - avoid creating pedestrian lanes that increase crime risk
= Provide appropriate lighting in carparks.

= Reduce opportunity of unauthorised access and to provide security.

The development will adhere to the recommended principles in the following manner:

= Lighting will be provided to common areas including the podium level, communal open space,
central accessway and residential entries.

= Active street uses are provided, with commercial functions adjacent to Benson Ave, with
viewing from upper level apartments to minimise potential vandalism opportunities.

= The central area of the site, which will contain the landscaped communal open space will
always be active due to the overlooking of the southern dweillings info this space.

= There is a clear line of sight to the entry lobbies to Blocks A/B and C/D. Direct viewing into the
entry lobbies at the podium level for each block will be available from the opposing block.

= Visitor access will be restricted to the accessway and the visitor/commercial carpark with
restricted access to the residential entries and podium level.

= Separate access is provided to the residential and commercial areas.

= The driveway area will also be an active space with ongoing traffic movements.

= Lighting of the carpark area will be provided.

= Access confrol will be provided via roller door to the carparks and secure access to the

residential lobbies.

9.2.7 Social Impact Assessment
Appendix 15 of Shellharbour DCP requires that, for a mixed use development, a Level One Social
Impact Assessment to be undertaken as part of the Statement of Environmental Effects and is required

to address the criteria/matters in Table A12 as follows:
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= Description of the Development: Section 2 of this Statement details the existing physical land use

and social conditions of the site and its surrounds. The impacts of the proposed development are

outline in Section 7 'Matters for Consideration’. The proposed development responds well to the
social context and needs of the local community in terms of lifestyle and affordability as it provides
a land use and built form outcome (ie. multi-storey mixed use commerciai/residential} that was
envisaged for the precinct as detailed in Chapter 7 of SDCP.

= Social Impacts of the Development: The proposed development will accommodate ground floor

businesses within the Commercial Core zone. The development will also provide for a varied choice
of residential accommodation for the growing population of Shellharbour in apartments within close
proximity to the Sheliharbour City Centre and associated amenities. The development will be
accessible for persons with disabilities.

=  Community Consultation: Community consultation will be undertaken as part of the development

application process and in accordance with Council's Public Notification Policy.
= Management of Impacts: The development will provide an integrated commercial/residential use

and there are no anticipated negative impacts. Any potential minor negative impacis associated
with the occupation of the building (eg. minor neighbour disputes or commercial/residential land
use conflicts which can arise within larger buildings) can be effectively managed by the future

Strata Manager that will be appointed to manage the building.

9.3 Cumulative Impact

There is unlikely to be any adverse cumulative impacts as a result of the proposed development, given
that the proposal is consistent with the objectives of the zone contained in SLEP 2013 and SDCP 2013.
The site is located in an area zoned for mixed use development within the Shellharbour commerciat
centre and the proposed development will effectively integrate in terms of function an, scale and built

form.

94 Suitability of the Site for the Development

The subject site is zoned B3 Commercial Core and is located within an area characterised by
commercial/retail/carparking functions to the north, commercial development to the west,
educational/seniors housing to the south and open space fo the east. The proposal has been designed
having regard to the controls and objectives of Sheltharbour LEP 2013 and DCP 2013 documents and is
considered to be a suitable development for the site. Furthermore, Council records indicate that there
are no major impediments to redevelopment of the land. On this basis the site is considered suitable for

the proposed development.

9.4.1 Flooding Impacts and Stormwater and Drainage Design

Drainage Concept Plans and flood advice prepared by Jones Nicholson accompany this

development application and provides a concept stormwater design for the proposed development.

94.2 Acld Sulphate Soils

The subject site is not identified as containing or potentially containing acid sulphate soils according to
the Shellharbour LEP 2013 Acid Sulphate Soils Map.
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10 SLEP 2013: Clause 4.6 'Exceptions to Development Standards’ Statement
and Variation to SDCP Clause 7.6 'Building Height'

10.1  Introduction

Clause 4.6 'Exceptions to Development Standards' of Shellharbour Local Environmental Plan {SLEP) 2013
provides the opportunity to contravene a development standard with approval of the consent
authority and concurrence by the Director-General.

A development standard is defined by the Environmental Planning and Assessment Act, 1979 as:

"Provisions of an environmental planning insfrument or the regulations in relation to the carrying
out of development, being provisions by or under which requirements are specified or
standards are fixed in respect of any aspect of that development".

The objectives of Clause 4.6 are as follows:

a) fo provide an appropriate degree of flexibility in applying cerfain development standards
to particular development, and

b) to achieve better outcomes for and from development by allowing flexibility in particular
circumstances.

This Section is therefore provided in order to justify why a variation is sought for Clause 4.3 'Building
Height' which requires a maximum height of 15 metres. A variation is sought under this clause for part of
the buildings within the development site only, and is addressed in according to the provisions of Clause

4.6 of SLEP 2013, in accordance with Clause 4.6 of that Plan.

10.2 Clause 4.3 SLEP 2013: Helght of Buildings
The objectives of Clause 4.3 Height of Buildings pursuant to SLEP 2013 are as follows:

(1) The objectives of this clause are as follows:

{a) to ensure the height of buildings complements the streetscape, rural or natural scenic
character of the area in which the buildings are located,

(b) to ensure the height of buildings protects the amenity of neighbouring properties in terms of
visual bulk, access to sunlight, privacy and views,

{c} to protect areqas of scenic or visual importance.

Sub-clause 4.3 (2} Height of Buildings states that:

{(2) The height of a building on any land is not to exceed the maximum height shown for the land
on the Height of Buildings Map.

Building height (or height of building) is defined in the Dictionary to SLEP 2013 as "the vertical distance
between ground level (existing) and the highest point of the building, including plant and lift overruns,
but excluding communication devices, antennae, satellite dishes, masts, flagpoles, chimneys, flues and
the like."

The Height of Buildings Map, which forms part of SLEP 2013 indicates a maximum building heights on the
subject site as 15 metres across the entire site as illustrated in Figure 12. As also indicated in this LEP map,
the adjacent sites to the north and west in particular have varied height limits, including higher to

promote corner elements in certain buildings and on significant locations.
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Figure 12: SLEP 2013 Height of Buildings Map (Sheet HOB_024) and associated key (on right) showing the
maximum height of the subject site (15m, bounded in red) and the surrounding sites (9m green area; and
18m indicated by 'P'}.

10.3 Extent of Variation Sought to Building Height

Building Elevation and Sectional Plans {A17-A20 by ADM Architects) illustrate the 15m height line. The
statement below relates 1o these building components only (effectively Blocks A and B, with minor
variation only to Block C), with lift overruns located toward the centre of the buildings exceeding 15 for
Blocks A, C and D. The remainder of the buildings comply with the development standard and are not

required to be addressed in this Statement.

Table 5: Building Height Summary

Roof/Building Height (RL) | Maximum Building Height (m)

Block A Roof height RL59.58m 17.95m (as viewed/measured at the inside of the site. The building
height is lesser as viewed from Benson Ave (approx 16.5m}
Block B Roof height RL58m 17.83m (as measured internally from the site. As viewed from the

southemn elevation (ie. adjacent school), the building height is lesser,
approximately maximum 1é6m.

Block C Roof height 63.4m 15.26m (minor variation)

Block D Roof height 63.48m 15.8m (complies)

104 Clause 4.4 Exceptions to Development Standards Statement

Clause 4.3(2) of SLEP 2013 contains a development standard in the form of a maximum height of
buildings. A written justification for the proposed variation to the height of buildings is required in
accordance with Clause 4.6 of the SLEP 2013. Table 6 outlines how the proposal satisfies the provisions of
Clause 4.6 as it applies to the contravened development standards within Clause 4.3 of the SLEP 2013

for the relevant parts of the building heights exceeded.
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Table é: Compliance with SLEP 2013 - Contravention of Clause 4.3 Height of Bulldings

Clause 4.6
Exceptions to Development Standards

Response/Justification

Consistent/
Complies

(1) Objectives of Clause
{a) to provide an appropriate degree of

flexibility in applying certain development
standards to particular development,

{b] to achieve better outcomes for and from

development by allowing flexibility in
particular circumstances.

Flexibility is sought for the application of the building
height for the proposed development so that a better
outcome is achieved for the site. The particular
circumstances for this are as follows:

s The topography of the long linear (rectangular
site) falls over 9m from west to east and provides a
design challenge to achieve the site planning
outcomes, which includes a central road access
and three separate buildings;

= The non-compliances are generally limited to the
eastern portions of the eastern-most buildings
{Blocks A and B) which adjoin a public reserve to
the east and open school playground to the south.
There are no adverse impacts to these lands.

=  The Commercial Core context and proximity to the
Shellharbour City Centre warrants more dense and
higher scale buildings, having regard to access to
other businesses by proposed commercial
premises and residents on the proposed site.

*  The approved development in the nearby
Commercial Core are complimentary to the
proposal.

While the development does not meet the height limits
on some parts of the site, it meets the objectives in
terms of providing a quality development which will be
a landmark development that will serve to add vitality
to the emerging Shellharbour Town Centre.

Justified

(2)

Consent may, subject to this clause, be
granted for development even though
the development may contravene a
development standard imposed by this
or any other environmental planning
instrument. However, this clause does
not apply to a development standard
that is expressly excluded from the
operation of this clause.

This subclause is not relevant to the subject proposal.

N/A

(3)

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

This table comprises the written request seeking to justify
the confravention of the height of buildings
development standard.

Provided

{a} that compliance with the development

standard is unreasonable or
unnecessary in the circumstances of the
case, and

Compliance with the applicable height limits are
considered to be unreasonable and unnecessary in the
circumstances of the case due to:

i. the site's topography which create design
challenges for the buildings to provide consistent
urban form and function;

i. The areas of non-compliance are located where
no impacts will occur to neighboring properties or
public domain.

ii. the building height exceedence will be practically
imperceptible as viewed from Benson Street and
surrounding properties, as the higher parts of the
building will be most visible from the internal parts
of the site. For example, the non-compliant higher
levels are “stepped in" from the edge of the
building so as not to appear as an additional
“street wall" height.

Justified

teg
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Table é: Compliance with SLEP 2013 - Contravention of Clause 4.3 Height of Buildings

Clause 4.6
Exceptions to Development Standards

Response/Justification

Conslstent/
Complies

{b] that there are sufficient environmental
planning grounds to justify contravening
the development standard.

As demonstrated in this Statement of Environmental

Effects, the proposed development is satisfactory

having regard to environmental planning grounds,

including:

» State Environmental Planning Policies (refer
Sections 5 and ¢);

= Other provisions of the SLEP 2013 (refer Section 7);

=  The relevant Chapters of SDCP (refer Secfion 8)
Section 79C of the Environmental Planning and
Assessment Act 1979 (refer Section 9).

Further environmental planning grounds: SDCP 2013
Part 7.6 'Building Height' recognises that "there is
potential for an additional floor in significant locations
and where the urban form of the City may be
celebrated". While this site is not specifically identified
for an additional floor, the adjacent allotment to the
west (Civic Video site] is, in addition to comer
treatments for properties to the north, where an 18m
height limit also applies under SLEP 2013. As it is likely
that these sites will be developed with this 18m height in
the future, the proposed built form will be of a similar
context. The site forms the southern edge to the city
centre and the increased building height does not
create any additional impacts on adjoining sites in
terms of visual impact, disruption of views, loss of
privacy or any other impacts than if the maximum
allowable building heights were met.

Justified

{4) Consent must not be granted for
development that contravenes a
development standard unless:

{a) the consent authority is satisfied that:

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

This Variation statement provides a discussion in support
of the justification for varying the development
standards as indicated in (3) above. In our opinion,
there is sufficient justification provided to support a
variation to the height standard.

Satisfied

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

Shellharbour LEP 2013:

Obijectives of the Standard
{a) to ensure the height of buildings

complements the streetscape, rural or
natural scenic character of the area in
which the buildings are located,

{b] to ensure the height of buildings protects
the amenity of neighbouring properties in
terms of visual bulk, access to sunlight,
privacy and views,

{c] to protect areas of scenic or visual
importance.

Objectives of the Zones
B3 Commercial Core:

* To provide a wide range of retail, business,
office, entertainment, community and

Despite the exceedence of the allowable buiiding

height, the proposed development will be in the public

interest as it still meets the objectives of the 'height of

buildings’ development standard as it:

= Provides a suitable built form to the City Centre
location, which is still emerging. The three buildings
on the site are is a suitable outcome of the large
site, providing both ground floor commercial
(active]) uses and residential apartments with
adequate separation and amenity.

= [n addition to the use of four building on the large
site, the development incorporates design
measures (Including setbacks and stepping down
levels) to minimise the impacts of scale and bulk.

= As a result, this built form protects the
environmental amenity and reduces impacts
(including overshadowing impacts) to the public
domain, in particular the open space to the east
and school to the south.

Hence the proposed development achieves ALL of the

objectives of the height of buildings development

standard.

The proposed development is also consistent with the
objectives of both the B3 Commercial Core Zone as it

Justified
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Table é: Compliance with SLEP 2013 - Contravention of Clause 4.3 Helght of Bulldings

Clause 4.6
Exceptlons to Development Standards

Response/Justification

Consistent/
Complies

other suitable land uses that serve the

needs of the local and wider community.
= To encourage appropriate employment

opportunities in accessible locations.

» To maximise public fransport patronage

and encourage walking and cycling.

= To strengthen the role of the Shellharbour
City Centre to ensure that it continues to
develop as a major regional centre with
retail, enfertainment, commercial, cultural
and residential uses.

To allow for a limited range of residential
accommodation while maintaining retail,
business or other non-residential active
uses at street level.

will:

= Provide active ground floor retail/commercial uses
to meet the needs residents and visitors to the
locality, and provide employment opportunities for
the tenants and employees of these tenancies, in
addition to the building management services for
the residential apartments;

=  Provides retail/commercial uses in close proximity
to the existing transport infrastructure (bus, rail,
cycling);

= Provides a suitabie built form and land use
development for the southern edge to the
Shellharbour Town Centre;

= Provide a range of apartment types in
immediate/very close proximity to the commercial
centre. This will achieve a suitable density for this
locality.

Furthermore, it is considered that the proposed

development meets the majority of the Aims of SLEP

2013 [Clause 1.2(2)], with the key objectives as follows:

(a) to encourage development that balances
ecological sustainabilify, social justice principles of
equality, access, rights and participation and
economic viability,

{b) to encourage a range of development, including
diversity of housing types, employment, services
and recreational opportunities that meet the
needs of existing and future residents, visitors,
business owners and workers of Shellharbour,

(d) to retain affordable housing opportunities as a way
of ensuring a sustainable and inclusive community,

{e) to encourage development that has considered
safer by design principles so that potential impacts
to life and property from crime is minimised,

{f] to ensure development facilitates the economic
and social vitality of Sheltharbour City Cenfre asa
major regional cenfre,

(g) to improve connectivity and accessibility in
Sheltharbour and encourage development that
enables walking, cycling and public transport
usage,

Specifically, in relation to the height of buildings, the
development is consistent with Aims (a}, (b) and (f) in
particular as the design, scale and style of the building
supports the future vision for the site’s land use within
the Shellharbour Town Centre as provided in the
Shellharbour Development Control Plan and related
relevant design documents which apply fo the site.
The proposal provides a quality development with a
variety of commercial and housing types which is
consistent with the vision for the precinct.

It is therefore considered that the overall aims and
objectives of Shellharbour LEP 2013 will not be hindered
by the development and the proposed development
will meet the zone and building height objectives
despite the contravention of the standard.

{c) the concumence of the Director-General
has been obtained.

Council will need to consult with the Department of
Planning and Infrastructure as to whether the
concurrence of the DG can be assumed in
accordance with Planning Circular PS 08-003-Variations
to Development Standards {Department of Planning,
May 2008).

Addressed
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Table é: Compllance with SLEP 2013 - Contravention of Clause 4.3 Helght of Bulldings

Clause 4.6 Response/Justification Consistent/

Exceptions to Development Standards Complies

{5) In deciding whether to grant
concurrence, the Director-General must

consider:

{a} whether contravention of the The contravention of this development standard does
development standard raises any not raise any matter of significance for state or regional
matter of significance for State or environmental planning. Refer to further discussion
regional environmental planning, and below in this table.

(b) the public benefit of maintaining the The exceedence in the height of the building does not
development standard, and raise any matter of significance for state or regional

environmental planning as it is considered to be a
suitable outcome for the site. The public benefit of the
building in this location, which provides a mixed use
commercial (ground floor}) and upper level residential
development, provides a sense of enclosure and
definition to the street as required by the urban form
requirements of the DCP confrols and is a good
response to the topographical challenges of the linear
site.

There are no greater identifiable negative impacts
resulting from the increased heights building than if the
development standard was maintained.

On the basis of the above, the proposed development
is considered be of public benefit and therefore the
minor variations to the maximum height of the buildings
(generally limited to Blocks A and B) is considered
acceptable.

{c) any other matters required to be taken | It is considered that there are no environmental | Addressed

infto consideration by the Director- | planning considerations that would hinder the Director-
General before granting concurrence. General from providing concurrence.

10.5 Conclusion
This Statement has addressed the provisions of Clause 4.6 of Shellharbour LEP 2013 and demonstrates

that the variation sought to the development standards of the LEP regarding building height is justifiable

and should be given concurrence to, on the basis of the unique site circumstances including:

The variation applies to minor portions of Blocks A and B (maximum exceedence approximately
2.95m and 2.83m respectively), and a very minor part of Block C and Block D [{maximum
exceedence approximately 0.2é6m and 0.8m respectively).

Challenging site topography, including the accommodation of three buildings and a road access
within a large rectangular site with a 9 metre cross-fall along the Benson Street frontage;

The increased building height is generally limited to the eastern portions of Blocks A and B (the
lower part of the site), and the "worst case" appearance of the building height will only be viewed
from within the site itself, not the street view.

Environmental planning outcomes will be met as the proposed development is generally consistent
with Council's vision for the Shellharbour Town Centre, and will provide a positive outcome for
development on the site, including the achievement of a sense of enclosure and definition o the
street as required by the urban form requirements of the DCP controls. The southern edge of the
Town Centre (including this precinct) is emerging and the proposal is a desirable and appropriate

context for future development.

Statement of Environmental Eifects
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The design does not create any significant additional impacts on adjoining sites in terms of visual
impact, disruption of views, loss of privacy, or overshadowing than if the maximum allowable height
standard was met. On this basis, strict compliance with the building height development standard is
considered unnecessary. We therefore request that Council implement a reasonable approach and
approve the exception to the development standard sought for Clause 4.3 'Building Height' of

Shellharbour Local Environmental Plan (SLEP) 2013.

tcg planning Statement of Environmental Effects
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Appendix 1
Extract of SEPP 65 Assessment - Compliance Table
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4.0 SEPP 65 COMPLIANCE TABLE

The following section outlines how the primary design objectives outlined in the Apartment Design
Guide are achieved in relation to the design criteria. Those design criteria which have a numerical
percentage compliance figure are included within the table attached below. The standards which
quantify a compliance figure, e.g. minimum balcony widths, are addressed within the commentary

section.
BLOCK A
NATURAL

v | ee | MO0 | Loy | pes | S| o | e | SO
A101 38 105m? 21m? 1 1 1 0
A102 28 91m? 18m* | 1 1 0 0
A103 18 58m? 9m? 1 0 0 0
A104 1B 58m? 9m? 1 0 0 0
. A105 2B 90m? P 11m? il 1 0 0
A106 2B 90m? 11m?* 1 1 0 0
A107 1B 58m? 9m? 1 0 0 0
A108 1B 58m?2 15m? 1 0 0 0
A109 2B 91m? 28m?2 1 1 0 0
A110 3B 104m? 14m? 0 1 1 0
A201 3B 105m? 13m? 1 1 1 0
A202 2B 91m? 16m? 1 1 0 0
A203 1B 58m? 13m?2 1 0 0 0
A204 1B 58m?2 9m? 1 0 0 0
N A205 2B 90m? R 9m? 1 1 0 0
A206 2B 90m? 9m? 1 1 0 0
| A207 18 58m? 9m? 1 0 0 0
A208 1B 58m? 13m? 1 0 0 0
A209 2B 91m? 16m? 1 1 0 0
A210 3B 104m? 12m? 0 1 1 0
A301 | 38 105m? 13m? 1 1 1 0
A302 2B 91m?2 16m? 1 1 0 0
A303 1B 58m? 13m?2 1 0 0 0
A304 1B 58m?> 9m? 1 0 0 0
o A305 28 90m? com? 9m* 1 1 0 0
A306 28 90m? 9m? 1 1 0 0
A307 18 58m? | o’ 1 1 0 0
A308 18 58m? 13m? 1 1 0 0
A309 2B 91m? 16m? 1 1 0 0
A310 38 104m? 12m? 0 1 i 0
Page | 6
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BLOCK A (continued)

| , 6 NATURAL SoaTH
LEVEL | UNIT TYPE F::ET LOBBY A':ESA 52':;'555"7 ?ng \:‘;ﬁg’! ;No ST
A201 pl:] 92m? 40m* 1 1 1 0
< A402 2B 94m? P 39m* 1 1 1 0
A403 1B 66m* 31m? 0 1 1 0
A404 3B 104m? 35m? 1 1 0 0
TOTALS 2765m? 220m? 528m* 30 24 9 0
SEPP 65 Assessment Report — Benson Avenue, Sheliharbour Page |7




BLOCK B

0 POS SUNLIGHT | CROSS MATURAL | courn
[EVERy SN . f:::: SRy AREA ACCESS VENT. ‘;f:g':ls ASPECT
8101 2B 70m? 12m* 0 4] 0 a
B102 1B 58m? 17m* o 1 1 0
8103 28 93m? 27m? 1 1 ¢ a
B104 2B 83m? 34m? 1 0 ¢ ]

o B105 2B 84m? o 23m? 1 1 0 0
B106 2B 84m? 23m* i 1 0 0
B107 2B 83m> 34m? 1 0 0 ]
B108 28 93m? 47m? 1 1 0 0
8109 1B 56m? 12m? 0 1 1 0
B110 2B 70m? 12m? 0 0 0 0
B201 2B 70m? 12m? 0 0 0 0
B202 18 58m2 12m? 0 1 1 0
8203 28 93m? 17m? 1 1 0 0
8204 28 86m? 18m? 1 0 0 0

N B205 28 84m? Sam? 11m? 1 1 0 0
B206 28 | 8am? 1im? 1 1 0 0
B207 2B 86m? 18m? 1 0 0 0
B208 2B 93m? 17m? 1 1 0 0
B209 1B 56m? 12m? 0 1 1 0
B210 2B 70m? 12m? 0 0 0 0
B301 2B 70m? 12m? 1 1 0 0
B302 1B 58m? 12m? 0 1 1 0
B303 2B 93m? 17m? 1 1 0 0
B304 2B 86m? 18m? 1 1 1 0

o B305 2B 84m? sam? 11m? 1 1 1 0
B306 2B 84m? 11m? 1 1 1 0
B307 2B 86m?2 18m? 1 1 1 0
B308 2B 93m? 17m? 1 1 0 0
B309 1B 56m? 12m? 0 1 1 0
8310 2B 70m? 12m? 1 1 0 0

TOTALS 2334m? | 170m? 521m? 20 22 10 0
STAGE 1 BLOCKA & B
FLOOR R POS SUNLIGHT | CROSS c:;,lr’.RTA; SOUTH
AREA AREA ACCESS VENT. ey ASPECT
TOTALS 5099m? | 390m? B - . N G
OVERALL 5489m?
2 PERCENTAGES 78% 72% 30% 0%
REQUIRED >70% >60% >25% <10%
N Page | 8
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NATURAL
Al o FLOOR : POS SUNLIGHT | CROSS sl SOUTH
i Ll AREA s AREA ACCESS VENT. K',:?H:; ASPECT
C101 2B 90m? 20m? 1 1 0 0
€102 28 76m? 13m?* 1 a 0 0
€103 2B 75m? 13m?* 1 0 0 0
C104 2B 96m? 18m? 1 1 0 0
€105 3B 108m? 36m? ] 1 1 0
€106 2B 90m? 19m? 1 1 o] 1]
pa €107 2B 76m? 97m? 13m? 1 0 o 0
€108 2B 75m? 13m? 1 0 0 0
€109 2B 96m? 24m’? 1 1 0 0
€110 1B 56m? 11m? 0 0 0 0
c111 1B 56m? 11m? 1 0 0 0
C112 2B 92m? 26m? 0 1 0 0
C113 18 60m? 10m? 0 0 1 0
€201 2B 90m? 10m? 1 1 0 0
€202 2B 76m? 13m?2 1 0 0 0
€203 2B 75m? 13m* | 1 0 0 0
C204 28 96m? 16m? 1 1 0 0
€205 38 108m? 16m* 0 1 1 0
€206 2B 90m? 10m? 1 1 0 0
i €207 28 76m? 100m? 13m? 1 0 0 0
€208 28 75m? 13m? 1 0 0 0
€209 28 96m?2 16m?2 1 1 0 0
€210 1B 56m? 11m? 0 0 0 0
€211 1B 56m? 11m? 1 0 0 0
€212 2B 92m? 18m? 0 1 0 0
€213 1B 60m? 8m? 0 0 1 0
€301 2B 90m? 10m? 1 1 0 0
€302 2B 76m? 13m? 1 1 0 0
€303 2B 75m? 13m? 1 1 0 0
€304 2B 96m? 16m? 1 1 0 0
€305 3B 108m? 16m? 0 1 1 0
C306 28 90m? 10m? 1 1 0 0
3 c307 28 76m? 100m? 13m? 3] 0 0 0
€308 2B 75m’ 13m? 1 0 0 0
€309 2B 96m? 16m? 1 1 0 0
€310 18 56m? 11m? 0 0 ¢ 0
311 1B 56m? 11m? 1 0 0 0
€312 2B 92m? 18m? 0 1 0 0
C313 18 60m? Bm? 0 0 1 D

SEPP 65 Assessment Reporl — Benson Avenue, Shellharbour
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SEPP 65 Assessmenl Raport — Benson Avenue, Sheiflharbour

BLOCK € (continued)
| NATURAL
FLOOR | POS SUNLIGHT | CROSS SOUTH
| P L AREA LoneY AREA ACCESS VENT. VERITO ASPECT
KITCHEN
c401 28 100m? 24m? 1 1 0 1
€402 3B 117m? 43m” 1 1 1 0
< €403 2B 101m? a6m? 46m* 1 1 1 0
C404 2B 79m? 30m? 1 1 1 0
€405 2B 89m?2 29m* 1 1 1 0
C406 2B 74m? 33m? 1 1 1 0
TOTALS 3698m2 343m? 768m? 33 26 11 1
|
|
Page | 1@



v NATURAL

v | uwr | e | 790U | oppy | o8| S | 08 | voro | S
D101 28 84m? 15m? 1 1 0
D102 1B 56m? 24m* 1 0 0 0
D103 1B 58m? 24m? 1 0 0 a
D104 28 | 96m? 28m’ 1 1 0 0
D105 28 98m?> 16m? 0 1 1 0

D106 28 70m? 12m* 0 0 0 0o
o D107 28 95m? 92m? 24m* 1 1 0 0
D108 28 76m?2 28m? 0 0 0 1
D109 2B 75m? 28m? 0 0 0 1
D110 28 96m? 37m? 1 1 0 0
D111 1B 56m? 11m? 1 0 0 0
D112 1B 56m?2 11m? 0 0 0 0
D113 28 92m? 26m? 0 1 0 0
D114 1B 60m? 15m? 0 0 1 0
D201 2B 84m? 10m? 1 1 0 0
D202 1B 58m? 9m? 1 0 0 0
D203 18 58m2 14m? 1 0 0 0
D204 2B 96m? 16m? 1 1 0 0
D205 28 98m? 16m? 0 1 1 0
D206 2B 70m? 12m? 0 0 0 0
" D207 28 99m? 98m? 1om? 1 1 0 0
D208 2B 76m? 13m? 0 0 0 1
D209 2B 75m? 13m? 0 0 0 1
D210 2B 96m? 16m? 1 1 0 0
D211 1B 56m?2 11m? 1 0 0 0
D212 18 56m? 11m? 0 0 0 0
D213 2B 92m? 18m? 0 1 0 0
D214 1B 60m? 8m? 0 0 1 0

SEPP 65 Assessment Repert:_!_iensoﬂ Avenue, Shellharbour
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4019m?

BLOCK D (continued)
' | MATURAL

cometl TYPE FLOOR By POS SUNLIGHT | CROSS SR TO SOUTH
AREA Losi AREA ACCESS VENT. SINEHEN ASPECT

D301 28 84m? 10m* 1 1 0
D302 1B 58m” 9m’ 1 1 0 0
D303 1B 58m? 14m?* 1 1 1] a
D304 2B 96m? 16m? 1 1 0 o
D305 2B 98m? 16m* 0 1 1 0
D306 28 70m? 12m* ] 0 0 0

" D307 28 99m? - 10m’ 1 1 ] 0
D308 2B 76m? 13m? ] 0 0 1
D309 2B 75m? 13m? 0 0 0 1
D310 2B 96m? 16m’ 1 1 0 )
D311 1B 56m?2 11m? 1 0 0 0
D312 1B 56m? 11m? 0 0 0 0
D313 2B 92m? 18m? 0 1 0 0
D314 1B 60m? 8m? 0 0 1 0
D401 28 82m? 46m? 1 1 1 0
D402 1B 52m? 16m? 1 1 1 1

< D403 28 91m? 43m? 46m’ il 1 1 1
D404 28 80m? 30m? 1 1 1 0
D405 2B 89m? 29m? 1 1 1 0
D406 2B 74m? 33m? 1 1 1 0
TOTALS 3688m? | 331m? 853m? 27 26 12 8

STAGE 2 BLOCKC & D
Hoon | omy | o5 | swa | s | yero | e
i KITCHEN
;5:::; 3688m” | 33Im’ | o erim? 60 52 23 9

~ OVERALL
ATURAL
FLOOR | | o POS SUNLIGHT | CROSS :E;IT"RTAO SOUTH
AREA AREA ACCESS VENT. CTchen | ASPECT
TOTALS 72 2
8787m” | 721m” | o y0m? 110 ag 42 9
9508m?2

SEPP 65 Assessment Report — Benson Avenue, Shellharbour
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Appendix 2

Development Plans and Shadow Analysis

tcg planning Statement of Environmental Effects
Benson Avenue, Shellharbour



“§ oSS TITINTIRND emmmemebe e e
= T e B —
133HSIILIL 597608 4Q  TITK) 10T . o | T T Tl - S S i 1 iy MO B
NOLLY2eaY INIHIOEAIG < QLkAld T e il
oo DNDIYV LNIWISYE ANV STIDNVNIL TVIDYIWWOD YIAO SINIWLYNVAY €6 ‘T IDVLS SINIWJOTIAIA S SelniT
WY mw B oy wor AVOY S§3020V MAN 20 NOILVAND HLIM ONIYVY LNIWISVE GNV STIDNVYNIL TVIDUIWWOD YIAO SINIWLYUVAY 9 1| IOVLS vdN s et e i A L
molaomv s 4O DNISNdWOD NOISIAIQENS ANV INIWAOTIAIA ISN A3XIWN IDVLS OML St A
UN  wm Ty - e
2
0 [ d) NV WNKIOd | T3A3T 7 ONNOYD  £1-Y SIN E MIIA - IdVISLTNLS TVNLALINGD 30V
“ SIN NOISSIUdW LSLIMY 52 oov:| SNOLLVATI3 1SIM B LSv3  6lV [ ) NV ONNOYD ¥ | LINIW3SYE  ZI-Y SIN TAIA - IdVDSLIINLS WNLALINOS SOV
0 SIN THCEHIS SIVIVALVIA ¥ ¥nO10D <44 [ gl SNOLLYAI T3 HLNOS ¥ HLYON BI-Y 00k} MY | ¥ T LNFHISYE v SIN | M3IA - 3VISLINLS TIVALGINOD ¥V
o SIN SISATYNY MOOVYHS  ETY oor:| NYW FA LIV 00¥:| NYW T LNIWTSYE  OlY oo+l WYHOVIO SEATYNY 3LE  EoY
(a) 0041 NVYId NOLLY.LdVOV 1SOd B 3ud 22V ool NV ¥ % £ 13AT1 9V [ d) NVIdJOOd %3llS 607 sl NYWALMVIO13US oY
e} [ ) SNOLLD3S SSOWD 1TV 00Kl NYWERTIIATT SIV SIN S MIIA ~ 3dVOSLITULS TYALALNOD 80V SIN AMVIWWNS INIWOTIAIG 107V
W [ 4] SNOLLVATIA 1SIM ¥ 1SVA TVNYAINI 0TV ooF| NYWZ® | BAT1  #IV SIN ¥ AAJIA - 3dVOSLITULS TVNULXAINOD L0V SIN 1IHSTILL B0
m v ®Tivas FULUL DNIMVNG ‘oN v ®a1vas T ONIMYEA °N Y @ TTvOS T ONIMYYQ °N YD TIVIS TFLLU ONIMVYA ‘°N
o IINAQIHIS ONIMVHA TIVHNIDALIHOYY
e}
F-4

FOVINOWOLOHd TViNaY




v 1ov #1-5102 inomyvHTIKS By et : ;
g oN Bmerg o 1aloug e S v Wiy L
AT NI ASE $9260840 TITI 101 BT R e I AR £ S =l
R T ONINUYd LNIFWISYE ANV SFIDNVNIL TVIDUIWIWOD ¥IAO SINIWLUVAY E6 T IDVLS SINIWAOTIAIC | [ oo
T ov me B o == QVOWY SSIDDOV M3IN 40 NOILVIYD HLIA DNIDYVA LNIWISVE ANV STIDNVYNIL TVIDUIWWOD YIAO SINIWLYVAY #9 ‘| IDVLS VdN et i TR
IGE ANV e 4O ONISRIdWOD NOISIAIGENS ANV LNIWJOTIAIA ISN GIXIW IDVLS OML At et ey e e
LN e y e o e s
74
@]
= Py P DOHE S el iy WO ST U SYRe JORE S PUT sy
m T : IR SPOTY DiN PSET ) SR SEHE PUF 1) RICRAYE BOR MERUM
>~ ~ _ ] — " 1 ™~
[a] ) | IBHE | mwan | 24 aylghis
] srdnhes
W oL I Y0 [ &5 | I
= ) | e | ®man | 3L mepn
ey
m e o | T T o Ty g P ) 3 3 il AL g
w VoI T £ oS P [ om | ) L L £ -t L ! L3 x L. ] e L
) e i 2 | 20 ooy g 0] P 0 = R e ) ] =i ey
L T i Rt Py v el T i (] bl e L
..Sgnﬁssgnimsﬁ&_e:igsﬂlﬁuisguggaag VDB 8yl WM edusnioxoe T n =10 PRy by =) ] [ 3 o [l Lo LY
] e i el orri L b Setit LAV
1 Joki oeamy Yoy il e Tr— VS HIOY AT e ]
— oS S VRS Ee
ooy Tomlomy Eo M Voplow E o) |
e ) wem|
H Ranucd
il L o 1 ﬂ
TOu T & 1o A | M gy I ” T gy |
e R : : L’ | L |
T r— = Ry ol Ty Py
" i L = 3 L
] v iy i i Sl =
T T ] T T T & w E=r
e D N P i O oo
T T "1 T T )
Maw— 1 Pty e peary m
i oplong
NOILYDI153dS IDNVIWHOYId TVINYIHL SHIHLEN . . Lo 2 : il
. T T Cl 7 Cl vy G| T ey
- Len e ]
P ..._umvau ey TIH.I .ﬂj = Fawey 1'-.....
= T W ] Bl & ]
LA B ] W g0 [ Wil WA =i
Le e (i) = lm o 0 Gl g
) [~ <a L a0 ==t B (i i) T
alin | [~ et [ LT 1] e ] AT =)
v 3 Vi il o GO el L
- X T ey — g Ty e
o _@ Tayerg s Toring o]
i wigfhea Fmivputeg sstesserpy .
g e T = G Fsllm_
120 BOH 188uS - L] ._._.Mw er ._..m‘ oy ..@E = % T wiu) ) W o
deyy sGuipying Jo 1ubisy ! {31 pus o ™ O ™ 3 5 G = w 3 [ [ 5 ™ oL
dey 3upjing yo 3ySieH g sun3iy
T 1 v 0 o0 = v V T 3 ol il
[re———— = == === == =T —_——_— 2 3 ] w O 233 =3 3 t 1] v T [
uuuuuuuu | . it —_— § 3 0 a v e | 3 t T v [0 T
Fucpnay oo s | 2 ol ; o) 3 ¥ W O 3 Ll o T [ g £ TR
,,,,,,,,,,,,,, v [ . - s T [0 | T i b |
unrans Ao ey | T 7 . Tow
I e N T il |y | oy
ey S
ms,ﬂ _s”:”iﬂmﬂ ."...",_.F .t Mgt e _.ch.wllx .._uuw._.au = ﬂ:p waeq e upqr  uupq .hu_w‘n- _.vi.n!m._..nu |
——— a % 32018 - Z39V1LS € 7 ¥ %2074 - |3DVIS
====== e TE |
aonosay ainen pue sye ruonen JIEH
wgmoos g || | T
Ry na I WggZl gooyExE WSl (o=
IELI:I... wawdopraq a5 pamyy 8400 MPRUILISD ER e
wEEeTE £10Z 437 4noquryjjayg
onung poopncon 1) | w0t 11 G} mary s
sz e 1
$207NZ19sus - dew Bunioz pue | | = [— —
i z ] i ]
dep Butuoz puet 1y 3undy YNOFYVHTIIHS "2NUaay uosuag F339[04d




v

s

wav e " TS ds o8 vens QVOY SSIDOV MIN 4O NOILVIYD HLIM DNDNVA LNFWISVE ANV STIDNVYNIL TVIDHIWWOD ¥IAO SINIWLEVAY ¥9 il IDVLS VdN

NOLLDAYLSNOD ¥O4 LON

wov ¥lssi0t

ontumeg N Rl

NV1d ALMYDO1 ¥ LIS

NOILYDMddY LNIWIO1IAIA

Busar i

wiot Avrwer]| ees
1V EgsE) e

WNOFYYHTIIHS
3NN3AY NOSN3g

$92608 40 TITHt LOT
™

ONIXYVd LNIWISVYE ANV SADNVYNIL IVIDYIWWOD ¥IAO SINIWLYVAY €6 ‘T IDVLS

‘aLlAld
SINIWLOT3IA3A

4O ONISRdWNOD NOISIAIGENS ANV LNIWOT1IAIA ISN QIXIW IDVLS OP).F_.

ANJWJOMAIA TVIINALOG |

W04 17INE DNILSIXT D
ONIAAE a3SOIOYd
STVSOHON/SIVAO Y VA _

adN3oT

NOILD3S 133415 3NNIAY 3231100

NOISN3LX3 ANVINDOLS

NOILD3S 133ULS INNIAY NOSNIE

s
THWR T —

8NH ADNNOD




v £ov ¥1-5107 T T AT TR T e ey SR R e e P p R R

INOTYYHTIIHS AFRARS. k- s ki ),y et by k4 7 R W ke
PRI o SONSAS oSG — e e
NYId SISATYNY 3415 $5260640 TITPSI LOT - X s g .I_nru et R et
NOCILYD1ddY LNIWJOTIAIT bl al1°Ald S S St i N Syt
ONINYYA LNIWISYE ANV STDNVYNIL TVIDUIWWOD ¥IAO SINIWLNVAY £6 TIOVLS | SLNIWHOTIAI Tyt
B &3 s QVOY SSIDOV MIN 4O NOILYIND HLIM DNV INGWISYE NV SIONVYNIL WVIDUIWWOD Y3AO SINIWLYVAY 9 °| 3DVLS VdN e e e

40O DNISNdIWOD NOISIAIAINS ANV LNIWIOTIAIQA 3SN AIXIW IDVLS OML
o)

NOILDFHIA ONIM I(W

|
LHDIFH % $38N TYILNIQISIY 2 — m
SIVAQUAAY YO

ol0Hd o NOLYIoT ) L
5o

3SION 40 32UNOS .,.\/(\ LS 1o3fens

[oous dieting SM[ouIrD YiaarreN
“pvaven avis 13alqns Ay 1513 yinag FOal § AIIA

s
13RI 5D 1EMON 15344 TUNOO) FALIQ OO AR WSS § ATIA

NOILDNYLSNOD ¥O4 LON

AN3IOTT
WVYDVIQ SISATVNY LIS,

2315 15901 59 iemon 1503 Bujooy

Ty
soaemot ANs 13910 Wo i 1 1uN $u400] 9 AAIA

' 1 1
IGMDJUlZ{WV_._I._U b
FHINID ALID I
NOBYYHTIIHST ¢
W ’

L3

alnlsay 4
,_S_um?o_i::z__.a_:S:Em:_%gmzm; .

ot

34V DNILINFI

I




T Ty L ey

v v pI-510L WNOTIYHTIHS | _ Y e 2
R R ~ B o
oy LT = ‘AL "ALd U B St T
e DNV LN3WISYE ANV STDNYNILL TYIDHIWWOD YIAO SINIWLNVAY €6 T IOVLS SINIWJOTIAIQ :
Oy e B g5 o6 o QYO S5300V MIN 4O NOILVAYD HLIM DNDINVA INIWISYE ANV STIDNYNIL TVIDHIWWOD YIAO SLNIWLUVAY b9 1| IDOVLS VdN
.ﬁ.%...,._.wﬁ. siis 4O ONISIHIIWOD NOISIAIGENS NV LNIWOTIAIA 35N Q3XIW IDVLS OML
by o walosd ey

S4230m 0 I 43 AFRIOH LTV ST BIINGTIAEY B 0L LON § 30V ML

UB353.7) UCLIBLIET WOy IS 1221qNS spIEme) anog Bupjoet

I M3IA 3dVISLITYLS TVNLXILNOD

NOILDNYLSNOD 404 LON

ONIQTING A3SQdOYd

AaN3IoTN




v 50V F1s510t NNORYYHTTIHS TR Y
- g Baveesgy a1ty 3NN3AY NOSNIE |
TM3IA 3YISLITYLS WNLXALNOD SEE0DIORTICEIVION | . . NouavSa| ava [
NOWLYIWY LThariaata i | adl7 'AlLd 3 vosdos pover| v
St ONIMYVd LNIWISYTE ANV SAIDNVYNIL TVIDITWWOD ¥IAC SINIWLHVLY £6 -TIDVLS SIN3IWJONRAIA
way e Bas oy = QVOM 553022V AMIN 40 NOILYIUD HLIAM DNV LNIWISYE ANV SIIDNVYNIL TVIDYIWWOD YIAO SINIWIUVLY +9 11 IDVLS VdN
— Yot awvned = 40 DONISNdWOD NOISIAIGINS ANV LNIWJOTIAIA ISN AIXIW IDVLS 03._.
5N mn B3foug —
4
[e]
m_
i,
o]
=
e EADECH T MW 44 DU TE e Sy 5B OL LON 5 IS4
o 3NUIAY UOSURG WOJY 3US 222(qNs SPIEMEI 159AA Bupjoeq
Z
% T M3IA 3dVOSLITYLS TVNLXIINOD
=
q
¢}
4

ONIINING AISEL0Yd

s [NERER




e mtia L m—aa e

R T e D

[ )

v 90y ¥l-510L NNORYVHTIAHS S S s Tl -

R I o ~ B -
Rl il » ‘QL1ALd v ee s
bosia ONIMYVA LNIWISYE ANV STIDNVYNIL TVIDYINWOD ¥IAO SINIWLUVAY £6 T IDVLS SINIWdOTIAIA =
WIY e [t oW wee QVOY 53DV MIN JO NOLLVAND HLIM ONDIUV LINIWISVE ANV STIDNVYNIL WVIDYIWWOD YIAO SINIWLYUVIY b9 11 IDVLS vdN
 viotwvold e 40 ONISINIIWOD NOISIAIJENS ANY LNIWJOTIAIA ISN AIXIW 3DVLS OML
SN W iy = _

2
Q
=]
o
Q
ol SIDUNINY WCY 43 OO LNY SSTINA OIIRAOU4I 2 OL LON T 30whe 9HI
m DAL OOR|[EAA WOL) 3115 103IGNS SPIEMOl 159AA Bunjeen
Z € MIIA 3dVOS1IFULS TVNLXILINOD
=
q
¢}

z

ONIGNE a5040Ud _H_
WSCIOUA/TIAO UV VO .

aN3OI




v L0V ¥1-510C YNOGYYHTTIHS L S
- N Bumeig onavsinsg INNIAY NOSNIA
b A3IIA J4VISLIIULS TWNLXIINOD §5260840° TIT91 1OT . ) sl
NOLLYSMddY LINIWIO1EAIA - aLl 'Ald e 1]
iy ONYYd LNIWISVYE ANV SIDONYNIL TYIDUIWIWOD ¥IAO SINIFWLYVIY €6 ‘T JOVLS SINIWJOTIAIA
Wy e ks 9 s AVOY SSIDDOY MIN 4O NOILVIUD HLIM ONIINVYY LNIWISYE NV STIDNVNIL TVIDUIWWOD HIAO SINIWLYVAY +9 °| IDVLS VdN
Mo ,us.ﬂ._.u == 4O ONISNdWOD NOISIAIENS ANV INIWdOTAIA 3SN QIXIW IDVLS OML
i onid ey

SLOAUFIVY T 15 QINAALOY TTITNN QTINAOVY T8 OL LON 81 0¥ SHL

aNUaAY JIPIS) Wodj aus 1algns spJemeol yaloN SupjooT]

¥ M3IA 3dVOS13TULS TVNLXILNOD

NOILIAYLSNOD 404 LON

ONIATINE GIS04OYd

aN3OT




e A

X

e -
it T LT S Pt
v s

e e v b b

P e e e L ]
ey Foegp e

b ] __:-lm i

anuaAy 382||07) puE LOSURY JO JBUJ0D BYI W) 315 393[qNs splemol 1se3 BujooT]

9 MIIA 3dVOSLITYLS TVNLXILNOD

v 80V ¥1-910T WNOBYYHTTIHS |
Lol apy Rere ) ENEFIECN 3NN3AY NOSNIg
§ 31 34YISL1ITLS TYNLXALNGD R ‘a1 °ALd
POyl INEoIE g ONINYVA LNIWISYE GNY STIDNVYNIL TVIDYIWIWOD YIAO SINIWLUYAY €6 T IDVLS SIN3WJOTIAIQ
T May e T oy e QVOY SSIDDV MIN 2O NOILYIND HLIM DNV LNIWISYE GNV STIONVYNIL TYIDHIWWOD HIAO SLNIWLHVAY #9 i IDVLS vdN
10T IVINT e 30 ONISIHIWOD NOISIAIZENS ANV LNIWHOTIAIA 35N AIXIW IDVLS OML
SIN  me e B

z

le]

—

=

o

el

Q

o

z

z

g

ol

&

A

=

Q

z

ONIANINE AISOIOYE ﬁ

aN3IoI1

A R ATV T




v o e 40 B 5 00 UL TO 0

v 60V ¥1-s10T YAOBYVHTIIHS BT STt s, MLILTNG S 4 ey g o o Sy )
g oN Tumesg ——— NNAAY NOSN3IE e o S Dt
59260840 TIZWI LOT U6 e Frw Ty oa03 30 Aourde TNy WG Ryt

zo:ﬁﬂﬂﬂﬁﬂﬂwﬁﬂﬂ” ol ‘dl1°Ald EUO y :
DONINEVd LNIWISYE ANV SIIDNVNIL TVIDYIWWOD YIAO SINIWLYVIY £6 -T IDVLS SINIWJOTIAIA :!_Mﬂ.nﬂz.u,n”hm,“ﬂ”oﬂnp‘”““h_H_H“ﬂw“
AVOY SSIDDV MIN 4O NOILVIYD HLIM DNINYVL LNIWISYE ANV SAIDNVNIL TVIDUIWIWOD YIAO SLNIWLYVIY +9 [ IDVLS VdN o oz

et e ey s e e
e e o i 12 4 Ly
S w7 1 WA e s et - Ay

40O DNISRdWOD NOISIAIFENS ANV LNIWJOT1IAIA 35N AIXIW IDVLS OML
)

SUVLIC ONLINYT § ONIAYY TIV HOJ
NOLLYLNIWN30A SLITLHIEY JVISANYT OL W3y

s13A31
IDV4YNS WNIALX3 T1Y T NOILSITION MALYMIYOLS
¥OJ NOUVINIUNI0A SYENIONT A OL V3438
310N

NV1d 31IS

NOILDNYLSNOD 404 1ON

T T T T,

A 140 7
4

ey

l

[}
i
[
1
1
4
I
[}
]
1
I
|
|
i
I
I
bl
|l
I
I
I
I
1
I
I
1|
i
i
]
i
1
1

INNIAY \_mﬁhﬁ_zmoﬁm Lo sl aa




\4 oly ¥1-510T
amw an Tumeg oNwalosy
NYTd 2 LNBLESYE

NOILYDIKdY LNIWdOBEAIA

Sumesp

WQY P[5 dS DY uwwer
SI0TAYVONY[  =1ep

€V Dol IV 00zl s

ONPNYd INIWISVYE ANY SAIDNVYNIL IVIDYIWINOD YIAO SINIWLYVIY €6 T IDVILS

AvOY SSIDIV M3N 4O NOILYIUD HLIA DONDINVA IN3WISYE ANV STIDNVYNIL TVIDYIWWOD HIAO SINIWLIVLY +9 1| IOVLS _ VdN
4O ONISNHAWOD NOISIAIGENS ANV LNIWJOTIAIA 35N AIXIW IOVIS OML |
ey |

e v e v
St e 1 408 oy S et

wpo

WNOBYYHTI3HS
ANNIAY NOSNIE
§52608dA  ZITFH| LOT
2

prchpipd kv kb i =
e S e T e
peion

‘Al AlLd
SINIWIOTIA3A

N ]

NOILDMYLSNOD ¥Od4 LON

o

[S2ZE™] Svauvs TvVINAqISIY

NV1d € LINJWISVY

b
- Tisg
oo
s =
1| Lae ol e
= = =
] 1
- -
= = = .u
m — u r i
st
M - aw
|
= A )
- h.l“.._hur _.1 e
AHYAEYD TYILNIAISTY
7 - |u. PNDIS = |7
= = -

1 Freoi

s Jupang

#d

oo [TRE

r

|
o Rapng _
1
[

Ot 1T S

o

iy

)
2

R S e e R |

e e e e
-

| IDVIS ()T IDVILS




v 1y ¥1-5102 WNOFYVYHTTEHS
anm oN Rumesg N sy 3NNIAY NOSNIE
WY | ANGHEYE YT NGRS 592608 40 N_mvw_ho.” . s
ek it sl DNV LINWISYE ANV STIDNVNIL TVIDYIWWOD YIAC SLNIWLUVAY €6 T IDVLS ﬂzmn“__oxwﬂmo
Suimesp
WAy e B 5 wes OVOY SSIDDV AMIN H0 NOILYIYD HLIAM ONIYVA INTFWISYE ANV STDNVYNIL VIDUIWWOD ¥IAO SLNIWLYVAY ¥9 i IOVLS VdN
ST NVONT 4O DNISNIWOD NOISIAIQENS ANV LNIWJOTIAIA 35N AIXIW FOVLS OML
B ivBowl _we osiaiq o
pd
[¢]
—
m
m [F ) Nyvd¥yD TVILNIQISY [EEFIPTH) SRavddvD TYILN3QISIY
e NV1d | LNIWISVE . NV1d ¢ LN3W3Svd
m -
w_ 1
c
a A“v
= T S, .
7 s
g _ . “ 9
is i
]
1
{ — = “ -
Ll -l 1
1
T 4 * T T 4
1
1
_ _ _ 0 | ] |
.Bﬂ.. " L - . e 1, it o8 = ] —
 o— i t H —
ﬂ e _ s ¢ . s
= W T L3 I | = 2
P " ! v = "
] ]
MYV4YYD TVILNIQISIY § ! 5 - :
3UND3S == ! e . |
- ! il . L oy , 1
z 0 0 ! wn " 1 = =
o P o Bl % ! £ = e |
) ! 1 R ] 1 b |
] ! el o 1 = — H
= ez | =
- ! = viaid B
e ] LSa0 1
{ ¥ \ 3 w " - u\r.lur..u] o | -
) amav's Ay e 1 L]
! HYvd¥YD TVILNIQISTY
e = i B LTt e —
L e " |
| okl | —
| = rStat = = " == _—
e e o e e W ey 1 o
[l 1 = s
LA WD 1 o
_ ey . i ] ) :
SYVdYYD TvILNIQISIY i E ! Lo== =
| WND3S = [ !
[ - [F 1 - Semit =
/ =l " o=y 1 V2 70 . m =R
=3  [E = = ! = m w7 1 B =
i e | |5 = 1 = =
1 L . : ool 1 —_—— " -
[ - “ m
! B 1 ]
i : * i =
- = N o Ml e “ . m
/ Ll i 0 ! - st
; B S ! N BN
.__ | H In otw, i .ﬂrlrL
3 1
p 1 ] iy
Fm..“._ S S eSS S S S P R B e o s e 55

NOUMOSIG] i

TG

YavosanssI| vl 100z | ®

| 3DVLS ()T IDVILS

slian
3




v [1)4 #1910 YNOBYVHTIIHS

anrg aN Ruweg o welasg muZw>( NOSNIg
5926084A TITK9I LOT o~
vy e . QLT AL Wwpo
ONIHYVd LNIWASYE ANV SIIDNVNIL TVISUIWWOD YIAO SINIWLYVLY €6 T IDOVLS SINIWJOTIAIA

AVOY S5300V MIN 4O NOLLVIYD HLIAM DNV LNIWASYE ANV SIIDNVNIL TVIDHIWIWOD YIAO SENIWLNVIY +9 1| 3DVLS VdN
40 ONISRIdWOD NOISIAIGENS ANV LNIWJOTIAIA 3SN AIXIW 3DVLS 0?._.;!

y4
[¢]
M [T Td]  SwvayvD VIDHIWKOD
m BT ]  ASNYNNIL IVIDUIWWNGD [Ew ] vduvD TLNAaISIY
38 YOO ANNOYD NV1d | LNJIWN3SVd
g
=
c
0
|
[¢]
z
ﬁ—. Illl. mall sl el = ”.
; 3 A
___ o - e
| Vacars 5, R [ e . [ [ I~
| FERS. i)
A ,m:,_ MUVAUVOIVIDNIWWOD | | [ a0 b e |
W i H R }
TEp - { } T b Tl [ N M
p e SUF | T .um - o w =
A B B
R )
> DA il - -3 -l iy B w
: ) i
i w 83
) oy O sy —_.ﬂ
e ‘
o/ S e i J
P H E o " I T
| Wm I
AN 1 3 AT H?._ i = i
£ el L = = v . = R ; _: R
: Cr i | 3 [
Chdwdy T i ER S el
e S _ A e RVGUVOIVILNIQISRY
! | : S Lo H FUND3S i
o L ERl- Y HlibE
AONYNNAL o o =t
IVIDUIWWOD
+ “
o ° ° o B | i
i ]
EIEE : UNENEn |
i ¥
wus !
¥ s
ru un . .J 11
hv ' 3 .W.H ! ...JH_ |
1
Ny a.fﬂ. x..\,uk e i |

R | 3IDVLS ()T IDVIS

3N N3 A
v VR NOSNIg




Rt e L —

v £V ¥1-5102 wnﬁuﬂﬂﬁﬁ i e e e i T e e
o i pac e e e o s B i a3
NYid z?anU._ ._m>%_ *u00H aNNoYS Wm0 Lzl an QU ALd e e e e RS
NOLLY2ATdY LNSWdORASS DNINYYY LNIWISYE ANV SIADNVYNIL TVIDYIWWOD HIAO SINIWLYVAY £6 T IDVLS SIN3WJOT3A3a e ey R
O e G s o8 wes QVOM 55302V MIN 4O NOILYIYD HLIM DNIXYVY LNIWISYE ANV SIIDNVYNIL TVIDUIWWOD ¥IAO SINIWLEVLY #9 1] 3DVLS vdN g it b e e
4O DONISMWOD NOISIAIIENS ANV LINFWJOTIAIA 35N QIXIW IDVLS OML B T
welosg - T
z
S
= o] 8 oo [oszr W] Wuvduvo ‘WOD ¥ SN
uOu e v 308 fooszr] Wvi3y
Q NV1d WNIAOd/I 13ATT YOOTd ANNOYD
&
-
x
(e = -— i e A ———— N S S S G P e LD S S B ——
A ' GO} |_|
= J o aNoZ 3 [} .
- L] b
m .\‘ w m 2 g Ll h_wm_ e n
] T 00000 | TP e = .
{ m s " -l ™ " by - ] 4 1 1
% « olle 09 | = _ P | it S . Loy .
1 " * » W = 1ovY0LS ead N 5 i e
‘_.. : - = =t | mf o o = I ]
i il " " o H " H
| “ an an H i Lo - g
| &1 9000 || ] e 8 00w ©8 = o = off w e :
_ 2 : szt L ="
/ - = 3 . - = == - i 4
! m v, Nl — e
/ 2 el I : s " =R E = j
o 3 » v » e b m om e o i e e R ey == _.Im_ "Inﬁ.llll.h. e
= s | pals wis it = tN NEVIUYD ndz
._‘. __u H 2 - TH . mm AUy d{__ " ___.--.a_ A(uvoz.w_w__wmm i
LT Pt " " i® " P 1 -y 1
/ R it T waroiae | gk B L 2 bk - .
H : - e HH = T s .m ] Gy - wm wm| = mj Ty e - ~
/ \% ﬁu : = TRt LIy f _" ]|
! T i ] S 38
ety 5 2
. I - | - £ -3 2] 3 |-|-\ e 8
g1 - |
¢ i i LB
||||||||||||||| TvW3d 5 TV -

TVNNWIWOD i

T AN AR R

- i Tt
s - o VNA.. E o o
e 3 ] = o
v Yoot ™ v on m._h
| (o560
/ g 3 ETe
m- t - - - » €
{ = i wog woe oy " o ADNYNNEL

/ { B e an o an ‘an o an o m IVIDHIWWOD

¢ i e D sy || colv s0lv || solv Wiv || eIy iy

x ] sotv iy :

; = " " " " ; " " | Loy i i " i 3 HHE
/ i w._._mn T { H } b
! ! | Py Hib T 5 = H
I L =i sl
L = — _IE____Z L . e T

| 3DVLS ()T IDVIS

INNIAYVY ) NOSNGZE§




\4 IV ¥1-510T WIOFYYHTIHS -
o oNfumesg o weloug 3INNIAY NOSNET
NV1d HOO™ T T3AZ1 % NYId WNIQORI T3A31 SveE08da Tiks 107 ‘a1 ALd AGweoeI]_liva [
NOLLYOITddY LNIWdOT3AIQ . Cr ey
oy ONDIYVA LNIWISYE ANV SADNVNIL TVIDHIWWOD YIAO SINIWLYVIY €6 ‘T IDVLS SINIWJOTIA3A
woy e B g5 ow s QVOY SSIDOV MIN 4O NOILVIUD HLIA DNIIYVA LNIWISVE ANV SIIDNVYNIL TVIDUIWWOD HIAO SINIWLAVIY +9 1| IDOVILS VdN
R ] 4O DNISIdWOD NOISIAIQENS ANY LNIWJOT1IAIQ 3SN QIXIN IDVLS OP}..._....
i —
Z
@]
“ [ocos 7] & o078
w [oosvs ] v 3008
3 CT1IATT NV1d WNIAOd/1 713AT1
z
w1
I—
= 1
c A_v
= e TR — |“I g —" s —_—
Ll
0 ‘ " -
/ _ “
| 1
_ | |
T i - T o _
H Flna]=] | & i i S | m =] o T T :
/ 5 | o o o | wa e . o B _
; " . - » " § ok ¥ Ed . o o mm il
__- 3. ] ] B o ® ) eama [etsm | T i
f = " — " o -4 w = j \.w._! w _
__‘ ‘o . 1 = e B " = 3 o 4 R T elie :
; i P x e _tHOW - o ! L (00 o 3 HE > |
/ - ; J - - Py w B : = _
! a2 e e o8 = a xon H
__‘. prye e s0za L x 3 L 19101 ey ..uu..e. 1
i Pt g - POl — . o = o o o - i _
/ e | P o= G - = N Rl S T oo | w@o e
; ] ) "
/ w |0 LS i LN T . roes NP L " z n “ '
=- 1 bt e 4 _
\ .. 1 el 1] - P " m-
H S 2 ® [ vt m_w
/ AR H tie b
§ : [
o 1 =) an }
@ .\__. i “ = n 2 P @ _
= ! ! I A
.‘ i .
! .w  — u > Iy @ |
\ _ “ o H
J B -
\ 1 o )
i " " = na -
i dis BN, _
| = 3 ! _
‘._ o » ) ——— W B . " H L d !
! aﬂm«. w [t} w ™ " e “ Hgi= ﬂ | = " & 3 o o '
/ 2 B o |
{ n " ] o i e w
/ : = | 3 X0W = 3 x0m ol _
i - | b
u - » 1% 5l
-H ¥ N30 » “ - x f- x - o ~
¢ ) - X » - ™ _E ] 1 » [ » :
\ s » I I B : : 35 |
L3 - -~ - bl . P, - .
__ v & | & e | e ] [ s e | e | 2 2 | _
\ [l -t Ay s Wi -y s 1 ¥ _
h " i | = o o = ri | o o T H 1
/ o mu o nu | 1 " Wi § W H Wi | e == - 4
T T ! - = = T
_\ sazen |.- LT S ﬁ “ i Tt aia . mEmEa: 7 u%uu _
g e i — ! = E £
R : e = i u _
i
I

| 3DVIS ()T IDOVILS




v SV ¥1-510T HNOBYYHTIRHS SRS TSI AL ~ =)
,,,,, o tams o s Sst6040 21291 107 D
NY1d YOO € ¥ T 13A31 - . M| v v
- Q11 °ALd L it
NOUYDNIY INGHIOTAIA ONDVA LINIWISYE ANV STDNYNIL IVIDUIWIWOD ¥IAO SINIWLYVAY €6 T IDVILS SINIWJOTIAIQ U , -
“ oy e B4 oy wew QVOY SSIDOOV MIN HO NOILVIYD HLIM ONINYYE INIWISYE ANV STDNVYNIL TYIDYIWWOD ¥IAO SINIWLYVAY +9 1| IOVLS vdN |
i AVl e 40 ONISNHIIWOD NOISIAIIENS ANV LNIWIOTIAIA ISN AIXIW IOVLS OML [ |
g ]
[oees 4] @ o078 oz¥s¥] a w018 .
e ] v 12018 [@Hsm]o%o0onE | \ 5
£ 13AT1 CTATT =

NOILDNYLSNOD Y04 LON

1

052.0040,51

wovAda e
o0t

neesed v
it

T

[ ADVLS ()T IDVLS




\4 9V ¥1-510T e mm e s fon
e [ bl SRS MO e = =
NV OOH b ¥ € AT 59760840 ZIZW1 101 i i b P e B b e e Tl
NOLLYOIddY LNIWIOTIAIA it a1l Ald o T T A B
o ONIIVA LNIWISVE ANV SFIDNVYNIL TVIDHIWIWOD YIAO SINIWLEVLY £6 ‘T IDOVLS SINIWJOTIAIA o ...s.l..l“.|| .l“.. . =
WOY e B on  eeee VO SSIOOV MIN 40 NOILYIYD HLIA ONDIIVA LNIWISVE ANV SIIDNVNIL TVIDHIWIWOD YIAO SLNIAWLYVYLY +9 | IDVLS VdN et s s A
T AVONT = 40 DNISRdIWOD NOISIAIA8NS ANV LNIWOTIAIA 35N AIXIW IDVLS OML nr.l...n...hl.ili..!ll..lﬂ
B YBoTI  ae el o ey g i

4
¢}
3
m
uOu [posTE ] v 310018
3 ¥ 13ATI1 € 13ATT
z
=
= '
5 ()
D I
sssw
o] o e e + |m|:|:|-.|:|:ﬂ..|-. S e — -~ T
b4 ! !
! m b B |
! 1
! “ ﬂ
__. =y ! 2 i= m,ﬂ nlafaln m ! i R L !
/ == : an :. o 3 L i o WU g = 2 _
| i O o P | soea = weo | o i _
I | £ " = cn
| i I = " 4 1
.\n : _" j n*u. _#.- " - " - e - i i - “ i oeg _
,,‘__ il = _ ”..Mu " cu ot L] I o _
[ [ mira Al iz .- --mtg e
/ [=mw] i 5= I |} o __  awom ) “
1 | ﬁ."‘ e e, - _ﬂ‘ﬂ“ _
/ : ¢ s | - .
I t f- XL
~_. ........ ] L.} - " 2 " ....h o il e - i
\. ¥ = R i pirld 2 " n_
4 " »ita 4] mmm
..‘ ] an | B
) ! " ugal _
&
E ]
g, | P :
8 | ! el & B o |
4 m i =] B ©
! 1 ti) !
' 1 '
’ 1 " 1!‘
! “ i § =
. _ = _ _
/ ! e . :
¥ i " !
“‘ _‘_ — — . SaEsasssaaasceasiizas " e - T — _ﬂ 4 _
___.. w.,mm% ___fn: nﬂa HH w R w m m o5 : k.: = = T : ) _
] = = i :
. + — 1 ] - - =w, R H
_‘ = 1 ! . e g v = R " 3 xon Ww P 2 yomn eﬂ_u“ |
[ { ; TV %0078 ZE. v HE —— — | = [ _
o | it 5 = | 1 [ . = [
_..___ - [t oo s = _ d. H * i 3 o » 2 5 7 _.
1 o -G P s H e B ; i " nn = 4
_. w [HHES | el g - B s g = | o 2 "
/ I - e A S e T : _ 3 s 2 ™ e Badl ™ BN -4 A B =) samm _
! =1 bl st s e 3 %ﬂﬂn T L 1 " e | mo ey 1 | e 406D~ 10D~ = i) !
_\ ,/u!\ | S ,.r\,\ i i I Tk 3 uﬂ% i — = m m I 1 ¥ H at tH T m _.
I PR . s W o — T e B |
Iy | 0740501 - S
I
1
|
i
|
| IDVLS (() T IDVLS




( N _ ( .v _ lm _ ON WNOTYVYHTIIHS ﬁ“h-hﬁxﬂ“ !:v:-<v!vx6u‘i=‘.!2uivy5:4=§f.!§! LJ — L
o onSumeig on 1300 INNIAY NOSN3E
[y 976084 ZITHS1 10T AN
= ‘Al Ald e
e SNV LNIWISYE ANV STDNVNIL TVIDUIWIWOD YIAO SINIWLIUVAY €6 7IDVLS | SINIWIOTIAIQ e o e
Wy @5y s QVOY SSIDOV M3IN 0 NOLLVIND HLIM ONIDIYVA LNIWISYE ANV SIDNVNIL VIDYIWIWOD ¥IAO SINIWLUVAY +9 | 3DVLS VdN e S
FECAvviod o 40 ONISRIdWOD NOISIAIGENS ANV LNIWIOTIAIA 35N QIXIW IOVLS OML Bt
- - T Dy g (40 5 M ot 2 et St P+ LIS
z
9
- [ow0978]) w0018
uOu [covos 4] > w2018
3 b 13AT
Z
%]
l_
x |
€ A_v
D I__I 2L058
m [ T o T T T J_||
z ' i
)
! H
] w
! e
] o/ m
I —~ me : 5 gasan:
=T Mlﬁuﬂ st & H P
/ e wn“% i siannit I hatns £ H - a fHH
/ i
i ~Leeon [ - |
! i .
] § Mu T mm
_... ] - .m -
; e H P
[ = IFH = £
| i H m.u
i g8
/ & {4
LA - fi=
& e
/ w_m L
\ a =
/ i
i poln |
g nin
..\ 2l U s H
/ 7 e I sos it 3
H i 4 zEx = E
j = 1 e It 1 i
; L i T
" = 3 -
/ [k sigen S . . e =
] = | n “ Hr
[ . oy o
! WRIHOD " _
/ i £54) i L o “h i _
! i A Tl SR = |
! __ 2
4% L [/ —
T
1
[}
| IDVIS ()T IDVIS




v 8Iv ¥1-510T YNOBHYHTIIHS T
_____ an Jumeig on aaalasg ANNIAY NOSN3E
SNOILVAZTE HLNOS ¥ HLYON S560840 TIws! Lo] 17 'ALd ”.u
e~ - ONIIYYY LNIWISYE ANV STDNVYNIL TVIDYIWWOD ¥IAO SLNIWLYVAY £6 T IDVLS SINIWIONIAIQ
wav i 545 39 s AVOY SSIDDOV MIN 4O NOILYIYD HLIM DNINYYA LNIWISYE ANV SHONYNIL TVIDUIWWOD YIAO SINIWLUVAY #9 1| IOVLS VdN
— — T 4O ONISIYAWOD NOISIAIQENS ANY ENIWIOTIAIA 35N AIXIW IDVLS omL _
-3
z
Q
I—
m
(o]
x
8
m IAY NOSN3E WOYA
w NOILVAITI HLYON
|
2 | 4
e
: T [ AT
iy e - i
" T 'y -
b = j | |7 = ) X T T U o e y H
< mEEEs = i EE 1 | O ] 5
3 — 0 O m — - rlrmml =] w 18 e i s i g
. - L — 5 T ! 1 EEE ] | EE L] == | . R
. L = mu_f:.w Ty ® e _I.,..l_l_l,l_J_ll ﬂ{_rﬂ - I - H
i A I i v : -
2 ; EEsE S S HAE § T AR SR e I TR —_— _ s
i Ho ol = 5E = P
- m "
T3IOVLS - 139V18
NOILVYAITI H1NOS
- T=r
. | = =i i
| = — 3
N i =~ — »
g oS 008 duegw e = 5
[ ] ] —
H = TI ] H_MMM B ES _ R & 1 — : N,
o wln_"_ mmmm == &= T i i Hoge W.EU H B8 8 B e M g
£ = P ﬂ.ﬂL (] i 1 T T N
o =) : % pege HUx|eesalfE :
unln 7 et ™ -..y-
S v B8ge HQU|egcofE o '
L I [T ,m
Ao Qam
1 3I9V1S < Z3I9V1S




A4 61V ¥1-510T WNOTYYHTEHS Tt g o8 Lo e W TS > i .. A” e L T L] :
oy oy Tupesg on walasg INNIAY NOSN3IZ - :
SNOLLVAITA LS3M % L5v3 SREUSOREIESVION ‘a1 ALd o el
NOUWONY INaLLOEAS, ONPYVA LNIWISYE ANV SIDNVNAL TVIDYIWWOD YIAO SINIWLYVAY €6 ‘T IDVLS SINIWIOTIAIA _
wav mn B &5y e (VOY $S3DDV MAN 4O NOILYIYD HLIM ONDIYVA LINIWISVE ANV STIDNVNIL TVIDUIWWOD ¥IAO SINIWLYVY 9 :1 IDVLS vdN
I 4O ONISNIWOD NOISIAIAENS ANY INIJWJOTIAIA 3SN A3IXIW IDVLS OML
o vBai _we i ==
z
el
-
m
o}
x
Q
2
] JAY3ISIY WOYA
m NOILVAIT3 1SV
- - ARG
3
Wm
4 Pt B ik
R v, 8
Srd N 5 ! ' M
: I s
[+ L _wres
e 1 = S S
: - s s 1 [ ] E
] N e
< E==r == e
= S=) i m) g B
= f = - - L
8 8o O §
= T TG
¥yoou + - 200
(35V1S
g
ore e men
§
. [ ;
i ] I
oy | _ — _ _ . e =
i I i g g e O I H B oo z s
o i SR e v L , o g = Ty o o Y e
et - o FEEET o O e - ) s
ol i L= 5D
Lo 3 BTl —r——lTiri: = WP E R SRy — Bl e——i i1 i i '
I . | el O sy s | e B 8 s e = : &
[Reosy = ——— — - ]
Rk e g e e oy ey i o g s ¥ - 5
cms — S — = hpd/e]

aw 4 3¥0m

TIOVLS




\4 (74 ¥1-§10T YNOFIVHTIEHS

s o Bumesg =T 3NIAY NOSNEE - =
SNOLLYATH LSIM ¥ 1S¥3 TYNMILNI 908 da Tizsl L1 a1 ALd S ]
e ONDIYVA LNIWASVE ANV SAIDNVYNAL TVIDYIWWOD ¥IAO SINFNLYVIY £6 T IDVLS SINIWdOTEAIA =1
uimesp -
WGy e Eds o1 wes OVOY SSIDOV MIN 4O NOILVIYD HLIM DNV INIWISYE ANV SIIDNVNIL IVIDYIWWOD ¥IAO SLNFWLYVLY +9 :| IDVLS VdN
910 AEYONY 40 DNISIAINOD NOISIAIAENS ANY INJWJOTIAIA ISN AIXIW IDVLS OML
vEoorl |y SHo0U1 wos walosy =y
z
[e]
=]
-
o]
=
o
b4
] avoy SS30DV MIN WOY4
m NOILVAITI LSV3
& - )
) i §
] _|.||| __ _ _ LI o __|=|_ i §
. ol — = : a—y
i . : ] ) A A O T 3
OB e iy - 2 o Wy
. ] 1 N | EN EEmE =] Sy
ok . BBz I — oo 2 BT O 3
SN z i = =3 = i | B | s e
& : m_.._ = =] m | - || HE B I i | §
o N o © =
. < i | X} [N} o TH] (BN ] iy L
5 . & B 8 O (5 | e o ¥
ol —_— N
T = _
H i
cmm . v M
awe 1 ‘ EPESY
239VIS
AvOy SS30DV MIN WOYS
NOILVATTI 1SIM
onme lm m
sl
. E
[Srii i - APl
i Ll rﬁﬂrﬂ LN ) T i
S = -
R . 7 =} = - -
. B T 7 (ES =) I e | b i
R T V1 — = ! AR
n kb [ 3 _ B HtE=h : 5
N 7] B [ = pL
o = =IO O .
8EE p g s e N i

o,
e

%007

139VLS




v 1T P1-510C YNORYYHTTIHS T iy sy b e TN Em En Ry
,,,,, o Someagy oN 12910 INNIAY NOSNIS o R s e A R e

SNOLLYTS SS0UD 5260840 TITHII LOT i ’ et S o e i A — e i [T

: dLl Ald e o R e i

Dtk vl DNV LNIWISYS ONV SIDNYNIL TVIDUIWIWNOD YIAO SLINIWLYVAY €6 :TIDVLS  SLNTWOBAIA e ]
—— i@y e £ & 50 v QYO SSIDDV MIN 40 NOLLVIHD HLIM DONIIYYVd LNFWISYE ANV SIDNVNIL TYIDUIWWOD ¥IAO SLNFWLYVAY +9 1| 3DVLS vdN Moot L
SiGE v 40 ONISIWOD NOISIAIIENS ANV LNIWIOT3AI] 35N G3XIW 39VLS OML T e T
V00N | 1Y SO0 weoe s | s T e

dd NOILD3S SSOYUD

NOILDNYLSNOD 404 LON

W ﬂ 1 IVIDYIWWOD m o
: i == |
= e . - - 7 7 —— == iz =z
< ﬂL . S e b kit it - EErTs =, = _.h..._ T e = ) m
! BT = H—TE : - B = (S5 [ [ | 8= i -
ol et L | ke L ] | = |“..._|. ] , SN IS | B = = m__ -... = : == .
T [ = == = @_W__ P 'y Mm i e ] 0] | | -2 [ =] [F= — i
H L H e | oEEE e |
, —n — _ S0 s. 3.6 _ t t ——— )
i 739VIS 1 1 39V1S !
VYV NOILD3S SSOYD
o T o
s .7\— .;. ;u = T INIWISVE | I/ ,m..
e e et i [ ] T ik
wﬂ_ = = i o ..l..uw_ S .m“_ == [M m , P b i Pep— | ,..“:u.,i
8 ood g0/l oooo Olab stg © : - — i rr_ E
— = == | : _ =g e == . 8 2 Ny
H seg g8/ oooo E|gp oag = L T =d o™ B osoo T _ Y
[Shs I — - - i = i == ;] wm ] = L S L i | e K : _ : L
e L = | I S Lo m I.M_ m m ﬁ _..”_ = n n n l =] i ,_u«_:%v 4 H
——Srwe ] = TP :

| 39VLS B T3I9VLS




v v ¥1-510T MAOENYHTIZHS B e 5 B
amsw onSumesg anaslosg IANIAY NOSNIE e g B ! o
N4 NOILYLIY Y 150 Ny 304 92608 40 717591 LOT . . S r i ek onaa bt —
NOILYOINddY INIWOTIAIa . allAld i [
._Euna ONIYVd INIWISVYE ANV STIDNVYNIL TVIDUIWIWOD YIAO SINIWLYVIY €6 *T IDVLS SINIW4OT13IAIQ
wWay e [ ds o8 wwep AVOY SSTODV AMIN 4O NOILVYIUD HLIM ONDIYYd INIWISVE ANV SIIDONVYNIL TVIDUIWIWOI YIAO SINIWLYVLY +9 | IDVLS VdN
910 AgYONYl = 4O ONISNAIWOD NOISIAIAENS ANV LNIWIOTIAIA 35N QIXIW IDVLS OML | |
wEW yE0  ew s sy
14O4IY SINVEINSNOD SSIDOV OL Y343y 66TF SY OL LINN F19V.LdVAY D SSV1D
QIWOUNIN £0Z8 'E019 TOEV TOTY TOIV SLINA GIOUNIH €078 ‘€018 “TOEV 0TV T0IV SLINN
CRLYDIANI SV HE 'HI7Q +01A "POED $0T 013 BOTA 8019 605V 60TV ‘601 ¥ SLINN GILYDKINI S¥ $0EQ $07Q “P01Q +0C 0T *+012 'B0L3 ‘8019 '60€V 60TV 601V SLINN

NV1d NOI1LV.1dvaV -1SOd NV1d NOILV1dvaV -3dd

NOILOMILSNOD ¥O4 LON

)
0aa
TR GO 20 | — =
v vl | i m
s saisaz J
. oy " 1
004 4 £oT MO YT - Hli8 weror
o monsl v st pXap]
"o Bt bienr P
[ A1 5% :
 * NowyInouD _.
v ¥00a

— —

e T00T) | Al L

e B C NowvINYD | s ¥

Y i e a - 5

a “wi 2
»
: 006 7 0081 = NS E g— <
il . = ~3 i 0z
oy = - 1
1 .mm o sna
2% —_— I pa—
NOWVIMDHS B2 It Yoy =”
“via osTE 1
L ] e v |
i
. =
1
. . - - a, *t SS‘E_.NO_ - - B
an Nz
—— VR 1
ot e
* - Ll
£ el
v a7ve




\

(244

an fumesy

vl-slot
N msasg

SISATYNY AMOQYHS

NOILYDINddY LNIWJOTIAIQ

L—

WMoY e Bas oW e

HoLwvmiteel

NiN e

WNOBYYHTIAHS
ANNFAY NOSNIE
S90600 40 TITHR) 20T
"

ONIMYVL LN3IWISVYE ANV STIDNYNIL TVIDUIWWOD YIAO SINIWLYVLY €6 T IDVLS
AVOY SS3D3V MIN 4O NOILVYIYD HLIM DNIEVY LNIWISYE QNV SHONVYNIL TYIDUIWWOD YIAO SINIWLYVLY +9 | IDVIS
4O ONISHJIWOD NOISIAIENS ANV LNIWIOTIAIA ISN AIXIW IDVLS Oﬁ

‘Al 'AlLd
SINIWJOIAIQ
VdN

NOILDMYLSNOD 404 LON

P TN =
e T e S 8 L T

el
e 1Y e A b § by
Lt et 1t I e e o e




v v 1-510t [ — e e L
awm on Bumesg on sl INNIAY NOSN3IE
FINGIHIS STYINILYI % HHOTOD 9260840 TIZ691 101 i . e
NOLLYOIddY IN3WJOTAIA " dLl Ald = -
Dt ONINYVd LNIWISYE ANV SAIDNVYNIL TVIDHYIWIWOD IAO SINIFWIUVAY €6 T IDVLS SINIWJO13AIA
T oway e 05 s OY > AVOY SSIDOV MIN 4O NOILVIUD HLIM DNINAVd LINIFWISYE ANV SIIDNVYNIL TVIDYIWWOD HIAO SINIWLAVLY 9 1| 3DVIS VdN |
_ PIOTANVINY[ 2w 40 ONISNHdWOD NOISIAIQINS ANY INIWJOTIAIA ISN dIXIW IDVLS OML |
SIN_ == neay

NOILDNYLSNOD Y04 LON

T P B ST R o 0 Wy 133 et b

FINAIHIS STVIHILVIW 8 4NOT10D

ol L L TE

OlN. -

®
Ew ®
N3IEH
Xnina £ @
P
()

S1D03 @V TSANODTvE DNNTYM
ILHM AIAIA N
XDADD




56

Appendix 3

Subdivision Plan

tcg planning Statement of Environmental Effects
Benson Avenue, Shellharbour



T NOISIAIQANS
0 Bt TN At OﬁOmﬁa ‘AHYV €659 "TYU 6L8Y8'IN'S'S STHAHT 40 NIOTIO
o "AHAANS A0 NVTd TVNIL OL LOIrdNs SNOISNINIA 1TV ‘H1ON
005:[ -ouey Su_.._._.eox "AVAM J0 SIHON TVO0ddIDTY d4S0d0¥d - (1)
SI001122 03]

AAIM € ATddNS YILVM M0 LNFWESVH SASOd0Ud - (V)

$97608'd'd
otzy

AANESHY ; . _
ordnd

911L8'd'S

HYLNHO ALID YNOHAVHTTIHS
dANTAY NOSNH4

§92608°'d'd NI C1Z¥ LOT 4O
NOISIAIAENS A4S0d0dd 40 NV'1d




sl




