


Contact:

Marion Lourens
marion@elton.com.au
9387 2600

Sydney
02 9387 2600

Level 6
332 — 342 Oxford Street
Bondi Junction NSW 2022

www.elton.com.au
consulting@elton.com.au
Sydney | Canberra | Darwin
ABN 56 003 853 101

Prepared by Marion Lourens
Reviewed by Deb Barr
Date 2 June 2016

Document name Spring Street Statement of Environmental Effects Addendum 020616

Version V2




Contents

11
1.2

2.1
2.2
2.3

3.1
3.2
3.2.1
3.3
3.4
34.1
3.4.2
3.4.3
3.4.4
3.4.5
3.4.6
3.4.7
3.4.8
3.4.9
3.4.10
3.4.11
3.4.12
3.4.13
3.5
3.6
3.6.1

4.1

4.2

421
4.2.2
4.2.3
4.2.4
4.2.5
4.2.6

INTRODUCTION

General
Letter of deferral

SITE DESCRIPTION

Description of site
Surrounding land uses
Opportunities and challenges

DESCRIPTION OF THE PROPOSAL

Proposal details

Proposal description

Land use definitions

Urban design principles
Development summary
Building height

Gross floor area

Setbacks

Materials and finishes
Landscaping

Access and parking

Housing choice

Waste management
Stormwater

Demolition

Excavation

Strata

32 Spring Street, Bondi Junction
Commonwealth legislation
State Environmental Planning Policy

Environmental Planning & Assessment Act 1979

ASSESSMENT

Commonwealth legislation

State Environmental Planning Policies (SEPP’s)

SEPP (BASIX) 2004

SEPP Affordable Rental Housing

SEPP 32 Urban Consolidation (Redevelopment of Urban Land)
SEPP 55 — Remediation of Land

SEPP 65—Design Quality of Residential Apartment Development
Waverley Local Environmental Plan 2012

10
12

13

13
13
13
14
15
17
17
17
17
18
19
21
21
21
21
21
22
22
23
23
23

26

26
26
26
26
26
27
27
28



4.3 Proposed Environmental Planning Instruments

4.4 Development Control Plans

4.5 Planning Agreements

4.6 Environmental Planning and Assessment Regulation

4.7 Impacts of the proposed development

4.7.1 Natural environment

4.7.2 Built form

4.7.3 Traffic and parking

4.7.4 Acoustic

4.7.5 Wind

4.7.6 Social

4.7.7 Economic

4.7.8 Crime Prevention Through Environmental Design (CPTED)

4.7.9 Suitability of the site

4.7.10 Submissions

4.7.11 The public interest

5 CONCLUSION

APPENDICES

A Amended Clause 4.6 submission

B DCP Compliance Checklist

C Submission relating to the “non-isolation” of the adjoining site at 32 Spring
Street

D Amended architectural design package

E SEPP 65 verification and apartment design guide compliance report

F Amended landscape plan for the central arcade at ground level and rooftop
terrace

G Addendum to acoustic report

H Addendum to the wind study

| Waste management plan

J Energy assessment

K Revised BASIX certificate

FIGURES

Figure 1 Site locality

Figure 2 Aerial image of site

Figure 3 Site analysis

Figure 4 Landscape plan - communal rooftop
Figure 5 Landscape plan - Atrium

Figure 6 Relationship to 32 Spring Street
Figure 7 Future infill development at 32 Spring Street
Figure 8 Site zoning

Figure 9 Maximum building height map
Figure 10  Maximum permissible FSR

Figure 11  Active street frontage map

34
34
43
43
43
43
44
44
46
46
46
a7
47
47
48
48

49

51
52

53
54
55

56
57
58
59
60
61

10
18
19
22
23
30
31
32
33



Figure 12
Figure 13
Figure 14
Figure 15
Figure 16

TABLES

Table 1
Table 1
Table 2
Table 3
Table 4
Table 5
Table 6
Table 7
Table 8
Table 9

Active street frontages

Street view from Oxford Street
Street view from Spring Street
Aerial view - Spring Street
Aerial view - Oxford Street

Site description

Development schedule

Proposed variation to maximum building height

Car parking provision

Motorcycle and bicycle parking provision

Matters for consideration (Section 79C)

Compliance with the particular aims of the Waverley LEP
Part B General Provisions

Part C2 Multi Unit and Multi Dwelling Housing

Part E1 Bondi Junction

37
40
40
41
41

15
17
20
20
24
28
34
34
35



1 Introduction

1.1 General

This document is provided as an addendum to the Statement of Environmental Effects (SEE),
submitted to Waverley Council for a mixed use development fronting 109 — 119 Oxford Street and
34 — 42 Spring Street, Bondi Junction. The development application reference No is: DA-569/2015.

The proposal comprises an iconic and modern 12 storey development that is generally in
compliance with the relevant provisions of the LEP and DCP. It is consistent with the zoning
objectives and the desired future character of the area, which is to provide a mix of residential,
commercial and retail uses. The proposal contains:

» retail tenancies at ground level

» shop top housing - residential apartments above ground level within 11 stories
» car parking facilities on five basement levels

» dual pedestrian access from both Oxford Street and Spring Street

» separate vehicular access from Spring Street.

This application also seeks approval for the demolition of all existing buildings located on the site
and the carrying out of earthworks associated with the building construction.

The DA seeks approval under Part 4 of the Environmental Planning and Assessment Act 1979 (the
Act) and this SEE addresses the heads of considerations under Section 79C of the Act.

Accompanying this addendum are the following plans and supporting technical information:
Amended Clause 4.6 submission, prepared by Elton Consulting
DCP Compliance Checklist, prepared by Elton Consulting
Submission relating to the “non-isolation” of the adjoining site at 32 Spring Street

1
2
3
4. Amended architectural design package prepared by Daryl Jackson Robin Dyke
5 SEPP 65 verification and apartment design guide compliance report

6

Amended landscape plan for the central arcade at ground level and rooftop terrace,
prepared by Place Design Group

7. Addendum to acoustic report, prepared by Vipac Engineers and Scientists
8. Addendum to the wind study, prepared by Vipac Engineers and Scientists
9. Waste Management Plan, prepared by Elephants Foot Recycling Solutions
10. Energy assessment, prepared by Vipac Engineers and Scientists

11. Revised BASIX certificate

12.  Wind tunnel study (to be provided under separate cover).

The following reports, submitted as part of the original DA submission, remain unchanged:

6 Addendum to Statement of Environmental Effects Elton Consulting



o M DN

Assessment of traffic and parking implications, prepared by Transport and Traffic Planning
Associates

Stormwater drainage design, prepared by Green Arrow
Geotechnical desktop assessment, prepared by Environmental Investigations Australia
Preliminary site investigation, prepared by Environmental Investigations Australia

Site survey, prepared by Eric Scerria Associates.

1.2 Letter of deferral

Council provided a letter of deferral dated 20 March 2016, requesting that a number of matters be
addressed. Kay matters to be addressed are summarised as follows:

»

»

»

»

»

»

Isolation of adjoining site

Provision of building envelopes for potential redevelopment of adjacent isolated site
Building form

Unit mix

SEPP 65 Design Review Panel Recommendations

Additional information (Energy Assessment and wind mitigation).

In response to the above, a revised design package was submitted to Council on 12 May 2016.

Addendum to Statement of Environmental Effects Elton Consulting
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2  Site description

2.1

The subject land remains consistent with that detailed in the original development application
package and comprises a compilation of landholdings located within Bondi Junction with frontage
to both Oxford Street and Spring Street.

Description of site

Bondi Junction is readily accessed by public transport including regular train and bus services, with
the Bondi Junction railway station and bus interchange located less than 150m from the site.

The proposed development is located within the area described as 109 — 119 Oxford Street and 34
— 42 Spring Street, Bondi Junction. The land is described in the table and below and is shown in

Figure 1 and Figure 2.
Table 1

Address

109 - 111 Oxford
Street, Bondi Junction

Site description

Property description
Lot 1 DP575911

113 — 115 Oxford
Street, Bondi Junction

Lot A DP 448076

117 Oxford Street,
Bondi Junction

Lot 2 DP581271

119 Oxford Street,
Bondi Junction

Lot 1 DP581271

97-99 Oxford Street,
Bondi Junction

Lot A DP401739

42 Spring Street Bondi
Junction

Lot 12 DP747297

40 Spring Street Bondi
Junction

Lot 3 DP14097

38 Spring Street Bondi
Junction

Lot 4 DP14097

36 Spring Street Bondi
Junction

Lot 5 DP14097

34 Spring Street Bondi
Junction

Lot 6 DP14097

Area (m?)

1318.5m?

Existing development

2 storey commercial
development with retail at
ground level

2 storey commercial
development with retail at
ground level

2 storey commercial
development with retail at
ground level

2 storey commercial
development with retail at
ground level

2 storey commercial
development with retail at
ground level

2 storey commercial
development

2 storey commercial
development with retail at
ground level
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Figure1 Site locality

Subject site

(Six maps 2015)

Figure 2 Aerial image of site

(Nearmap 2015)

Addendum to Statement of Environmental Effects Elton Consulting
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2.2 Surrounding land uses

Surrounding development to the north, east and west contains predominately a mix of commercial
and residential buildings of varied height with an inconsistent street presentation.

A site analysis is provided in Figure 3 below. This is also included as part of the architectural
design package included within Appendix D.

Figure 3 Site analysis

(Daryl Jackson Robyn Dyke)
The following figures illustrate the surrounding development form.

Oxford Street (southern side) Oxford Street (southern side)
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Spring Street (northern side)

Spring Street (southern side)
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2.3  Opportunities and challenges

The key planning and design opportunities presented by the site have been used to guide the
development design and are set out below:

The site is:

»

»

»

»

centrally located within Bondi Junction in a location that is well serviced by public transport (rail
and bus)

directly accessible to existing, social, community, medical and education facilities and retail and
commercial uses as well as employment , leisure and other opportunities

of a size that can accommodate a high quality development that contributes to the both
commercial and housing supply

currently underutilised in terms of density and yield, providing the opportunity for
redevelopment.

The key planning and design challenges presented by the site which have been addressed through
the development design are as follows:

»

»

»

12

accommodating a design strategy that enables adjoining land to be redeveloped in the future,
in isolation and complimentary to the subject site

the need to ensure an internal layout that provides for the amenity of the future residents of
the building

minimising any negative impacts (overshadowing, noise, privacy) on surrounding properties.

Addendum to Statement of Environmental Effects Elton Consulting



3  Description of the proposal

3.1 Proposal details

The DA seeks approval under Part 4 of the EP&A Act.
The applicant is Daryl Jackson Robyn Dyke.

The estimated total development cost is $24.71 million + GST. As the development value exceeds

$20 million, the determination authority is the Joint Regional Planning Panel.

3.2 Proposal description

The revised design responds to matters raised in Council’s letter dated 20 March 2016 and remains

substantially the same development with the original proposal.

The revised development application seeks approval for a 12 storey mixed use development
comprising:

» retail tenancies at ground level

> shop top housing — 98 residential apartments above ground level within 11 stories,

comprising:
— 66 x 1 bedroom apartments
— 31 x 2 bedroom apartments
— 1 x studio apartment.

» car parking facilities on five basement levels

» demolition of existing structures located across the site.

» associated site works and landscaping.

2

The development achieves a floor space ratio of 5:1 and has a GFA of 6,606m~.

The residential apartments are a total floor space of 5,916m?

3.2.1 Land use definitions

The applicable land uses are defined within the Waverley LEP 2012 as follows:
commercial premises means any of the following:
(@) business premises,
(b) office premises,
(c) retail premises.

restaurant or cafe means a building or place the principal purpose of which is the
preparation and serving, on a retail basis, of food and drink to people for consumption
on the premises, whether or not liquor, takeaway meals and drinks or entertainment
are also provided.

Addendum to Statement of Environmental Effects Elton Consulting
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Note. Restaurants or cafes are a type of food and drink premises.

shop means premises that sell merchandise such as groceries, personal care
products, clothing, music, homewares, stationery, electrical goods or the like or that
hire any such merchandise, and includes a neighbourhood shop, but does not include
food and drink premises or restricted premises.

Note. Shops are a type of retail premises.

mixed use development means a building or place comprising 2 or more different
land uses.

shop top housing means one or more dwellings located above ground floor retail
premises or business premises.

3.3 Urban design principles

The vision for the project is to create an iconic and modern development that offers
quality amenity and residential accommodation within a centralised and highly accessible
location.

The following objectives and principles have been considered in the design of the
proposed development:

» The scale of the proposed building is to be consistent with the existing and emerging
scale of buildings in the Bondi Junction Town Centre

» Maintaining the diversity in shop front activity along streets is an important aspect for
creating a diverse and lively Centre

» Provision of a through site link with high visibility and direct connectivity to both Oxford
and Spring Streets

» Ensuring the design contributes toward the maintenance of an active and vibrant
commercial area.

The emerging character of the precinct tends to follow Council’s prescribed massing principles for a
6 storey podium and setback tower.

The Oxford Street retail frontage is expressed as a two storey elevation in line with Council’s desire
to recall the terrace scaled buildings that once lined the street. The facade has subtle divisions that
draw on the residential facade above while approximating the nominal 6 metre rhythm of the
original streetscape. To Spring Street, the podium form is brought down to Level 1 and separated
from the Ground Floor retail by a continuous awning. The through site connection is one bay of
this rhythm and is announced with a skylight in the awning.

The podium is expressed as a six storey element that includes the retail components described
above. It draws its alignment from the neighbouring Quest building that has adopted the Council’s
model for the emerging character of the precinct. The podium levels are expressed as a
composition of louvered, open and solid wall elements that denote the uses behind. The texture
and colour variance is intended to break down the perceived mass of this part of the building that
will be quite prominent when viewed from street level.

The material selections are conventional and readily installed and maintained. The sliding balcony
screens will add variety to elevation as residents choose to place, open or close the screens
depending on their need for privacy and sun control.

14 Addendum to Statement of Environmental Effects Elton Consulting



The tower form continues the language of the podium. It is setback from below and uses the
horizontal “slot” expression at Level 6 to visually separate and lighten the tower form from its
base. The parapet of the tower steps to provide tall wall for wind protection to the landscaped roof
garden and breaking down the scale of the tower silhouette.

The east and west walls which abut adjoining properties will be clearly seen in this proposal.
Patterned materials and random windows will that draw on the language of the rest of the building
will be an appropriate, authentic and consistent treatment for these otherwise blank walls.

The material palette is a variety of monochromes ranging from deep grey to gloss white. All are

made from prefabricated, refinished materials including metal panel and ceramic tiles. Level 1 on

Oxford Street will be painted render to evoke the masonry precedent and contrast with

the material above.

3.4  Development summary

A description of the proposed development is provided in Table 1.

Table 1 Development schedule

Level

Five basement
levels

Description

131 car parking spaces including 11 accessible spaces
26 motorbike parks

111 bike storage

98 storage areas

waste store

plant and equipment

Ground level

Three commercial premises
» Retail area 1 - 100m?

» Retail area 2 - 92m?

» Retail area 3 - 75m?

» Retail area 4 — 82m?

» Retail area 5 — 74m?

» Retail area 6 - 41m?

The above areas are approximate only and will be subject to future strata
subdivision.

Open landscaped foyer with pedestrian access from Oxford Street and
Spring Street, seating, tables and communal area.

Substation
Vehicular access from Spring Street
Residential access from Spring Street and Oxford Street.

Level 1

8 residential apartments
» 6x 1 bed
» 1Xx 2 bed
» 1 x studio

Addendum to Statement of Environmental Effects Elton Consulting
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Level Description

Level 2 9 residential apartments
» 6 x 1 bed
» 3 X2 bed

Level 3 9 residential apartments
» 6x1bed

» 3 x2bed

Level 4 9 residential apartments
» 6x1bed

» 3 X2 bed

Level 5 9 residential apartments
» 6 x 1 bed

» 3 X2 bed

Level 6 9 residential apartments
» 6Xx1 bed

» 3 x2bed

Level 7 9 residential apartments
» 6 x1bed

» 3 X2 bed

Level 8 9 residential apartments
» 6 x 1 bed

» 3 X2 bed

Level 9 9 residential apartments

» 6 x1 bed
» 3 X2 bed

Level 10 9 residential apartments
» 6x1bed

» 3 x 2 bed

Level 11 9 residential apartments
» 6 x 1 bed

» 3 x 2 bed

Rooftop Landscaped gardens
Plant and equipment

16 Addendum to Statement of Environmental Effects Elton Consulting



3.4.1 Building height

A maximum building height of 38m is permitted on the site. Variation to the maximum building
height is requested as follows:

Table 2 Proposed variation to maximum building height

Building feature Proposed building height variation
Ceiling height level 11 38.7m

Building height (excluding plant and 42.2m

equipment)

Height of plant and equipment 42.2m — 43.5m

It is noted that the excess building height, parapet and rooftop terrace were supported in principle
during Pre-DA consultation and SEPP 65 review.

A revised submission under Clause 4.6 Exceptions to development standards is included within
Appendix A, seeking variation to the maximum building height development standard.

3.4.2 Gross floor area

The development has a gross floor area of 6,606m?. A breakdown of the floor area of is provided
in Appendix D.

3.4.3 Setbacks

Sections 1 and 2 included in the architectural design package demonstrate the varied setbacks
from Oxford Street and Spring Street.

The proposed podium level responds to adjoining sites. The design intent is to continue the urban
scale and massing of the adjacent buildings.

The front and rear setbacks vary to integrate where possible with the adjoining buildings.

3.4.4 Materials and finishes

The external building elevations are well articulated in terms of modelling and variety in fagade
treatment. These elements will:

M

enhance the visual quality of the proposed development

» add richness to the facade

» reduce the potential appearance of adverse bulk or scale

» provide a positive response to the character of surrounding areas
» contribute to a visually interesting skyline.

The building will be finished with high quality materials that enhance the streetscape presentation
to both Oxford and Spring Street. The finishes will be compatible with existing development
surrounding the site.

A schedule of external finishes is included within the architectural design package.

Addendum to Statement of Environmental Effects Elton Consulting 17



3.4.5 Landscaping

A Landscape Report has been prepared by Place Design Group to accompany the application. The
report establishes a design strategy for the development and focuses on two key landscaping
components, comprising the roof garden and atrium space / public though link at ground level.

The Landscape Report is included within Appendix F. An extract of the communal rooftop and
atrium design is included within Figure 4 and Figure 5.

Figure4 Landscape plan - communal rooftop

(Place Design Group)
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Figure5 Landscape plan - Atrium

(Place Design Group)

3.4.6  Access and parking

Pedestrian access

Pedestrian access is available to the site from both Oxford Street and Spring Street with a publicly
accessible through site link provided to ensure connectivity between both streets and access to the
retail tenancies at ground level and residential apartments above.

There is a separate lobby and entrance to the residences provided from Spring Street.

Fire stairs are provided separate to these entry points.

Vehicle access

Vehicle access to the site will be provided from Spring Street via a shared entry / exit driveway
ramp connecting to the basement level parking.

Addendum to Statement of Environmental Effects Elton Consulting 19



Parking

A summary of parking proposed for the development is provided below.

Table 3

Car parking provision

Description Council Proposal details Required for Proposed
standard proposed
development
Residential Maximum 3 x studio 3.0
Studio — 1.0 per apartments
unit 67 x one bed 67.0
1 bed - 1.0 per apartments
unit 28 x two bed 33.6
2 bed — 1.2 per apartments
unit
3 bed — 1.6 per Total 103.6
unit spaces (104) 104
Accessible 1 per 10 units 11 11
Visitors No spaces for 21.5 21
the first 12 units
and thereafter, 1 | Total 98
per 4 units apartments
Car share / car 1
wash
Retalil 1.6 spaces per 396m2 6.3 5
100m? GFA
Total 1314 131
(including
11
accessible)
Table 4 Motorcycle and bicycle parking provision
Description Council Proposal details Required for Proposed
standard proposed
development
Bicycle
Residential 1 per unit 98 apartments 98 98
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Description

Council
standard

Proposal details

Required for
proposed

Proposed

development

Visitors 1 per 10 units 10 10
Retail 1 per 150m? 396m2 3 3
TOTAL 111 111
Motorcycle
Motorcycle 3 spaces per 15 131 spaces 26.2 26
car spaces
3.4.7 Housing choice

The proposal comprises a total of 98 residential units in the following unit mix:
» 1 bedroom - 66 (67%) of these 10 units can be adaptable units
» 2 bedroom - 31 (32%) of these 10 units can be adaptable units
» studio - 1 (1%)

20% of the apartments are capable of being adaptable, however 10% of the apartments will be
adaptable when built.

3.4.8

A Waste Management Plan has been prepare by Elephants Foot Recycling Solutions and addresses
the ongoing management of waste generated by the proposed development. The waste
management plan has three key objectives:

Waste management

» ensure waste is managed to reduce the amount of waste and recyclables to land fill by assisting
residents to segregate appropriate materials that can be recycled; displaying signage to remind
and encourage recycling practices; and through placement of recycling and waste bins in the
retail precinct to reinforce these messages

» recover, reuse and recycle generated waste wherever possible

» compliance with all relevant codes and policies.

3.4.9

Stormwater drainage plans have been prepared detailing the proposed stormwater management
and sediment controls measures for the proposed development.

Stormwater

The stormwater plans were included within the original development application package.

3.4.10 Demolition

It is proposed that all buildings and structures be demolished from the site. A management plan
and dilapidation report will be prepared prior to demolition to ensure the safe demolition of
buildings and removal of materials and the maintenance of the structural integrity of adjacent and
neighbouring buildings.

3.4.11 Excavation

Earthworks will be required to excavate for the basement component of the development.

Addendum to Statement of Environmental Effects Elton Consulting 21



Bulk excavations down to RL60.000 are proposed for basement level parking.

A geotechnical desktop study has been prepared by Environmental Investigations Australia. This
report was included within the original development application package.

The submission of additional geotechnical reports and a dilapidation report can be a condition of
consent required prior to the issue of a Construction Certificate or prior to works commencing.

3.4.12 Strata

It is not proposed to strata the building as part of this application. A detailed strata survey plan
will be provided at Construction Certificate stage.

3.4.13 32 Spring Street, Bondi Junction

During the acquisition of the subject land, the applicant approached the owner of the adjacent
parcel of land located at 32 Spring Street, Bondi Junction requesting the purchase of the land for
incorporation into the overall development. The subject sites relationship to the neighbouring
development is shown in Figure 6.

Figure 6 Relationship to 32 Spring Street

32 Spring Street

(Nearmap 2015)

It was determined that the best approach to move forward was to proceed with the development
based on current land holdings and provide a design that achieves the following:

» could be incorporated into the proposal at a later time (in the event that the owner of 32 Spring
Street changed his mind); and

» allows for future infill development of the neighbouring site on its own.
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The resultant design allows potential for an internal connection at ground level. This indicatively
shown within the 3D Views included within the architectural design package, an extract of which is
shown in Figure 7.

Figure 7 Future infill development at 32 Spring Street

(Daryl Jackson Robyn Dyke)

A detailed submission relating to this matter is included within Appendix C.

3.5 Commonwealth legislation

There are no elements of the proposed development that trigger any Commonwealth legislation.

3.6  State Environmental Planning Policy

3.6.1 Environmental Planning & Assessment Act 1979

The relevant state planning legislation for NSW is the Environmental Planning and Assessment Act
1979 (EP&A Act). The EP&A Act institutes a system of environmental planning and assessment in
NSW. It is administered by the Department of Planning and Environment (DP&E) and is largely
implemented by Councils.

Under Part 4 (Section 76A) of the Act, consent is required for the purpose of carrying out the
proposed development.

The information provided in this SEE supports the proposal and demonstrates how it achieves the
objectives of the £P&LA Act.

Key sections of relevance to this SEE are addressed below.
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Matters for consideration (Section 79C)

The following table provides a summary of the matters for consideration that Council is required to
take into account when considering the proposal, under Section 79(C) of the EP&A Act.

Table 5

Matters for consideration (Section 79C)

EP&A Act section and legislative Comment
requirement

(1) Matters for consideration—general In determining a development application, a consent
authority is to take into consideration such of the following matters as are of relevance to the
development the subject of the development application:

(a) the provisions of:

(i) any environmental planning instrument

This SEE provides an assessment against the
relevant environmental planning instruments
including State Environmental Planning Policies
(SEPPs) and the Waverley Local Environmental
Plan (LEP) 2012.

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

There no draft environmental planning
instruments or relevant development controls
plans that affect the proposed development at
the time of preparing this SEE.

(iii) any development control plan

The SEE takes into account the comprehensive
Waverley Development Control Plan (DCP).

Refer to section 4.4 below.

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

There are no known voluntary planning
agreements that have been proposed or
entered into by the applicant or owner of the
land.

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

The relevant matters under the Environmental
Planning and Assessment Regulation 2000 (the
EPA Regulation) that relate to the proposed
development have been considered.

Refer Section 4.6 of this report.

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

The proposed development is not located
within a coastal zone and therefore is not
subject to a coastal zone management plan.

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

A full environmental assessment of the
proposed development has been undertaken in

Section 4.7 of this SEE. This includes a
consideration of the proposed development
with regard to the natural and built
environments, as well as the socioeconomic
impacts on the locality.

(c) the suitability of the site for the
development

The site is considered to be an appropriate
location for the proposed development for the

24
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EP&A Act section and legislative

requirement

Comment

following reasons:

» Existing underutilised and aged
development

» Development will contribute to housing and
commercial supply

» Centrally located within the Bondi Junction
urban centre

» Serviced by public transport (rail and bus)

» Within close proximity to existing, social,
community and medical facilities and retail
and commercial uses as well as
employment , leisure and other
opportunities.

Refer Section 4.7.9 of this report.

(d) any submissions made in accordance with
this Act or the regulations

It is anticipated that the development
application for the proposed development
would be notified and placed on public
exhibition in accordance with this requirement.
It is also understood that Council would
consider any submission received on the
proposed development.

(e) the public interest.

The proposed development is considered to be
in the public interest. Refer Section 4.7.11 of
this report.

Integrated development

Division 5 of the EP&A Act contains procedures for Integrated Development. Part 4 of Division 5
(clause 91) states that Integrated Development is development (not being State significant
development or complying development) that, in order for it to be carried out, requires
development consent and at least one approval, permit, licence authority or consent under certain

provisions of the following legislation:

» Fisheries Management Act 1994

» Heritage Act 1977

» Mine Subsistence Compensation Act 1961
» National Parks and Wildlife Act 1974

» Petroleum (Onshore) Act 1991

» Protection of the Environment Operations Act 1997

» Roads Act 1993
» Rural Fires Act 1997
» Water Management Act 2000

There are no approvals required under the provisions of the above legislation outlined in Division 5

of the EP&A Act.
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4 Assessment

The following section provides an assessment against under Section 79(C) of the EP&A Act.

4.1  Commonwealth legislation

There are no elements of the proposed development that trigger any Commonwealth legislation.

4.2  State Environmental Planning Policies (SEPP’s)

4.2.1 SEPP (BASIX) 2004

The provisions of SEPP (BASIX) 2004 apply to the proposed development.

All new dwellings must comply with the BASIX scheme, in order to encourage sustainable
residential development across NSW.

A BASIX Certificate has been submitted which confirms the development achieves a pass target of
40 points for water, a pass target for thermal comfort and the pass target of 20 points for energy.

For further details see the BASIX Certificate.

4.2.2  SEPP Affordable Rental Housing

No part of the development is proposed as low cost rental housing and consequently, the
provisions of this SEPP are not applicable.

4.2.3 SEPP 32 Urban Consolidation (Redevelopment of Urban
Land)

The provisions of SEPP 32 are applicable to the development.

SEPP 32 Urban Consolidation generally seeks to ensure that any redevelopment of urban land for
multi-unit housing and related development will result in an increase in the availability of housing
within a particular locality or a greater diversity of housing types within a particular locality to meet
the demand generated by changing demographics and household needs.

In determining an application for consent to development, the following should be considered:
(a) the effect of the development on:

(i) the existing streetscape, and

(i) the privacy of adjoining landowners, and

(iii) the availability of sunlight to adjoining owners, and
(b) the noise likely to be generated by the development, and

(c) whether adequate provision can be made for car parking on, access to and servicing of the
site.
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The development will provide a significant and positive impact on the streetscape and will
contribute to local amenity through the introduction of a high quality mixed use development with
ground level activation, supporting neighbouring development.

Shadow diagrams have been prepared and are included within the architectural design package
within Appendix D.

An acoustic report has been prepared and is included within Appendix G.

Adequate car parking vehicular access and site servicing is demonstrated within the Assessment of
Traffic and Parking Implications, submitted as part of the original development application
package.

4.2.4 SEPP 55 — Remediation of Land

The provisions of SEPP 55 — Remediation of Land apply to the subject site.

The objective of this SEPP is to provide a State-wide planning approach for the remediation of
contaminated land. It provides that a consent authority must consider contamination and
remediation of land in determining a development application (Clause 7).

» Potential presence of contaminated fill / top soils on-site.

» Possible soil contamination resulted by war and weathering of exposed paint surfaces, metallic
objects and potential asbestos-containing materials.

» Possible soil contamination from potential on-site use of herbicides and pesticides.
» Hazardous building products contained within the existing structures.

The assessment concluded that site contamination is unlikely to prevent the site from being
redeveloped for the proposed commercial and residential uses. Prior to site demolition, a
Hazardous Materials Survey will be carried for the existing structures on-site to identify potentially
hazardous building products.

4.2.5 SEPP 65—Design Quality of Residential Apartment
Development

This SEPP applies to all residential flat buildings in NSW with a height of three (3) or more storeys
and which contain four (4) or more dwellings. The SEPP aims to improve the design quality of
residential flat development.

This Policy aims to improve the design quality of residential apartment development in New South
Wales.

It recognises that the design quality of residential apartment development is of significance for
environmental planning for the State due to the economic, environmental, cultural and social
benefits of high quality design.

It aims to improve the design quality of residential apartment development as follows:
(@) to ensure that it contributes to the sustainable development
0) by providing sustainable housing in social and environmental terms, and
(i) by being a long-term asset to its neighbourhood, and
(iii) by achieving the urban planning policies for its regional and local contexts, and

(b) to achieve better built form and aesthetics of buildings and of the streetscapes and the
public spaces they define, and
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(c) to better satisfy the increasing demand, the changing social and demographic profile of the
community, and the needs of the widest range of people from childhood to old age,
including those with disabilities, and

(d) to maximise amenity, safety and security for the benefit of its occupants and the wider
community, and

(e) to minimise the consumption of energy from non-renewable resources, to conserve the
environment and to reduce greenhouse gas emissions, and

(f)  to contribute to the provision of a variety of dwelling types to meet population growth, and
(@) to support housing affordability, and

(h) to facilitate the timely and efficient assessment of applications for development to which this
Policy applies.

In determining a development application for consent to carry out development to which this Policy
applies, a consent authority is to take the following into consideration:

(a) the advice (if any) obtained from the design review panel, and

(b) the design quality of the development when evaluated in accordance with the design quality
principles, and

(c) the Apartment Design Guide.

The development application will be referred to the Design Review Panel for comments as part of
the assessment process.

Consistency with the design quality principles and consideration with the Apartment Design Guide
is demonstrated within the SEPP 65 Verification and Apartment Design Guide compliance report,
included within Appendix E.

4.2.6  Waverley Local Environmental Plan 2012

Consideration of the relevant Clauses set out in the Waverley Local Environmental Plan 2012 are
provided below.
Clause 1.2 Aims of Plan

The Waverley LEP aims to make local environmental planning provisions for land in Waverley in
accordance with the relevant standard environmental planning instrument under section 33A of the
Act.

Compliance with the particular aims of the Waverley LEP is demonstrated in the table below.

Table 6 Compliance with the particular aims of the Waverley LEP

Aims of the Waverley LEP ‘ Compliance

(a) to promote and co-ordinate a range of The proposal comprises a mixed use
commercial. retail. residential. tourism development with both retail and residential

entertainment, cultural and community uses to components.
service the local and wider community,
(b) to maintain and reinforce Bondi Junction The proposal will directly support the role of

Bondi Junction through employment and
commercial offerings and provision of
centralised housing to support local business.

as the primary commercial and cultural centre
in Sydney’s eastern suburbs,
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Aims of the Waverley LEP ‘ Compliance

(c) to provide for a range of residential
densities and range of housing types to meet
the changing housing needs of the community,

The development incorporates a range of
housing options.

(d) to provide an appropriate transition in
building scale around the edge of the
commercial centres to protect the amenity of
surrounding residential areas,

The development is consistent in height and
scale with neighbouring development.

(e) to protect, maintain and accommodate a
range of open space uses, recreational
opportunities, community facilities and services
available to the community,

The development will provide an increase in
demand for open space, community facilities or
services to the public. Developer contributions
will be applicable to ensure that the range and
guality of facilities and services are maintained.

(f) to enhance and preserve the natural
environment through appropriate planning,
protecting the integrity of natural systems and
by protecting existing trees,

It is proposed to remove one street tree from
Spring Street. This is considered likely to have
only a minor impact on the local environment.

(9) to identify and conserve the cultural,
environmental, natural, aesthetic, social and
built heritage of Waverley.

The existing structures on the site are not
considered to be of any heritage or cultural
value. Nonetheless, the proposed design will
to some extent, replicate the historic
subdivision layout.

Clause 1.7 Maps

This assessment has given consideration to LEP maps.

Clause 2.1 Land use zones

The subject land is zoned B4 Mixed Use and is bordered by land with the same zoning.

The proposed development would be defined as ‘mixed use development’ comprising ‘commercial
premises’ and ‘shop top housing’, each of which are permissible land uses within the B4 Mixed Use

zZzone.
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Figure 8 Site zoning

(legislation.nsw.gov.au)

Compliance with the objectives of the B4 Mixed Use zone is demonstrated below.
Objectives of zone
»  To provide a mixture of compatible land uses.

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

»  To encourage commercial uses within existing heritage buildings and within other
existing buildings surrounding the land zoned B3 Commercial Core.

The proposed development meets the objectives of the B4 Mixed Use zone as follows:

» delivers a diverse range of housing (1 and 2 bedroom and studio apartments) in a convenient
location, easily accessed by road and transport links (bus and rail) so as to maximise public
transport and encourage walking and cycling

» delivers a development that is compatible with surrounding development.

» provides opportunities for commercial uses on the ground floor that will service future
residents, the local and wider community. These uses will activate the street frontage
encouraging an interesting and safe pedestrian environment

» offers a well-designed building in a commercial setting that improves public amenity.

Clause 2.7 Demolition requires development consent

The demolition of a building or work may be carried out only with development consent.
This application seeks approval for the demolition or all buildings and structures on the site.

Clause 4.3 Height of buildings

Clause 4.3 of the LEP establishes the planning controls for the height of buildings. The maximum
height limit permissible under the clause is 38 metres as shown in Figure 9.
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Figure9 Maximum building height map

(legislation.nsw.gov.au)
‘Building height’ is defined in the LEP. The definition is as follows:

building height (or height of building) means 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.

Inclusive of the lift overrun of the proposed development, the elevations demonstrate that
the building height is 42.3 metres. Although the development exceeds the 38m maximum
building height development standard, variation is sought in this instance to facilitate the
establishment of a quality roof top garden and allow a development that is compatible in
height and scale with its neighbouring buildings.

This in in keeping with the objectives of this clause, which are as follows:

(a) to establish limits on the overall height of development to preserve the
environmental amenity of neighbouring properties,

(b) to increase development capacity within the Bondi Junction Centre to
accommodate future retail and commercial floor space growth,

(c) to accommodate taller buildings on land in Zone B3 Commercial Core of the
Bondi Junction Centre and provide an appropriate transition in building heights
surrounding that land,

(d) to ensure that buildings are compatible with the height, bulk and scale of the
existing character of the locality and positively complement and contribute to
the physical definition of the street network and public space.

A variation to this development standard is sought under Clause 4.6 Exceptions to development
standards. It is noted that the proposed building height is compatible with adjacent development
and no additional environmental impacts will arise as a result of the height exceedance. There will
be no adverse shadow impacts on development on the southern side of Spring Street which is
predominately occupied by retail and commercial development.

Clause 4.4 Floor space ratio

Clause 4.4 establishes the Floor Space Ratio (FSR) controls for the Waverley LGA. The objectives
are as follows:

(@) to ensure sufficient floor space can be accommodated within the Bondi Junction
Centre to meet foreseeable future needs,
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(b) to provide an appropriate correlation between maximum building heights and density
controls,

(© to ensure that buildings are compatible with the bulk, scale, streetscape and existing
character of the locality,

(d) to establish limitations on the overall scale of development to preserve the
environmental amenity of neighbouring properties and minimise the adverse impacts
on the amenity of the locality.

The maximum permissible FSR is 5:1 as shown in Figure 10.

Figure 10 Maximum permissible FSR

(legislation.nsw.gov.au)
The proposed development has a site area of 1318.5m?.

Based on a building GFA of 6,592.5m?, a FSR of 5:1 is achieved for the proposed development.
This is consistent with the FSR development standard.

Clause 4.6 Exceptions to development standards

Clause 4.6 provides flexibility in applying certain development standards to particular development
in order to achieve better outcomes for and from development.

A detailed submission is included within Appendix A seeking to vary the maximum building height
development standard set out in Clause 4.3. The submission is made on the grounds that
compliance with the development standard is unreasonable or unnecessary in the circumstances of
this case and that there are sufficient environmental planning grounds to justify contravening the
development standard.

5.6 Clause 6.2 Earthworks

Development approval is sought under Clause 6.2 to carry out earthworks associated with the
proposed development.

The objective of this clause is to ensure that earthworks for which development consent is required

will not have a detrimental impact on environmental functions and processes, neighbouring uses,
cultural or heritage items or features of the surrounding land.
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Before granting development consent for earthworks (or for development involving ancillary
earthworks), the consent authority must consider the following matters:

@

(b)
(©
(d)

O]
®
©))

(h)

the likely disruption of, or any detrimental effect on, drainage patterns and soil
stability in the locality of the development,

the effect of the development on the likely future use or redevelopment of the land,
the quality of the fill or the soil to be excavated, or both,

the effect of the development on the existing and likely amenity of adjoining
properties,

the source of any fill material and the destination of any excavated material,
the likelihood of disturbing relics,

the proximity to, and potential for adverse impacts on, any waterway, drinking water
catchment or environmentally sensitive area,

any appropriate measures proposed to avoid, minimise or mitigate the impacts of the
development.

A Geotechnical Desktop Study and Preliminary Site Investigation have been prepared for the site
and were included as part of the original development application package.

Clause 6.5 Active street frontages in the Bondi Junction Centre

This clause is applicable to both frontages of the subject site and aims to promote uses that attract
pedestrian traffic along certain ground floor street frontages in Zone B4 Mixed Use in the Bondi
Junction Centre. Refer to Figure 11.

Figure 11 Active street frontage map

(legislation.nsw.gov.au)

The proposed development activates both street frontages through the provision of retail tenancies
at ground level and a central atrium space / public through linkage providing a direct pedestrian
linkage through the site.
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4.3  Proposed Environmental Planning Instruments

There are no relevant draft environmental planning instruments that affect the proposed
development at the time of preparing this SEE.

4.4  Development Control Plans

The Waverley DCP 2012 is a non-statutory document which supplements the LEP by providing
guidance to a consent authority and to people who are proposing to undertake development on
land to which the DCP applies.

The DCP includes more comprehensive planning controls to provide a framework and guidance
about development matters across the LGA. The proposed development has been designed in
accordance with the relevant controls of the DCP. Specifically, the following parts:

Table 7 Part B General Provisions

Control ‘ Comment

Part B1 Waste The proposal provides for a residential and retail waste storage room at
ground level.

Waste management and collection has been detailed within the Waste
Management Plan included within Appendix I.

Part B8 Transport The car park entry is proposed via a shared ingress / egress from Spring

Bondi Junction Street.

The basement levels incorporate the required car parking spaces
(including accessible parking), motorcycle parking and bike storage.

Table 8 Part C2 Multi Unit and Multi Dwelling Housing

Control ‘ Comment

2.12 Landscaping A landscape report accompanies this application and is included within
Appendix F.

2.13 Communal Communal open space is proposed on the roof top within a landscaped

Open Space environment. Additional opportunity for communicable gathering can

occur at ground level within the atrium, making use of the commercial
premises and likely food and drink premises.

2.15 Solar Access Shadow diagrams included with the architectural design package show
and Overshadowing the impact of mid winter shadow on neighbouring buildings. The
buildings on the south side of Spring Street receive considerable shadow
in existing conditions.

The shadow diagrams support at least 70% of proposed apartments
receiving 2 hours mid winter light to balcony / Living / sitting rooms.

2.16 Views and View | The proposed development is not considered likely to impact on public
Sharing domain views or vistas.
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Control ‘ Comment

2.17 Visual Privacy The development has been designed to ensure:
and Security » adequate visual privacy for residents and neighbours.
» maximise outlook and views without compromising visual privacy.

» ensure buildings are safe and secure for residents and visitors.

2.18 Apartment Size | The criteria set out within the Apartment Design Guide are satisfied.
and Layout

2.19 Ceiling Heights | The criteria set out within the Apartment Design Guide are satisfied.

2.20 Storage Adequate, well designed storage is provided in each apartment.

2.22 Acoustic Privacy | An acoustic assessment has been completed for the proposed
development and is included within Appendix G

2.23 Natural The open breezeway access to all apartments provides opportunity for
Ventilation access to natural light and ventilation.

2.24 Building Building services are integrated into the rooftop design. Refer to the
Services architectural design package include within Appendix D.

Table 9 Part E1 Bondi Junction

Control ‘ Comment

1.2 Urban Form The building design is consistent with the desired future urban form for
Controls Bondi Junction Centre which is block edge building forms with tower
buildings above.

Sections 1 and 2 demonstrate the varied setbacks from Oxford Street
and Spring Street and responds to development on adjoining sites. The
design intent is to continue the urban scale massing of the adjacent
buildings.

The front and rear setback vary to integrate where possible with the
adjoining buildings.

The tower has been design to where possible, achieve the following:
» Cross ventilation

» high quality amenity to future residents

» allow for solar access to neighbouring buildings

» differentiate between the podium and tower elements.

1.3 Building Use The ground floor has been designed for retail purposes.
Residential entries do not take up more than 15% of the frontage.

A lower percentage of retail frontage along Spring Street arises due to
the need to respond to vehicular access requirements. Spring Street is
considered the most appropriate street to accommodate this form and is
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Control ‘ Comment

considered a secondary retail destination.
The through site link is principally designed for retail uses.

The first floor has been designed for residential purposes and not for
commercial purposes.

The proposal is for a mixed use development, comprising ground floor
retail (shops) and shop top housing above.

Residential accommodation (which comprises all types of residential
uses) is prohibited in the B4 Mixed Use zone, with the exception of shop
top housing. Shop top housing is defined as follows:

"shop top housing means one or more dwellings located above ground
floor retail premises or business premises.”

If the proposal was to include commercial uses on the first floor, the
residential accommodation would have to be defined as a “residential flat
building” or another type of “residential accommodation” both of which
are prohibited in the mixed use zone.

Consequently, under the existing planning scheme, commercial
development on the first floor cannot lawfully be provided where
residential uses are proposed.

Notwithstanding, the spaces have been designed with acoustically
complying light weight, non-load bearing stud walls capable of
conversion / removal, to maintain flexibility in the long term use of the
first floor. Further, there is opportunity to combine units into larger
apartments to accommodate changing demands in unit mix
requirements.

1.4 Subdivision The grid pattern form that is currently shown along the site frontages is
reinforced in the building design through vertical expression and
apartment separation. Refer to the photomontage included within the
architectural design package.

1.5 Heritage and The site is not listed as containing an item of heritage value and is not
buildings of historic located within a heritage conservation area.
character

A grid pattern has been reflected vertically in the building form to
indicatively reflect the historic building forms.

1.6 Active Street An active street frontage is promoted through the retail presence at
frontages ground level and the presence of a strong through site link.

Increased retail presence and straightening of the through site link is
encouraged.

The above is demonstrated in Figure 12.
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Control ‘ Comment

Figure 12 Active street frontages

T\ Through site

Activated linkage
street

(

frontages
through
strong retail
presence

1.7 Street alignment | The front elevations are aligned to the street boundary with setbacks
and front setbacks consistent with adjacent development.

Refer to section 1.2 above for further details.

1.8 Separation Separation distances between the windows of living areas of the
residential buildings and the windows of working areas of neighbouring
commercial buildings.

1.9 Side and rear The Quest building to the west has residential (albeit short term BCA
boundary setbacks Class 3) accommodation, there are windows in the internal alcove that
abut the subject site. The proposed building acknowledges these
openings and does not compromise privacy for these existing windows.

The shaped tower plan of the proposed building maintains the sense of
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Control ‘ Comment

space and access to daylight to the existing windows.

In addition, the proposed development does not have any living areas of
bedroom windows facing side boundaries. All openings face toward the
road frontages to the north or south.

1.10 Building The building footprint gives consideration to the location and alignment
footprint of the proposed and future development in relation to the street layout,
block and lot size and site location.

A centralised light well is proposed that is open to the sky to achieve
additional daylight and assist with ventilation.

All residential spaces have at least two external walls.
Being breezeways, all lobbies have high natural light and ventilation.

Where possible, the residential tower apartments are designed to
achieve a dwelling depth no greater than 8m from a source of sunlight
(not including service areas and non-habitable rooms).

1.11 Building The block edge building forms are oriented to address both street
orientation frontages and face away from adjoining properties to maintain
residential privacy.

There are no blank walls fronting the streets.

Where possible, bathrooms, laundry and other ancillary room windows
have been oriented to the side boundaries.

1.12 Number of A variation to the maximum building height of 38m is proposed in order
storeys to allow for the establishment of a quality communal rooftop garden,
given no adverse environmental impacts.

Further, variation to the maximum of 10 stories specified in the DCP is
also requested to ensure compatibility with neighbouring development
and align with the desired future character of Bondi Junction.

Services have been centrally sited on the rooftop so as not to be visible
from street level and are compatible in height with adjacent
development.

The development will meet the applicable design objectives in that it will:
» ensure buildings create a human scale to the street
» encourage development and redevelopment potential

» reduce the incidence of high winds at street level (see wind
assessment)

» provide a transitional scale between commercial and residential

» strengthen the Bondi Junction Town Centre form with consistent
heights along this section of Oxford and Spring Streets.

1.13 Views, Vistas The proposal will not impact on existing view corridors as shown in the
and tree preservation | Figure below.
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The development will result in the loss of one street tree along Spring

Street.
1.15 Design It is submitted that the proposal exhibits design excellence and high
excellence architectural integrity.

This is achieved through both design and materials, with respect to the
proposed colours and finishes.

A schedule of external finishes is included within the architectural design
package.

The form and external appearance of the development will improve the
quality and amenity of the public domain through high quality street
presentation and the provision of a through site link.

The design gives consideration to:

» the suitability of the land for development,
» existing and proposed uses and use mix

» streetscape constraints

» relationship of the development to existing and opportunity for future
neighbouring development

» bulk, massing and modulation of buildings
» street frontage heights
» environmental impacts

» pedestrian, cycle, vehicular and service access, circulation
requirements.

The design gives strong consideration to future development
opportunities for the adjacent property adjoining the western boundary
of the site along Spring Street, allowing for ground floor commercial and
6 levels above. This will substantially enhance its retail value due to the
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through site link and atrium as well as to permit future development to
the maximum permissible FSR of 5:1.

Street presentations are shown in the figures below. For further details,
please refer to the architectural design package.

Figure 13 Street view from Oxford Street

(Daryl Jackson Robyn Dyke)

Figure 14 Street view from Spring Street

(Daryl Jackson Robyn Dyke)
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Figure 15 Aerial view - Spring Street

(Daryl Jackson Robyn Dyke)

Figure 16 Aerial view - Oxford Street
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(Daryl Jackson Robyn Dyke)

1.16 Building
elevations

The building facades are well articulated and integrate well with
neighbouring development.

Openable windows are incorporated at all residential levels.
The material palette is cohesive at all levels of the development.

A three dimensional model and photomontages have been prepared for
the proposal and accompany the development application.

1.17 Awnings and
colonnades

Awnings are proposed along both street frontages. Refer to the
architectural design package.

1.19 Designing
buildings for
flexibility

The first floor has a ceiling height of 3.2m and has been designed with
light weight, non-load bearing partition walls and load bearing columns
to provide flexibility in its long term use, with opportunity for it to be
adapted between commercial and residential uses.

1.20 Ceiling heights

The criteria set out within the Apartment Design Guide are satisfied.

1.21 External living
areas

Balconies range in size with a minimum of 8m? proposed. Balcony sizes
are detailed in the area calculations sheet included as part of the
architectural design package. A number of balconies fall short of the
minimum 12m? required within the DCP, but are considered to offer
good amenity for future residents.

Rooftop communal open space is proposed to extend and supplement
the shortfall in external living areas.

In general, all balconies are located adjacent to the main living areas
and predominately clear balustrading is proposed to allow views and
casual surveillance of the street

1.22 Wind mitigation

A wind impact assessment has been completed for the proposed
development and is included within Appendix H.

1.23 Reflectivity

High quality building design, finishes and materials have been employed
to ensure that the building is not overly reflective.

1.26 Access and
movement

The proposed through site link provides clear sightlines in space that is
activated by three retail tenancies.

A secure segregated access to the residential lobby is proposed from
Spring Street.

Vehicular access is proposed from Spring Street.

Vehicular access arrangements are addressed within the Assessment of
Traffic and Parking Implications.
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4.5 Planning Agreements

There are no known voluntary planning agreements that have been proposed or entered into by
the applicant or owner of the land under section 93F of the EP&A Act.

4.6 Environmental Planning and Assessment
Regulation

The relevant matters under the Environmental Planning and Assessment Regulation 2000 (the EPA
Regulation) that relate to the proposed development are contained within Part 6 (procedures
relating to development applications). It is understood that Council would undertake assessment of
the proposed development in accordance with this component of the EPA Regulation.

4.7 Impacts of the proposed development

4.7.1 Natural environment

Vegetation
The site is fully developed and will not result in the loss of native vegetation from the site.
One street tree will be removed from Spring Street to accommodate vehicular access to the site.

A landscaping program is currently being carried out along Oxford Street with further plans for
street refurbishment along Spring Street. These works are expected to complement the proposed
development.

Site contamination

Environmental Investigations Australia carried out a Preliminary Site Investigation for the subject
land and this report was submitted as part of the original development application package. This
report remains applicable to the revised design.

The assessment concluded that site contamination would be unlikely to prevent the site from being
redeveloped for the proposed commercial and residential uses.

Prior to demolition, it is recommended that a Hazardous Materials Survey be completed for the
existing structures on-site to identify potentially hazardous building products. Any material being
removed from the site is to be classified for off-site disposal in accordance with WPA Waste
Classification Guidelines.

Geotechnical

Environmental Investigations completed a Geotechnical Desktop Study for the site and this report
was submitted as part of the original development application package. This report remains
applicable to the revised design.

The assessment determined that a number of factors may influence development of the site
including:

» basement excavatability

» basement excavation retention to prevent potential lateral deflections and ground loss as a
result of excavations

» depth to rock quality for foundation design

Addendum to Statement of Environmental Effects Elton Consulting 43



» depth of groundwater.

Further geotechnical design and input are required during the detailed design phase prior to and
during construction.

Sustainability

Quiality built form with amenity features adds to the character of the modern built form. Solar
access and energy and water efficiency measures promote environmental efficiency.

4.7.2 Built form

Surrounding development

The proposed development is located in an area that is developed with a range of commercial
buildings and mixed use developments, varying considerably in height and scale.

The scale of the proposed building has been designed to ensure consistency with the existing and
emerging scale of buildings in the Bondi Junction Town Centre. Its built form, appearance and
finishes are contemporary and compatible with its commercial setting.

A digital model and photomontage are included as part of the amended DA package.

The proposed development has been designed to meet the requirements of Council’s planning
controls while providing a development that respects the surrounding streets, that is high quality
design and attractive from a market perspective.

The proposed development has been designed to minimise visual impact, disruption of views, loss
of privacy and loss of solar access to existing development in the vicinity.

Heritage

The proposed development is not located on a site of local or state heritage significance, or within
a heritage conservation area as recognised under Schedule 5 of the LEP.

Internal residential amenity

The internal amenity of the apartments has been assessed against SEPP 65 to ensure residents
have adequate levels of amenity through features such as visual and acoustic privacy, ventilation
and solar access.

All the apartments have appropriate storage and effective floor plan layouts with private open
space in the form of a balcony.

The building is designed to provide sufficient acoustic attenuation to external noise sources.

Communal areas including open space at both ground and roof top level provide areas for active
and passive recreation that contributes to the health and well-being of residents.

4.7.3 Traffic and parking

Transport and Traffic Planning Associates prepared an Assessment of Traffic and Parking
Implications for the proposed development and this report was submitted as part of the original
development application package. This report remains applicable to the revised design.

The traffic, transport and parking concludes that the development will:
» not present any unsatisfactory traffic capacity, safety or environmental related implications

» incorporate a suitable and appropriate parking provision
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» incorporate suitable vehicle access, internal circulation and servicing arrangements

» make appropriate provision for cyclists, pedestrians and disabled drivers.

Road network
The road network serving the site comprises:
» the State Road and arterial routes of Bondi Road, Old South Head Road and Syd Einfeld Drive

» the centre circulation route of Ebley Street, Newland Street, Grafton Street and Adelaide
Street/Hollywood Avenue

» the centre access roads of Bronte Road and Oxford Street and Spring Street is an access road
some 13m wide which connects through the centre between Bronte Road and Denison Street.
Oxford Street is closed (Oxford Mall) in the section between Grosvenor Street and Newland
Street while sections of Bronte Road and Oxford Street have access restrictions (Buses Only).

Transport services
Public transport services operating in close proximity to the development site include:

» the high frequency arterial bus services which operate along Bondi Road, Old South Head Road
and Oxford Street

» Bondi Junction Railway Station on the Eastern Suburbs Line located immediately to the north
with adjacent bus interchange

Traffic

The resultant traffic movements will only be of a minor magnitude and will not present any
adverse traffic capacity, safety or environmental related consequences particularly as they will be
dispersed on multiple approach and departure routes (due to the nature of the traffic management
measures on the road system) and discounted in relation to the existing traffic generation. The
additional volumes will be of such a minor nature that they will not impact on the operational
performance of the intersections in the vicinity of the site and are consistent with the traffic
management, which underlies redevelopment of the area.

Access

Vehicle access will be provided by combined ingress/egress driveway on the Spring Street frontage
where excellent sight distances will be available on the straight and level section of the road.

To ensure suitable awareness of pedestrians, a STOP sign, speed hump and mirror will be provided
at the carpark egress as a sight line splay cannot be provided for egressing drivers due to the
adjoining building. Bicycle access will be separated from the vehicle access conflict as specified in
Councils DCP.

Internal circulation

Suitable and appropriate ramp grades/widths, aisle widths and parking bay dimensions are
provided for in the carpark design. The two-way circulation system will be quite flexible and there
are generous provisions for manoeuvring. The overall design provisions accord with AS 2890.1 and
AS 2890.2.

Servicing

Refuse will be collected from the street front by Council while retail deliveries by vans will be able
to utilise the tenant or visitor spaces. Service personnel and maintenance vehicles etc will be able
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to use the visitor parking spaces while occasional larger delivery vehicles will be reliant on on-
street parking in the area.

4.7.4  Acoustic

Vipac Engineers and Scientists have prepared a revised acoustic assessment associated with the
proposed development. The assessment is included within Appendix G.

The assessment considers potential impact for any adverse noise impacts on the community,
external noise sources that may impact the proposed development, evaluates inter-tenancy noise
isolation and provides noise mitigation measures that will be incorporated into the proposed design
to control noise impacts.

The proposed development is expected to comply with the relevant standards and criteria.

4.7.5 Wind

Vipac Engineers and Scientists have prepared a revised wind impact assessment associated with
the proposed development. The assessment is included within Appendix H. The following findings
are applicable:

» The development would be expected to generate wind conditions in the ground level footpath
areas within the walking criterion.

» The development would be expected to generate wind conditions in most building entrance
areas within the standing criterion.

» The development would be expected to generate wind conditions within the arcade within the
recommended standing and sitting criterion, as applicable by closing the airlocks.

» The development is not expected to generate adverse wind conditions in the central breezeway
void

» The apartment balconies would be expected to have wind conditions within the walking
criterion. Educating occupants about wind conditions at open terrace / balcony during high-
wind events and fixing the loose lightweight furniture on the terrace are highly recommended.

4.7.6 Social

The subject site is located within 150m of the Bondi Junction Railway Station and bus interchange.

The area is well served by physical and social infrastructure including a number of primary and
secondary schools, library, shopping, employment, entertainment and other services and utilities.

There is also a variety of parks and recreational areas within close proximity.

It is likely that an expected incoming residential and worker population to the site will generate
further demand for infrastructure and services, public open spaces and retail and commercial
premises in the area.

The proposed development is not expected to create any adverse social impacts and
redevelopment of the site has the potential to have a positive impact on the area. The proposed
development will provide an increase in much needed residential accommodation in a low supply
area, where people have quality access to public transport, employment, goods and services as
well as lifestyle amenity. Further, the proposed mix of apartments will contribute to housing and
social diversity.

Design of the proposed development has taken into account:
» visual impact, loss of privacy and loss of solar access to existing development in the vicinity
» pedestrian accessibility
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» desired future character of the area.

4.7.7 Economic

The proposed development may act as a catalyst for renewal stimulating development by
attracting investment in the area.

There will be an increase in the amount and choice of dwellings, retail and commercial spaces,
activating and generate demand in the area. Furthermore, the new population will support existing
businesses and facilities within the Bondi Junction urban precinct.

Further, the construction phase will provide opportunity for employment and contribute to the local
economy.

4.7.8 Crime Prevention Through Environmental Design
(CPTED)

Consideration has been given to the potential crime risk that may occur from the proposed
development and to the identification of proactive and preventative building desigh measures to
minimise opportunities for criminal behaviour.

The principles of Crime Prevention Through Environmental Design (CPTED) have been considered
with particular regard to:

» Territoriality

The proposal clearly delineates private space from semi-public and public spaces, and creates a
sense of ownership. This is particularly applicable at ground level and on the roof top.

» Natural Surveillance

The proposed development achieves natural surveillance at ground level and on the rooftop to
create an environment where there is plenty of opportunity for people engaged in their normal
behaviour and to observe the space around them.

» Access Control

The design provides access control limits and increases natural surveillance to restrict criminal
intrusion. Restricted access is provided to the residential tower, communal open space on the roof
top and servicing areas. Out of hours access will also be restricted at ground level.

» Activity Support

The provision of a through site access and retails components at ground level will encourage the
natural surveillance system.

» Maintenance (space management)

Ongoing maintenance of landscaping, lighting treatment and other features will facilitate the
principles of CPTED, territorial reinforcement, natural surveillance and natural access control
throughout the site.

4.7.9  Suitability of the site

The site is considered to be an appropriate location for a mixed use development for the following
reasons:

» consistent with the aims and objectives of the Waverley LEP 2012, Waverley DCP 2012

» strategically located within the commercial core of Bondi Junction
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» contribute to housing and commercial supply

» serviced by public transport (rail and bus) and within close proximity to existing, social,
community and medical facilities and retail and commercial uses as well as employment , leisure
and other opportunities

» provides a modern building that positively contributes to the streetscape and reflects the
desired future character of the area.

4.7.10 Submissions

It is likely that any DA for the proposed development would be notified and placed on public
exhibition in accordance with this requirement. It is also understood that Council would consider
any submission received on the proposed development.

4.7.11 The public interest

The proposed development is considered to be in the public interest for the following reasons:
» the proposal meets the land use objectives of the B4 Mixed Use zone

» consistent with the desired future character of the area

» increases housing and commercial supply

» provides additional housing choice for the local community

» serviced by physical and social infrastructure

» within close proximity to existing, social, community and medical facilities and retail and
commercial uses as well as employment, leisure and other opportunities.
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5 Conclusion

The proposed development provides for the redevelopment of land to accommodate a 12 storey
mixed use development with ground level retail, 11 storeys of residential apartments (shop top
housing) and five (5) basement levels.

This SEE adendum has been prepared with regard to the relevant planning provisions of the EP&A
Act including an assessment against all relevant SEPPs and Council’s LEP and DCP and is
considered satisfactory.

The development provides for a high density mixed use development in close proximity to excellent
public transport links, employment and other facilities and provides good internal amenity to future
residents of the building and as such, is considered highly desirable and in the public interest.

The development is compliant with floor space ratio standards, however it does seek a minor
exceedance in building height standards. This will allow for the establishment of a communal roof
top garden and a building form that is compatible with adjacent development, adjoining zonings
and future desired character of Bondi Junction, whilst ensuring shadow impacts upon neighbouring
(predominately commercial) development is minimised.

The assessment included in this SEE addendum demonstrates that the proposal is appropriate for
the site and is worthy of support and approval subject to standard conditions.
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A  Amended Clause 4.6 submission
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1 Introduction

1.1 Purpose

This report is submitted pursuant to Clause 4.6 of the Waverley Local Environmental Plan (LEP) 2012.
Written justification is provided to demonstrate that compliance with development standard Clause 4.3
Height of Buildings is unreasonable or unnecessary in the circumstances of the proposed mixed use
development at 34 — 42 Spring Street and 109 — 119 Oxford Street, Bondi Junction.

This report specifies the grounds of that objection and has been prepared in accordance with:
» Clause 4.6 of the LEP
» Varying development standards: A Guide August (2011) (The Guide).

1.2  Clause 4.6 exceptions to development standards

Clause 4.6 Exceptions to development standards of the LEP states:
(1) The objectives of this clause are as follows.

(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.

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

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

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

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

(4) Development consent must not be granted for development that contravenes a development
stanaard unless:

(a) the consent authority is satisfied that.:

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

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

(b) the concurrence of the Secretary has been obtained.
(5) In deciding whether to grant concurrence, the Secretary must consider:

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

(b) the public benefit of maintaining the development standard, and

(c) any other matters required to be taken into consideration by the Secretary before
granting concurrence.

(6) Development consent must not be granted under this clause for a subdivision of land in Zone
RUL1 Primary Production, Zone RUZ2 Rural Landscape, Zone RU3 Forestry, Zone RU4 Primary
Production Small Lots, Zone RU6 Transition, Zone R5 Large Lot Residential, Zone E2
Environmental Conservation, Zone E3 Environmental Management or Zone E4 Environmental
Living If:

(a) the subdivision will result in 2 or more lots of less than the minimum area specified
for such lots by a development standard, or

(b) the subdivision will result in at least one lot that is less than 90% of the minimum
area specified for such a lot by a development standard.

Note. When this Plan was made it did not include Zone RU3 Forestry or Zone RU6 Transition.

(7) After determining a development application made pursuant to this clause, the consent
authority must keep a record of its assessment of the factors required to be addressed in the
applicant’s written request referred to in subclause (3).

(8) This clause does not allow development consent to be granted for development that would
contravene any of the following.

(a) a development standard for complying development,

(b) a development standard that arises, under the regulations under the Act, in
connection with a commitment set out in a BASIX certificate for a building to which
State Environmental Planning Policy (Building Sustainability Index.: BASIX) 2004
applies or for the land on which such a building iIs situated,

(c) clause 5.4, (ca) clause 6.1, 6.2, 6.6, 6.7, 6.16, 7.7, 7.17, 7.21 or Part 9.

1.3 Land and Environment Court — ‘five part test’

Pursuant to the Guide, there are 5 considerations when assessing a variation to a standard, based on
Land and Environmental Court (LEC) cases. These include:

1.
2.

Objectives of the standard are achieved notwithstanding non-compliance with the standard

The underlying objective or purpose of the standard is not relevant to the development and
therefore compliance is not necessary

The underlying objective of the purpose would be defeated or thwarted if compliance was
required and therefore compliance is unreasonable

The development standard has been virtually abandoned or destroyed by the council’s own
actions in granting consents departing from the stand and hence compliance with the standard
is unnecessary and unreasonable
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5. The compliance with development standard is unreasonable or inappropriate due to existing use
of land and current environmental character of the particular parcel of land that is, the
particular parcel of land should not have been included in the zone.

Each of these considerations has been addressed as part of this request for variation to a
development standard.
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2  Variation to the controls relating
to the maximum building height

2.1 Background

This application seeks to vary the controls relating to Clause 4.3 Height of Buildings of the Waverley
LEP 2012 which applies to the site.

The request proposed to vary the maximum building height for the development.

Clause 4.3 (2) of the LEP requires that 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.

Figurel Maximum building height map

(legislation.nsw.gov.au)

2.2  Explanation of development standard variation
The proposed development is located within Zone B4 Mixed Use under the Waverley LEP 2012. The
objectives of the B4 Zone are as follows:

» To provide a mixture of compatible land uses.

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

» To encourage commercial uses within existing heritage buildings and within other existing buildings
surrounding the land zoned B3 Commercial Core

The proposed variations are summarised in the table below.
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Building height Building feature Proposed Variation

permitted in Clause

4.3
38m Roof 38.7m 2%
residential

Building height 42.2m 10%
(excluding plant and non-habitable
equipment)
Building height 42.2m — 43.5m 13%
equipment)

2.3 Relevant clauses and definitions

Clause 4.3 in the LEP contains the controls for Height of Building. Clause 4.3 states:
(1) The objectives of this clause are as follows:

(a) to establish limits on the overall height of development to preserve the
environmental amenity of neighbouring properties,

(b) to increase development capacity within the Bondi Junction Centre to
accommodate future retail and commercial floor space growth,

(c) to accommodate taller buildings on land in Zone B3 Commercial Core of the
Bondi Junction Centre and provide an appropriate transition in building heights
surrounding that lana,

(@) to ensure that buildings are compatible with the height, bulk and scale of the
existing character of the locality and positively complement and contribute to the
physical definition of the street network and public space.

(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.

In addition, we note that the LEP defines ‘building height (or height of building)’ as follows:

means 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.

2.4  Justification for development standard
Clause 4.6(4) of the LEP allows the consent authority to consider a contravention to a development
standard providing the following can be demonstrated:

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

» that there are sufficient environmental planning grounds to justify contravening the development
standard, and
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» 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

» the concurrence of the Secretary (formerly the Director-General) has been obtained. In May 2008
the Planning Circular PS08-003 advised councils that arrangements for the Director General’s
concurrence can be assumed. Notwithstanding this following matters outlined in Clause 4.6(5)
have been given consideration in the justification:

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

> the public benefit of maintaining the development standard, and

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

The following section provides a justification for the proposed exceedance of the height of building
limit, based on the above mentioned matters.

How is strict compliance with the development standard unreasonable or unnecessary in
the circumstances of the case?

The subject site is located within the heart of Bondi Junction within a mixed use zone.

The proposal provides for a high quality development that recognises the sites proximity and
accessibility to public transport, educational establishments and nearby recreational opportunities
without detrimentally impacting on the amenity of surrounding development. The quality of the built
form will make a positive contribution to the visual amenity and character of the streetscape, making
appropriate use of this accessible site and utilising existing infrastructure.

The rooftop communal area is in the public benefit and lift access to this area will result in the
proposed development exceeding the permitted building height. The provision of the communal area
at roof level provides opportunities for a through site link to be provided at ground level, supported by
retail premises that encourage activation of the street frontages, contributing to the public realm.

Building heights
An excerpt of the maximum heights of buildings map is illustrated in Figure 2.

The map shows that land adjacent the development site is affected by the maximum building height
of 38m. Building height limitations increase up to 60m toward the south east and north of the site.

The development has been designed to complement adjacent development, of which, the existing
adjacent development located at 125 Oxford Street exceeds the 38m building height limitation.
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Figure 2 Maximum building height map and relationship to adjoining development
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Streetscape

The scale of the proposed building is to be consistent with the existing and emerging scale of
buildings in the Bondi Junction Town Centre.

The project architects, Daryl Jackson Robyn Dyke have prepared 3D views and a photomontage to
indicate how the proposed building will appear within the existing streetscape.

The emerging character of the precinct tends to follow Council’s prescribed massing principles for a 6
storey podium and setback tower.

The Oxford Street retail frontage is expressed as a two storey elevation in line with Council’s desire to
recall the terrace scaled buildings that once lined the street. The facade has subtle divisions that draw
on the residential facade above while approximating the nominal 6 metre rhythm of the original
streetscape. To Spring Street, the podium form is brought down to Level 1 and separated from the
Ground Floor retail by a continuous awning. The through site connection is one bay of this rhythm and
is announced with a skylight in the awning.

The podium is expressed as a six storey element that includes the retail components described above.
It draws its alignment from the neighbouring Quest building that has adopted the Council’s model for
the emerging character of the precinct. The podium levels are expressed as a composition of
louvered, open and solid wall elements that denote the uses behind. The texture and colour variance
is intended to break down the perceived mass of this part of the building that will be quite prominent
when viewed from street level.

Figure 3 - Figure 6 demonstrate the relationship of the proposed development with neighbouring sites.
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Figure 3 View toward Oxford Street elevation

Daryl Jackson Robyn Dyke

Clause 4.6 Request for Variation to Development Standard (Clause 4.3 Height of buildings)
Elton Consulting 11



Figure4 View toward Spring Street elevation

Daryl Jackson Robyn Dyke
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Figure5 Aerial View - Spring Street

Daryl Jackson Robyn Dyke

Figure 6 Aerial view — Oxford Street

Daryl Jackson Robyn Dyke
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Solar analysis

Detailed solar analysis studies have been undertaken and form part of the architectural drawings
prepared by Daryl Jackson Robyn Dyke. These studies highlight the proposed overshadowing resulting
from the proposed variation. These figures, included within Appendix A, clearly indicate that there is
an acceptable impact from any additional overshadowing onto residential properties.

Is the proposed development 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?

The proposal meets the objectives of Clause 4.3 Height of Buildings, in that it:

» |Is of a height that is compatible with neighbouring development and forms an appropriate
transition between the adjoining buildings

» Preserves the amenity of neighbouring development through the minimisation of shadow and
acoustic impacts. It is noted that development along the southern side of Spring Street is
predominately occupied by commercial / retail development

» Provides a high quality, well-articulated building form that is suitable for mixed use development,
with retail at ground level and residential uses above

» Provides quality communal open space at the roof top level, however, lift access is required to
ensure this area is fully accessible. This will result in an exceedance in building height for the lift
overrun, although the lift housing would not be visible at street level

» The roof top communal open space provides opportunities for a through site link to be provided at
ground level, supported by retail premises that encourage activation of the street frontages,
contributing to the public realm

» The proposed building height will not result in additional environmental impacts.

How would strict compliance with the development standard will hinder the attainment of
the objects specified in Section 5(a)(i) and (ii) of the Environmental Planning and
Assessment Act 1979?

The proposal meets the objects of Section 5(a)(i) and (ii) of the EP&A Act by:
» Enabling the development of the site without affecting natural and artificial resources

» Promoting the social and economic welfare of the community by offering opportunities to
adaptively reuse the ground and first floors of the buildings if residential uses cease

» Providing an opportunity to construct residential development in close proximity to public
transport, employment prospects and health and community facilities

» Promoting and co-ordinating the orderly and economic use and development of the site

» Permitting accessible access to rooftop communal area via a lift access with a lift overrun.

Does the contravention of the development standard raise any matter of significance for
State or regional environmental planning?

The proposal would not have any potential state or regional environmental impact.

What is the public benefit of maintaining the development standard?

Density controls are intended to ensure that a consistency of bulk and scale of development is
maintained in a locality in accordance with the existing and desired future character of the area and
the floor space ratio (FSR) for the development complies with applicable standards.
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The public benefit is achieved through providing additional housing with sufficient access to public
transport, employment, an emerging commercial centre and quality recreational facilities.

Are there any additional matters to support the variation to the development standard?

The development achieves a compliant FSR.

2.5  LEC *five part test’

The following table sets out a response to the questions in the five part test.

Table 2 LEC Five Part Test

LEC five part test Response

Objectives of the standard are achieved
notwithstanding non-compliance with the standard

Yes, refer to discussion above

The underlying objective or purpose of the standard
is not relevant to the development and therefore
compliance is not necessary

N/A

The underlying objective of the purpose would be
defeated or thwarted if compliance was required and
therefore compliance is unreasonable

N/A

The development standard has been virtually
abandoned or destroyed by the council’s own actions
in granting consents departing from the stand and
hence compliance with the standard is not
unnecessary and unreasonable

N/A

Whilst Council has not abandoned the
standard, the adjoining building to the east,
constructed approximately 30 years ago
exceeds current building height controls.

The proposed development will provide an
acceptable transition to this adjoining
building.

It is also noted that during pre-DA
discussions, advice has indicated that if the
exceedance of height does not result in a
full/partial extra level of habitable area then
this exceedance is likely to be acceptable.

It is also noted that there are a number of
examples of developments that have been
approved with two extra floors above
permissible height (with a voluntary planning
agreement). These include developments at:

» 310-330 Oxford St, BJ (Forum)
» 241 Oxford St, BJ (Aqua)

» 253-255 Oxford St, BJ (Capitol)
» 370-380 Oxford St, BJ (Vue).

The compliance with development standard is
unreasonable or inappropriate due to existing use of
land and current environmental character of the
particular parcel of land that is, the particular parcel
of land should not have been included in the zone

N/A
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3 Conclusion

This objection to the development standards satisfies the matters of consideration under clause 4.6 of
Waverley LEP 2012. While the proposed development does not strictly comply with the height of
building control in Clause 4.3, it does:

» Satisfy the stated and underlying objectives of that development standard
» Attain the objects of the EP&A Act and the LEP
» Meet the LEC five part test.

Furthermore, this document has demonstrated that the variation to the height control is appropriate in
the circumstance of the site.

The proposal provides for a high quality development that recognises the sites proximity and
accessibility to public transport, educational establishments and nearby recreational opportunities
without detrimentally impacting on the amenity of surrounding residential development. The quality of
the built form will make a positive contribution to the visual amenity and character of the streetscape,
making appropriate use of this accessible site and utilising existing infrastructure.

The departure from the development standard is relatively minor and Clause 4.6 of the LEP provides
for a degree of flexibility in applying certain development standards to particular development; and to
achieve better outcomes for design and from development by allowing flexibility in particular
circumstances.

It is reinforced that the development achieves the following:
» compliant with FSR requirements

» is in the public interest as it provides an accessible communal rooftop open space which requires
lift access and contributes the exceedance in height.

» provides flexibility of uses. The ceiling height of the retail and first floor levels are designed to
allow for commercial uses which contributes to the exceedance in building height

» impacts arising on residential properties with regard to overshadowing and privacy are considered
acceptable.

Compliance with the development standards is, therefore, unnecessary and unreasonable in the
circumstances of the case.

As the objection is well founded, it is recommended that pursuant to Clause 4.6 (2) Waverley LEP
2012, that the proposed variation to the development standard be supported.
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A Solar analysis
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C  Submission relating to the “non-
isolation” of the adjoining site at
32 Spring Street
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Planning considerations relevant to property at
No0.32 Spring Street, Bondi Junction

This submission supports a development application proposing a mixed use development fronting 109 — 119
Oxford Street and 34 — 42 Spring Street, Bondi Junction.

The proposal comprises an iconic and modern 12 storey development in compliance with the relevant
provisions of the LEP and DCP, as well as SEPP 65 and the Apartment Design Guide. It is consistent with
the zoning objectives and the desired future character of the area, which is to provide a mix of residential,
commercial and retail uses. The proposal contains:

» retail tenancies at ground level

» shop top housing - residential apartments above ground level within 11 stories + rooftop garden
» car parking facilities on five basement levels

» dual pedestrian access from both Oxford Street and Spring Street into central retail arcade

» separate vehicular access from Spring Street.

The proposed development does not include the property located at 32 Spring Street (an existing strata
subdivided building), located to the south west of the development site and shown in Figure 1.

A lengthy process of acquisition and amalgamation of individual properties was carried out over the past two
years, which eventually resulted in the delineation of the proposed development site.

During this timeframe, the owners of the adjacent parcel of land located at 32 Spring Street, Bondi Junction
were also approached many times by the developer, requesting the purchase of the land for incorporation
into the overall development. One of the lot owners had agreed to sell, but eventually sold to the other lot
owner within the strata plan, who has now gained control over the entire building and chooses not to sell.

Over many friendly discussions, the owner acknowledged that the adjoining development may proceed
without him and has indicated his support for the renewal / regeneration of the surrounding properties as
being good for the area, but simply does not want to sell as he operates his Dentist Surgery at this location.

It was determined that the best approach to move forward was to proceed with the development based on
current land holdings and provide a design that:

a) could incorporate No.32 Spring St into the proposal at a later time (in the event that the owner of 32
Spring Street changed his mind); or alternatively,

b) allows for future infill development of the neighbouring site on its own.

The owner of the now entire lot at 32 Spring Street has acknowledged his support for the proposal in its
current form during various discussions with the developer. This is reinforced by him not having lodged any
objection to Council when the development application was placed on public notification.



Figure 1 Relationship to 32 Spring Street

Development site

32 Spring Street

(Nearmap 2015)

This submission gives consideration to current planning principles established through the findings of
relevant Land and Environment Court cases, hamely:

e Melissa Grech v Auburn Council [2004] NSWLEC 40
e Cornerstone Property Group Pty Ltd v Warringah Council [2004] NSWLEC 189

The above cases established planning principles relevant to the isolation of a site by redevelopment of
adjacent site(s) and where intensification of development is anticipated. As the proposed development does
not include No 32 Spring Street, the above cases are considered relevant to ensure that due consideration
has been given to the potential isolation of this land.

An assessment of the main principles that apply to a proposal, where it may result in the isolation of land
through redevelopment is provided below:

Table 1 Assessments of relevant planning principles

Planning principle Applicants response

Melissa Grech v Auburn Council [2004] NSWLEC 40

1. Where a property will be isolated by a It is noted that minimum lot requirements do not apply
proposed development and that property | to land at 32 Spring Street. There is no minimum
cannot satisfy the minimum lot frontage or site area requirement in the LEP / DCP that
requirements then negotiations between prevents future development within the B3 Mixed Use
the owners of the properties should Zone on the property.

commence at an early stage and prior to
the lodgement of the development
application.

Permissible development may be retail, commercial and
/ or residential uses. There are many examples in Bondi
Junction of developments on single lots such as this.
Spring Street, and the larger area being the commercial
core immediately to the east, all exhibit a range of these

2



Planning principle ‘ Applicants response

uses, with varying heights and scale.

Also, given the proximity of public transport (rail link and
bus services within approx. 100m), there is no minimum
requirement to provide off street parking and hence a
future development would be in compliance with this.

A design showing how an in-fill development is possible
is attached to this statement.

Notwithstanding this, negotiations relating to the
acquisition of No 32 Spring Street commenced in 2014
and were pursued prior to, during and following
lodgement of the development application. Please see
discussion below.

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

Approaches were made to both lot owners in the strata
plan at 32 Spring Street spanning over 2 years.

The developer was successful in obtaining a contract for
the purchase of lot 2 in the strata scheme with a view
towards purchase and amalgamation. However, this
purchase was blocked by the owner of lot 1/32 Spring
Street who then himself purchased the said lot and now
owns the entire building at 32 Spring Street.

After numerous meetings, emails, offers and telephone
conversations held directly between the developer and
owner of lot 1 (now the owner of the whole building), as
well as approaches through a local real estate agent,
Ray White, it became clear that the owner of 1/32
Spring Street was not interested in selling the property
and simply wanted to continue his dental surgery
business from the premises.

At the time of sale of lot 2 the developer had negotiated
a price of $1,025,000 (before it was purchased by the
other lot owner) which was considered substantially
above ($200,000 or approx. 22%) above market value
(see Richardson & Wrench BJ appraisal letter attached)
for a ground floor retail shop in that location.

In addition, an offer to the upstairs (dental surgery) lot
owner was made at $1,500,000 plus relocation to
another premises in the area, which was approximately
2.5 times the value of the property (see Richardson &
Wrench BJ appraisal letter attached).

This was not accepted on the basis that the owner
simply did not wish to sell but, rather, wanted to
continue with the operation of his business from the
premises. Price was never in dispute and no counter
offer was ever forthcoming from the owner.

A summary of events relating to negotiations to
purchase No. 32 Spring Street is provided within
Appendix A.

The level of negotiation and any offers
made for the isolated site are matters
that can be given weight in the
consideration of the development
application. The amount of weight will

Repeated requests have been put forward to the
property owner of 32 Spring Street by the developers
and their agents, seeking the opportunity to discuss the
potential sale of this land. To date, these negotiations
have been unsuccessful and the owner has expressed




Planning principle ‘ Applicants response

depend on the level of negotiation, an unwillingness to pursue discussions on the basis that
whether any offers are deemed he would like to maintain operation of his Dental
reasonable or unreasonable, any relevant | Surgery business from the premises. He has acquired
planning requirements and the provisions | the other lot in the strata plan and now has full

of s 79C of the Environmental Planning ownership/control of the whole building.

and Assessment Act 1979. As detailed review of the matters identified in Section
79c of the Environmental Planning and Assessment Act
1979is included within the Statement of Environmental
Effects that accompanies the development application.

Cornerstone Property Group Pty Ltd v Warringah Council [2004] NSWLEC 189

1. Is amalgamation of the sites feasible? NoO.

Amalgamation of the sites could be considered feasible
should the adjoining property owner of 32 Spring Street
agree to sell, or participate in the development in any
other way. At present, the adjoining property owner
wishes to continue operation of his business from the
premises and consequently, the amalgamation option
cannot be pursued.

The applicant is able to demonstrate that the adjacent
site can be developed independently of the proposed
development as shown on schematic drawings prepared
by Daryl Jackson Robin Dyke, included within Appendix
B.

2. Can orderly and economic use and Yes.
development of the separate sites be
achieved if amalgamation is not feasible?

Both sites can achieve a development that is consistent
with existing planning controls within both the Waverley
Local Environmental Plan 2012 and its Development
Control Plan. A floor space ratio of 5:1 can be achieved,
within six stories, which is the desired podium height
along Spring Street, or with additional stories (if so
desired) setback similar to the adjacent Quest building
to the west (eight stories).

This would sit well and be consistent with the height of
the six story podium of the proposed development
where it sits adjacent the eastern boundary of 32 Spring
Street and the eight storey adjacent Quest development,
adjoining its western boundary.

The schematic drawings prepared by Daryl Jackson
Robin Dyke allows for six levels of retail/commercial
similar to other fully commercial buildings in Spring St.
This is considered most suitable for the site taking into
account its southern orientation.

Residential floors/serviced apartments would be more
suited to a scheme where they are accommodated at
the top/higher levels where residential amenity is
somewhat improved, similar to the adjoining Quest
building.

It is noted that Council recently (in their LEP) reduced
the permissible height of No. 20 Spring Street to step
down to 20m, maintaining the same FSR at 5:1,
contemplating/resulting in a similar design outcome to
the schematic design of 32 Spring Street prepared by
DJRD.




Planning principle ‘ Applicants response

Hence, both sites would be able to achieve a
development of appropriate urban form and with an
acceptable level of amenity.

To demonstrate the above, a schematic drawing has
been prepared by Daryl Jackson Robin Dyke, included
within Appendix B.

Figures 2 — 5 below demonstrate how future development within 32 Spring Street would integrate with the
proposed development and existing development in the locality. Additional schematic drawings are included
within Appendix B.

Figure 2 Ground level floor plan showing relationship to 32 Spring Street

(Daryl Jackson Robyn Dyke)



Figure 3 Potential connectivity and enhanced retail value of 32 Spring Street at ground level
arising from the complementary design of a central arcade within the proposed
development which could be accessed by the neighbour

(Daryl Jackson Robyn Dyke)

Figure4 Development site showing existing development at 32 Spring Street

(Daryl Jackson Robyn Dyke)



Figure5 Development site showing future infill development at 32 Spring Street

(Daryl Jackson Robyn Dyke)

This submission demonstrates that the development potential of 32 Spring Street has been preserved and
would be likely to achieve the maximum permissible floor space ratio of 5:1. This would allow for the
orderly and economic use and development of each site to be achieved.

A timeline of correspondence and offers is included within Appendix A.

A schematic drawing, demonstrating future development opportunities for 32 Spring Street is included within
Appendix B.

Copies of the relevant documentation are within Appendix C. It is noted that some minor sections of the
correspondence have been blacked out only where they contain personal information. This has been carried
out to protect privacy and enable their distribution into the public domain. The developers have indicated
their willingness to show Council staff the original documentation for clarification, at Council’s request.

Summary
The following summarises the key points may within this submission:

» There is no minimum frontage, site area requirement or minimum parking requirement that would
prevent redevelopment of 32 Spring Street to its maximum potential.

» A retail / commercial development is considered the most suitable development option for 32 Spring
Street given its southern orientation. This is permitted in the zoning and will add to the desired future
character of the area and the adjoining commercial core to the east.

» The developer has exhausted all possibilities to attract the owner of 32 Spring Street into selling his site.
The owner has advised that he does not wish to sell and intends to continue to operate his business from
the premises and does not object to the proposed development proceeding without him.



Appendix A. Timeline of correspondence
and offers

An overview of correspondence relating to the attempted purchase of 32 Spring Street is provided below:
Date Form of correspondence

11 November

Text messages between Marcello Bo (Sales Manager at Ray White Projects) and the owner

2014 — 7April | of 1/32 Spring Street.

2015

7 April 2015 | Copy of letter from Ray White confirming negotiations with both strata lots at 32 Spring
Street.

15 April 2015 | Market appraisal for 32 Spring Street

17 April 2015 | Copy of letter from Ray White confirming and offer of $1,500,000 plus relocation costs has
been submitted for 1/32 Spring Street.

20 April 2015 | Copy of letter from Ray White to the applicants solicitors confirming negotiations to
purchase 1/32 Spring St for the sum of $1,025,000 where concluded and a sales advice
was issued. A copy of the sales advice is included.

04 May 2015 | Email from Solicitor on behalf of the owner of 1/32 Spring Street advising that they were
instructed to sell the property to the adjoining owner in the Strata Plan.

12 May 2015 | Copy of letter from Ray White to confirm that several offers had been put forward to the

owner of 1/32 Spring Street. The letter advised that the property owner was not
interested in selling the land or willing to engage in further communications regarding this
matter.

19 June 2015

Email to property owner 32 Spring St regarding to negotiations to purchase. Email
requested further discussions should they be interested in selling the property.

23 June 2015

Email to property owner 32 Spring St regarding to negotiations to purchase. Email
requested further discussions should they be interested in selling the property.

26 June 2015

Copy of letter from the applicant’s solicitors confirming that the vendor for 1/32 Spring
Street in fact did sell to the owner of the other strata lot (2/32 Spring Street).

02 July 2015

Copy of email advising of phone discussion with the owner of 32 Spring St. The owner
indicated he had no wish to sell and had no concerns with the development progressing
adjacent to his site.




Appendix B. 32 Spring Street -
Development opportunities
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SEPP No 65 — Design Quality of Residential Flat Development and Architect’s
verification Statement

The Policy applies to residential flat building developments of three or more storeys
comprising 4 or more self-contained dwellings. The policy is a matter for consideration
in assessment of development applications for residential flat buildings, which fit those
criteria, under Section 79C(1)(a)(i) of the EPA Act, 1979.

The policy aims to improve the design quality of residential flat development in NSW as:

» to contribute to the sustainable development of New South Wales;

» to achieve a better built form and aesthetic of buildings, of the streetscape and the
public spaces they define;

» to better satisfy the needs of all members of the community including those with
disabilities;

+ to maximise amenity, safety and security of the occupants and the community;

+ to conserve the environment and to reduce greenhouse gas emissions.

It is considered that this multi-unit housing development is fully consistent with the aims
of the policy. It exhibits design excellence, responds to the urban context in terms of
alignment, form and scale, enhances the streetscape, and contributes to the public
safety. The architect’s design verification statement follows:

Design Verification Statement

My name is Andrew Hipwell and | am a registered architect (N0.6562). | have been
responsible for the preparation of the residential scheme that is the subject of this
development application. | have done so in the context and full knowledge of SEPP65
and the Apartment Design Guide. | have prepared the following Table “A” of
measurements and compliances with the ADG requirements. This together with the site
analysis, plans and photomontages that have also been prepared lead me to conclude
that the proposal complies with the ten (10) design quality principles in SEPP 65. This is
summarised in Table “B”.

Accordingly, | verify that the scheme complies with the requirements and intentions of
SEPP65 and where any non-compliances are involved, they do not change my views as
expressed above.

Architect
Date: 31.10.16
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Table A — Apartment Design Guide compliance table

ITEM No. ITEM Notes
PART 3 SITING THE DEVELOPMENT
This part provides guidance on the design and configuration of apartment development at a
site scale. It outlines how to relate to the immediate context, consider the interface to
neighbours and the public domain, achieve quality open spaces and maximise residential
amenity.[ 11t is to be used during the design process and in the preparation and assessment
of development applications.
3A Site Objective 3A-1 The scheme complies with the
Analysis Site anglysis iIIustrgtes that‘ (_1esign decisjons h;ve bgen based on oppprtunities and Council FSR and land use
constraints of the site conditions and their relationship to the surrounding context controls. It is considered an
appropriate functional,
streetscape and urban design
response. Both north and
south street frontages directly
address the scale and “build to
boundary” characteristics of
the adjacent properties. The
minor height control
excedance is considered
acceptable given the height of
the adjacent building. The
property at 32 Spring Street
can be developed to its FSR
potential and still deliver the
desired urban design
outcome.
3B Objective 3B-1 Being a building that fits
Orientation Building types and layouts respond to the streetscape and site while optimising solar access | between two “build to side
within the development boundary” buildings, the
Design guidance proposal effectively has_ two
Buildings along the street frontage define the street, by facing it and incorporating direct outlooks. Both are required
access from the street (see figure 3B.1) under the planning controls to
Where the street frontage is to the east or west, rear buildings should be orientated to the have a mid rise podium built to
north the street alignment. The
Whgre_ the street frqntage is to the north or south, overshadowinlg to the south should be tower component must be set
m|n|m_|sed and buildings behind the street frontage should be orientated to the east and west back and parallel with the
(see figure 38.2) boundary. The northern
boundary is short dimension
given the proportion of the
site. The east and west
elevations are exposed so the
facade materials and
fenestration have been added
to give those sides interest as
an appropriate urban design
gesture.
Objective 3B-2 Drawings DA3.200, 3.201,
Overshadowing of neighbouring properties is minimised during mid winter 3.202 and 3.205 show the
Design guidance impaqt of mid. winte!' s.hadow
Living areas, private open space and communal open space should receive solar access in on neighbouring buildings.
accordance with sections/ 13D Communal and public open space and 4A Solar and daylight
access The commercial buildings on
the south side of Spring Street
Solar access to living rooms, balconies and private open spaces of neighbours should be receive considerable shadow
considered in the existing condition.
Where an adjoining property does not currently receive the required hours of solar access, . . . .
the proposedJ build?nz eﬁsu?les solar access toyneighbouring p?operties is not reduced by Th_e (_:iwelllngs in t_he reSIdentl_aI
more than 20% building 7-15 Spring Street will
continue to receive at least 2
If the proposal will significantly reduce the solar access of neighbours, building separation hours of mid winter solar
should be increased beyond minimums contained in section 3F Visual privacy access on completion of the
) o ) ) proposed building.
Overshadowing should be minimised to the south or down hill by increased upper level
setbacks
It is optimal to orientate buildings at 90 degrees to the boundary with neighbouring
properties to minimise overshadowing and privacy impacts, particularly where minimum
setbacks are used and where buildings are higher than the adjoining development
A minimum of 4 hours of solar access should be retained to solar collectors on neighbouring
buildings
3C Public Objective 3C-1 The ground level is entirely
Domain Transition between private and public domain is achieved without compromising safety and | retail use. The residential
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Interface

security

Design guidance

Terraces, balconies and courtyard apartments should have direct street entry, where
appropriate

Changes in level between private terraces, front gardens and dwelling entries above the
street level provide surveillance and improve visual privacy for ground level dwellings (see
figure 3C.1)

Upper level balconies and windows should overlook the public domain

Front fences and walls along street frontages should use visually permeable materials and
treatments. The height of solid fences or walls should be limited to 1m

Length of solid walls should be limited along street frontages

Opportunities should be provided for casual interaction between residents and the public
domain. Design solutions may include seating at building entries, near letter boxes and in
private courtyards adjacent to streets

In developments with multiple buildings and/or entries, pedestrian entries and spaces
associated with individual buildings/entries should be differentiated to improve legibility for
residents, using a number of the following design solutions:

« architectural detailing

« changes in materials

* plant species

+ e colours

Opportunities for people to be concealed should be minimised

lobby is accessed from within
the through site arcade.
Security access is provided.

Access to the Level 1
commercial space is via the lift
and stair in the central
courtyard. This is publicly
accessible, barrier free access
to the commercial tenancies.

This solution is based on a
successful precedent on a
nearby site completed by the
same developer

Objective 3C-2
Amenity of the public domain is retained and enhanced

Design guidance

Planting softens the edges of any raised terraces to the street, for example above sub-
basement car parking

Mail boxes should be located in lobbies, perpendicular to the street alignment or integrated
into front fences where individual street entries are provided

The visual prominence of underground car park vents should be minimised and located at a
low level where possible

Substations, pump rooms, garbage storage areas and other service requirements should be
located in basement car parks or out of view

Ramping for accessibility should be minimised by building entry location and setting ground
floor levels in relation to footpath levels

Durable, graffiti resistant and easily cleanable materials should be used

Where development adjoins public parks, open space or bushland, the design positively
addresses this interface and uses a number of the following design solutions:

« street access, pedestrian paths and building entries which are clearly defined

* paths, low fences and planting that clearly delineate between communal/private open
space and the adjoining public open space

» minimal use of blank walls, fences and ground level parking

On sloping sites protrusion of car parking above ground level should be minimised by using
split levels to step underground car parking

The ground level is primarily
retail use.

A public through site
connection is proposed with a
landscaped core in the middle
of a dramatic central void that
is naturally lit and ventilated.

The through site arcade is
broad, double height and has
direct line of sight from street
to street. It is obviously public
in nature.

The central area will be
available for spill out use from
the retail tenancies some of
which may be cafes. It is
further activated by the
terraces that front the
commercial tenancy entries.

Significant tree specimens will
be planted to give a
significant, three dimensional
presentation. The specimens
will be positioned to permit
clear vision through the space
from street to street.

3D
Communal
and public
open space

Objective 3D-1
An adequate area of communal open space is provided to enhance residential amenity and
to provide opportunities for landscaping
Design criteria
. Communal open space has a minimum area equal to 25% of the site (see figure
3D.3)
. Developments achieve a minimum of 50% direct sunlight to the principal usable
part of the communal open space for a minimum of 2 hours between 9 am and 3
pm on 21 June (mid winter)

Design guidance

Communal open space should be consolidated into a well designed, easily identified and
usable area

Communal open space should have a minimum dimension of 3m, and larger developments
should consider greater dimensions

Communal open space should be co-located with deep soil areas

Direct, equitable access should be provided to communal open space areas from common
circulation areas, entries and lobbies

Where communal open space cannot be provided at ground level, it should be provided on a
podium or roof

Where developments are unable to achieve the design criteria, such as on small lots, sites
within business zones, or in a dense urban area, they should:

- provide communal spaces elsewhere such as a landscaped roof top terrace or a common
room

- provide larger balconies or increased private open space for apartments

- demonstrate good proximity to public open space and facilities and/or provide contributions
to public open space

The roof top communal open
space will be heavily planted
with high quality landscaping.

There will be a mix of shaded
and open paved areas to
provide a variety of amenity.

There will be seating, open
standing areas and a BBQ

Objective 3D-2
Communal open space is designed to allow for a range of activities, respond to site
conditions and be attractive and inviting

Design guidance
Facilities are provided within communal open spaces and common spaces for a range of

As 3C above.
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age groups (see also 4F Common circulation and spaces), incorporating some of the
following elements:

« seating for individuals or groups

* barbecue areas

* play equipment or play areas

* swimming pools, gyms, tennis courts or common rooms

The location of facilities responds to microclimate and site conditions with access to sun in
winter, shade in summer and shelter from strong winds and down drafts

Visual impacts of services should be minimised, including location of ventilation duct outlets
from basement car parks, electrical substations and detention tanks

Objective 3D-3
Communal open space is designed to maximise safety

Design guidance

Communal open space and the public domain should be readily visible from habitable rooms
and private open space areas while maintaining visual privacy. Design solutions may
include:

* bay windows

* corner windows ¢ balconies

Communal open space should be well lit

Where communal open space/facilities are provided for children and young people they are
safe and contained

Locating the communal open
space on the roof will
maximise the potential size of
the area and attract a variety
of different social group sizes.
This will optimise the ability for
passive surveillance to occur.

Fall hazards are eliminated by
high walls and balustrades
around the planters at the roof
edge.

Tall planting and screens
protect users from high wind
gusts.

Objective 3D-4
Public open space, where provided, is responsive to the existing pattern and uses of the
neighbourhood

Design guidance

The public open space should be well connected with public streets along at least one edge
The public open space should be connected with nearby parks and other landscape
elements

Public open space should be linked through view lines, pedestrian desire paths, termination
points and the wider street grid

Solar access should be provided year round along with protection from strong winds
Opportunities for a range of recreational activities should be provided for people of all ages
A positive address and active frontages should be provided adjacent to public open space
Boundaries should be clearly defined between public open space and private areas

The through site link extends
the lattice of pedestrian
connections around the Bondi
Junction CBD. Lining it with
retail use will activate the
space.

The through site arcade is
broad, double height and has
direct line of sight from street
to street. It is obviously public
in nature.

The central area will be
available for spill out use from
the retail tenancies some of
which may be cafes.

3E Deep Soil
Zones

Objective 3E-1

Deep soil zones are to meet the following minimum requirements:

less than 650m2 -
650m” - 1,500m> 3m

7%
greater than 1,500m2 6m ?

greater than 1 ,500m2 with
significant existing tree
cover

Deep soil zones provide areas on the site that allow for and support healthy plant and tree
growth. They improve residential amenity and promote management of water and air quality

Design guidance

On some sites it may be possible to provide larger deep soil zones, depending on the site
area and context:

* 10% of the site as deep soil on sites with an area of 650m2 - 1,500m2

* 15% of the site as deep soil on sites greater than 1,500m2

Deep soil zones should be located to retain existing significant trees and to allow for the
development of healthy root systems, providing anchorage and stability for mature trees.
Design solutions may include:

* basement and sub basement car park design that is consolidated beneath building
footprints

« use of increased front and side setbacks

+ adequate clearance around trees to ensure long term health

« co-location with other deep soil areas on adjacent sites to create larger contiguous areas of
deep soil

Currently the site has no
planting of deep soil zone

The proposal has a 100% site
coverage. All rainfall permitted
to be collected will be filtered
through the basement water
storage tanks for re-use in the
proposed landscaped areas at
Ground and rooftop.
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Achieving the design criteria may not be possible on some sites including where:

« the location and building typology have limited or no space for deep soil at ground level
(e.g. central business district, constrained sites, high density areas, or in centres)

« there is 100% site coverage or non-residential uses at ground floor level

Where a proposal does not achieve deep soil requirements, acceptable stormwater
management should be achieved and alternative forms of planting provided such as on
structure

3F Visual Objective 3F-1 The criteria are satisfied.
Privacy Adequate building separation distances are shared equitably between neighbouring sites, to
achieve reasonable levels of external and internal visual privacy The buildings on both adjacent
Design criteria sit(_es_are commercial use. Both
1. Separation between windows and balconies is provided to ensure visual privacy is buildings have blank walls on
achieved. Minimum required separation distances from buildings to the side and rear their adjoining boundaries.
boundaries are as follows:
The proposed building has
only secondary windows
facing east / west and there is
no compromise in privacy.
SE):Z 132)"‘ (4 6m 3m The Quest building to the west
4 has residential (albeit short
term BCA Class 3)
up to 25m (5-8 9 45 accommodation, there are
storeys) m -om ; ; ;
windows in the internal alcove
that abuts the subject site. The
over 25m (9+ 12m 6m proposed building
storeys) acknowledges these openings
and does not compromise
privacy for these existing
Note: Separation distances between buildings on the same site should combine required windows.
building separations depending on the type of room (see figure 3F.2)
Gallery access circulation should be treated as habitable space when measuring privacy Th d “H’ sh d
separation distances between neighbouring properties tom?e?r;';ﬁsgf the pr?)paozz d
Design guidance building maintains the sense
Generally one step in the built form as the height increases due to building separations is of space and access to
desirable. Additional steps should be careful not to cause a 'ziggurat' appearance daylight to these existing
For residential buildings next to commercial buildings, separation distances should be windows.
measured as follows:
« for retail, office spaces and commercial balconies use the habitable room distances
« for service and plant areas use the non-habitable room distances
New development should be located and oriented to maximise visual privacy between
buildings on site and for neighbouring buildings. Design solutions include:
« site layout and building orientation to minimise privacy impacts (see also section 3B
Orientation)
« on sloping sites, apartments on different levels have appropriate visual separation
distances (see figure 3F.4)
Apartment buildings should have an increased separation distance of 3m (in addition to the
requirements set out in design criteria 1) when adjacent to a different zone that permits
lower density residential development to provide for a transition in scale and increased
landscaping (figure 3F.5)
Direct lines of sight should be avoided for windows and balconies across corners
No separation is required between blank walls
Objective 3F-2 The Living and balconies of all
Site and building design elements increase privacy without compromising access to lightand | gpartments face north and
air and balance outlook and views from habitable rooms and private open space south “out” of the site. Privacy
Design guidance 1 a_lc_hleved by balcony
Communal open space, common areas and access paths should be separated from private dividing walls.
open space and windows to apartments, particularly habitable room windows. Design
solutions may include: Solar access and ventilation
« setbacks have been maximised.
« solid or partially solid balustrades to balconies at lower levels
« fencing and/or trees and vegetation to separate spaces A number of bedrooms have
« screening devices : )
* bay wind%ws or pop out windows to provide privacy in one direction and outlook in another WIn(;IOWS o_penlng t(.J the centre
* raising apartments/private open space above the public domain or communal open space vertical void. Any visual
« planter boxes incorporated into walls and balustrades to increase visual separation exposure to the common
- pergolas or shading devices to limit overlooking of lower apartments or private open space accessways will be screened.
« on constrained sites where it can be demonstrated that building layout opportunities are
limited, fixed louvres or screen panels to windows and/or balconies Any windows opening directly
Bedrooms, living spaces and other habitable rooms should be separated from gallery access onto the breezeway/walkways
and other open circulation space by the apartment’s service areas will have a high sill for privac
Balconies and private terraces should be located in front of living rooms to increase internal ) 9 . P y
privacy and fire separation.
Windows should be offset from the windows of adjacent buildings
Recessed balconies and/or vertical fins should be used between adjacent balconies
3G Objective 3G-1 The ground level is entirely
Pedestrian Building entries and pedestrian access connects to and addresses the public domain retail use. The residential
access and Desian quidance lobby is accqssed from within
. 'gn guigance - . ) . i the through site arcade.
entries Multiple entries (including communal building entries and individual ground floor entries)

should be provided to activate the street edge

Entry locations relate to the street and subdivision pattern and the existing pedestrian
network

Building entries should be clearly identifiable and communal entries should be clearly

Security access is provided.

This solution is based on a
successful precedent on a
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distinguishable from private entries

Where street frontage is limited and multiple buildings are located on the site, a primary
street address should be provided with clear sight lines and pathways to secondary building
entries

nearby site completed by the
same developer.

Objective 3G-2
Access, entries and pathways are accessible and easy to identify

Design guidance

Building access areas including lift lobbies, stairwells and hallways should be clearly visible
from the public domain and communal spaces

The design of ground floors and underground car parks minimise level changes along
pathways and entries

Steps and ramps should be integrated into the overall building and landscape design

For large developments ‘way finding’ maps should be provided to assist visitors and
residents (see figure 4T.3)

For large developments electronic access and audio/video intercom should be provided to
manage access

The two storey arcade entries
at both street frontages
announces the building entry
to all users both retail and
residential visitor.

Building ID will be sizeable
and easily legible from the
footpath.

Objective 3G-3
Large sites provide pedestrian links for access to streets and connection to destinations

Design guidance

Pedestrian links through sites facilitate direct connections to open space, main streets,
centres and public transport

Pedestrian links should be direct, have clear sight lines, be overlooked by habitable rooms
or private open spaces of dwellings, be well lit and contain active uses, where appropriate

A through site link is proposed
to connect the two street
frontages.

3H Vehicle Objective 3H-1 The criteria are satisfied.
Access Vehicle access points are designed and located to achieve safety, minimise conflicts

between pedestrians and vehicles and create high quality streetscapes

Design guidance

Car park access should be integrated with the building’s overall facade. Design solutions

may include:

« the materials and colour palette to minimise visibility from the street

« security doors or gates at entries that minimise voids in the facade

» where doors are not provided, the visible interior reflects the facade design and the building

services, pipes and ducts are concealed

Car park entries should be located behind the building line

Vehicle entries should be located at the lowest point of the site minimising ramp lengths,

excavation and impacts on the building form and layout

Car park entry and access should be located on secondary streets or lanes where available

Vehicle standing areas that increase driveway width and encroach into setbacks should be

avoided

Access point locations should avoid headlight glare to habitable rooms

Adequate separation distances should be provided between vehicle entries and street

intersections

The width and number of vehicle access points should be limited to the minimum

Visual impact of long driveways should be minimised through changing alignments and

screen planting

The need for large vehicles to enter or turn around within the site should be avoided

Garbage collection, loading and servicing areas are screened

Clear sight lines should be provided at pedestrian and vehicle crossings

Traffic calming devices such as changes in paving material or textures should be used

where appropriate

Pedestrian and vehicle access should be separated and distinguishable. Design solutions

may include:

« changes in surface materials

* level changes

« the use of landscaping for separation
3J Bicycle Objective 3J-1 o ) ) . Car and Bicycle parking are in
and Car parking is provided based on proximity to public transport in metropolitan Sydney and accordance with Council
Carparking centres in regional areas planning controls.

Design criteria

1. For development in the following locations:

« 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 centre 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

Design guidance

Where a car share scheme operates locally, provide car share parking spaces within the
development. Car share spaces, when provided, should be on site

Where less car parking is provided in a development, council should not provide on street
resident parking permits

Objective 3J-2
Parking and facilities are provided for other modes of transport

Design guidance

Conveniently located and sufficient numbers of parking spaces should be provided for
motorbikes and scooters

Secure undercover bicycle parking should be provided that is easily accessible from both the
public domain and common areas

Conveniently located charging stations are provided for electric vehicles, where desirable

Motorbike and visitor parking
is accommodated in the
basement. Resident storage
cages are sized to contain
bicycles.

Objective 3J-3
Car park design and access is safe and secure

The criteria are satisfied. Refer
to the traffic report.
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Design guidance

Supporting facilities within car parks, including garbage, plant and switch rooms, storage
areas and car wash bays can be accessed without crossing car parking spaces

Direct, clearly visible and well lit access should be provided into common circulation areas
A clearly defined and visible lobby or waiting area should be provided to lifts and stairs

For larger car parks, safe pedestrian access should be clearly defined and circulation areas
have good lighting, colour, line marking and/or bollards

Objective 3J-4
Visual and environmental impacts of underground car parking are minimised

Design guidance

Excavation should be minimised through efficient car park layouts and ramp design

Car parking layout should be well organised, using a logical, efficient structural grid and
double loaded aisles

Protrusion of car parks should not exceed 1m above ground level. Design solutions may
include stepping car park levels or using split levels on sloping sites

Natural ventilation should be provided to basement and sub basement car parking areas
Ventilation grills or screening devices for car parking openings should be integrated into the
facade and landscape design

The criteria are satisfied.

There is one vehicle driveway
located to the side of the
Spring Street elevation. The
driveway is incorporated in to
the composition of ground
floor and podium elevation.

Objective 3J-5 N/A
Visual and environmental impacts of on-grade car parking are minimised

Design guidance

On-grade car parking should be avoided

Where on-grade car parking is unavoidable, the following design solutions are used:

« parking is located on the side or rear of the lot away from the primary street frontage

« cars are screened from view of streets, buildings, communal and private open space areas

« safe and direct access to building entry points is provided

« parking is incorporated into the landscape design of the site, by extending planting and

materials into the car park space

« stormwater run-off is managed appropriately from car parking surfaces

« bio-swales, rain gardens or on site detention tanks are provided, where appropriate

« light coloured paving materials or permeable paving systems are used and shade trees are

planted between every 4-5 parking spaces to reduce increased surface temperatures from

large areas of paving

Objective 3J-6 N/A

Visual and environmental impacts of above ground enclosed car parking are minimised

Design guidance

Exposed parking should not be located along primary street frontages

Screening, landscaping and other design elements including public art should be used to
integrate the above ground car parking with the facade. Design solutions may include:

« car parking that is concealed behind the facade, with windows integrated into the overall
facade design (approach should be limited to developments where a larger floor plate
podium is suitable at lower levels)

« carparking that is ‘wrapped’ with other uses, such as retail, commercial or two storey Small
Office/Home Office (SOHO) units along the street frontage (see figure 3J.9)

Positive street address and active frontages should be provided at ground level

PART 4 DESIGNING THE BUILDING

This part addresses the design of apartment buildings in more detail. It focuses on building
form, layout, functionality, landscape design, environmental performance and residential
amenity. It is to be used during the design process and in the preparation and assessment of
development applications.

4A Solar and
daylight
access

Objective 4A-1
To optimise the number of apartments receiving sunlight to habitable rooms, primary
windows and private open space

Design criteria

1. Living rooms and private open spaces of at least 70% of apartments in a building receive
a minimum of 2 hours direct sunlight between 9 am and 3 pm at mid winter in the Sydney
Metropolitan Area and in the Newcastle and Wollongong local government areas

2. In all other areas, living rooms and private open spaces of at least 70% of apartments in a
building receive a minimum of 3 hours direct sunlight between 9 am and 3 pm at mid winter

3. A maximum of 15% of apartments in a building receive no direct sunlight between 9 am
and 3 pm at mid winter

Design guidance
The design maximises north aspect and the number of single aspect south facing
apartments is minimised

Single aspect, single storey apartments should have a northerly or easterly aspect

Living areas are best located to the north and service areas to the south and west of
apartments

To optimise the direct sunlight to habitable rooms and balconies a number of the following
design features are used:

« dual aspect apartments

« shallow apartment layouts

« two storey and mezzanine level apartments

« bay windows

To maximise the benefit to residents of direct sunlight within living rooms and private open
spaces, a minimum of 1m2 of direct sunlight, measured at 1m above floor level, is achieved
for at least 15 minutes

The shadow diagrams support
75% of apartments receiving 2
hours mid winter light to

balcony / Living / sitting rooms.

Less than 15% of the
dwellings will not receive mid
winter light between 9am and
3pm. This is considered
acceptable as these south
facing dwellings:

- have glazing area
maximised; high lux factor

- have the advantage of the
street outlook.

- have larger external living
areas

On balance, the optimum
outcome has been achieved
without resorting to multi level
dwellings.

Less than 15% of dwellings
(those in the south east
corner) will receive winter
daylight to their rear
bedrooms.

Mixed use development 109-119 Oxford Street / 34-42 Spring Street Bondi Junction - DA SEPP 65 Report - October 2016 - Revision F - Page 8




Achieving the design criteria may not be possible on some sites. This includes:
 where greater residential amenity can be achieved along a busy road or rail line by
orientating the living rooms away from the noise source

« on south facing sloping sites

« where significant views are oriented away from the desired aspect for direct sunlight

Design drawings need to demonstrate how site constraints and orientation preclude meeting
the design criteria and how the development meets the objective

Objective 4A-2
Daylight access is maximised where sunlight is limited

Design guidance
Courtyards, skylights and high level windows (with sills of 1,500mm or greater) are used only
as a secondary light source in habitable rooms

Where courtyards are used :

« use is restricted to kitchens, bathrooms and service areas

« building services are concealed with appropriate detailing and materials to visible walls
« courtyards are fully open to the sky

« access is provided to the light well from a communal area for cleaning and maintenance
« acoustic privacy, fire safety and minimum privacy separation distances (see section 3F
Visual privacy) are achieved

Opportunities for reflected light into apartments are optimised through:

« reflective exterior surfaces on buildings opposite south facing windows

« positioning windows to face other buildings or surfaces (on neighbouring sites or within the
site) that will reflect light

« integrating light shelves into the design

« light coloured internal finishes

Refer 4A-1

Objective 4A-3
Design incorporates shading and glare control, particularly for warmer months

Design guidance

A number of the following design features are used:

« balconies or sun shading that extend far enough to shade summer sun, but allow winter
sun to penetrate living areas

« shading devices such as eaves, awnings, balconies, pergolas, external louvres and
planting

« horizontal shading to north facing windows

« vertical shading to east and particularly west facing windows

« operable shading to allow adjustment and choice

« high performance glass that minimises external glare off windows, with consideration given
to reduced tint glass or glass with a reflectance level below 20% (reflective films are
avoided)

Given the orientation of the
building and proportion of the
balconies, the overhang
protection of the balconies
above should block mid
summer exposure to Living
Room glazing. It is considered
unnecessary to add screens to
the balconies as this would
only serve to diminish access
to winter daylight.

Windows in facade walls have
folded metal sunhoods to
block mid summer solar gain

4B Natural
ventilation

Objective 4B-1
All habitable rooms are naturally ventilated

Design guidance

The building's orientation maximises capture and use of prevailing breezes for natural
ventilation in habitable rooms

Depths of habitable rooms support natural ventilation

The area of unobstructed window openings should be equal to at least 5% of the floor area
served

Light wells are not the primary air source for habitable rooms

Doors and openable windows maximise natural ventilation opportunities by using the
following design solutions:

« adjustable windows with large effective openable areas

« a variety of window types that provide safety and flexibility such as awnings and louvres

» windows which the occupants can reconfigure to funnel breezes into the apartment such as
vertical louvres, casement windows and externally opening doors

The criteria are satisfied.

ALL apartments are exposed
to high levels of environmental
acoustic load. It is not possible
to provide a recommended
level of internal “quietness”
with the windows open.
Strategies for delivering fresh
air with the windows closed
will be implemented.

Objective 4B-2
The layout and design of single aspect apartments maximises natural ventilation

Design guidance

Apartment depths are limited to maximise ventilation and airflow (see also figure 4D.3)
Natural ventilation to single aspect apartments is achieved with the following design
solutions:

« primary windows are augmented with plenums and light wells (generally not suitable for
cross ventilation)

« stack effect ventilation / solar chimneys or similar to naturally ventilate internal building
areas or rooms such as bathrooms and laundries

« courtyards or building indentations have a width to depth ratio of 2:1 or 3:1 to ensure
effective air circulation and avoid trapped smells

The criteria are satisfied. Refer
4B-1

Objective 4B-3
The number of apartments with natural cross ventilation is maximised to create a
comfortable indoor environment for residents

Design criteria

1. At least 60% of apartments are naturally cross ventilated in the first nine storeys of the
building. Apartments at ten storeys or greater are deemed to be cross ventilated only if any
enclosure of the balconies at these levels allows adequate natural ventilation and cannot be
fully enclosed

2. Overall depth of a cross-over or cross-through apartment does not exceed 18m,
measured glass line to glass line

Design guidance
The building should include dual aspect apartments, cross through apartments and corner
apartments and limit apartment depths

The criteria are satisfied. Refer
4B-1
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In cross-through apartments external window and door opening sizes/areas on one side of
an apartment (inlet side) are approximately equal to the external window and door opening
sizes/areas on the other side of the apartment (outlet side) (see figure 4B.4)

Apartments are designed to minimise the number of corners, doors and rooms that might
obstruct airflow

Apartment depths, combined with appropriate ceiling heights, maximise cross ventilation and

airflow
4C Ceiling Objective 4C-1 The criteria are satisfied.
heights Ceiling height achieves sufficient natural ventilation and daylight access
Design criteria
1. Measured from finished floor level to finished ceiling level, minimum ceiling heights are:
Habitable rooms 2.7m
Non-habitable 2.4m
For 2 storey apartments
2.7m for main living area floor
2.4m for second floor, where its area does not exceed 50% of the apartment area
Attic spaces 1.8m at edge of room with a 30 degree minimum ceiling slope
If located in mixed used areas
3.3m for ground and first floor to promote future flexibility of use
These minimums do not preclude higher ceilings if desired
Design guidance
Ceiling height can accommodate use of ceiling fans for cooling and heat distribution
Objective 4C-2 The criteria are satisfied.
Ceiling height increases the sense of space in apartments and provides for well proportioned
rooms
Design guidance
A number of the following design solutions can be used:
« the hierarchy of rooms in an apartment is defined using changes in ceiling heights and
alternatives such as raked or curved ceilings, or double height spaces
« well proportioned rooms are provided, for example, smaller rooms feel larger and more
spacious with higher ceilings
« ceiling heights are maximised in habitable rooms by ensuring that bulkheads do not
intrude. The stacking of service rooms from floor to floor and coordination of bulkhead
location above non-habitable areas, such as robes or storage, can assist
Objective 4C-3 The criteria are satisfied.
Ceiling heights contribute to the flexibility of building use over the life of the building
Design guidance
Ceiling heights of lower level apartments in centres should be greater than the minimum
required by the design criteria allowing flexibility and conversion to non-residential uses (see
figure 4C.1)
4D Objective 4D-1 The criteria are satisfied.
Apartment The layout of rooms within an apartment is functional, well organised and provides a high
. standard of amenity
size and
layout Design criteria
1. Apartments are required to have the following minimum internal areas:
Studio 35sgm
1 bed 50sgm
2 bed 70sgm
3 bed 90sgm

The minimum internal areas include 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
12m2 each

2. Every habitable room must have a window in an external wall with a total minimum glass
area of not less than 10% of the floor area of the room. Daylight and air may not be
borrowed from other rooms

Design guidance

Kitchens should not be located as part of the main circulation space in larger apartments
(such as hallway or entry space)

A window should be visible from any point in a habitable room

Where minimum areas or room dimensions are not met apartments need to demonstrate
that they are well designed and demonstrate the usability and functionality of the space with
realistically scaled furniture layouts and circulation areas. These circumstances would be
assessed on their merits

Objective 4D-2 The criteria are satisfied.
Environmental performance of the apartment is maximised
The exception is the podium

Design criteria “A” stack. This is considered

. Habitable room depths are limited to a maximum of 2.5 x the ceiling height .
«  Inopen plan layouts (where the living, dining and kitchen are combined) the acceptable in order to push
maximum habitable room depth is 8m from a window the Living Room glazing
forward to admit light to the
Design guidance interior rather than just the

Greater than minimum ceiling heights can allow for proportional increases in room depth up balcony. The impact of the
to the permitted maximum depths deep room is offset by through
Al living areas and bedrooms should be located on the external face of the building tpl ti And i ybl 9
Where possible: Yen { &3 an. n . availa e

. bathrooms and laundries should have an external openable window relief” via the |'9|'_‘t entering
main living spaces should be oriented toward the primary outlook and aspect and away from the bedroom behind.
noise sources
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Objective 4D-3 The criteria are satisfied.
Apartment layouts are designed to accommodate a variety of household activities and needs

Design criteria
Master bedrooms have a minimum area of 10m2 and other bedrooms 9m2 (excluding
wardrobe space)
Bedrooms have a minimum dimension of 3m (excluding wardrobe space)
Living rooms or combined living/dining rooms have a minimum width of:

3.6m for studio and 1 bedroom apartments

4m for 2 and 3 bedroom apartments

The width of cross-over or cross-through apartments are at least 4m internally to
avoid deep narrow apartment layouts

Design guidance

Access to bedrooms, bathrooms and laundries is separated from living areas minimising
direct openings between living and service areas [JAll bedrooms allow a minimum length of
1.5m for robes "1The main bedroom of an apartment or a studio apartment should be
provided with a wardrobe of a minimum 1.8m long, 0.6m deep and 2.1m high [JApartment
layouts allow flexibility over time, design solutions may include:

- dimensions that facilitate a variety of furniture arrangements and removal

- spaces for a range of activities and privacy levels between different spaces within the
apartment

- dual master apartments

- dual key apartments [INote: dual key apartments which are separate but on the same title
are regarded as two sole occupancy units for the purposes of the Building Code of Australia
and for calculating the mix of apartments

- room sizes and proportions or open plans (rectangular spaces (2:3) are more easily
furnished than square spaces (1:1))

- efficient planning of circulation by stairs, corridors and through rooms to maximise the
amount of usable floor space in rooms

4E Private Objective 4E-1 The criteria are satisfied.
Apartments provide appropriately sized private open space and balconies to enhance

Open Space residential amenity

and

Balconies Design criteria

1. All apartments are required to have primary balconies as follows:

Dwelling type - Minimum Area / Minimum depth
Studio apartments 4sqm / -

1 bedroom apartments 8sqm / 2m

2 bedroom apartments 10sqm / 2m

3+ bedroom apartments 12sqm / 2.4m

The minimum balcony depth to be counted as contributing to the balcony area is 1m

For apartments at ground level or on a podium or similar structure, a private open space is
provided instead of a balcony. It must have a minimum area of 15m2 and a minimum depth
of 3m

Design guidance
Increased communal open space should be provided where the number or size of balconies
are reduced
Storage areas on balconies is additional to the minimum balcony size
Balcony use may be limited in some proposals by:
. consistently high wind speeds at 10 storeys and above
. close proximity to road, rail or other noise sources
. exposure to significant levels of aircraft noise
. heritage and adaptive reuse of existing buildings

In these situations, juliet balconies, operable walls, enclosed wintergardens or bay windows
may be appropriate, and other amenity benefits for occupants should also be provided in the
apartments or in the development or both. Natural ventilation also needs to be demonstrated

Objective 4E-2 The criteria are satisfied
Primary private open space and balconies are appropriately located to enhance liveability for
residents

Design guidance
Primary open space and balconies should be located adjacent to the living room, dining
room or kitchen to extend the living space

Private open spaces and balconies predominantly face north, east or west

Primary open space and balconies should be orientated with the longer side facing outwards
or be open to the sky to optimise daylight access into adjacent rooms

Objective 4E-3 The criteria are satisfied.
Private open space and balcony design is integrated into and contributes to the overall
architectural form and detail of the building Electricity point and light fitting

Design guidance only to balconies.

Solid, partially solid or transparent fences and balustrades are selected to respond to the
location. They are designed to allow views and passive surveillance of the street while
maintaining visual privacy and allowing for a range of uses on the balcony. Solid and
partially solid balustrades are preferred

Full width full height glass balustrades alone are generally not desirable

Projecting balconies should be integrated into the building design and the design of soffits
considered

Operable screens, shutters, hoods and pergolas are used to control sunlight and wind
Balustrades are set back from the building or balcony edge where overlooking or safety is an
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issue
Downpipes and balcony drainage are integrated with the overall facade and building design
Air-conditioning units should be located on roofs, in basements, or fully integrated into the
building design
Where clothes drying, storage or air conditioning units are located on balconies, they should
be screened and integrated in the building design
Ceilings of apartments below terraces should be insulated to avoid heat loss
Water and gas outlets should be provided for primary balconies and private open space
Objective 4E-4 The criteria are satisfied
Private open space and balcony design maximises safety
Design guidance
Changes in ground levels or landscaping are minimised
Design and detailing of balconies avoids opportunities for climbing and falls
4F Common Objective 4F-1 The criteria are satisfied.
circulation Corr:tmon tclrculatlon spaces achieve good amenity and properly service the number of .
and spaces apartments While 9 apartments are served
Design criteria by a 3 lift cluster, the open
1. The maximum number of apartments off a circulation core on a single level is eight breezeway acces§ to all .
apartments permits passive
2. For buildings of 10 storeys and over, the maximum number of apartments sharing a single | surveillance.
lift is 40
Desi d Being breezeways, all lobbies
esign guidance i ;
Greater than minimum requirements for corridor widths and/ or ceiling heights allow h:xte.lgtl.ghn ngtll;ralclil?;]t a:zd are
comfortable movement and access particularly in entry lobbies, outside lifts and at venuiation. ze uvres
apartment entry doors proposed on the outer edge of
the access ways to adequately
Daylight and natural ventilation should be provided to all common circulation spaces that are | shield from gusty wind and
above ground rain.
Windows should be provided in common circulation spaces and should be adjacent to the
stair or lift core or at the ends of corridors
Longer corridors greater than 12m in length from the lift core should be articulated. Design
solutions may include:
« a series of foyer areas with windows and spaces for seating
« wider areas at apartment entry doors and varied ceiling heights
Design common circulation spaces to maximise opportunities for dual aspect apartments,
including multiple core apartment buildings and cross over apartments
Achieving the design criteria for the number of apartments off a circulation core may not be
possible. Where a development is unable to achieve the design criteria, a high level of
amenity for common lobbies, corridors and apartments should be demonstrated, including:
« sunlight and natural cross ventilation in apartments
« access to ample daylight and natural ventilation in common circulation spaces
» common areas for seating and gathering
« generous corridors with greater than minimum ceiling heights
« other innovative design solutions that provide high levels of amenity
Where design criteria 1 is not achieved, no more than 12 apartments should be provided off
a circulation core on a single level
Primary living room or bedroom windows should not open directly onto common circulation
spaces, whether open or enclosed. Visual and acoustic privacy from common circulation
spaces to any other rooms should be carefully controlled
Objective 4F-2 The criteria are satisfied.
Common circulation spaces promote safety and provide for social interaction between
residents Incidental spaces in communal
Design guidance !obbies are provided in the .
Direct and legible access should be provided between vertical circulation points and interest of safety and security.
apartment entries by minimising corridor or gallery length to give short, straight, clear sight
lines Being open breezeways, there
is ample surveillance.
Tight corners and spaces are avoided
Circulation spaces should be well lit at night Thencomtr:unarl ?ﬁfnds\;;)ar?e is
Legible signage should be provided for apartment numbers, common areas and general see a_s e_p ere ? enue
wayfinding for resident interaction and
both ground and roof levels.
Incidental spaces, for example space for seating in a corridor, at a stair landing, or near a
window are provided
In larger developments, community rooms for activities such as owners corporation
meetings or resident use should be provided and are ideally co-located with communal open
space
Where external galleries are provided, they are more open than closed above the balustrade
along their length
4G Storage Objective 4G-1 The criteria are satisfied
Adequate, well designed storage is provided in each apartment
Design criteria
1. In addition to storage in kitchens, bathrooms and bedrooms, the following storage is
provided:
At least 50% of the required storage is to be located within the apartment
Dwelling type
Storage size volume
Studio apartments 4m3
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1 bedroom apartments 6m3
2 bedroom apartments 8m3
3+ bedroom apartments 10m3

Design guidance

Storage is accessible from either circulation or living areas

Storage provided on balconies (in addition to the minimum balcony size) is integrated into
the balcony design, weather proof and screened from view from the street

Left over space such as under stairs is used for storage

Objective 4G-2
Additional storage is conveniently located, accessible and nominated for individual
apartments

Design guidance

Storage not located in apartments is secure and clearly allocated to specific apartments
Storage is provided for larger and less frequently accessed items

Storage space in internal or basement car parks is provided at the rear or side of car spaces
or in cages so that allocated car parking remains accessible

If communal storage rooms are provided they should be accessible from common circulation
areas of the building

Storage not located in an apartment is integrated into the overall building design and is not
visible from the public domain

The criteria are satisfied

4H Acoustic

Objective 4H-1
Noise transfer is minimised through the siting of buildings and building layout

The central void space will
generate resident pedestrian

through the careful siting and layout of buildings

Design guidance

To minimise impacts the following design solutions may be used:

* physical separation between buildings and the noise or pollution source

« residential uses are located perpendicular to the noise source and where possible buffered
by other uses

* non-residential buildings are sited to be parallel with the noise source to provide a
continuous building that shields residential uses and communal open spaces

* non-residential uses are located at lower levels vertically separating the residential
component from the noise or pollution source. Setbacks to the underside of residential floor
levels should increase relative to traffic volumes and other noise sources

* buildings should respond to both solar access and noise. Where solar access is away from
the noise source, non- habitable rooms can provide a buffer

» where solar access is in the same direction as the noise source, dual aspect apartments
with shallow building depths are preferable (see figure 4J.4)

* landscape design reduces the perception of noise and acts as a filter for air pollution
generated by traffic and industry

Achieving the design criteria in this Apartment Design Guide may not be possible in some
situations due to noise and pollution. Where developments are unable to achieve the design
criteria, alternatives may be considered in the following areas:

privacy f
Design guidance noise on the accessways and
Adequate building separation is provided within the development and from neighbouring retail at ground IeveI.IWhlle
buildings/adjacent uses (see also section 2F Building separation and section 3F Visual the L_evel 1 comme_rmal Space
privacy) provides some vertical
separation to the residences,
Window and door openings are generally orientated away from noise sources the glazed panels above First
) o . - ) ) Floor will go a long way to
Noisy areas within buildings including building entries and corridors should be located next attenuate noise rising from the
to or above each other and quieter areas next to or above quieter areas Ground level
Storage, circulation areas and non-habitable rooms should be located to buffer noise from .
external sources However, environmental
acoustic load from outside the
The number of party walls (walls shared with other apartments) are limited and are site remains the primary noise
appropriately insulated source.
Noise sources such as garage doors, driveways, service areas, plant rooms, building The size, height, variation in
services, mechanical equipment, active communal open spaces and circulation areas should . ! ! .
be located at least 3m away from bedrooms profile of each floor will break
down sound reflection to the
point where the sound level
will be satisfactory in the
bedrooms opening onto the
void.
Refer to the acoustic report.
Objective 4H-2 The criteria are satisfied
Noise impacts are mitigated within apartments through layout and acoustic treatments
Design guidance The apartment layouts are
Internal apartment layout separates noisy spaces from quiet spaces, using a number of the driven by outlook, prllvacy efc.
following design solutions: Inter-tenancy acoustic
« rooms with similar noise requirements are grouped together attenuation/isolation is
- doors separate different use zones provided by code compliant
» wardrobes in bedrooms are co-located to act as sound buffers construction.
Where physical separation cannot be achieved noise conflicts are resolved using the
following design solutions:
* double or acoustic glazing
* acoustic seals
« use of materials with low noise penetration properties
« continuous walls to ground level courtyards where they do not conflict with streetscape or
other amenity requirements
4J Noise and | Objective 4J-1
pollution In noisy or hostile environments the impacts of external noise and pollution are minimised
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« solar and daylight access
« private open space and balconies
* natural cross ventilation

Objective 4J-2
Appropriate noise shielding or attenuation techniques for the building design, construction
and choice of materials are used to mitigate noise transmission

Design guidance

Design solutions to mitigate noise include:

« limiting the number and size of openings facing noise sources

« providing seals to prevent noise transfer through gaps

« using double or acoustic glazing, acoustic louvres or enclosed balconies (wintergardens)
« using materials with mass and/or sound insulation or absorption properties e.g. solid
balcony balustrades, external screens and soffits

ALL apartments are exposed
to high levels of environmental
acoustic load. It is not possible
to provide a recommended
level of internal “quietness”
with the windows open.
Strategies for delivering fresh
air with the windows closed
will be implemented.

4K
Apartment
mix

Objective 4K-1
A range of apartment types and sizes is provided to cater for different household types now
and into the future

Design guidance

A variety of apartment types is provided

The apartment mix is appropriate, taking into consideration:

« the distance to public transport, employment and education centres

« the current market demands and projected future demographic trends

+ the demand for social and affordable housing

« different cultural and socioeconomic groups

Flexible apartment configurations are provided to support diverse household types and
stages of life including single person households, families, multi-generational families and
group households

The mix is considered
appropriate for the site
anticipated demographic.

Objective 4K-2
The apartment mix is distributed to suitable locations within the building

Design guidance

Different apartment types are located to achieve successful facade composition and to
optimise solar access (see figure 4K.3)

Larger apartment types are located on the ground or roof level where there is potential for
more open space and on corners where more building frontage is available

There is an appropriate mix of
1, 2 and 3 bed apartments.

It should be noted that there is
potential at every level to
combine dwellings to form 3 or
4 bedroom dwellings

4L Ground
floor
apartments

Objective 4L-1
Street frontage activity is maximised where ground floor apartments are located

Design guidance
Direct street access should be provided to ground floor apartments
Activity is achieved through front gardens, terraces and the facade of the building. Design
solutions may include:
. both street, foyer and other common internal circulation entrances to ground
floor apartments
. private open space is next to the street
. doors and windows face the street [1Retail or home office spaces should be
located along street frontages [1Ground floor apartment layouts support small
office home office (SOHO) use to provide future opportunities for conversion into
commercial or retail areas. In these cases provide higher floor to ceiling heights
and ground floor amenities for easy conversion

N/A

At Level 1, there is a higher
ceiling for the commercial use.

Objective 4L-2 [
Design of ground floor apartments delivers amenity and safety for residents

Design guidance [IPrivacy and safety should be provided without obstructing casual
surveillance. Design solutions may include:

- elevation of private gardens and terraces above the street level by 1-1.5m (see figure 4L.4)
- landscaping and private courtyards

- window sill heights that minimise sight lines into apartments

- integrating balustrades, safety bars or screens with the exterior design [1Solar access
should be maximised through:

- high ceilings and tall windows

- trees and shrubs that allow solar access in winter and shade in summer

N/A

4M Facades

Objective 4M-1
Building facades provide visual interest along the street while respecting the character of the
local area

Design guidance

Design solutions for front building facades may include:

 a composition of varied building elements

+ a defined base, middle and top of buildings

* revealing and concealing certain elements

« changes in texture, material, detail and colour to modify the prominence of elements
Building services should be integrated within the overall facade

Building facades should be well resolved with an appropriate scale and proportion to the
streetscape and human scale. Design solutions may include:

» well composed horizontal and vertical elements

« variation in floor heights to enhance the human scale

* elements that are proportional and arranged in patterns

* public artwork or treatments to exterior blank walls

« grouping of floors or elements such as balconies and windows on taller buildings
Building facades relate to key datum lines of adjacent buildings through upper level
setbacks, parapets, cornices, awnings or colonnade heights

Shadow is created on the facade throughout the day with building articulation, balconies and
deeper window reveals

The design intent is to
continue the urban scale
massing of the adjacent
buildings. This is consistent
with the Council’s planning
controls for character, height
and FSR.

The primary compositional
idea is a solid base with
horizontal emphasis. The
tower is to be read as a
simple, contrasting form of
continuous metallic cladding.
The Oxford Street facade at
Ground and Level 1 has
features and openings that
recall the original terrace shop
rhythm.

The height of the podium
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levels match the height of the
adjacent Quest building podia
are consistent with the
Council’s objectives for the
emerging character of the
precinct

Objective 4M-2
Building functions are expressed by the facade

Design guidance

Building entries should be clearly defined

Important corners are given visual prominence through a change in articulation, materials or
colour, roof expression or changes in height

The apartment layout should be expressed externally through facade features such as party
walls and floor slabs

The criteria are satisfied

4N Roof
design

Objective 4N-1
Roof treatments are integrated into the building design and positively respond to the street

Design guidance

Roof design relates to the street. Design solutions may include:

« special roof features and strong corners

« use of skillion or very low pitch hipped roofs

* breaking down the massing of the roof by using smaller elements to avoid bulk
« using materials or a pitched form complementary to adjacent buildings

Roof treatments should be integrated with the building design. Design solutions may include:

« roof design proportionate to the overall building size, scale and form
« roof materials compliment the building
« service elements are integrated

The visual impact of the roof
has been minimised by having
the upper storey integrated
into the tower form.

Plant and equipment and the
landscape pergolas re setback
from the edge and will not be
seen from street level.

Objective 4N-2
Opportunities to use roof space for residential accommodation and open space are
maximised

Design guidance

Habitable roof space should be provided with good levels of amenity. Design solutions may
include:

« penthouse apartments

« dormer or clerestory windows

« openable skylights

Open space is provided on roof tops subject to acceptable visual and acoustic privacy,
comfort levels, safety and security considerations

There is some roof top plant
and equipment, but all the
remaining area is given to high
quality landscaped communal
open space.

That space permits standing,
seating in open and shaded
areas together with a BBQ.

Objective 4N-3
Roof design incorporates sustainability features

Design guidance

Roof design maximises solar access to apartments during winter and provides shade during
summer. Design solutions may include:

« the roof lifts to the north

« eaves and overhangs shade walls and windows from summer sun

Skylights and ventilation systems should be integrated into the roof design

The roof top communal open
spaces has planters and
paving on insulation. This
provides a high level of
thermal insulation to the top
floor apartments.

40
Landscape
design

Objective 40-1
Landscape design is viable and sustainable

Design guidance

Landscape design should be environmentally sustainable and can enhance environmental
performance by incorporating:

« diverse and appropriate planting

« bio-filtration gardens

« appropriately planted shading trees

« areas for residents to plant vegetables and herbs

» composting

« green roofs or walls

Ongoing maintenance plans should be prepared

Microclimate is enhanced by:

« appropriately scaled trees near the eastern and western elevations for shade

« a balance of evergreen and deciduous trees to provide shading in summer and sunlight
access in winter

« shade structures such as pergolas for balconies and courtyards

Tree and shrub selection considers size at maturity and the potential for roots to compete
(see Table 4)

The objectives are satisfied

Objective 40-2
Landscape design contributes to the streetscape and amenity

Design guidance

Landscape design responds to the existing site conditions including:

« changes of levels

* views

« significant landscape features including trees and rock outcrops

Significant landscape features should be protected by:

« tree protection zones(seefigure40.5)

« appropriate signage and fencing during construction

Plants selected should be endemic to the region and reflect the local ecology

N/A

4P Planting
on structures

Objective 4P-1
Appropriate soil profiles are provided

Design guidance

Structures are reinforced for additional saturated soil weight

Soil volume is appropriate for plant growth, considerations include:

» modifying depths and widths according to the planting mix and irrigation frequency

The criteria are satisfied
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« free draining and long soil life span
« tree anchorage
Minimum soil standards for plant sizes should be provided in accordance with Table 5

Objective 4P-2
Plant growth is optimised with appropriate selection and maintenance

Design guidance

Plants are suited to site conditions, considerations include:
* drought and wind tolerance

* seasonal changes in solar access

» modified substrate depths for a diverse range of plants

+ plant longevity

A landscape maintenance plan is prepared

Irrigation and drainage systems respond to:

« changing site conditions

« soil profile and the planting regime

» whether rainwater, stormwater or recycled grey water is used

The criteria are satisfied

Objective 4P-3
Planting on structures contributes to the quality and amenity of communal and public open
spaces

Design guidance

Building design incorporates opportunities for planting on structures. Design solutions may
include:

« green walls with specialised lighting for indoor green walls

« wall design that incorporates planting

« green roofs, particularly where roofs are visible from the public domain

* planter boxes

Note: structures designed to accommodate green walls should be integrated into the
building facade and consider the ability of the facade to change over time

The criteria are satisfied

area's identity and sense of place

Design guidance

Design solutions may include:

* new elements to align with the existing building

« additions that complement the existing character, siting, scale, proportion, pattern, form
and detailing

« use of contemporary and complementary materials, finishes, textures and colours
Additions to heritage items should be clearly identifiable from the original building

New additions allow for the interpretation and future evolution of the building

4Q Universal | Objective 4Q-1 The 7 core design elements to
design Universal design features are included in apartment design to promote flexible housing for achieve the Silver level are
all community members provided to at least 20% of
Design guidance dwellin_gs. Note that the
Developments achieve a benchmark of 20% of the total apartments incorporating the Livable CounC|I.pIaces acapon
Housing Guideline's silver level universal design features carparking spaces so not
every apartment has a car
complying with Element 3.
Objective 4Q-2 2 of the dwellings (1 x 1 bed
A variety of apartments with adaptable designs are provided and 1 x 2 bed) on each level
. ) are capable of adaptation in
Design guidance dance with AS4299
Adaptable housing should be provided in accordance with the relevant council policy accorda
Design solutions for adaptable apartments include:
« convenient access to communal and public areas
* high level of solar access
» minimal structural change and residential amenity loss when adapted
« larger car parking spaces for accessibility
« parking titled separately from apartments or shared car parking arrangements
Objective 4Q-3 All apartment floors will be
Apartment layouts are flexible and accommodate a range of lifestyle needs constructed of concrete
. ) column and slab framing. All
Design guidance rtitions will be lightweight
Apartment design incorporates flexible design solutions which may include: partitions € g €lg .
« rooms with multiple functions and non Ioadbegr_mg_to permit
« dual master bedroom apartments with separate bathrooms convenient modification.
« larger apartments with various living space options Adjacent dwellings can be
+ open plan ‘loft’ style apartments with only a fixed kitchen, laundry and bathroom combined by the removal of
the common wall to create 3
and 4 bedroom dwellings.
4R Adaptive Objective 4R-1 N/A
reuse New additions to existing buildings are contemporary and complementary and enhance an

Objective 4R-2
Adapted buildings provide residential amenity while not precluding future adaptive reuse

Design guidance

Design features should be incorporated sensitively into adapted buildings to make up for any
physical limitations, to ensure residential amenity is achieved. Design solutions may include:
* generously sized voids in deeper buildings

« alternative apartment types when orientation is poor

* using additions to expand the existing building envelope

Some proposals that adapt existing buildings may not be able to achieve all of the design
criteria in this Apartment Design Guide. Where developments are unable to achieve the
design criteria, alternatives could be considered in the following areas:

» where there are existing higher ceilings, depths of habitable rooms could increase subject
to demonstrating access to natural ventilation, cross ventilation (when applicable) and solar
and daylight access (see also sections 4A Solar and daylight access and 4B Natural
ventilation)

« alternatives to providing deep soil where less than the minimum requirement is currently
available on the site

N/A
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* building and visual separation—subject to demonstrating alternative design approaches to
achieving privacy

« common circulation

* car parking

« alternative approaches to private open space and balconies

and signage

Awnings are well located and complement and integrate with the building design

Design guidance

Awnings should be located along streets with high pedestrian activity and active frontages
A number of the following design solutions are used:

« continuous awnings are maintained and provided in areas with an existing pattern

« height, depth, material and form complements the existing street character

« protection from the sun and rain is provided

* awnings are wrapped around the secondary frontages of corner sites

* awnings are retractable in areas without an established pattern

Awnings should be located over building entries for building address and public domain
amenity

Awnings relate to residential windows, balconies, street tree planting, power poles and street
infrastructure

Gutters and down pipes should be integrated and concealed

Lighting under awnings should be provided for pedestrian safety

4S Mixed use | Objective 45-1 The criteria are satisfied
Mixed use developments are provided in appropriate locations and provide active street
frontages that encourage pedestrian movement
Design guidance
Mixed use development should be concentrated around public transport 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
Objective 4S-2 The criteria are satisfied
Residential levels of the building are integrated within the development, and safety and
amenity is maximised for residents
Design guidance
Residential circulation areas should be clearly defined. Design solutions may include:
* residential entries are separated from commercial entries and directly accessible from the
street
» 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
« concealment opportunities are avoided
Landscaped communal open space should be provided at podium or roof levels
4T Awnings Objective 4T-1 The criteria are satisfied

Objective 4T-2
Signage responds to the context and desired streetscape character

Design guidance

Signage should be integrated into the building design and respond to the scale, proportion
and detailing of the development

Legible and discrete way finding should be provided for larger developments

Signage is limited to being on and below awnings and a single facade sign on the primary
street frontage

Signage is to future detail and
will comply.

Design guidance

4U Energy Objective 4U-1 ) . ‘ Balcony balustrades have
efficiency Development incorporates passive environmental design screens to _permit and conceal
. ) clothes drying on low level
Design guidance ortable racks
Adequate natural light is provided to habitable rooms (see 4A Solar and daylight access) P
Well located, screened outdoor areas should be provided for clothes drying
Objective 4U-2 Major glazing faces south and
Development incorporates passive solar design to optimise heat storage in winter and north. The north facing glazing
reduce heat transfer in summer is protected by balcony
Design guidance overhangs.
A number of the following design solutions are used: . L -
« the use of smart glass or other technologies on north and west elevations East facing glazing is minimal
« thermal mass in the floors and walls of north facing rooms is maximised and is protected from summer
« polished concrete floors, tiles or timber rather than carpet exposure by the adjacent
* insulated roofs, walls and floors and seals on window and door openings commercial building.
« overhangs and shading devices such as awnings, blinds and screens
Provision of consolidated heating and cooling infrastructure should be located in a .
centralised location (e.g. the basement) The.are.a of V\.’es.t facing
glazing is optimised.
Objective 4U-3 ALL apartments are exposed
Adequate natural ventilation minimises the need for mechanical ventilation to high levels of environmental
. ) acoustic load. It is not possible
Design guidance to provide a recommended
A number of the following design solutions are used: - P N
» rooms with similar usage are grouped together Ie_VeI of 'nt_emal quietness
« natural cross ventilation for apartments is optimised with the windows open.
« natural ventilation is provided to all habitable rooms and as many non-habitable rooms, Strategies for delivering fresh
common areas and circulation spaces as possible air with the windows closed
will be implemented.
4V Water Objective 4v-1 The criteria are satisfied
management Potable water use is minimised
and
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conservation | Water efficient fittings, appliances and wastewater reuse should be incorporated
Apartments should be individually metered

Rainwater should be collected, stored and reused on site

Drought tolerant, low water use plants should be used within landscaped areas

Objective 4V-2 The criteria are satisfied
Urban stormwater is treated on site before being discharged to receiving waters

) . re-use in irrigation
Design guidance ( 9 )

Water sensitive urban design systems are designed by a suitably qualified professional

A number of the following design solutions are used:

« runoff is collected from roofs and balconies in water tanks and plumbed into toilets, laundry
and irrigation

« porous and open paving materials is maximised

« on site stormwater and infiltration, including bio-retention systems such as rain gardens or
street tree pits

Objective 4V-3 The criteria are satisfied
Flood management systems are integrated into site design

Design guidance
Detention tanks should be located under paved areas, driveways or in basement car parks
On large sites parks or open spaces are designed to provide temporary on site detention

basins
4W Waste Objective 4W-1 The criteria are satisfied
Waste storage facilities are designed to minimise impacts on the streetscape, building entry
management and amenity of residents
Design guidance
Adequately sized storage areas for rubbish bins should be located discreetly away from the
front of the development or in the basement car park
Waste and recycling storage areas should be well ventilated
Circulation design allows bins to be easily manoeuvred between storage and collection
points
Temporary storage should be provided for large bulk items such as mattresses
A waste management plan should be prepared
Objective 4W-2 The criteria are satisfied
Domestic waste is minimised by providing safe and convenient source separation and
recycling
Design guidance
All dwellings should have a waste and recycling cupboard or temporary storage area of
sufficient size to hold two days worth of waste and recycling
Communal waste and recycling rooms are in convenient and accessible locations related to
each vertical core
For mixed use developments, residential waste and recycling storage areas and access
should be separate and secure from other uses
Alternative waste disposal methods such as composting should be provided
4X Building Objective 4X-1 ) ) ] The criteria are satisfied
maintenance Building design detail provides protection from weathering

Design guidance

A number of the following design solutions are used:

« roof overhangs to protect walls

« hoods over windows and doors to protect openings

« detailing horizontal edges with drip lines to avoid staining of surfaces
» methods to eliminate or reduce planter box leaching

« appropriate design and material selection for hostile locations

Objective 4X-2 The systems need
Systems and access enable ease of maintenance development, but the facade is

Design guidance capable of relatively

Window design enables cleaning from the inside of the building Con,vement’ external
Building maintenance systems should be incorporated and integrated into the design of the maintenance access
building form, roof and facade

Design solutions do not require external scaffolding for maintenance access

Manually operated systems such as blinds, sunshades and curtains are used in preference
to mechanical systems

Centralised maintenance, services and storage should be provided for communal open
space areas within the building

Objective 4X-3 The criteria are satisfied
Material selection reduces ongoing maintenance costs

Design guidance

A number of the following design solutions are used:

« sensors to control artificial lighting in common circulation and spaces

« natural materials that weather well and improve with time such as face brickwork

« easily cleaned surfaces that are graffiti resistant

« robust and durable materials and finishes are used in locations which receive heavy wear
and tear, such as common circulation areas and lift interiors
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TABLE B: SEPP65 PRINCIPLES

Design Quality Principles
PRINCIPLE

Principle 1: Context and neighbourhood
character

Good design responds and contributes to its
context. Context is the key natural and built
features of an area, their relationship and the
character they create when combined. It also
includes social, economic, health and
environmental conditions.

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

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

Principle 2: Built form and scale

Good design achieves a scale, bulk and height
appropriate to the existing or desired future
character of the street and surrounding buildings.
Good design also achieves an appropriate built
form for a site and the building’s purpose in terms
of building alignments, proportions, building type,
articulation and the manipulation of building
elements.

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

area.

Principle 3: Density

Good design achieves a high level of amenity for
residents and each apartment, resulting in a
density appropriate to the site and its context.
Appropriate densities are consistent with the
area’s existing or projected population.
Appropriate densities can be sustained by
existing or proposed infrastructure, public
transport, access to jobs, community facilities
and the environment.

Principle 4: Sustainability

Good design combines positive environmental,
social and economic outcomes.

Good sustainable design includes use of natural
cross ventilation and sunlight for the amenity and
liveability of residents and passive thermal

Mixed use development 109-119 Oxford Street / 34-42 Spring Street Bondi Junction - DA SEPP 65 Report - October 2016 - Revision F - Page 19

EVALUATION
The site is part of a dense urban block
that is undergoing transition to and
urban residential and retail precinct. The
mix, scale and quality of the proposal
are appropriate to the context and
consistent with that objective.

CONSISTENCY

An underpinning principle of the

proposed scheme is the continuation of

the street wall scale developed by the

adjacent buildings. This applies to the Yes
podium component, but the tower will be

set in from the side boundaries and read

as an independent form nestled

between the adjacent towers.

The material pallette and element
composition of the facades will be
different from its neighbours adding to
the sense of individual identity.

As noted above, the scale of the
building directly addresses the existing
and emerging streetscape character.
The elevation materials and composition
make the building read as an individual,
self-defined building capable rather than
relying on the massing and alignments
of its neighbours. This will permit the
changing of neighbouring buildings
without impacting on the integrity of the
subject site.

All habitable space is effectively below
the height limit. The parapet and
landscaped communal open space of
the building breach the 38m height
control. This is considered a preferable
alternative to a lower rise building with a
more dense typical floor plate as the
resident amenity will be compromised.

Yes

Note that eventhough the building will
exceed the 38m height plane, it will still
be than the adjacent Newland Street
office building.

The Council has determined an
appropriate floor space ratio for the site
and this is seen to be consistent with the
desired future planning outcomes for the
locality and the metropolitan planning
outcomes being sought. The building
mass and dwelling density are
appropriate to the site.

Yes

The development proposal is
accompanied by waste management
and resource consumption efficiency
reports.

Yes



design for ventilation, heating and cooling
reducing reliance on technology and operation
costs. Other elements include recycling and
reuse of materials and waste, use of sustainable
materials and deep soil zones for groundwater
recharge and vegetation.

Principle 5: Landscape

Good design recognises that together landscape
and buildings operate as an integrated and
sustainable system, resulting in attractive
developments with good amenity. A positive
image and contextual fit of well designed
developments is achieved by contributing to the
landscape character of the streetscape and
neighbourhood.

Good landscape design enhances the
development’s environmental performance by
retaining positive natural features which
contribute to the local context, co-ordinating
water and soil management, solar access, micro-
climate, tree canopy, habitat values and
preserving green networks.

Good landscape design optimises useability,
privacy and opportunities for social interaction,
equitable access, respect for neighbours’
amenity and provides for practical establishment
and long term management.

Principle 6: Amenity

Good design positively influences internal and
external amenity for residents and neighbours.
Achieving good amenity contributes to positive
living environments and resident well being.
Good amenity combines appropriate room
dimensions and shapes, access to sunlight,
natural ventilation, outlook, visual and acoustic
privacy, storage, indoor and outdoor space,
efficient layouts and service areas and ease of
access for all age groups and degrees of
mobility.

Principle 7: Safety

Good design optimises safety and security within
the development and the public domain. It
provides for quality public and private spaces that
are clearly defined and fit for the intended
purpose. Opportunities to maximise passive
surveillance of public and communal areas
promote safety. A positive relationship between
public and private spaces is achieved through
clearly defined secure access points and well lit
and visible areas that are easily maintained and
appropriate to the location and purpose.

Principle 8: Housing diversity and social
interaction

Good design achieves a mix of apartment sizes,
providing housing choice for different
demographics, living needs and household
budgets.

Well designed apartment developments respond
to social context by providing housing and
facilities to suit the existing and future social mix.
Good design involves practical and flexible
features, including different types of communal
spaces for a broad range of people and providing
opportunities for social interaction among
residents.

A high quality landscape design is
proposed for the roof top communal
open space. A variety of planting types,
soft and hardscapes offer residents
choices in how they occupy the
communal open space. Yes
The Ground floor retail through site link

will have a high quality landscape

installation to make use of the central

breezeway with surrounding seating and

tables.

This will be a quality development with

excellent public domain and access

outcomes. An appropriate mix of Retail

and Commercial tenancies is provided

with good public access. The apartment Yes
breezeways and rooftop garden are

designed ample surveillance and

potential for incidental and communal

interaction.

Secure access to the basement parking,
direct access to the ground floor entry
lobby combined with ample surveillance
opportunity to the breezeway
accessways provides good secure
access to the building. The landscaped
rooftop communal open space has
secure, controlled access and is
sizeable enough to permit multiple
groups to simultaneously use the space

Yes

The proposed mix is considered
appropriate.

The majority of internal walls are non-
loadbearing stud framed permitting their
demolition/reconfiguration. Some
adjacent apartments can be combined
with the removal of the party wall.

Yes
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Principle 9: Aesthetics High quality building design, finishes

Good design achieves a built form that has good and materials have been employed. A

proportions and a balanced composition of distinctive appearance is desired to give

elements, reflecting the internal layout and a sense of individual identity to the

structure. Good design uses a variety of development.

materials, colours and textures. Yes
The visual appearance of a well designed The verticality of the historic terraces on

apartment development responds to the existing Oxford street is recalled with the

or future local context, particularly desirable nominal 6m rhythm of the ground floor

elements and repetitions of the streetscape. shopfronts and the solid, cellular form of

the podium apartments.
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Project Statistics

1 bed 2 bed 3 bed
Level 1 - Commercial 0 0 0
Level 2,3,4,5 6 1 2
Level 6, 7, 8,9, 10, 11 6 3
Total 56 22 8
as % of 86 apartments 65% 26% 9%
Summary of primary ADG statistics
Adaptable | Mid winter | Natural
natural light |through
to Living Or Cross
areas and ventilation
balconies
Level 2,3,4,5 2 6 6
Level 6 2 6 6
Level 7, 8, 9, 10, 11 2 7 6
Total 10
as % of 86 apartments 20%
(Potential 20%. Actual will be 11%)
Total 65
as % of 86 apartments (min 70%) 75%
Total 60
as % of 86 apartments (min 60%) 69%

SCHEDULE OF RESIDENT STORAGE
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BEDS | CUBIC METRES CUBIC METRES TOTAL ADG
OF STORAGE IN OF STORAGE IN COMPLIANT
APARTMENT BASEMENT
2 -5A 2 4.0 4.0 8.0 Y
2-5B 1 3.0 4.0 7.0 Y
2-5C 1 3.0 4.0 7.0 Y
2-5D 1 3.0 4.0 7.0 Y
2-5E 1 3.0 4.0 7.0 Y
2 -5F 1 3.0 4.0 7.0 Y
2-5G 3 5.0 5.2 10.2 Y
2-5H 3 5.0 5.2 10.2 Y
6 - 11A 2 4.0 4.0 8.0 Y
6-11B 1 3.0 4.0 7.0 Y
6-11C 1 3.0 4.0 7.0 Y
6 - 11D 1 3.0 4.0 7.0 Y
6 - 11E 1 3.0 4.0 7.0 Y
6 -11F 1 3.0 4.0 7.0 Y
6-11G 2 4.0 4.0 8.0 Y
6-11H 1 3.0 4.0 7.0 Y
6-11J 2 4.0 4.0 8.0 Y
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