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24/03/2017

The Administrator
City of Canterbury Bankstown
PO Box 8
Bankstown NSW 1885

Attention: Ms Samantha Mitchell

Delivered via email: samantha.mitchell@cbcity.nsw.gov.au

Dear Samantha,

Re: DA567/2015/3 - 74-80 Restwell & 1-9 Leonard Streets, Bankstown

Introduction

We refer to the above section 96 application (DA567/2015/3) for the above site and the minutes of the
Sydney South Joint Regional Planning Panel (JRPP) meeting, which considered the proposal at its
meeting on 15 February, 2017.  The JRPP resolved to defer determination of the application for the
following:

1. The applicant to provide a detailed analysis of the visual impact of the additional floor space when
viewed from adjoining properties, based on current and future circumstances, and also from the
public domain. The view locations to be determined in consultation with Council officers.

2. The applicant is to also provide a concept development form on adjoining properties to the south
consistent with the current planning controls, and the likely impact of additional overshadowing
on this future development.

3. The lodgement of an amended BASIX certificate.

4. The Council offices to provide an updated assessment report to the panel after having analysed
the above additional information.

5. That a further assessment report be submitted for the Panel’s consideration as soon as possible.

This submission attends to items 1 to 3 in the JRPP’s minutes.

Item 1 – Visual analysis from adjoining properties and the public domain

As agreed with Council on via email on the 6th March, 2017 a total of seven (7) positions were agreed in
terms of providing a visual analysis of the proposal from adjoining properties and the public domain.
Drawing numbers JRPP.01 1 and JRPP.03 1 illustrate the location of agreed locations noting that position
four (4) also has had an analysis from a person of average height standing both at the ground level and
from a balcony on level 6 of a future development on adjoining land immediately to the south of the site.

The following provides our assessment of each of the visual analysis prepared and illustrated in drawing
numbers JRPP.01 1, JRPP.02 1, JRPP.03 1 and JRPP.04 1 (see Attachment A) prepared by Nordon
Jago Architects. Where the description in the assessment refers to ‘the proposal’ this relates to the
additional four (4) units sought in the modification application.
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Current circumstances

View 1 from the north-east on Leonard Street

As illustrated on drawing JRPP.03 1, the existing building to the north of the site would screen views of
the central portion of the development, which is the location of the proposal.  The proposal will, therefore,
not be readily viewed by a person of average height standing within Leonard street from this location.
Hence, there will be no adverse visual impacts as a result of the proposal upon the public domain.

View 2 from south on the corner of Restwell and Ross Streets

As illustrated on drawing JRPP.03 1, the existing development fronting Restwell Street and the site will
screen views of the central portion of the development, which is the location of the proposal. The proposal
will, therefore, not be readily viewed by a person of average height standing within Restwell Street from
this location. Hence, there will be no adverse visual impacts as a result of the proposal upon the public
domain.

View 3 approximately 65m from the south at the rear boundary from existing properties

As illustrated on drawing JRPP.03 1, approximately only half of the proposal will be viewed from this
location as the western side of the development is screened by existing dwellings fronting Restwell Street.
In addition, only the top third of the proposal will be viewed given the built form at this level is set back
significantly from the southern elevation and screened by balustrading. Hence, there will be no adverse
visual impacts as a result of the proposal upon existing private property when the context of the entire
development on this site is taken into consideration.

Moreover, it is important to note that if the existing trees were able to be incorporated into this analysis
then it is likely that views of the proposal would be further screened or potentially not seen at all from this
location.

View 4 from the south from adjoining properties, immediately adjacent the site

As illustrated on drawing JRPP.04 1, the proposal will not be viewed by a person of average height
standing at the ground level at this location.  Only the balustrading associated with the additional
communal open space proposed and a fire stair shaft can be viewed.  These will not contribute to any
significant additional adverse visual impacts on existing adjoining properties when the overall approved
development is taken into consideration.

View 5 from the north directly in front of the site from Stanley Street

As illustrated on drawing JRPP.04 1, views of the proposal will be unobstructed in the current day situation
from this location. The built form as a result of the proposal however will maintain compliance with the
maximum 25m height control; a high level of articulation through deep balconies and stepping within the
elevation, all of which assist in mitigating any adverse visual impacts on the public domain.

The building will also not be read as one building mass because of the U or C-shaped footprint, which
gives the appearance of the development being 3 separate buildings. This is reinforced via the separation
of the built form between the western wing and the proposed additional units at the top level. Likewise,
the increased setback of the building at the top level where the proposed new units connect with the
eastern wing results in a similar outcome.

Given those reasons above, there will be no adverse visual impacts as a result of the proposal upon the
public domain.
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View 6 from the north within an existing Council car park

As illustrated on drawing JRPP.04, views of the proposal will be unobstructed in the current day situation
from this location.  If anything, the views closer to the built form highlight the significant level of articulation
proposed in the northern elevation of the building.  For the same reasons detailed above in the View 5
analysis, the proposal will have no adverse visual impacts on existing private property or on the public
domain.

Future development

View 1 from the north-east on Leonard Street

As illustrated on drawing JRPP.01 1, as per the current day circumstances the status quo will remain i.e.
the existing building to the north of the site will screen views of the proposal, therefore, it will not be seen
from or have adverse visual impacts on the public domain in this location.

View 2 from south on the corner of Restwell and Ross Streets

As illustrated on drawing JRPP.01 1, as per the current day situation, future development fronting Restwell
street between the site this location and the site will screen views of the proposal.  Hence, there will be
no adverse visual impacts as a result of the proposal on the public domain.

View 3 approximately 65m from the south at the rear boundary from existing properties

As illustrated on drawing JRPP.01 1, views of the proposal are narrowed significantly to about less 10%
when compared the current situation.  This is a result of potential future development on land fronting
both Restwell and Leonard Streets.  Similar to the current day scenario, only the top third of the proposal
will be viewed given they are set back significantly from the southern elevation and screened by
balustrading, therefore, limiting any adverse visual impacts from private property.

View 4 from the south from adjoining properties, immediately adjacent the site

As illustrated on drawing JRPP.02 1, the proposal will not be viewed by a person of average height
standing at the ground level from this location.  Only the balustrading associated with the additional
communal open space proposed along the top of the southern elevation and the stairwell will be viewed.
These will not contribute to any significant additional adverse visual impacts on the future development
of existing adjoining properties.

View 4a from a balcony at the 6th level from a potential future residential flat building immediately adjacent
to the south of the site

As illustrated on drawing JRPP.02 1, the proposal will be readily viewed.  The proposal is however setback
from the southern elevation of the building and future development on adjoining land to the south and
thus providing visual relief.

The proposal will also maintain compliance with the maximum height limit and, therefore, is consistent
with the built form that would be anticipated on the site.  Moreover, when the proposal is viewed in the
context of the overall built form that will occur on the site, it will generate any real significant difference
from a visual impact perspective.

View 5 from the north directly in front of the site from Stanley Street

As illustrated on drawing JRPP.02 1, future development within Council’s current car park to its potential
will impede any views of the proposal and around 85% of the whole development itself. Hence, there will
be no adverse visual impact upon the public domain as a result of the proposal from this location.

View 6 from the north within an existing Council car park

As illustrated on drawing JRPP.02 1 no views of the proposal would be possible from this location if this
adjoining site were developed in the future.
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Item 2 – Overshadowing assessment as a result of the proposal

As illustrated on drawing JRPP.05 1 (see Attachment B) prepared by Nordon Jago Architects, an
elevational shadow analysis has been prepared for the winter solstice at 9am, noon and 3pm.  The
analysis demonstrates the level of additional overshadowing (identified in red) that would be created by
the proposal with respect to potential future development on the adjoining land to the south of the site.

The extent of additional shadow created by this proposal is at best very minor.  It is estimated the
additional level of shadow generated by the additional four (4) units proposed is less than 5% of the
overall impact of the current approval.

Without understanding exactly how the primary internal and external living areas would be orientated on
the adjoining land to the south, it is submitted that the very minor level of additional overshadowing
created by this proposal would not result in any non-compliance with the minimum requirements of the
Apartment Design Guide.

Item 3 – Amended BASIX Certificate

Provided in Attachment C are all the necessary requirement to satisfy SEPP Basix, which now take
into account the modifications sought by this proposal.   The proposal meets the requirements with
respect to BASIX.

Conclusion

This submission comprehensively responds to all matters requested by the JRPP in order for Council to
finalise its assessment of the proposal.  As demonstrated via the analysis undertaken both graphically
and as supported by this submission, it is categorically evident that proposal will have no adverse visual
impacts from either adjoining properties or from within the public domain.  This position stands from
both the current day situation and when surrounding land is developed to its full potential.

The level of additional overshadowing created by the proposal is inconsequential.  The requirements in
respect of BASIX can be achieved.

As presented to the JRPP, this proposal has will have no adverse environmental or visual impacts. The
extent of additional built form is knowingly so small in the context of the future development anticipated
within the immediate locality and within the Sydenham to Bankstown Urban Renewal Corridor.  We
therefore submit to Council that it should have no reservations in recommending to the JRPP this this
section 96 application be approved in its current form.

Yours Faithfully

Ben Haynes
Planning Manager

E benhaynes@jensenbowers.com.au
P 07 3852 1771
M 0419 193 259
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View 03
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Camera angle 4a is at same location as no 4 but at level 6
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Cannot see the units from this camera angle Cannot see the units from this camera angle



Attachment B – 3D Shadow Analysis
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Attachment C – BASIX Certificate
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Date:                      3965170036

Address:
Assessment Climate Zone: 56

Thermal performance specifications      Assessment#                                                                          3965170036

Uncond Cool

0.01 0.0 10.4 6.7
0.02 0.0 19.4 6.9
0.03 0.0 12.5 7.3
0.04 0.0 7.7 6.7
0.05 0.0 15.0 5.3
0.06 0.0 8.0 5.6
0.07 0.0 20.2 4.9
0.08 0.0 17.7 5.7
0.09 0.0 8.3 7.3
0.10 0.0 16.6 6.5
0.11 0.0 13.7 5.2
0.12 0.0 15.0 5.2
0.13 0.0 41.5 5.7
0.14 0.0 4.7 5.2
0.15 0.0 16.2 7.8
0.16 0.0 12.6 6.4
0.17 0.0 9.5 6.3
0.18 0.0 13.2 7.1
0.19 0.0 5.0 7.1

Firstrate5 V5.2.5 (3.13)

75.1 33.0

Predict. Loads 
(MJ/M2/y)

Cond Heat

  Assessor Certificate                                                                                                                  

Basix Floor Type and Area 
m2

Assessed and issued in accordance with the BASIX 
Thermal Comfort Protocol for the Simulation Method

All details, upon which this assessment has been based, are included in 
the project documentation that has been stamped and signed by the 
assessor issuing this declaration, as identified below:

       CPP41212 Cert IV NatHERS

Page 1 of 4

Drawings used for this assessment:                                                               
(title, Ref.#, Revision, issue date, etc)                                      
Nordon-Jago: Rev-A: MRH00216: 05/08/16

Thermal Performance Specification                                                                               
Attached to the drawings and is on page: 5 

 Multiple Dwellings

Declaration of interest in the project design:   None
Project

7/03/2017 File Ref:

 Star Rating

72.2 32.0

24.5
72.3 32.8

77.7 48.7
51.2 47.1
70.5 13.2

79.8

77.8 37.7
75.4
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74.2 21.3

70.6 57.9

46.7

87.4 22.1
87.4

88.4 36.8
50.2 26.7
90.4 28.2

74.5 45.7
50.2 48.8
74.4

Assessment

Assessor
Name: Don Fleming

Documentation

 #74-#80 Restwell Street, Bankstown NSW 2200

Software:

Floor Areas
Unit No.

35.0
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Colour
Fibre clad framed Medium

Colour
Medium

Medium

Windows            SHGC
Generic 0.7

Fixed shading- Eaves

Fixed shading- Other

Metal clad

Suspended concrete

R3.0

R3.0

R2.5

Single Aluminium 6.7

Width: as drawn                   Offset: as drawn

Glass & frame type U

Width includes guttering, offset is distance above windows

Verandahs, Pergolas (type & description)

External window cover

As drawn

Roof Construction Insulation

Floor Construction Insulation

Suspended slab/CSOG

3150.1

19.7

 File Ref:

Nil

Important Note for Development Applicants                                                                                   
The following specification was used to achieve the thermal performance values indicated on the 
assessor declaration form. If they vary from the drawings or other specifications this Specification shall 
take precedence. If only one specification option is detailed for a building element, that specification 
must apply to all instances of that element for the whole project. If alternate specifications are detailed, 
the location and extent of the alternate specification must be detailed below and/or clearly indicated on 
reference documentation.                                                                                                                                                                                                                                          
Once the development is approved by the consent authority, these specifications will become a condition 
of consent and must be included in the built works.                                                                                                                                        
This assessment has assumed that the NCC provisions for building sealing will be complied with at 
construction. No loss of insulation arising from ceiling penetrations has been simulated.

Ceiling Construction Insulation

Plasterboard Nil

Thermal performance specifications
External wall Construction Insulation

Internal wall Construction Insulation

Plasterboard Nil

Shaded areas & devices as drawn

For construction in NSW the NCC Vol 1 & 2 must be complied with regarding class 2 building, in 
particular the following:                                                                                                                                            
- Thermal construction in accordance with Vol 1 section J1.2 or Vol 2 part 3.12.1.1                                                                                             
- Thermal breaks in accordance with section J1.3(d) & 1.5(c) or part 3.12.1.2(c) & 3.12.1.4(b)                                          
- Compensation for loss of ceiling insulation in accordance with section J1.3(C) or Part 3.12.1.2(e)                          
- Floor insulation in accordance with Section J1.6(c) &(d) or Part 3.12.1.5(a)(ii) or (c) & (d)                                            
- Building sealing in accordance with Section J3 or Part 3.12.3.1 to 3.12.3.6
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1 EXECUTIVE SUMMARY 

Vipac Engineers & Scientists Ltd. has been commissioned by Merhis Projects Pty Ltd to assess the interaction of 
the proposed development at 74-80 Restwell Street Bankstow NSW, with the local environment in terms of BASIX 
compliance. 

A BASIX Certificate is a DA requirement and demonstrates compliance with the NSW Government’s sustainabil ity  
targets. BASIX assessment and certification has been completed for this project (Certificate No. 630024M_05). 

Dwellings within the development have been assessed in terms of their passive energy design using the BASIX 
Thermal Comfort protocol. They have also been assessed in terms of their ability to conserve water and energy.  

With the recommendations provided in the BASIX certificate the development meets and exceeds the minimum 
requirements for all following areas. 

 Energy Efficiency 
 Water Efficiency 

 Thermal Comfort 

This development achieves the following targets: 

 Energy Efficiency: 23% reduction (minimum requirements under BASIX: 20%) 
 Water Efficiency: 40% reduction (minimum requirements under BASIX: 40%) 

 Thermal Comfort: Passing the thermal performance requirements under BASIX. 
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1 INTRODUCTION  

BASIX is a NSW State Planning Policy Tool which assesses the environmental performance of new residential 
premises against a range of water, energy and greenhouse gas emissions targets. The assessment has three 
core components, BASIX Thermal Comfort, BASIX Water and BASIX Energy. 

The thermal comfort assessment requires that the thermal performance of dwellings are evaluated and measures 
put in place to ensure annual heating and cooling loads do not exceed pre-defined limits without compromising 
the occupants thermal comfort. This assessment uses computer simulation to evaluate the building fabric thermal 
performance and passive solar design features such as orientation and solar shading.  

The energy section evaluates gas and electrical energy used for heating, cooling lighting, ventilation and 
appliances. The BASIX Energy target requires the development to uses 20% less energy than the NSW average.  

The water assessment takes account of landscaping, stormwater management as well as water efficiency 
performance of fixtures and fitting such as taps and showers. The BASIX target for water requires that potable 
water consumption is at least 40% lower than the NSW average. 

Note:  

This report is only a general guide to the BASIX requirements, for complete details of BASIX requirements please 
refer to the BASIX certificate, thermal modelling documentation and stamped drawings.  

While every endeavour has been made to provide a realistic energy rating for the proposed development, we note 
that the energy calculating process using computer program simulation is not 100% accurate. Computer building 
simulation provides an estimate of building performance. This estimate is based on a necessarily simplified and 
idealised version of the building that does not and cannot fully represent all of the intricacies of the building once 
built. As a result, simulation results only represent an interpretation of the potential performance of the building.  
No guarantee or warrantee of building performance in practice can be based on simulation res ults alone. 

2 BASIX WATER SECTION 

The water efficiency performance of the development has been assessed using the online BASIX Tool. The 
assessment has considers Common Area and Central System features including the landscape design, plant  
species, water catchment areas, rain water tank size and efficiency of preferred fixtures and fittings in the 
dwellings. 

The proposed development will meet the mandatory BASIX water target of 40% as long as the water commitments 
detailed in Table 1 are installed. For details of the requirements necessary to achieve this target, please refer to 
the BASIX Certificate No. 630024M_05. 

Table 1: Water Commitments  

Common Areas and Central Systems 

Showerheads  3 star (> 6 but <= 7.5 L/min) 

Toilets and Taps  4 star water rating 

Private Dwellings 

Fixtures and 
Appliances for 
apartments  

 3-star (Water Rating) showerheads with a flow rate > 4.5 L/min & ≤ 6 L/min 
 3-star (Water Rating) toilets  
 3-star (Water Rating) kitchen taps  
 3-star (Water Rating) bathroom taps  
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 4-star (Water Rating) dishwashers  

3 BASIX THERMAL COMFORT SECTION 

The thermal performance of the development has been evaluated using FirstRate5 software; this computer 
simulation of residential developments is used to assess the potential of a residential development to have low 
heating and cooling energy requirements once operational.  

3.1 MODELLING ASSUMPTIONS 

The following has been assumed for the thermal simulation: 

 FirstRate5 calculates the transient hourly heat gains and losses for each space inside a building taking 
into account the building’s thermal storage, typical residential occupancy and operational profiles plus  
hourly weather data for the site 

 Building geometry and orientation were modelled according to supplied drawings 

 The “base-case” building fabric and glazing and associated thermal performance specifications are 
described in Table 2 below: Note these assumptions are based on the nominated preferred construction 
materials indicated by the architect. 

Table 2: Base Case Construction and Fabric 

Element Details  

External walls 

As per the thermal assessment certificate and stamped architectural drawings. 

Internal walls  

Ceilings 

Roof 

Windows 

Floors 



  Merhis 
Management Group Pty Ltd 

74-80 Restw ell Street Bankstow n 

BASIX Assessment Report 

 

17 Mar 2017 

Page 7 of 13 

Commercial-In-Confidence 

20E-17-0040-TRP-615497- 

3.2 REFERENCE DOCUMENTS 

Our review is based on the following architectural drawings provided by Nordon-Jago Architects, inputs used in 
the previous BASIX certificate and details directly provided by Merhis. 
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3.3 THERMAL COMFORT MODELLING RESULTS (FIRSRATE5 SOFTWARE)  

The simulated heating and cooling loads per dwelling are summarized in Tables 3 and 4 below.  

Table 3: FirstRate Thermal Modelling Results 
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4 BASIX ENERGY SECTION 

The Energy performance of the development has been assessed using the online BASIX Tool. The assessment 
has considered Common Area and Central System features including the lifts, ventilation and lighting for common 
areas (corridors, lobbies, car park etc), centralised domestic hot water and the efficiency of preferred lighting and 
appliances in the dwellings. 

The proposed development will meet the mandatory BASIX Energy target of 20% as long as the energy 
commitments detailed in Table  are installed. 

Table 4: Energy Commitments 

Component Commitment 

Common 

Areas and 

Central 

Systems 

Centralised Hot Water 
System 

 Gas Instantaneous System with internal and external piping 
insulation of R0.45 (~20mm)  

Lifts  All lifts to use Gearless traction with VVVF motor servicing all levels 

Ventilation  Carpark: ventilation (supply + exhaust), carbon monoxide monitor + 
VSD fan 

 Garbage Rooms: supply and exhaust ventilation 
 Plant/Service Rooms, Lift Motor Rooms, Switch Rooms: supply and 

exhaust ventilation, interlocked to light 
 Hallways & lobbies: No mechanical ventilation  
 Community room: air conditioned, controlled via time clock or BMS 

Lighting  Carpark: Fluorescent lighting with daylight sensors 
 Lifts: connected to lift call button 
 Garbage Rooms: Fluorescent lighting with manual on/off switch 
 Plant/Service Rooms, Lift Motor Rooms, Switch Rooms: 

Fluorescent lighting with manual on/off switch 
 Hallways & lobbies: Compact Fluorescent lighting with daylight 

sensors 
 Ground floor lobby type: Fluorescent lighting with daylight sensors 
 Community room: air conditioned, controlled via time clock or BMS 

Private 

Dwellings 
Ventilation  Kitchen Exhaust: Individual fan, ducted to roof or façade, 

interlocked to light 
 Bathroom & Laundry Exhaust: Individual fan, ducted to roof or 

façade, manual switch on / off 

Heating & Cooling  Heat: Living & Beds to have individual 1-phase air-conditioning 3.5 
Stars (new energy rating) 1  

 Cool: Living & Beds to have individual 1-phase air-conditioning 3.5 
Stars (new energy rating) 2 

Lighting  All hallways, laundries, bathrooms, kitchens and bedrooms areas to 
use Fluorescent or LED lights with dedicated fittings 3 

 Kitchen are to naturally lit by either window or skylight 

Appliances & Other  Electric cooktop and electric oven 
 2.5-stars (Energy Rating) dishwashers 
 1.5-stars (Energy Rating) clothes dryers  

                                                 
1 Changes in energy labelling standards for air conditioners and refrigerators came into effect as of April 1 st 2010. For more 
information, please see http://www.bas ix.nsw.gov.au/docs/energy/newStarRating.pdf  
2 Changes in energy labelling standards for air conditioners an d refrigerators came into effect as of April 1st 2010. For more 
information, please see http://www.bas ix.nsw.gov.au/docs/energy/newStarRating.pdf 
3 Definition of dedicated fittings i s a light fitting that is only capable of accepting fluorescent or LED (Light Emitting 
Diode) lamps. It will  not accept incandescent, halogen or any other non-fluorescent or non-LED lamps. 

http://www.basix.nsw.gov.au/docs/energy/newStarRating.pdf
http://www.basix.nsw.gov.au/docs/energy/newStarRating.pdf
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5 SUMMARY & CONCLUSION 

The proposed development has been assessed to optimise its thermal performance (passive and fabric design) 
using the BASIX thermal comfort protocol. 

The proposed development has also been assessed in terms of its ability to conserve water and minimise energy 
consumption. 

With the recommendations contained within this report the proposed development is able to achieve the BASIX 
requirements and is eligible for BASIX certification.  

For further details, please refer to the BASIX Certificate 630024M_05 provided and stamped drawings and 
certificates. 
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