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Appendix A

DRAFT CONDITIONS OF CONSENT 

Development Application No. 16/1810 

1. Approved Plans and Documents  (UNI2005)

The development must be undertaken substantially in accordance with the details and specifications set

out on the Plan / Drawings:

Plan number Reference Prepared by Date 

DA.00 (Revision 1) Cover & Schedules Bickerton Masters 20/12/2016 

DA.02 (Revision 1) Site Plan Bickerton Masters 20/12/2016 

DA.03 (Revision 1) Site Analysis Bickerton Masters 20/12/2016 

DA.06 (Revision 2) Shadow Diagrams Bickerton Masters 13/04/2017 

DA.07 (Revision 1) Part Site Plan Bickerton Masters 20/12/2016 

DA.08 (Revision 1) Street Elevations Bickerton Masters 20/12/2016 

DA.09 (Revision 3) Ground Floor & Landscape Bickerton Masters 13/04/2017 

DA.10 (Revision 5) Floor Plan - Basement Bickerton Masters 13/04/2017 

DA.11 (Revision 5) Floor Plan - Ground Level Bickerton Masters 13/04/2017 

DA.12 (Revision 3) Floor Plan - Level 1 Bickerton Masters 13/04/2017 

DA.13 (Revision 2) Floor Plan - Level 2 Bickerton Masters 13/04/2017 

DA.14 (Revision 2) Floor Plan - Level 3 Bickerton Masters 13/04/2017 

DA.15 (Revision 4) Floor Plan - Level 4 Bickerton Masters 13/04/2017 

DA.16 (Revision 1) Roof Plan Bickerton Masters 20/12/2016 

DA.19 (Revision 2) External Elevations - South Bickerton Masters 13/04/2017 

DA.20 (Revision 2) External Elevations - East Bickerton Masters 13/04/2017 

DA.21 (Revision 2) External Elevations - North Bickerton Masters 13/04/2017 

DA.22 (Revision 2) External Elevations - West Bickerton Masters 13/04/2017 

DA.27 (Revision 2) Apartment Types A + B Bickerton Masters 13/04/2017 

DA.28 (Revision 2) Apartment Types C Bickerton Masters 13/04/2017 

DA.29 (Revision 2) Apartment Types D1 + D2 Bickerton Masters 13/04/2017 

DA.30 (Revision 2) Apartment Types E + F Bickerton Masters 13/04/2017 

DA.31 (Revision 2) Apartment Types G + H Bickerton Masters 13/04/2017 

DA.32 (Revision 1) External Finishes Bickerton Masters 20/12/2016 

DA.33 (Revision 1) Area Schedules Bickerton Masters 20/12/2016 

DA.34 to DA.38 Revision 

1) 

BASIX Commitments Bickerton Masters 20/12/2016 

SK.170208 (Revision 1) External Access Bickerton Masters 06/02/2017 

2638-GE-001 (Revision 2) Locality Plan and Drawing 

Index 

Complete 13/04/2017 

2638-MF-001 (Revision 2) Materials and Finishes Plan Complete 13/04/2017 
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2638-PP-001 (Revision 2) Planting Plan Complete 13/04/2017 

2638-DE-001 (Revision 2) Typical Details Complete 13/04/2017 

2638-DA-005 (Revision 2) Whole Site Landscape 

Strategy - Outdoor Activities 

and Pedestrian Circulation 

Complete 13/04/2017 

MMD-378541-C-DR-XX-

0010 (Revision 2) 

Concept Soil and Water 

Management Plan 

Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0100 (Revision 2) 

Drains Catchment Plan Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0005 (Revision 1) 

General Arrangement Plan Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0130 (Revision 1) 

MUSIC Catchment Plan Mott MacDonald 16/12/2016 

MMD-378541-C-DR-XX-

0030 (Revision 1) 

Site Works and Stormwater 

Management Plan - 

Basement  

Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0020 (Revision 1) 

Site Works and Stormwater 

Management Plan - Ground 

Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0041 (Revision 1) 

Site Works Details Sheet 2 Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0050 (Revision 1) 

Stormwater Detention Tank 

Plan, Section and Details 

Mott MacDonald 20/12/2016 

MMD-378541-C-DR-XX-

0040 (Revision 1) 

Stormwater Drainage Details Mott MacDonald 20/12/2016 

and any details on the application form and on any supporting information received with the application 

except as amended by the following conditions. 

Note: The following must be submitted to Sutherland Shire Council prior to the commencement of any 

building or subdivision work.)  

i) A Construction Certificate.

ii) Notification of the appointment of a Principal Certifying Authority and a letter of acceptance from that

Principal Certifying Authority.)

iii) Notification of the commencement of building and/or subdivision works with a minimum of 2 days’

notice of such commencement.
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2. Design Changes Required  (UNI2020)

A. Before Construction

The following design changes must be implemented: 

i. The west wing of the development comprising the garden terrace (north)

/lounge/theatre/associated rooms and all units above must be repositioned away from Bellingara

Road so the external wall, footings and the like are set back no less than 5.6m from the trunk of

"Tree 6 Eucalyptus sp." as identified in Appendix E - Site Plan A - Survey of Subject Trees from the

report titled "Arboricultural Impact Assessment, 19 Kiama Street, Miranda NSW" prepared by

Redgum Horticultural (Ref: 2682) dated 1 December 2016.

Changes required to satisfy the above shall ensure forty (40) parking spaces (36 residential and four 

visitor spaces) must be provided for the development. 

Reason: to ensure that the cluster of trees (referred to as Trees 3 to 7 inclusive) identified in the above 

report are preserved for the life of the development.  

The “Northern Garden” must be converted into communal open space with a community garden and 

associated facilities located over the basement carpark slab in the western corner of the site adjoining the 

terraces of Apartments 3 and 4. Provide raised garden beds, storage area, shade structure, BBQ, basic 

kitchen facilities and accessible toilet over the basement slab to increase the deep soil landscape area. 

Provide screening or hedge planting between these amenities and the adjoining private terraces. (Note: 

the “vegetable patch” as shown on the plan titled "Whole Site Landscape Strategy - Outdoor Activities 

and Pedestrian Circulation" prepared by Complete Urban (Dwg No.: 2638-DA-005, Revision 2, dated 

13/04/17) shall be deleted).  

Reason: to ensure compliance with Section 3D of the Apartment Design Guide issued by The NSW 

Department of Planning and Environment (July 2015). 

ii. To facilitate access to the northern communal open space and the community garden area over

the basement slab in the western corner, access from the ground floor of the building shall be

provided. The access must be the shortest path of travel from the lobby area within the ground

floor to the communal open space area.

The access must be an accessible pathway in accordance with the requirements of AS1428. Prior to the 

issue of any Occupation Certificate, an Accessibility Consultant must certify that the access is an 

accessible path in accordance with AS1428.  

Reason: to ensure that residents of the development have easy access to the communal open space 

facility.  

iii. Dividing walls and doors to all study rooms throughout the development must be removed to

ensure access to natural lighting and ventilation requirements in accordance with the Building

Code of Australia.
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iv. The pedestrian crossing between Stage 2 and 3A must be designed to clearly reinforce pedestrian

movements and for traffic calming. The crossing must be paved with unit pavers of contrasting

colour to the road surface, not coloured asphalt.

Details of these design changes must be included in documentation submitted with the application for a 

Construction Certificate. 

3. Requirements of Authorities  (UNI2030)

A. Requirements from Other Authorities

The development must be undertaken in accordance with the requirements of Ausgrid in their referral 

dated 7 February 2017.  

A copy of their referral and any further requirements of the Approval Authority(s) are attached to this 

development consent.  These requirements must be incorporated in the application for Construction 

Certificate where required.  

4. Notice of Modification to Masterplan Development Consent

A. Prior to the issue of any Construction Certificate

This development consent will become valid and may be acted upon subject to satisfying the following 

requirements:   

1) In accordance with Clause 97(1) of Environmental Planning and Assessment Regulations 2000,

the persons or entity having the benefit of this consent shall pursuant to Section 80A(1)(b), Section

80A(5) and Section 83D of Environmental Planning and Assessment Act 1979, issue a notice of

modification advising that Development Consent DA08/0808 has been amended so as to avoid any

inconsistency between this consent and the Masterplan approval.

The Masterplan Development Consent DA08/0808 is superseded for Stage 3A only by the approved 

plans subject of Condition 1 in this consent.  

5. Disposal of Site Soils  (ENV3015)

A. During Works

All soils excavated from the subject site are to be classified under the NSW Department of Environment 

and Climate Change Waste Classification Guidelines (2009). Testing is required prior to off site disposal. 

In accordance with DECC Waste Classification Guidelines (2009) materials identified for off site disposal 

must be removed by a suitably qualified contractor to an appropriately licensed waste facility  

Note: Attention is drawn to Part 4 of the NSW DECC Waste Classification Guidelines (2009) which 

makes particular reference to the management and disposal of Acid & Potential Acid Sulfate Soils.  
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B. Prior to Occupation or Commencement of Use

Evidence that the requirements specified in ‘A’ above have been satisfied must be provided to the 

Principle Certifying Authority prior to the issue of an Occupation Certificate.  Where an Occupation 

Certificate is not required this evidence must be provided to the satisfaction of Council’s Manager 

Environmental Science.  

6. Public Place Environmental, Damage & Performance Security Bond  (FIN1015)

A. Before Issuing of any Construction Certificate

Prior to the issue of a Construction Certificate or the commencement of any works on site, whichever 

occurs first, the person acting on this consent must provide security to Sutherland Shire Council against 

damage that may be caused to any Council property and/or the environment as a consequence of the 

implementation of this consent. The security may be provided by way of a deposit with Council or a bank 

guarantee. A non refundable inspection/administration fee is included in the bond value. 

It is the responsibility of the person acting on this consent to notify Sutherland Shire Council of any 

existing damage to public areas in the vicinity of the development site by the submission of a current 

dilapidation report supported by photographs. This information must be submitted to Council at least 2 

days prior to the commencement of works.  

In the event that the dilapidation report is not submitted 2 days prior to commencement and the public 

area sustains damage the person acting on this consent may be held liable.  

Should any public property and/or the environment sustain damage as a result of the works associated 

with this consent, or if the works put Council's assets or the environment at risk, Council may carry out 

any works necessary to repair the damage and/or remove the risk.  The costs incurred must be deducted 

from the bond. 

The value of the bond is $10,210.00. 

Note: Bond amount includes a non refundable administration fee which must be paid separately if 

security is provided by way of a deposit with Council or a bank guarantee. 

Use of Bank Guarantee - As bond releases may occur under different timeframes only one bond 

amount/bond purpose is permitted on a Bank Guarantee. Multiple bonds will require multiple bank 

guarantees to be lodged. 

B. After Occupation

A request for release of the bond may be made to Sutherland Shire Council after all works relating to this 

consent have been completed.  Such a request must be submitted to Council on the ‘Bond Release 

Request Form’ signed by the owner or any person entitled to act on the consent and must be 

accompanied by a current dilapidation report including photographs. 
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7. Approvals Required under Roads Act or Local Government Act  (ENG1005)

A. Before Construction

No occupation or works are to be carried out on public land (including a road or footpath) or access 

provided over a public reserve adjacent to the development site without approval being obtained from 

Sutherland Shire Council and the necessary fee paid under the Roads Act 1993 and/or the Local 

Government Act 1993. These approvals must be to the satisfaction of Council for the required 

development works and may include but are not limited to the following: 

 Detailed Frontage Works including construction of a driveway, footpath, etc.

 Road openings and restoration to provide services to the development.

 Work Zones and Hoardings.

 Skip Bins.

 Shoring / Anchoring.

 Standing of cranes, concrete pumps, etc.

Note: All Plans and Permits are required to be on site, at all times and may be requested by council 

officers at any time. 

Note: Approval under the Roads Act or Local Government Act cannot be granted by a Principal 

Certifying Authority or by a Private Certifier.  Failure to obtain approval may result in fines or 

prosecution. 

8. Site Management Plan   (ENG2010)

A. Before Commencement of Works including Demolition

An Environmental Site Management Plan must accompany the application for a Construction Certificate. 

If demolition is to commence prior to the issue of a Construction Certificate the applicant must submit to 

Sutherland Shire Council a separate Demolition Site Management Plan. These plans must satisfy the 

Objectives and Controls of Sutherland Shire (Draft) Development Control Plan 2015 relating to 

environmental site management and must incorporate the following throughout demolition and 

construction: 

i) Safe access to and from the site during construction and demolition.

ii) Safety and security of the site, road and footpath area including details of proposed fencing,

hoarding and lighting.

iii) Method of loading and unloading excavation machines, building materials.

iv) How and where, construction materials, excavated and waste materials will be stored.

v) Methods to prevent material being tracked off the site onto surrounding roadways.

vi) Erosion and sediment control measures.

B. During Works

The site management measures set out in the above plan must remain in place and be maintained 

throughout the period of works and until the site has been stabilised and landscaped. 
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9. Supervising Engineer   (ENG4005)

A. Before Construction

The applicant must engage an Accredited Certifier in civil engineering works or a Charter Civil Engineer 

to supervise construction of any: 

i) Road frontage works.

ii) Construction / installation of stormwater drainage.

iii) Rainwater harvesting & reuse.

iv) All other works that form part of a subdivision.

B. During Construction

The engineer must supervise the works as listed above to ensure compliance with: 

i) All relevant conditions of development consent.

ii) Any Consent issued under the Roads Act for this development.

C. Before Occupation

The supervising engineer must certify the works required in “A” above were undertaken and completed in 

accordance with the requirements of this Development Consent and to their satisfaction. 

10. Internal Driveway Profile  (ENG4015)

A. Before Construction

An Access Application must be made to Council to obtain footpath crossing and boundary alignment 

levels before commencing the final design of internal driveways, paths and car park area. 

B. Design

The internal driveway profile must be designed to: 

i) Provide adequate sight distance for the safety of pedestrians using the footpath area.

ii) Comply with AS2890.1(2004) in relation to the design of vehicular access, parking and general

manoeuvring for the B85 vehicle.

iii) The maximum longitudinal grade of the driveway must not exceed 25%.

Certification by an appropriately qualified person to the effect that these design requirements have been 

met must accompany the application for a Construction Certificate.  

11. Parking Areas and Access  (ENG4020)

A. Design

All vehicular access, parking and manoeuvring areas including loading areas must be designed and 

constructed to comply with AS2890.1 & AS2890.6. 

The following specific requirements must be incorporated into the design: 
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i) All "one way" traffic aisles in the car parking area must be clearly identified by signposting and

pavement marking.

ii) The ingress and egress crossing must be clearly identified by signage.

iii) The proposed loading and delivery area must be clearly defined with suitable signposting and

pavement markings.

iv) The car park must be line marked to accommodate 3 vehicles and 1 adaptable vehicle.

v) The internal basement driveway and car parking area must be constructed of a suitable all weather

pavement e.g. concrete or asphalt.

B. Before Construction

Certification of the above must accompany the application for a Construction Certificate. 

12. Basement Car Park Design  (ENG4025)

A. Design

The basement car park must be designed in accordance with AS 2890 and must incorporate the 

following: 

i) A minimum headroom of 2.2m measured from the parking floor to the underside of any beam,

ventilation duct or service conduit, or to the underside of any door including a security door and

fittings when those doors are in an open position.

ii) The proposed security door fitted to the car parking area entrance must be independently mounted

on rubber pads to prevent vibration noise transmission through the concrete walls and / or

columns.

B. Before Construction

Certification of the above must accompany the application for a Construction Certificate. 

13. Drainage Design - Detailed Requirements  (ENG5015)

A. Design

The stormwater drainage system must be designed in accordance with the approved stormwater 

drainage design drawing, Australian Standard AS3500.3:2003 and the BASIX Certificate issued for this 

development. Except where modified by the following: 

i) Provide an on-site detention tank with a minimum volume of 113m³.

ii) The rate of discharge of stormwater from the site to a drainage system under Council’s control

must be controlled so that it does not exceed the pre-development rate of discharge.

iii) The rainwater tank/s must have a minimum capacity of 25m³. The overflow from the rainwater tanks

must be connected to the on-site detention system.

iv) All levels reduced to Australian Height Datum.

v) Harvested rainwater must be used for irrigation purposes.

vi) The discharge pipeline from the on-site detention tank must be connected into the existing internal

drainage system.
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vii) Where required the existing internal drainage system must be upgraded to cater for the additional

flows from the proposed development.

B. Before Construction

i) Certification from an Accredited Certifier in Civil Engineering or a Chartered Civil Engineer, to the

effect that the drainage design is to their satisfaction and satisfies the design requirements in “A”

above must accompany the application for a Construction Certificate.

ii) Certification from an Accredited Certifier for stormwater design or a Chartered Civil Engineer, to the

effect that the basement pump-out system has been prepared having regard to Sections 5 and 9

and Appendix L of AS/NZS3500.3:2003, shall accompany the application for the Construction

Certificate.

C. Before Occupation

Prior to the issue of an Occupation Certificate: 

i) A Works-As-Executed drawing (WAED) of the stormwater drainage system must be prepared by a

Registered Surveyor. This drawing must detail the alignment of pipelines, pits, the rainwater tanks,

basement pump and the detention facilities. An original or a colour copy must be submitted to

Sutherland Shire Council.

ii) The Supervising Engineer must certify the WAED of the stormwater drainage system that the

stormwater drainage works, rainwater harvesting facility and rainwater reuse systems were

constructed to their satisfaction and in accordance with the Development Consent. Prior to the

occupation or use of the building the Applicant / Owner must submit to Council a copy of the

aforementioned letter of certification.

D. Ongoing

i) The operation of all devices or appliances installed within the development approved by this

consent as required by conditions pertinent to rainwater harvesting and rainwater reuse must be

maintained in good operating order at all times.

ii) The stormwater detention facility must be:

 Kept clean and free from silt, rubbish and debris.

 Be maintained so that it functions in a safe and efficient manner.

 Not be altered without prior consent in writing of the Council.

Note: Upon submission of the Works-As-Executed drawing for the stormwater drainage system a 

notation will be added to the section 149(5) certificate advising future owners that their property is 

burdened by a stormwater detention facility. 
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14. Stormwater Treatment  (ENG5025)

A. Before Construction

An appropriate stormwater treatment measure, selected from the Environment Protection Authority’s 

document “Managing Urban Stormwater - Treatment Techniques, November 1997”, must be provided as 

part of the permanent site stormwater (water quality) management system.  Details must accompany the 

application for a Construction Certificate.  

B. Before Occupation

The above work must be completed in accordance with ‘A’ above to the satisfaction of the supervising 

engineer before the issue of any Occupation Certificate.  

C. Ongoing

The stormwater treatment measure must be maintained in accordance with the manufacturers’ 

specification. 

Note: Upon approval of the stormwater management designs a notation will be added to the 149 

certificate in relation to any required detention facility or stormwater treatment device.   

15. Damage to Adjoining Properties  (ENG6015)

A. Before Works

To minimise vibration damage and loss of support to buildings / structures and properties in close 

proximity to the development site, a Geotechnical Engineers Report must be prepared detailing 

constraints to be placed on earth moving and building plant and equipment and the method of excavation, 

shoring, underpinning and support.  This report must be provided to the person undertaking the 

excavation and the Principal Certifying Authority.  

B. During Works

The constraints and recommendations of the Geotechnical Engineers Report must be implemented. 

16. Public Utilities   (ENG7005)

This condition is imposed to facilitate the provision of services to the development and reduce conflicts

between services and lot boundaries, buildings or associated facilities.

A. Before Construction

Suitable arrangements must be made with all relevant utility service providers to ensure the development 

is appropriately serviced by electricity, gas, telecommunications and the like, and any necessary 

underground conduits are provided. 

Note: Should these requirements result in any significant change to the approved design an application 

must be made to modify the consent under s.96 of the Environmental Planning and Assessment Act. 
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17. Approved Landscape Plan  (ENV2005)

A. Design Changes

The landscape works on the site must be carried out in accordance with the approved Landscape Plan 

except as amended by the following:  

i. Amend the layout of the theatre, lounge, northern and southern gardens in the Landscape Plans in

accordance with the approved Architectural Plans.

ii. Show the detailed layout and design of the communal open space and community garden over the

basement slab in the western corner of the site including the disabled access path, raised garden

beds (including soil depths), equipment storage area, shade structure, BBQ, basic kitchen facilities

and accessible toilet. Provide screening or planting between these facilities and the adjoining

private terraces.

iii. Tree Protection Zones (TPZ) must be shown on plan for all existing trees to be retained and

protected.

iv. The communal open space areas and all planter boxes on slab must be provided with a water-

efficient irrigation system, connected to a pump and the rainwater tank to enable effective

landscape maintenance.

v. The private terraces of each ground floor dwelling must be provided with one tap connected to

mains water.

vi. Ensure that the mature heights of all proposed tree species under high voltage wires comply with

the requirements of Ausgrid.

vii. As the subject site is identified as being within a Greenweb Restoration area, all new tree plantings

must be indigenous species and 50% of understorey plants must be indigenous species.  All

indigenous species must be selected from Council’s ‘Native Plant Selector’ available on Council’s

website (www.sutherlandshire.nsw.gov.au and search for Native Plant Selector).

The applicant must engage a suitably qualified Landscape Designer or Landscape Architect to oversee 

any design changes to the approved Landscape Plan and amendments required above. Details of these 

design changes must be included in the documentation submitted with the application for a Construction 

Certificate.  

Notes:  

A Landscape Designer is a person eligible for membership of the Australian Landscape Designers and 

Managers and a Landscape Architect is a person eligible for membership of the Australian Institute of 

Landscape Architects as a Registered Landscape Architect. 

If demolition works to occur prior to the Construction Certificate being issued, tree protection measures 

must be installed prior to commencement of demolition. 

B. Prior to Occupation/Occupation Certificate

The landscape works must be completed in accordance with the approved Landscape Plan and 

amendments required by ‘A’ above. A Final Landscape Inspection must be carried out and a certificate 

issued by Council's landscape officer prior to occupation or the issue of an occupation certificate (interim 
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or final). This certificate is required to ensure that all landscaping works and the deep soil percentage 

requirements have been carried out in accordance with ‘A’ above, and that all new indigenous plants on 

the site and within the road reserve are the correct species.  

To arrange a Final Landscape Inspection please phone 9710-0333 48 hours prior to the required 

inspection date. An inspection fee of $225 is required to be paid, prior to the inspection. Additional 

inspections will be charged at a rate of $150 each.  

C. Ongoing

All landscaping works required by ‘A’ above must be maintained for 12 months following the final 

landscape inspection date.  

Any plants found faulty, damaged, diseased or dead shall be replaced with the same species in the same 

sized container within one month with all costs borne by the owner.  

Note: If difficulty is experienced sourcing suitable indigenous plants from other suppliers, plants grown 

from locally provenance seed may be available from: 

Sutherland Shire Council Nursery 

345 The Boulevarde, Gymea 

Ph: 02 9524-5672 

18. Trees on Private Land

A. Tree Removal

The removal of the following trees is approved: 

i) Trees as listed below and as identified in Appendix E - Site Plan A - Survey of Subject Trees from

the report titled "Arboricultural Impact Assessment, 19 Kiama Street, Miranda NSW" prepared by

Redgum Horticultural (Ref: 2682) dated 1 December 2016.:

Tree No. Tree Species (botanical and 

common name) 

Location 

2 Eucalyptus spp. In the proposed Garden Terrace (South) adjacent 

to theatre entrance 

8 Eucalyptus spp. Bellingara Road front setback 

ii) Any declared noxious plant. The applicant is to ensure that all noxious plants are properly identified

and controlled/removed.

iii) Any tree species exempted by the Sutherland Shire Local Environmental Plan 2015.

All other vegetation that would require approval to be removed must be protected. 
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19. Tree Retention and Protection  (ENV2040)

A. Before Works

Prior to the commencement of any demolition, excavation or construction works on site the applicant shall 

engage a suitably qualified and experienced supervising Arborist to oversee the measures for the 

protection of existing trees as listed below. 

Note: An Arborist is a person with a current membership of the National Arborist’s Association of 

Australia at a grade of General Member, Affiliate Member or Life Member, or alternatively a person who 

has obtained an Australian Qualifications Framework AQF Level 5 in Arboriculture. 

Prior to the commencement of any works, including demolition, the supervising Arborist must oversee the 

protection of all trees not approved for removal. 

The trees identified for retention must be protected by the following measures: 

i) Protective fencing constructed of 1.8m high chain wire mesh supported by robust posts must be

installed in accordance with the advice of the supervising Arborist.  Signage must be erected on

the fence with the following words clearly displayed “TREE PROTECTION ZONE, DO NOT

ENTER”.

ii) The tree protection zone within the protective fencing must be mulched with a maximum depth

75mm of suitable organic mulch (woodchips or composted leaf chip mulch) and kept regularly

watered for the duration of the works subject to this consent.

iii) No development or associated activity is permitted within the fenced tree protection zone for the

duration of works subject to this consent. This includes vehicular or pedestrian access, sheds,

washout areas, excavations, backfilling, installation of services (including stormwater), removal of

top soil, stockpiling of soil or building materials.

iv) Where site access/egress is required over the roots of trees identified for retention and protection,

provide hardwood rumble boards over a 200mm thick layer of wood chip.

B. During Construction

i) The tree protection measures detailed in ‘A’ above must be maintained during construction.

ii) The supervising Arborist must be present during any approved hand excavation or under boring

works within the Tree Protection Zone (TPZ) of any tree identified for retention and protection and

have the authority to direct works to ensure the trees long term preservation.

iii) The supervising Arborist must strictly supervise that there is no disturbance or severing of roots

greater than 30mm diameter and to cleanly cut those roots between 10-30mm in diameter.

iv) If the trees identified for retention in ‘A’ above are damaged or destabilised during construction

then works must cease and Council’s Tree Assessment Officer (ph. 9710 0333) must be contacted

to assess the trees and recommend action to be taken.
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20. Protection for a Potential Item of Aboriginal Heritage  (ENV4050)

A. During Construction

Development consent from Council does not imply consent to destroy an Aboriginal site or object issued 

under the National Parks and Wildlife Act. 

Should any Aboriginal objects be unearthed/exposed during the project, works must temporarily cease 

within the immediate vicinity and the Office of Environment and Heritage be contacted to advise on the 

appropriate course of action. 

Requirements of National Parks and Wildlife Act 1974 

The National Parks and Wildlife Act is the primary legislation for the protection of Aboriginal cultural 

heritage in NSW. Under the National Parks and Wildlife Act 1974 it is an offence to desecrate or harm an 

Aboriginal object without having obtained an Aboriginal Heritage Impact Permit (AHIP) under section 90 

or without having exercised due diligence in accordance with the Due Diligence Code of Practice for the 

Protection of Aboriginal Objects in NSW (NSW Department of Environment, Climate Change & Water 

(DECCW)). 

21. Potential Contaminated Land - Unexpected Finds

A. During Works

If unexpected soil contaminants are discovered during any works; all work must cease and Sutherland 

Shire Council, Manager Environmental Science, notified immediately.  

The contaminated land situation is to then be promptly evaluated by an appropriately qualified and 

experience environmental consultant. The contaminated land must then be remediated and/or managed 

under the supervision of the environmental consultant in accordance with relevant NSW EPA Guidelines. 

Note: Council may also request that a NSW EPA accredited site auditor is involved to assist with the 

assessment of the contaminated land situation and review any contamination information. The applicant 

must also adhere to any additional conditions which may be imposed by the accredited site auditor. 

B. Prior to recommencement of works

If unexpected soil or groundwater contaminants were encountered during works and subsequently 

assessed, remediated and/or managed onsite; then the appropriately qualified and experienced 

environmental consultant must certify that the contaminated land situation has been appropriately 

managed in accordance with the requirements of relevant NSW EPA guidelines.   

This Certification must be provided to the satisfaction of the Principal Certifying Authority (PCA) and 

Sutherland Shire Council, Manager Environmental Science, prior to the recommencement of works. 

Note: An appropriately qualified and experienced environmental consultant shall be certified by one of 

the following certification schemes; or equivalent: 
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 Environment Institute of Australia & New Zealand (EIANZ) ‘Certified Environmental Practitioner

(CEnvP) Scheme.

 Soil Science Australia (SSA) ‘Certified Professional Soil Scientist (CPSS) scheme.

 Site Contamination Practitioners Australia (SCP Australia), ‘Certified Practitioner’.

22. (ENV9002)Management of Site Soil / Fill Material  (ENV3011)

A. During Works

i) Disposal of site soils

Any soils to be excavated and disposed of from the site must be analysed and classified by an 

appropriately qualified and experienced environmental consultant, in accordance with relevant NSW EPA 

guidelines including the “Waste Classification Guidelines” 2014, prior to off-site disposal. 

Excavated material is to be transported to an appropriately licensed waste facility by an EPA licensed 

waste contractor in accordance with relevant NSW EPA guidelines.  

ii) Reused soils

Any existing soils excavated to be reused on the site must be analysed and classified by an appropriately 

qualified and experienced environmental consultant, in accordance with relevant NSW EPA guidelines 

including the “Waste Classification Guidelines” 2014, prior to reuse. 

Existing soils excavated to be reused on the site must comprise Virgin Excavated Natural Material 

(VENM), Excavated Natural Material (ENM) or other suitable material in accordance with the relevant 

Resource Recovery Exemption issued under the Protection of the Environment Operations (Waste) 

Regulation 2014. 

iii) Importation of fill material

Any fill material that is imported onto the site must comprise Virgin Excavated Natural Material (VENM), 

Excavated Natural Material (ENM) or other suitable material in accordance with the relevant Resource 

Recovery Exemption issued under the Protection of the Environment Operations (Waste) Regulation 

2014. 

23. Garbage, Recycling and Green-waste Storage Area  (HLT3015)

To ensure the proper storage of waste from the premises:

A. Design

The garbage and recycling storage area must have a smooth impervious floor that is graded to a floor 

waste.  A tap and hose must be provided to facilitate regular cleaning of the bins and all waste water 

must be discharged to the sewer in accordance with the requirements of Sydney Water. Garbage bins 

must be designed to prevent the escape of any liquid leachate and must be fitted with a lid to prevent the 

entry of vermin. 
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B. Before Construction

Details of compliance with ‘A’ above must form part of the documentation accompanying the applications 

for a Construction Certificate.  

C. Before Occupation

The works must be completed prior to the issue of any Occupation Certificate. 

D. Ongoing

All waste and recycling bins must be stored wholly within the approved waste storage area.  The bins 

must only be put out for collection in the evening prior to pick-up and returned to the storage area as soon 

as possible after pick-up. 

24. External Lighting - (Amenity)  (HLT3025)

To ensure that any lighting on the site does not cause a nuisance to neighbours or motorists on nearby

roads:

A. Design

All lighting must be designed in accordance with Australian Standard AS4282 - Control of the Obtrusive 

Effects of Outdoor Lighting. 

B. Ongoing

All lighting must be operated and maintained in accordance with the Standard above. 

25. Noise Control - Residential Air Conditioning Unit / Heat Pump Water Heater  (HLT4005)

To minimise the noise impact on the surrounding environment:

A. Design

The unit must be designed and/or located so that noise generated does not cause an LAeq (15min) 

sound pressure level in excess of 5 dB(A) above the ambient background level when measured on or 

within any residential property.   

B. Ongoing

i) The unit must be operated in accordance with ‘A’ above.

ii) Between the hours of 10.00pm and 8.00am on weekends and public holidays and 10.00pm and

7.00am any other day, noise emitted must not be heard within any residence with its windows and/or

doors open or closed.

26. Noise Control - Design of Plant and Equipment (General Use)  (HLT4010)

To minimise the impact of noise from the development, all sound producing plant, equipment, machinery,

mechanical ventilation system or refrigeration systems:
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A. Design

All plant and equipment must be designed and / or located so that the noise emitted does not exceed an 

LAeq sound pressure level of 5dB above the ambient background level when measured at the most 

affected point on or within any residential property boundary. 

Note: The method of measurement of sound must be carried out in accordance with Australian Standard 

1055.1. 

B. Before Occupation

Certification must be provided by a qualified acoustic engineer that all work associated with the 

installation of the acoustic measures has been carried out in accordance with ‘A’ above. 

C. Ongoing

All plant and equipment must be operated and maintained in accordance with ‘A’ above. 

27. Noise and Vibration Control - Residential Car Park  (HLT4060

To minimise noise and vibration from use of the security door in the car park:

A. Design

The proposed security door fitted to the car parking area entrance must be independently mounted on 

rubber pads or otherwise installed to prevent vibration noise transmission through the concrete walls and 

/ or columns. 

B. Before Occupation

The Principal Certifying Authority must be satisfied that ‘A’ above has been complied with. 

28. Building Ventilation  (HLT5005)

To ensure adequate ventilation for the building:

A. Design

The building mechanical and / or natural ventilation systems must be designed, in accordance with the 

provisions of: 

i) The Building Code of Australia;

ii) AS 1668 Part 1 - 1998;

iii) AS 1668 Part 2 - 1991;

B. Before Construction

Details of compliance with the above must form part of the documentation accompanying the application 

for a Construction Certificate. 
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C. Before Occupation

i) Certification must be provided by a qualified mechanical ventilation engineer that the installation of

the ventilation system has been carried out in accordance with ‘A’ above.

D. Ongoing

The ventilation system must be operated and maintained in accordance with ‘A’ above. 

29. Car-Park Ventilation - Alternate System  (HLT5010)

To ensure adequate ventilation for the car park:

A. Design

As the basement car-park does not appear to comply with the natural ventilation requirements of Section 

4 of Australian Standards AS1668.2 -1991, the car-park must be either mechanically ventilated by a 

system complying with AS1668.2 -1991 or alternatively, the natural ventilation system must be certified 

by a qualified mechanical ventilation engineer to the effect that the system is adequate.  The certification 

shall confirm that the system will protect the health of occupants of the car park at anytime it is used and 

satisfies the atmospheric contaminate exposure rates specified in the Worksafe Australia document: 

Workplace Exposure Standards for Airborne Contaminants. 

B. Before Construction

Details of compliance with ‘A’ above must form part of the application for a Construction Certificate. 

C. Before Occupation

Certification must be provided by a qualified mechanical ventilation engineer that the installation of the 

ventilation system has been carried out in accordance with ‘A’ above. 

D. Ongoing

The ventilation system must be operated and maintained in accordance with ‘A’ above. 

30. Demolition Work  (HLT5015)

To ensure that demolition of structures is carried out in an environmentally acceptable and safe manner:

A. Before Commencement

If works involve the removal of more than 10 square metres of asbestos material, a bonded asbestos 

licence is required.  A friable asbestos licence is required to remove, repair or disturb any amount of 

friable asbestos. For further information contact SafeWork NSW.   

B. During Works

i) The demolition of the existing building must be carried out strictly in accordance with Australian

Standard 2601 - The Demolition of Structures.

ii) The applicant must ensure that the demolition contractor has a current public risk insurance

coverage for a minimum of $5 million. A copy of the Policy must be submitted to the Council prior

to demolition.
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To ensure that the removal and transportation of any asbestos material, regardless of the quantity, is 

carried out in an environmentally acceptable and safe manner, all work must comply with the following: 

a) Work Health and Safety Act 2011;

b) Work Health and Safety Regulation 2011;

c) Safe Work Australia Code of Practice - How to Manage and Control Asbestos in the Workplace;

d) Code of Practice for the Safe Removal of Asbestos 2nd Edition [NOHSC:2002(2005)];

e) SafeWork NSW ‘Working with Asbestos - Guide 2008’;

f) Protection of the Environment Operations Act 1997; and

g) Protection of the Environment Operations (Waste) Regulation 2005.

Asbestos waste in any form must be disposed of at a waste facility licensed by the NSW EPA to accept 

asbestos waste. Any asbestos waste load over 100kg (including asbestos contaminated soil)  or 10m²  or 

more of asbestos sheeting must be registered with the EPA on-line reporting tool WasteLocate. More 

information can be found at <https://wastelocate.epa.nsw.gov.au>. 

31. Design Requirements for Disabled Access  (ORD4005)

A. Design

A report prepared by a suitably qualified Access Consultant must be submitted with the Construction 

Certificate, demonstrating that the development complies with the requirements of AS1428 - Design for 

Access and Mobility.   

32. Design Requirements for Adaptable Housing  (ORD4010)

A. Design

A report prepared by a suitably qualified Adaptable Housing Specialist must be submitted with the 

Construction Certificate, demonstrating that the development complies with the requirements of AS4299 - 

Adaptable Housing.  The report must contain a completed checklist (Appendix A - AS4299) 

demonstrating compliance with the requirements of a Class C Adaptable House. 

33. Verification of Design for Construction - SEPP 65  (ORD4015)

A. Design

Design verification must be provided by a registered Architect pursuant to SEPP 65 stating that the 

design intent approved by the Development Consent has been maintained in the building /  architectural 

plans submitted with the Construction Certificate.  This must accompany the application for a 

Construction Certificate. 

B. Before Occupation

Prior to the issue of the final Occupation Certificate design verification must be provided in accordance 

with SEPP 65. 
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34. Certification Requirement of Levels  (ORD4035)

A. During Construction

At the following stages of construction: 

i) Prior to the pouring of each floor or roof slab,

ii) Upon completion of the roof frame.

iii) Prior to the pouring / installation of the swimming pool shell (### delete if there is no pool)

A registered surveyor must provide the Principal Certifying Authority with Certification that the stage of 

structure complies with the development consent in respect of levels. 

B. Before Occupation

The certification referred to above must form part of the application for an Occupation Certificate. 

35. Sydney Water Requirements & Section 73 Compliance Certificate   (ORD4040)

A. Before Any Works

Prior to the commencement of any works on site, including demolition or excavation, the plans approved 

as part of the Construction Certificate must also be approved by Sydney Water. This allows Sydney 

Water to determine if sewer, water or stormwater mains or easements will be affected by any part of your 

development. Customers will receive an approval receipt which must be included in the Construction 

Certificate documentation. 

Please refer to the web site www.sydneywater.com.au. 

B. Before Occupation / Subdivision Certificate

Prior to the issue of an Occupation Certificate or a Subdivision Certificate a Compliance Certificate under 

Section 73 of the Sydney Water Act, 1994, must be submitted to Council by the Principal Certifying 

Authority. Sydney Water may require the construction of works and/or the payment of developer charges. 

This assessment will determine the availability of water and sewer services, which may require extension, 

adjustment or connection to the mains.  

Sydney Water Advice on Compliance Certificates: 

Sydney Water will assess the development and if required will issue a Notice of Requirements letter 

detailing all requirements that must be met. Applications can be made either directly to Sydney Water or 

through a Sydney Water accredited Water Servicing Coordinator. Please make early contact with the 

Coordinator, since building of water / sewer extensions can be time-consuming and may impact on other 

services as well as building, driveway or landscaping design. 

Go to www.sydneywater.com.au/section73 or call 1300 082 746 to learn more about applying through an 

authorised WSC or Sydney Water. 
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36. Dial Before You Dig  (ORD4050)

A. Before Construction

Underground assets may exist in the area that is subject to your application.  In the interests of health 

and safety and in order to protect damage to third party assets please contact Dial Before You Dig at 

www.1100.com.au or telephone on 1100 before excavating or erecting structures (this is the law in NSW). 

It is the individual’s responsibility to anticipate and request the nominal location of plant or assets on the 

relevant property via contacting the Dial before you dig service in advance of any construction or planning 

activities.  

37. Noise Control and Permitted Hours for Building and Demolition Work  (ORD5005)

A. During Works

To minimise the noise impact on the surrounding environment: 

i) The LAeq sound pressure level measured over a period of 15 minutes when the construction or

demolition site is in operation, must not exceed the ambient background level (LA90 15min) by

more than 10dB(A) when measured at the nearest affected premises.

ii) All building and demolition work must be carried out only between the hours of 7.00am and

6.00pm Monday to Friday inclusive, 8.00am and 3.00pm Saturdays. No work must be carried out

on Sundays and Public Holidays.

38. Toilet Facilities  (ORD5010)

A. During Works

Toilet facilities must be available or provided at the work site at a ratio of one toilet plus one additional 

toilet for every 20 persons employed at the site before works begin and must be maintained until the 

works are completed. 

Each toilet must: 

i) be a standard flushing toilet connected to a public sewer, or

ii) have an on-site effluent disposal system approved under the Local Government Act 1993, or

iii) be a temporary chemical closet approved under the Local Government Act 1993

39. Street Numbering and Provision of Letter Box Facilities  (ORD6005)

A. Before Occupation

i) Street / unit / shop numbers must be clearly displayed.

ii) Suitable letterbox facilities must be provided in accordance with Australia Post specifications.

iii) The dwellings must have the following street address format:  #### (officer to insert address format)
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40. Car parking Areas  (ORD7015)

A. Ongoing

To ensure that the car parking area satisfies the demands of the development: 

i) it must be made available on an unrestricted basis and free of charge at all times for employees' and

visitors' vehicles

ii) any parking nominated as visitor parking or common property must be continually available as

common property.

41. Housing for Seniors or People with a Disability - Restriction as to User  (ORD7040)

A. Before Occupation

A Restriction as to User must be registered against the title of the property in accordance with section 

88E of the Conveyancing Act 1919.  This restriction must limit the use of the approved accommodation to 

the kinds of people referred to under State Environmental Planning Policy (Housing for Seniors or People 

with a Disability) 2004.   

B. Ongoing

Specifically, only those people who meet the following criteria may occupy this accommodation: 

i) seniors or people who have a disability,

ii) people who live within the same household with seniors or people who have a disability,

iii) staff employed to assist in the administration of and provision of services to housing provided under

this Policy.

“Seniors” are any of the following: 

a) people aged 55 or more years,

b) people who are resident at a facility at which residential care (within the meaning of the Aged Care

Act 1997 of the Commonwealth) is provided,

c) people who have been assessed as being eligible to occupy housing for aged persons provided by a

social housing provider.

“People with a disability” are people of any age who have, either permanently or for an extended period, 

one or more impairments, limitations or activity restrictions that substantially affect their capacity to 

participate in everyday life. 

Attached are the prescribed conditions that must be complied with under the Environmental Planning and 

Assessment Regulations 2000.  
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PRESCRIBED CONDITIONS 

Division 8A of the Environmental Planning and Assessment Regulation Prescribes the following conditions of 

development consent 

S98 Compliance with Building Code of Australia and insurance requirements under the Home Building 

Act 1989 

(cf clauses 78 and 78A of EP&A Regulation 1994) 

(1) For the purposes of section 80A (11) of the Act, the following conditions are prescribed in relation to a

development consent for development that involves any building work:

(a) that the work must be carried out in accordance with the requirements of the Building Code of

Australia,

(b) in the case of residential building work for which the Home Building Act 1989 requires there to be a

contract of insurance in force in accordance with Part 6 of that Act, that such a contract of

insurance is in force before any building work authorised to be carried out by the consent

commences.

(1A) For the purposes of section 80A (11) of the Act, it is prescribed as a condition of a development consent 

for a temporary structure that is used as an entertainment venue, that the temporary structure must 

comply with Part B1 and NSW Part H102 of Volume One of the Building Code of Australia. 

(2) This clause does not apply:

(a) to the extent to which an exemption is in force under clause 187 or 188, subject to the terms of any

condition or requirement referred to in clause 187 (6) or 188 (4), or

(b) to the erection of a temporary building, other than a temporary structure to which subclause (1A)

applies.

(3) In this clause, a reference to the Building Code of Australia is a reference to that Code as in force on the

date the application is made for the relevant:

(a) development consent, in the case of a temporary structure that is an entertainment venue, or

(b) construction certificate, in every other case.

Note. There are no relevant provisions in the Building Code of Australia in respect of temporary structures that 

are not entertainment venues. 

S98A Erection of signs 

(1) For the purposes of section 80A (11) of the Act, the requirements of subclauses (2) and (3) are

prescribed as conditions of a development consent for development that involves any building work,

subdivision work or demolition work.

(2) A sign must be erected in a prominent position on any site on which building work, subdivision work or

demolition work is being carried out:

(a) showing the name, address and telephone number of the principal certifying authority for the work,

and
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(b) showing the name of the principal contractor (if any) for any building work and a telephone number

on which that person may be contacted outside working hours, and

(c) stating that unauthorised entry to the work site is prohibited.

(3) Any such sign is to be maintained while the building work, subdivision work or demolition work is being

carried out, but must be removed when the work has been completed.

(4) This clause does not apply in relation to building work, subdivision work or demolition work that is carried

out inside an existing building that does not affect the external walls of the building.

(5) This clause does not apply in relation to Crown building work that is certified, in accordance with section

109R of the Act, to comply with the technical provisions of the State’s building laws.

(6) This clause applies to a development consent granted before 1 July 2004 only if the building work,

subdivision work or demolition work involved had not been commenced by that date.

Note. Principal certifying authorities and principal contractors must also ensure that signs required by this 

clause are erected and maintained (see clause 227A which currently imposes a maximum penalty of $1,100). 

S98B Notification of Home Building Act 1989 requirements 

(1) For the purposes of section 80A (11) of the Act, the requirements of this clause are prescribed as

conditions of a development consent for development that involves any residential building work within

the meaning of the Home Building Act 1989.

(2) Residential building work within the meaning of the Home Building Act 1989 must not be carried out

unless the principal certifying authority for the development to which the work relates (not being the

council) has given the council written notice of the following information:

(a) the case of work for which a principal contractor is required to be appointed:

(i) the name and licence number of the principal contractor, and

(ii) the name of the insurer by which the work is insured under Part 6 of that Act,

(b) in the case of work to be done by an owner-builder:

(i) the name of the owner-builder, and

(ii) if the owner-builder is required to hold an owner-builder permit under that Act, the number of

the owner-builder permit.

(3) If arrangements for doing the residential building work are changed while the work is in progress so that

the information notified under subclause (2) becomes out of date, further work must not be carried out

unless the principal certifying authority for the development to which the work relates (not being the

council) has given the council written notice of the updated information.

(4) This clause does not apply in relation to Crown building work that is certified, in accordance with section

109R of the Act, to comply with the technical provisions of the State’s building laws.
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S98E Condition relating to shoring and adequacy of adjoining property 

(1) For the purposes of section 80A (11) of the Act, it is a prescribed condition of development consent that if

the development involves an excavation that extends below the level of the base of the footings of a

building on adjoining land, the person having the benefit of the development consent must, at the

person’s own expense:

(a) protect and support the adjoining premises from possible damage from the excavation, and

(b) where necessary, underpin the adjoining premises to prevent any such damage.

(2) The condition referred to in subclause (1) does not apply if the person having the benefit of the

development consent owns the adjoining land or the owner of the adjoining land has given consent in

writing to that condition not applying.

Please be advised if this consent is for an entertainment venue, then there are further prescribed 

conditions that apply under clauses 98C and 98D of the Environmental Planning and Assessment 

Regulation. 
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Appendix B 

Architectural Review Advisory Panel 

Proposal: Stage 3 of construction of an aged care facility being the erection of a 5 storey building 

containing 33 self contained seniors housing units and amendment to Stage 1 

Masterplan Development Consent DA08/0808 

Property: 19 Kiama Street MIRANDA  NSW  2228 

Applicant: Hammondcare 

File Number: DA16/1810 

_________________________________________________________________________________ 

The following is the report of the Architectural Review Advisory Panel Meeting held on Thursday, 2 

February 2017 at the Administration Centre, Sutherland Shire Council, Eton Street, Sutherland.  The 

report documents the Panel’s consideration of the proposed development described above. 

“4. DA16/1810 – Stage 3 of construction of an aged care facility being the erection of a 5 

storey building containing 33 self contained seniors housing units and amendment to Stage 1 

Masterplan Development Consent DA08/0808 at 19 Kiama Street, Miranda 

Council’s Peter Brooker, Frances Beasley, Bismark Opoku-Ware and Barbara Buchanan outlined the 

proposal for the Panel, including providing details of Council’s relevant codes and policies 

Andrew Masters (architect); Michael Cooney (Manager- property) and Liz Fuggle (architect) 

addressed the Panel regarding the aims of the proposal and the constraints of the site. 

Description of the Site and Proposal  

Proposal: Stage 3 of construction of an aged care facility being the erection of a 5 

storey building containing 33 self contained seniors housing units and 

amendment to Stage 1 Master plan Development Consent DA08/0808 

Project Address: 19 Kiama Street, Miranda 

Zoning: R3 Medium Density Residential 

Meeting Date:  02 February 2017 

PAD:  Yes (PAD16/0114) 

ARAP Pre-DA:  Yes (DA16/1508) 

Responsible Officer/ 

Team Leader:  Frances Beasley/ Luke Murtas 

Consent Authority: Sydney South Planning Panel 

Key Controls 

 Sutherland Shire Local Environmental Plan 2015 (SSLEP 2015).

 Sutherland Shire Council Draft Development Control Plan 2015 (SSDDCP 2015)
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 Apartment Design Guide (ADG)

 State Environmental Planning Policy (Housing for Seniors or People with a Disability) 2004

Applicant’s Submission  

The Development Application was considered in the context of an Architectural Review Advisory 

Panel report that was prepared following a Pr-DA meeting on 08 December 2016.  The 

recommendations of that meeting were: 

 An updated, comprehensive master plan for the entire site that incorporates the remaining

stages is prepared.

 The road corridor is developed as a connective spine with safe, well-designed crossings.

 Built form relationship to future Respite Facility is further considered.

 ADG compliance requirements are incorporated into a DA submission.

 The existing mature tree on the site is retained and incorporated into the entry courtyard.

SEPP65/ADG Design Quality Principles 

The previous Panel Report also addressed the nine SEPP65/ADG Design Quality Principles.  The 

comments below provide advice in relation to the revised proposal and other related to issues 

identified during the meeting with the Applicant. 

PRINCIPLE 1 – CONTEXT AND NEIGHBOURHOOD CHARACTER 

In response to the Panel’s previous Report, the Applicant submitted an indicative layout drawing of 

future development anticipated within the 4.9ha site.  This includes Stage 3A (the subject of the DA), 

a proposed single storey, Social Club and Respite Facility to the east (Stage 3B), and development of 

a two level aged care facility (Stage 3C).  The above should form the basis of an amended Master 

plan for the site, together with built form outlines and an apportionment of GFA over the remainder of 

the site.  The new site drawing is helpful, however it is not considered to be sufficient to act as an 

amended master plan for the site as required in the SEE.   

In general terms, the Stage 3A building itself is well considered, however the ground plane and public 

domain within and adjacent to the site (Bellingara Rd) is in need of considerable further refinement. 

The previous ARAP Report noted:  

'The (internal street) corridor presents important urban design issues, and an overall site master plan 

that develops the corridor and adjacent roadway as a coherent public/pedestrian street with well 

resolved cross-links and strong landscape is highly recommended. The site master plan should also 

demonstrate relative scales of development, site and building entry points, vehicle and pedestrian 

circulation, and how the new open spaces can effectively contribute to the overall spatial open space 

typologies across the site.'  

The applicant has stated that the intention is for the development to be accessible for the wider public 

and to engage with the surrounding context, however pedestrian permeability along the Stage 2 

Bellingara Rd frontage is limited and not particularly inviting.  This frontage needs further 
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consideration and resolution, with as much care taken in the detail and quality of built elements as is 

invested in the buildings.  The frontage to Stage 2 has poor entry sequences, weak landscape, 

inadequate privacy without shutting screens, and an unrelenting, low quality fence that belies any 

intent to introduce the fine grained residential street character that Bellingara Rd deserves.   

Consequently the Panel recommends that this current application provides a greater design effort to 

present a well-mannered, high quality interface with the street, including details of quality fencing, 

gates, integrated landscape and other built elements.  The long walled services enclosure shown 

along the frontage (not shown on the landscape plan) must be designed to be unobtrusive and 

integrated as possible. 

The new site drawing highlights the importance of providing safe pedestrian connections across the 

two one-way road systems to connect these stages to the completed parts of the development.  The 

design approach seeks to minimise the visual impact of the existing overhead high voltage 

transmission easement, however there is much more that could be done to achieve this. 

The Panel had previously recommended that the internal road corridor be developed in a more 

cohesive manner to emphasise its east-west alignment.  However it is now clear that this corridor is 

actually two separated cul-de-sacs connected via a meandering one-way east-west lane.  The Panel 

therefore suggests that the existing and proposed north-south pedestrian links across the corridor 

should have stronger visual primacy, as this will be the main pattern of pedestrian movement.  It is 

imperative that these connections are designed for safety, amenity and to minimise the impact of the 

overhead transmission infrastructure.  In this respect an experienced urban designer is 

recommended for the detailed design of these elements, as well as the Bellingara streetscape. 

It is noted that the 'Ground Floor and Landscape Plan' in the architectural submission is not co-

ordinated with the landscape plan.  

PRINCIPLE 2 – SCALE AND BUILT FORM 

The proposed scale and built form of the five-storey building above a partially submerged car-park 

level is generally compatible with scale of the existing Stage 2 development.  Overshadowing of open 

space to the south is an issue however, and landscape should be designed to be appropriately 

responsive. 

The juxtaposition with the proposed single storey Stage 3B Social Club and Respite Facility remains 

unresolved, given a single storey future building set against what is effectively a six storey building.  

Solar studies suggest significant impacts of the subject Stage 3A development on Stage 3B.  ADG 

separation distances between Stage 3A and Stage 3B should be provided, given the plans for Stage 

3B indicate that bedrooms will be located in the northern and eastern wings.   

Proposed setbacks from the northern boundary appear to be less than the 6m (9m on upper level) 

required under ADG separation requirements, and this should be complied with.  In addition to this 
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the Panel questions the allocation of the open space of the setback for communal use, as this is likely 

to create conflicts with the many units facing north into it.  

PRINCIPLE 3 – DENSITY 

The information provided to the Panel is confusing and contradictory.  A summary of floor space ratio 

calculations is set out in the Statement of Environmental Effects.  The approach identifies the 

maximum permissible GFA for the total site and the figures for existing stages of development as well 

as both Stage 3A and future Stage 3B.  There is inconsistency in the 'Response' document submitted 

at the meeting and the SEE regarding GFA - the Response nominates 7,400m2 GFA for Stage 3C

with a residual 3,767m2 unused, the SEE notes that 11,167m2 is available for Stage3C, but not

expected to be achieved. The Masterplan should clarify the implications on design and built form of 

this. and nominate envelopes and GFA's for all future stages. 

PRINCIPLE 4 – SUSTAINABILITY 

The Applicant’s response to the ARAP report (8 December 2016) refers to a drawing (DA.33) that 

was not part of the submitted documentation received by the Panel.  The response indicated that the 

proposed development met ADG solar access and ventilation requirements. 

The submitted DA documentation did not identify any active ESD provisions such as rainwater 

recycling, solar power or solar hot water. 

PRINCIPLE 5 – LANDSCAPE 

The material submitted at the 8 December meeting showed the mature trees at the north-west of the 

site as being retained.  However the Applicant’s amended advice is that the mature on-site vegetation 

will now be removed, despite the importance of their retention and the need to ensure their long-term 

health by maintaining existing levels within the Tree Protection Zones. 

The north-west wing of the proposed development should be re-organised to retain these trees, 

particularly as the single tree referred to in the previous Report is now to be removed due to poor 

health.  The amount of excavation should be reduced with minimal impact on the development and 

increased amenity, improved streetscape and environmental benefits. 

The role and programming of the landscape in this stage of the development is not clear. It must 

have a considered program of use that complements and supports the existing external areas as well 

as those associated with future stages.  A landscape master plan for all stages of the development 

should be prepared to address: 

 both passive and active recreation opportunities

 balance and privacy between private and shared open spaces

 access and circulation within landscape areas

 the retention and use of existing vegetation for amenity

 landscape character areas, legibility and way-finding

 the requirements of visiting families and friends for, example dedicated play areas for children
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The elevated planter to the south of apartment 6 should be set back to allow room for planting at 

ground level in front of the planter wall.  

The site is located within a green web restoration zone, and more design effort is required to retain 

and integrate existing mature vegetation. 

PRINCIPLE 6 – AMENITY 

Apartments are generously proportioned and well planned.  The study areas cannot be enclosed 

rooms without windows, and should be open to Living areas.  The typical floor lobby screen seems 

unnecessary and wasteful of space. 

The location of the theatre and its ambiguous access through the main lobby and the southern 

garden terrace should be re-visited to better separate this communal activity from the more private 

residential parts of the building.  As a minimum Apartment 1 and the Theatre should be reversed, 

which would have the benefit of the unit being more private and having its own separate entry from 

the street.  This would also improve the identity of the theatre, framing the street entry and more 

logically situated across from the Stage 2 café.  The courtyard could also be logically used for spill 

out space without interfering with residents in other parts of the building. 

Consideration should be given to locating A/C condenser units away from private balconies. 

PRINCIPLE 7 – SAFETY 

The location of security fencing to provide a protected garden terrace and landscape areas to the 

west and to the north of the building complex is not clear (refer Principle 1 – Context and 

Neighbourhood Character). 

PRINCIPLE 8 – HOUSING DIVERSITY AND SOCIAL INTERACTION 

The development provides for 33 dwellings in a mix of large two and three bedroom apartments. The 

two bedroom apartments range from 107² to 112m², while the three-bedroom apartments range from 

167m² to 186m².  Whilst this may be responsive to market demand, it offers little by way of housing 

choice and affordability. 

The development provides for a good measure of social interaction with the theatre and supporting 

terrace lounge and garden terrace, as well as a communal sky lounge located on Level 4. 

PRINCIPLE 9 – AESTHETICS 

Whilst the architectural expression of the building generally draws upon the pattern of materials and 

forms that have been developed in Stage 2, it appears to demonstrate sufficient divergence to ensure 

that there is sufficient aesthetic diversity across the development. 
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The Panel noted that a number of changes recommended in the previous ARAP report had been 

introduced, including modifications to the roof form, the northern elevation and the vertical stair cores. 

RECOMMENDATIONS 

The Panel makes the following recommendations: 

 A detailed master plan is prepared as noted in this Report.

 ADG separation requirements to boundaries and between buildings within the site are

achieved.

 The road corridor crossings are designed to reinforce pedestrian movement, reduce the ability

for the spine road to be used as a ‘rat-run’ and to mitigate the visual impact of the HV

transmission infrastructure.

 That retention and ongoing health of existing mature trees in the NW of the site is achieved.

 Unit plans are amended to avoid habitable rooms without windows.

 The theatre is relocated to better relate to the public domain within the site and avoid privacy

conflicts with units.

The detailed design of the frontage to Bellingara Rd is considered as described in this Report.” 

Tony Caro 

ARAP Chairman 

15 February 2017 
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Appendix C 

Map showing the location of the objector’s place of residence 
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Description of project 

Project address 

Project name 1714 . 19  Marna Street, Wanda 02 
Sweet address 19  Khans Street Gerald. 2228 

Local Government Area Sutherland  Shire Counce 
Plan type and plan nurnker deposited 1097917 
101 88. 1 
Sl000000 • 

Project type 

No ot dsidourat Sat buildings 1 
No of units In reddened eat buldngs 33 

No. 04 multt-dereang houses o 
No old ngle cleceng houses o 

Site details 

Sire area for') 3551.47 

Rod  area PO 2796.4 
Non-residental floor area  prP) 0.0 
Resicientel car specs, 36 
Non-residential CA1 spruces 0 

Common area landscape 

IS:=ZI ESII 
00 

Area of indgenous or low water  use 
species (nM) 

0 0 

Assessor details 

1:::: 11:11 
Cara:ate number 10 0733430 

C=11.....11. 
Project score 

Meer 

56  

1/11  42 Target 40 

Thermal Comfort 1.0, 	Pats Target Pass 

Energy kel 	61 Target 30 
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Description of project 
The tables below describe the dwellings and common areas within the pooled1 

Common areas of unit building • Building 1 

Common area Floor arca (nY) Common arca Flocr area (,) Common arc a Floor orc  3 01) 

Cr park area (BaserneM) 1293.0 Lift  car  (No.1) Lilt au 616721 - 
Switch room (Basement) 4.0 Tank/servIcaS (Basemeng 220 an Store (Basement) 140 

Lig bobby (Easement) 131) Theatre  (Ground) 1280 Comma Room (Ground) 90 
Sky lounge (14.14) _ _ 	_ 1340 Tolat (Lesel 41 17.0 Sere  (Level 4) 14.0 

PWO (Ground) 80 Store (Ground) 0  0 Lobby and  terrace lounge 63002nd) 187.59 
Lobby (Level 1) 170 31 Lobby Mewl 2) 170.31 Lobby (User 3) 17031 
Lobby (Level 4) 139_75 
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Description of project 
The tables below describe the dwellings and common areas within the project 

Residential fiat buildings- Building'', 33 dwellings, 5 storeys above ground 
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STAGE 3 APARTMENTS, 
MIRANDA 

BAk 
COMMITMENTS 
DATE DRAM SCALE 
161222 	 1.  ICOVI 

PROJ ARCH 

P602 	COMING REVISION 

1165 	DA 721. 1 

BICKERTON 
MASTERS 

BASI 'Certificate 
Building Sustainability Index www.basix.nsw.gov.au  

Multi Dwelling 
Certificate number. 77971412_02 

This certificate conlirms that the proposed development will meet the NSW 
government's requirements too sustainability.  2  it is built in accordance with the 
commitments set out below. Terms used in this certificala, or in the commitments, 
have the meaning given by the document entitled "DASD( Definitions*  dated 
1809/2014 published by the Department. This document is available at 
www basia.nsw.gov.au  

Secretary 
Oat. at  IPA: Wednesday. 21 December 2016 
rob, valid, this corbecate must be lodged willUn Smooths ol the date of metre 

NsINIMing&  t 

Project summary 

Project  name 1714-IS Kiruna Steel, thrande.02 
Skeet address 19 Marna Street Adranda 2228 

Local Government Area Sutherland Stilt. Cowell 

Plan hoe and den number' deposited 1097917 

Lot no. 1 
Swam no. - 
No ol residential gat tuk6ngs 1 

No. dunks In residential gal tuildngs 33 
No Cl multi-dwerling houses 0 
No. 01 angle dwelling houses 0 

Project score 

Water yll 	42 	 Target 40 

Thermal Comfort VP Pa.. 	 Target Pass 

Energy el 	Cl 	 Target 30 

Certificate Prepared by 

Name /Company Name. BCA Energy Pty Ltd 

ABC ht amicable): 72 159 516 260 

1445.0 	,3&  On, fer,ort 	AAA GIS !MA soy  0.3 	,a•col 2 1, CeS 0,8 SR_2_211_3 	0ee101,e10 7797144_02 	vrec-se.ar  an De:error nu, 	 pace Ore 	 5010 	P a^,n4 Env-en-rem 	AKA bee nen goy /1,1 
	Ve-son 2 3 C43UxeNe_2.35_3 	Cte•caA Pro 7127,01.02 	 Oe:rree,  2210 	 ene 2,1 

?-... ,127,•5 '2 
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(U) Energy Show on 
DA plow 

Show on CC/CDC 
plans II apeos 

CartIller 
chock 

(f) Thls commitment appfito to each room or ma of the dealing which Is taforad to in  a  heading logo. 'Natural Ightingr Mum of 
Me Mk balm (but only to the extant spacifad for that room 08 ma) Ow applicant must *nava that each such loom or area la 
head with a window andia sk)fight 

1/ tr, li, 

(g) This commitment spoil. 11 the appicant installs a water honing systarn lot Ma deetringe p001 01 spa The applicant must 
ma) Instai Al. wean, specified or the pool in Ito Imayklual Peer column 01 011 table below (or alternate/sly must not Install 

any system tor Me pool) ft spactrod. tha applicant most ulnae a erner, to control 1110 poors pump, and 
(lob) natal lila SySlarn specified kw the ape in the 'Ineindual Bps' ocaumn of to tabs below (or alternatively mud 1101 IMO! 

any systarn for ate spa) II specdod. the a)9ficant mot roan a timir to control Me spes pump. 

rd 

a, 
(n) The applicant must install In the dwalIng 

(aa) tie kiloton coori-wp and men spiraled IM that &Ming in MO 'AppininOra 81001.1 efficiency measures" column 01 01. 
tail* below; 

(bb) teach appliance lot anion a rating is spoofed tor mat dealing-in matApprences 00011.0 afficoncy MUMMY column of 
the UM and ensure that be potence has Mal minimum rating. and 

(cc) any clothes drying One specified tor me dewing in fie 1Am:fiances & otief •Sciency measures.  column of 011 table 

i, 

10 

V 

tr, 

(1)0 specified in the 00510. 01. mask.t must carry out Me davelopenient so that mach innovator spau In the &oiling lewell 
ontilateor V 

Hot weer Bathroom von ,labonsys'em Kitchen ventilation system 	 Laundry vent/Jib. SyStein 

Dwelling 	8)000101w oystem Each bathroom Operation control Etch kitchen Operation control 	Each laundry Oporation control 

Al 	central hot 00.0 mind.] fan, ducnid intonocked to light Individual fan, ducted lnlI40sh d 10101 	041 000111.0, duclad 1011101841410 
Meting. 	systarn 1 lo Mark or roof lo facade .0 0001 lo Woad* ar roof 

BICKERTON 

s

CRIDMNG

i

t

i 

 TITLE 

ARCH! 

HammondCare 
6mmITMENTS 

DATE DRAM-  SCALE 
161220 	 I 1008A1 

P00)0001) 

PROJ 	DRAVANG REIADOtt 

1165 	DA 

%tot loyal 1, 2060 Stoat 
Mises Point NSW 2061 
PHCI 	02 9959 46S5 

brnagenordtcanau 

® COPYRIGHT 

zate.orZkrOMMIAMODE 
00•002rt Tifif0FASETNEPOOKalSOr 
balm 	CI tddIVISSaCMITCMIS 
NOW 	lielikeeleineOneceits  ^re bor 
%Mart TR NUM af MitISCOIOF 
MEMOS WSTFASMtnilIMISEPtt LTD 
Adit0122514111b4M010SOIXrCill 
VAPERSANCWIECTURE 

lotE/MSWASTESSMIMECIMAt0001 010 
RESPOMILITIFCA 71E UNION. 
COPUTENESSOI/CCUPACICA OATS 

REOPESTS 
SIOLOVAILIIMMAIWItECUESTAMASO 
ccrodittros FCRLYAMCATIOlt USE TOMO 
01,21401SVIPIEFERD10E TOSCALE SIX 
00EM53010111VEIS00CX 

PROJECT. 

HAMMONDGROVE 
STAGE 3 APARTMENTS, 
MIRANDA DETALS DATE 

ses 

20(12/111 DA hew 
REV 0111,418 

Schedule of BASIX commitments 

The commilmenls set out below regulate how the proposed development is to be carried ouL It is a concition 07 any development consent granted, or complying 
development Pend icale issued, for the proposed development, that BASIX commitments be comphed with, 

1. Commitments for Residential flat buildings - Buildingt 

(a) Dwellings 

(t) Water Snow on 
DA plans 

Show on CC/COC 
plane & "pm 

Certifier 
check 

(e) The applicant must compy sin Me comatienents listad below in partying out me development oil Malang Ilstad In • tad. Mew. 
(b) The applicant must plant Incaparious or low water use species of vegetation throughout Ma area of land speoff rid fool,. &main 

In Ms Indigenous spade"' column of 851 00±81 Went as private landscaping for Mal dwelling (This  am  ol Inciganous vegetation 
Is to be containied within do 'Area 0/ garden and lave for 111 000539 spooned in the 'Desorption 01 Project' tette) 

ar,  li,  

(0) II a Ming Is spiciod in 85. table balm for a Yoko or appliance tab. instated in the dwelling Me appecant must ensure that 
nach such fixture and appilanos meets Ma rating specified tor it. 8/ Tr, 

(d) TM *meant must instal an on 0e0nars1 hot water recirculation syskrn ankh regiales all hot voter U. throughout Le dealing. 
mhere InciCatad /Of a Oweling In the 11W recirculation or diversion" cokenn 01 the table below V ti, 

(a) me applicant must install: 

(81) a hot want( oiveMon system lo al simian,. bitten sinka and an  Nene in the &Mang. whore Intfcated ton. 000009 815 
M. I1W maculation or diversion' column of Ow Otte below: and 

(hole manna 501111400 lank (or tanks) connoded to the hot mew diversion systams of at Wag 100 lam Th. applicant 
1000 0000101 lb1 hot water diversion lank lo al blets in ther *Ming. 

V 

8/ 

8/ 

e/ 
(e) The applicant must not kola" a print. swimming pool or spa lot the 4081801,0  185 a Karma mending Mal 'pacified for On to 

lable balm. Sil,  iii# 
(I) If spacified in 811 5.5.0 that pool of spa (or both) must hate a pool Wear or among (or both) 

1, 
(g)The pool or spa must be balm! as specified In Me labia 

110  ti# 
pi) The applicant must Install, for Ma dwelling, each anomalies meat supply system. with Me woof ed ezii, treed tar Mat Meting in 

85. 5.5.. below Each system must be conngurod b hood ninon from no. areas specified (excloSing any ma which supotes 
any other alternative wato supply system), and b riven ovadlow as specified Each tyStam must Oa ainnactad as Spoofed 

ti, V' ia# 

Schedule of BASIX commitments 

I. Commitments tor Residential Oat builrings -  Baildingi 
(a) EhvePings 

(I) Water 
Di) Energy 
(ii) Thermal Comfort 

(b) Common areas and central systemsfiaciities 
(I) Water 
(6) Energy 

2. Commitments Ire rr utri-duelling houses 

3. Commitments lot single &felting houses 

4. Commitments for common areas and central systems/1 aciilies lot the development (non-building specMc) 
(i) Water 
(i) Energy 

.10 30 	Pal' no& Eli inn,. 	A.., 510 0158 ),V1* 	Isis on 23 , 255 040 SA _2_33_3 	Cr, • sale So /727101_02 	we,escay 21 Cram.. 7016 	 pr;.• 510 	 SAS X 	P40, "q En...a *-1 	60, Gs+ nA pl., a.. 	'44 on 2 3 04540 R _2_33_3 	cavort So 17071411_07 	Cialnerday 21 Diriambr 21.6 

Pi al Lres 	 Apphances Indnildual pool Individual Spa 

Dwelling 
no 

Al 
d.. 

All 
shower. 
holds 
3 star (> 
5 but 01 
7.5 
(Jinn) 

All toilet 
flashing 
systems 
4081 

All 
Michell 
laps 
55111 

All 
tothroorn 
tapa 
Sara, 

Hot 
recirculation 
or diversion 

All 
clothe, 
0.51,005 

All dish 
washers 

, 

Volume 
(max 
0010 1110) 

Pool 	Pool 
cover 	location 

Riot 
shaded 

Y 	

0

4—il 
(max 
ost:-  Spa 

cows 
Sao 
shaded 

Afternobsc wain Immo 

Dwelling no. 	A nernative water 	I Stio 
supply systems 	, 

Configuration 	 1 Landscape 
connection 

Tonal 
connection 
(o) 

Laundry 
connection 

Pool 
lop-lop 

Spa tooLp 

All Mel ngs 	cantrai saint lank (no 1) See Central 	See central systems 
orients n° 	

loo 	no 	no 	110 
I   

11==1111 111 IMIIIIIIIMMIIIII.MIEIMIIIMIMIIII I IIIIMI 

(Mammy Shear on 
DA pions 

Show on CC/CDC 
plans & specs 

Certifier 
Cheek 

(a) The applicant must comply with the corrunenants hoed below In carrying out the deMoptnent of a cheelling "sled In a table below 

(o) The applicant neat install each hot altar SyStarn specified ho the Orating In the table below, oi that th• deralling's hot water is 
monad by that system If 85. table 'peones a cannot hot "Mar system for the Malling Man be applicant nxist connact that 
control woken to So dwelling, or 0.10 81• dealing's hot mar in Suppled by that canto/ systam. 

8/ ,f, 8/ 

(c) The applicant must inn* head. bathroom. kitchen and laundry of ille (Mar g. tha ventlabon artanr specified for that morn in 
Ms tatlir below Each such vonleallon systam must hays Ma operation control specified tor 0 In the table k, it/ 

(d) Tint appacant mud install the cooling and heating system/a **pawl 108 011 &Ming 080.0 81. 'Meng areas and 'Bedroom 
anus' haadIngs of tha 'Cooling' and 'Heating' columns In the taut. below. Inner at least flange:et/1CM ania tot IIM thinstang It 
no cooing or honing system Is speobad In th•lathr 100 'Littng areas' or 'Bedroom .0001, 1110 no Systems may be Installed in 
any arch areas Silo torn 'zoned' is tipectrod 0.040 88 or conddioning syntint, then Ito aystem must mode for dayroght 
zonirg batman Wag Nola and tockoonts. 

ti/ ei 

NO This commitment appalra lo inch roan CV area of do Careeing which Is Mood 50111.81111090851 'Artificial fighfincr column of 
ine MO Mew (Out Only 10 MO Mara spoon.° 101 Mal 1005101 May IS. appecam mit bOor. 0111 000 Votary bp* 080114C0 
fighting" thr ead. such morn 10 the dwelling is flumescant fighting or Kohl mating diode (LED) lighting If the horredirdcatee is 
spooned for a particular room or area, Man Ihn Aght ifings in that room 00 000 must only te coped. ol being usad for 
luorescant lighting or light *Meng diode (100)0911009 

V V 

Pa-- ns Eftronnel 	fox ots s -roe 900 15 	sirs on 2 3 CAStAdnia_2_3,1_3 	Cell:re Ss 	'  V_C2 	8.03 *Mar 21 Cocir,11,20.  

SM 2 
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buLvIdual pool Individual spa 

Dwelling Pool halting Timer Ono hosting lliner 
no. system 17110*1  

AI 
dwellings 

Appliances  IS  other en iciency aleesures 

Kitchen 	FIcrrigerator Well Dishwasher Clothes Clothes indoor or Private 
cooktop/oven ventilated 

1 ridge 
space 

wmher 19301  sheltered 
clothes 
drying line 

outdoor « 
unsheltered 
clothes 
drying tine 11101MillEM ESSEN.= 

(I11) llverrnet Comfort Show on 
DA plens 

Show on CC/CDC 
piens & spate 

Certifier 
check 

(a) The appicant roust attach the CaddlCata taloned to under 'Assessor details on Me horn page 018,413451X cerliScate (the 
"Assessor Certificate') lo the development appication and cone-truce. certificate application lot the proposed development (or. if 
Me applicant Is appying for a 0401715409 development certilicate for the proposed devebynent. to Mat application) The applicant 
musi also atlacll the ASsessor Certificate lo the application for • final occupation 0111440411 /Of 414 proposed development 

(b(154 Assess« Certificate must have bean issued by an Act:recited Assessor In accordance will the Thermal Gallon Prolocol 
(0)15. details of the proposed deveiopmen1 on the Aseessor Cereicale Mal be consistent wilh Me listens shown in Ile EIASIX 

Cortilicaes. inducing the de)ais shove in Mt 'Thermal th.or table beams. 
(4(15. apple-are must show on the plans acompanylng Me development applicadon tot the proposed development .0 maniere 

which Me Thermal Comfort Protocol requires lob. shown 00 10049 plans. Those plans must tear a stanip of endorsement horn 
Ihe Acaedited Assess:910 certify Mat Iles Is the case 

(4)151 applicant mint show on the pans accompanying the appkaticn to. .0000I00040.. certificate (or complying development 
oertficale. If applicable). al thermal perk:mance speoficabons set out In Me Assessor Cenificate. and all aspects of the proposed 
development which were used lo calculate those speoficiaccs 

(f) Dm applicant must construct tie doet4Saprnent N.0041405100 05th al thermal perkormanc4 specifications sot oat in the Assess« 
Cartilca:e. and In accordance with those aspects of Se development 977005500 05 application fix a COMplying 0404/01014411 
certificate whkh were used to calculate Nose specifications_ 

V V 

(g) Where 01.10 10 an In.slab !eating or cooing system the applicant must 

(ea) Install Insulation with an Ffivakie al nol leas ihan 1 0 wound te wheal ack2es of Ilw pennies.. ol the Web. or 
(bb) On. suspended goer. Install insulation with an R.value of not less than 1 0 underneath tie slab and around dur vertical 

edges of the perimeter ol the slab. 

V V V 

(11)15. appicant must constouct the Nears and walls ol te development in accordance wrth the specifications listed in We table 
below. V V V 

6.2 
0 COPYRIGHT 

ilEsE Cameos ran «Wad MO 114 
CCP/1930 1140501-1111 T11 P11311110 

PP,4114 

DRAMS 

010 

2011296 
Noriks DATE DETAILS REV 

ZOMAta=39:0-1?,. 
KNEMONIUSITAS Nt011ECTUREPTv 1.10 
humus la RucteoAs 1001,100 
1aSTERS0/0411CILIRE 

ICKITCASTIRSTRE /TLPT NO  
ADICIISIIILITY Font mum. 
03/R01EMESS2400014ACT «DTA 
18003ER2E0000153550A010 &EMEND 
SHOAOMENNECESSAAT REDJESTAIdaD 
eCer VERSOI FOR 060*E41011. WE MIMED 
OIRMSCIG 0 P1E0510120010 SCoOL Att 
0111100/41014 vEINECOISITE 

AV1ITMENTS 
SPITE DRAY& SCALE 
161220 
	

1.15*86*1  

FILE 
	

PROJ ARCH: 

PROJ: 	0410119 REVISION 

1165 	DA 34 1 

CLIENT 

LA. 	2 12,2 Hammondeare 
BICKERTON 

MASTERS 

ARCHIT 

Ws 1, Leal 1, 2 Cion Shit 
Wm; 	NSW 2061 
PHOW 	02 6059 4565 
04411.: 	botobrn.1th20s50  

PROJECT 

HAMMONDGROVE 
STAGE 3 APARTMENTS, 
MIRANDA 

Cooling Hoal ing Artiliclal lighting Nalural lighting 

Dwell In 
no 

living areas 

1 
aircondelioning 
4.5 Star (rtme 
Ming) 
(zoned) 

bedroom 
NUM 

1-phase 
alloonliticring 
4 5 Star (new 
rang) 
(zoned) 

living areas 

1-71,50e 
airconritioning 
4 $150 (riew 
rating) 
(zoned) 

bedroom 
area* 

1phase 
ercondaoning 
4 Star (new 
rating) 
(zoned) 

No. of 
bedrooms 
10100 *11047 

3 
(dwficated) 

No. ol 
firing War 
dining 
rooms 
1 
(dedcated) 

Each 
kitchen 

yeS 
(dedicated) 

All 
bathrooms/ 
toilets 

yes 
(delcated) 

Erich 
laundry 

yes 
(cleicaltd) 

All 
hallways 

750  
(dedicated) 

No. ot 	
nr

i 
bathroo i  

for 
toilets 

Mein 
kitcne 

112 1.phase 
airoondiboning 
45 Star (new 
rat(ng) 
(00040) 

1-pliese 
aircondrioning 
45 Star (new 
riding) 
(zoned) 

1 phase 
almondlioning 
ISIS, (new 
rat(1g) 
(zoned) 

1.phase 
eicondioning 
4S151 (new 
rating) 
(zoned) 

3 
(dedcated) 

1 
(dedcated) 

Isi 
(044ei1e4) 

Yei 
leledeetedl 

Yes 
(dedicieed) 

yes 
(olocelod) 

0 yes 

5.9. 
13, 14 

1-phase 
arconditioning 
45 Star (new 
rating) 
(zoned) 

1-phase 
akcondlicning 
4 5 Star (nevi 
riling) 
(zoned) 

1-71h004 
aircondboneig 
4 SIX (new 
rating) 
(zoned) 

1.phase 
arconationing 
45150 (new 
rating) 
(zonerg 

2 
(dedicated) 

1 
(docke)ed) 

yes 
(dedicated) 

yes 
(docketed) 

yes 
(dedicated) 

yes 
(dedcaled) 

0 yes 

1, 2. 3. 
4.9. 
10, 11. 
15, 18. 
17)9. 
1020. 
21.22. 
23.24. 
25.21. 
27.20. 
29.30. 
3132. 
33 

'phase 
iscondSoning 
4 5 Star (new 
rat)ng) 
(zoned) 

1-71151e 
akcondlioning 
4 55)w (nave 
raeng) 
(zoned) 

1Lphase 
ercondlioning 
4 Star (new 
rating) 
(zoned) 

lionase 
arcondlioning 
4 Star (new 
rating) 
(zoned) 

2 
(dedica)ed) (cknficated) 

yel 
91440110 

yes 
(4e004104) 

1  yes 
(65200146) 

Yes 
(cletkeleri) 

0 no 

6,3' X 	Pa-e. I Em.,o-e'ert 	405 WS, rso, gyi 	its-on 2 3 iC4SuARA4_2_33_3 	Cr1L00010 719110.1_01 	1.41-44:4/ 21 tlecentar 73111  ''0501 2 3 rCASDARNA_2_39_3 	Crtficre *La 77971.elLe2 	1140104003 21 DeLc -A,  216 pa;e • 
	 E35 X 	Pala-9 & En ...ro^-ee 	I', 0151100 cevai 

ChvehIng no. 

1 

101t0r I  load: 

/1103 ad,uLted tx-al,ng load (In ro.l'al'Iy.r) 

36.0 

Ale., 3d, t1:1011 CO< I ng load in  

31.0 

2 100 ISO 
3 240 17.0 
s 430 330 

6 530 220 
7 250 330 

9 200 140 

11 17.0 190 

12 100 520 

13 320 340 

14 430 240 

15 210 320 
17 130 ISO 

19 17.0 111.0 

21 330 340 

22 410 230 

23 420 260 

24 120 30.0 
25 *40 150 

26 113.0 140 
27 20.0 150 

2$ 230 430 

ra 37.0 3(0 
30 480 20.0 

31 370 210 

32 35.0 21.0 
33 51 0 200 

r15° 

	P 	Em-g,  .111 	+160 On r. ,44122-4 a+ 	or 25, C11,441._2_33_3 	NI 	1.2 /791-41._12 	1,0'2102i 21 12•2•,.. 2:1-0 
	 221.,211.18 

0 1 2 
	

5M 
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(b) Common areas and central systems/facilities 

(I) Winer Show no 
DA Mann 

Show on CC40C 
plans & specs 

Cent!In, 
check 

telt In carrying out UN dembpment. No applicant instals a showorhead. Mist lap or clothes washor Into a common area, than that 
ilem met rned No spocilicaions listed for 0)0 ON table.  

(b)lho EOM< must Install (or ammo Nal the deveknornont is sewad by) the alternative water supply system(s) mended In ere 
'Central sysNme column of the tads brow ki each esse. the systom medico sized be conigured and be conmetsd. as 
specified in the lade. 

V V 'V 

(e) A swimming pool or sm lifted in Meltable must not haven whole fin Ids) geator than Out spooled for th. pool or  spa In Ow 
tads. V V 

(d) A pool or ma tided M No UM must have a wear or sharing rt speeded forth, pool crap. Olin. table. 
V 

(a) The applicant must Instal each to. minder system listed in the table an that In system Is configured as specified In No tads. 
V V 

(I) ma applcant must ensure that 	Central coding system In.. cooling tower Is configured as specified N thie lad.. 
V V 

Al comma 	no common MAN 	 4 star 	 4  star 	 not scooted 
SRNS 

Central :yt.tenrs Sue Conf igumbon Con nesikin (to olkm id- 
Central waled. - SOM 0 To collect nor-off torn at least - irrigation of 1534 6 some mt. of common Imdmpod 
rainwater*.  stcernwatee (No • 2798.4 square metres of rod ma or buldngs in  ii area on Me site 
1) dmialccfnent - car washing In roar washing bays on the Ste 

- 0 0 Square motes of Impervious arm in Or. development 
• 1534 6 sowal0 metros of gardonAawn area In till 
de/downed 
- 00 squad molds of planter box area In the development 
(excludrig. in each Cafe. any attea which *Moab. or 
SuppINS. any Othaf Menai,* ardor supply systan). 

1=111111111111111=1111111111111 111 1 

(II) Energy Show on 
OA plans 

Show on CC/CDC 
pinns & specs 

Cortina, 
check 

(a) It in carrying out the development tha apalcant installs a vontiation sysNm In servico a common area specified In the NM 
below. Mon that vontlaion system nerst be of the type spocrfied lor that common am, and must mod Vie etre:fenny meas. 
spoofied. 

V V 

(b) In canyIng out Mill 0110elOpmeml. the appriCant MUM Instal. as the 'primary type of Miledal lignfing.  for nod% common  ma 
specifiwiln in lade borme No lighting specifdd tor that common area This lighting must meet the Moloney muerte spacifiod. 
The applicant must also InStal Al Centralia.' lighting COMM4 SyStarn Of Braking Management SySten1 (MS) bath. common  area, 
where speeded. 

V V 

(c) ma applicant mud Install Sr. systems and futures 'model in the 'Central onergy system' column ol I. tad* bdow In each 
case, tho system or fixture must bo of the typo, and met the somifications, fisted  tor  II in the table. V V V 

Common area ventaation system _ _ Common areo lighting 

Common area 

Car pant area (0asornmA) 

Ventibtlon system typo 

inerelbion (supply • 
exhaust) 

Vontital ion efficiency 
eneasure 
carton monoxide 610.10.0 
1150 fan 

Primary typo 01 arldulat 
aghtmg 
luoreseant 

Lighting off «Toney 
meosore 
lola NOM and 100100 
sensors 

00  

Lighting controi 
systemn3mS 

Lth car (No.1) Ightemitting dodo con.ded b Ideal button No 
Lit car (No 2) - •  light-emitting dodo conned. b Olt cal button No 
Switch roan (13asomont) no mechanical trandation - fomented manual on ) manual off No 
Tank/sevices (Basement) no machmical vonilation - ettormicent stoned on / manual off NO 
Ern Store (Bnmmed) no mochanical vaned., - ismer-ant motion moors No 
Lift lobby (Bosomed) no motioning' vonfration Ightemiting dole matkm wows No 
Theatre (DrOunt) air MilditiOning sot* m time docker ESNS contored kinemiterg dicde mobon sensors No 
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 HammondCare Miranda Stage 3 Apartments Landscape Works
HammondCare

LANDSCAPE PRINCIPLES

General
The overall landscape design intent is to provide a garden setting to the proposed
apartment building which will provide residents with pleasure and delight, comfortable
and convenient paths of movement around the larger site and a strong sense of
familiarity with garden settings that they would likely have experienced in earlier life. The
landscape is designed with the needs of people with decreasing levels of mobility,
flexibility, and possible reducing cognition, in mind.

Tree retention/compensation
There are a number of existing trees on the site, including Eucalypts, Casuarina,
Pittosporum and Camphor Laurels (refer Arborist's report). In addition, there are four
Melaleuca quinquenervia on the Bellingara Road footpath directly in front of the site.

Trees to be removed are -
The eucalypts to the Bellingara Road side of the proposed building. These are to be
removed because the excavation proposed for the building and basement, plus the
additional groundworks required to provide an external ground level below internal floor
level, will impact on the critical root zones to an extent that will mean that they are no
longer viable in the short-mid term.
Existing vegetation along the northern boundary. Weed species (Camphor Laurel) will be
removed. The Pittosporum will be retained. Of two Casuarina in this area, it is proposed
to retain the specimen to the west, which will be located within a communal area. The
specimen to the east is proposed for removal because it is judged to be an unsuitable
tree to accommodate in a small private garden.
Trees to the south of the proposed building. In this area there are two Casuarina. One is
directly impacted by the building footprint, and so will be removed. A second Casuarina
close to the roadway will be retained.
A number of new trees in excess of those being removed - and of species which will be
more appropriate to the new development - will be planted as part of the development.
Refer to the Landscape Plan.

A Strong connection
The ability of the residents in the new apartments to access the existing facilities in Stage
Two - and in the proposed Social Club to be built to the east - will be supported with
accessibly graded, firm pavements, clear lines of sight and improved safety in road
crossings. These routes will also be lit and shaded by new tree planting.

B Communal spaces
On approach to the new apartment building, a communal garden will be located to the
north-west of the main entry. The garden components include lawn, high quality
pavement, furniture, planting and a water feature. The style is relaxed and quietly
traditional. Glazed doors and windows provide access and a visual connection through to
interior communal spaces. This spatial continuity continues through the building to a
second terrace on the northern side, which will suit social gatherings in a more enclosed
setting.

C Appropriate private gardens
Ground floor apartments will have gardens, with planting and areas of pavement for the
placement of outdoor furniture. The gardens have been designed with the aim of them
being generous in size, but not so large that their maintenance will become onerous.
Staff on site will assist in aspects of garden maintenance as necessary.
In part these ground floor apartment gardens occur directly above the basement carpark,
so soil levels will have to be built up over the structure. The walls which will contain these
raised garden beds will be approximately 600-700 mm high and so will provide
comfortable gardening opportunities for people with reduced mobility and flexibility.

D Planted boundaries
Boundary planting to the north and west of the proposed building is part of the overall
landscape approach. To the north the planting will provide visual privacy and
enhancement of the views on to the industrial landuses in that direction. Plant selection
will incorporate evergreen large shrubs/small trees for a year-round screening, with taller,
deciduous trees for scale, higher level summer screening and summer shade, and
access to winter sunshine.
To the west the planting approach will be based on a palette of native species. The
reasons for this include the re-instatement of the Eucalypts which will have been
removed, theme continuity with other plantings existing on site and the Melaleuca on the
footpath, provision of habitat and year-round protection from western sun.

E Supporting existing WSUD
The existing rain garden which forms a central road island will be retained. Minor
adjustments to the kerb and re-arrangement of planting will be undertaken to enable
construction of a path which will provide pedestrian access between the major
destinations south and north. The path will take the form of a low level boardwalk,
enabling retention of the rain garden conditions beneath. Seating will be provided
mid-way along this path as a resting opportunity for those walking between the facilities.

F Planting integrated with the building
Containerised planting is to be incorporated into a section of the building's south
elevation to provide an attractive emphasis to the building entrance.
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 HammondCare Miranda Stage 3 Apartments Landscape Works
HammondCare

SCALE 1:150

0 10m421

A1 UNREDUCED

Irrigated Lawn

Mass Planted Areas

Steel Garden Edge

Proposed Shrub as
indicated

Proposed Tree as indicated

Existing Tree to be
Retained*

Existing Tree to be
Removed*

Tree Protection Zone*

Concrete Pavement -
Reinforced, Coloured,
Broom Finished

LEGEND

Precast Concrete Pavers
Over Concrete Base

Stone or Ceramic Tiled Over
Concrete Base

Composite Fibre Deck
Surface

Concrete Road Surface to
Match Existing

Asphalt Vehicular Pavement

Proposed Kerb and Gutter

Timber/Faux Timber Garden
Fencing

Retaining Wall - Stone
Faced to Public Face,
Rendered and Painted to
Private Face

Seats with Central Planter

Bench Seats with Back

* Refer to Arborist's Report

x

Street Trees and Feature Entry Trees

Up Ulmus parvifolia - Chinese Elm

Gb Ginkgo biloba - Ginkgo

Deciduous Trees

DT Ulmus parvifolia - Chinese Elm

Ginkgo biloba - Ginkgo

Nyssa sylvatica - Tupelo

Pistacia chinense - Pistacia

Native Trees

NT Angophora costata - Sydney Red Gum

Elaeocarpus reticulatus - Blueberry Ash

Eucalyptus haemastoma - Scribbly Bark

Hedging

H Acmena smithii "Hot Flush"- Lili Pili
Camellia sasanqua cultivars - Camellia

Large Shrubs

LS Banksia ericolia - Banksia
Cordyline australis - Cabbage Tree

Syzigium luemannii - Lili Pili

Strelitzia nicolai - Bird of Paradise

PLANTING PALETTE

Private Gardens

Acanthus mollis - Bears Breeches
Convolvulus mauritanicus - Morning Glory

Hypericum calycinum - Hypericum

Parthenocissus tricuspidata - Boston Ivy

Lavandula stoechas - Lavender
Rosmarinus offcianalis - Rosemary

Rosa cultivars - Rose

Cilvea miniata - Clivea
Agapanthus orientalis - Agapanthus

Liriope muscari - Muscari

Public Area Gardens

Agapanthus orientalis - Agapanthus

Convolvulus mauritanicus - Morning Glory

Rosmarinus offcianalis - Rosemary

Cordyline fruticosa - Palm Lily

Small Shrubs, Groundcover and Climbers

Native Planting

Lomandra "Tanika"- Lomandra
Melaleuca hypericifolia - Melaleuca

Westringia fruicosa - Coast Rosemary

Small Shrubs, Groundcover and Climbers

Feature Entry Planting

Rosa cultivars - Rose

Cilvea miniata - Clivea
Agapanthus orientalis - Agapanthus

Begonia spp - Begonia

Agave attenuata - Agave

Strelitzia juncea - Bird of Paradise

North Screen Planting

Lomandra "Tanika"- Lomandra
Melaleuca hypericifolia - Melaleuca

Westringia fruicosa - Coast Rosemary

Agapanthus orientalis - Agapanthus

Strelitzia juncea - Bird of Paradise

Parthenocissus tricuspidata - Boston Ivy
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Soil and Water Managenent Legend

Construct temporary sediment fence

Install sandbag sediment traps  

X

Install sediment trap for drop inlet

Construct temporary sediment basin

Construct temporary stabilised site entry
with shaker grid

Construct temporary sediment
fence around perimeter of site.
Refer detail on drawing 0011 (typ)

Provide temporary sediment trap for
drop inlet (geotextile filter fabric).
Refer detail on drawing 0011 (typ)

Provide temporary sandbag sediment trap.
Refer detail on drawing 0011 (typ)

Construct temporary stabilised
site entrance with shaker grid
at existing site entrance location.
Refer detail on drawing 0011 (typ)

Indicative location of temporary
sediment basin. Details to be confirmed
during detailed design stage.

Provide temporary sandbag sediment
trap on-grade.
Refer detail on drawing 0011 (typ)

Refer to Landscape architect's
plans for tree removal
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GN1 All workmanship and materials shall comply with the National
Construction Code of Australia and the relevant current
Australian Standards.

GN2 Any discrepancies, omissions or errors shall be reported to the
Superintendent for clarification before proceeding with the work.

GN3 Do NOT scale measurements from the drawings.

General Notes Concrete Notes

General

CN1 Use "AS3972 - 2010 - General purpose and blended cements -
Type GP" cement (UNO).

CN2 All concrete shall be subject to project control sample and
testing to AS3600 - 2009 - concrete structures.

CN3 Consolidate all concrete, including footings and slabs on ground
with mechanical vibrators.

CN4 Cure all concrete as follows -
- keep surfaces continuously wet for 3 days, then
- prevent moisture loss for the next 4 days using polythene
sheeting or wet hessian protected from wind and traffic, and then
allow drying out.
- curing compounds may be used provided that they comply with
AS3799 and they do not affect floor finishes.
- PVA-based curing compounds are NOT acceptable.

CN5 Fix reinforcement as shown on drawings. The type and grade is
indicated by a symbol as shown below -

N hot rolled deformed bar, grade 500
R plain round bar, grade 250
SL / RL hard drawn wire fabric square 

or rectangular

following this symbol a numeral indicates the specified diameter.

CN6 Provide bar supports or spacers to provide concrete cover as
detailed to all reinforcement.

Concrete Pavements

CN7 Concrete mix parameters -
maximum aggregate size 20mm
flexural strength at 28 days = 3.5 MPa, F'c= 32 MPa, (UNO)
flexural strength at 90 days = 3.85 MPa
max water/cement ratio = 0.55
max shrinkage limit = 650 micron strains (AS1012.13-1992)

cement to be type "SL" (normal cement) to AS3972-2010
slump = 80mm

CN8 Early age saw cutting ('softcut') or similar shall be used for initial
saw cut. It is to be performed as soon as the concrete has
hardened sufficiently, to prevent excessive chipping, spalling, or
tearing regardless of time or weather conditions.

CN9 Joint layout shall be as detailed on the plans.

CN10 Provide 10mm wide expansion joints between all buildings, other
structures and pavements.

CN11 Bond breaker to be two (2) uniform coats of bitumen emulsion all
over the exposed surface and on end.

CN12 Dowels and tie bars to meet strength requirements of structural
grade steel in accordance with AS ISO 1302 - 2005 - 
geometrical product specifications.
Dowels and tie bars shall be -

straight,
to length specified,
all dowels to be hot dip galvanised,
sawn to length not cropped.

CN13 Dimensions of sealant reservoir dependant on the sealant type
adopted. Superintendent approval to be obtained for sealant and
reservoir dimensions and detail proposed by the contractor.
Refer to plans for typical arrangement and sealant.

CN14 Prior to the placement of concrete in the adjacent slab, 'Ableflex'
filler shall be adhered to the already cast and cleaned concrete
face using an approved waterproof adhesive. Adhesive shall be
liberally applied to the full face of the concrete slab to be covered
by the filler, and on the full face of the filler to be adhered.

CN15 The base course shall be kept moist (not wet) by sprinkling with
water immediately prior to pouring the concrete.

CN16 All work to be finished to satisfy its intended use as shown on
the plans, and / or in accordance with the specification.

Kerbing Notes

CN17 All concrete kerbs to have a minimum characteristic compressive
strength F'c=25MPa (UNO).

CN18 All kerbs, dish drains, etc. to be constructed on 75mm minimum
base course.(UNO on the Drawings)

CN19 Kerb expansion joints shall be formed from 10mm 'Ableflex' (or
approved equivalent) for the full depth of the section.

CN20 Expansion joints shall be located at drainage pits, tangent points
of curves and elsewhere at 12m maximum spacing (UNO).

CN21 Tooled joints shall be min 3mm wide and located at maximum
3m spacing.

CN22 Integral kerb joints shall match the location of the pavement
jointing.

SN1 Datum :
Origin of levels :
Origin of co-ordinates :
Survey prepared by :

SN2 The contractor must verify all dimensions and existing levels on
site prior to commencement of work, and report any
discrepancies to the superintendent.

SN3 All existing services (including any not shown on the plans) must
be accurately located in position and level prior to any
excavation. Any discrepancies shall be reported to the
superintendent. minimum service clearances shall be maintained
from the relevant service authority.

SN4 The contractor shall arrange for all setting out by a registered
surveyor.

SN5 It is the contractors responsibility to notify the Department of
Land and Property Information NSW, of any survey marks that
will be destroyed in the construction of works.
Contact Head Office on 1300 052 637 www.lpi.nswgov.au and
http://scims.lpi.nsw.gov.au/status_report_frames.html

SN6 The contractor shall obtain all regulatory authority approvals at
their own expense.

SN7 Where new works abut existing, the contractor must ensure that
a smooth and even profile, free from abrupt changes is obtained.

SN8 All disturbed areas shall be restored to their original condition,
unless specified otherwise.

SN9 Excavated trenches shall be compacted to the same density as
the adjacent natural material. Any subsidence's during the period
to be rectified as directed by the superintendent.

SN10 Any existing trees which form part of the final landscaping plan
will be protected from construction activities in accordance with
the landscape architect's details and / or by -

Protecting them with barrier fencing or similar materials installed
outside the drip line, ensuring that nothing is nailed to them,
prohibiting paving, grading, sediment wash or placing of
stockpiles within the drip line except under the 
following conditions -

Encroachment only occurs on one side and no closer to the 
trunk than either 1.5m or half the distance between the outer 
edge of the drip line and the trunk, which ever is the greater,
a drainage system that allows air and water to circulate 
through the root zone (eg a gravel bed) is placed under all fill 
layers of more than 300mm care is taken not to cut roots 
unnecessarily nor to compact the soil around them.

SN11 Receptors for concrete and mortar slurries, paints, acid
washings, light-weight waste materials and litter are to be
emptied as necessary. Disposal of waste shall be in a manner
approved by the superintendent or as specified in the works
contract.

Siteworks Notes

Australian Height Datum (AHD)
SSM 87459 RL 19.885

Mapping Grid Of Australia (MGA)
LTS Lockley
810 Pacific Hwy, Gordon, NSW 2072
PH 1300 587 000 (www.ltls.com.au)

SW1 For commercial or industrial sites -

approved spigot and socket reinforced concrete pipes with

shall be Class 3 approved spigot and socket reinforced concrete
pipes with rubber ring joints (UNO).

DWV grade Class SN8 in accordance with AS/NZS 1260 : 2009
- PVC-u Pipes and Fittings for Drain, Waste and Vent
Application with solvent welded joints.

SW2 Equivalent strength fibrous reinforced concrete (F.R.C.) and / or
high density polyethylene (H.D.P.E.) may be used subject to
approval by the superintendent.

SW3
be via purpose made fittings (UNO).

SW4 Minimum grade to stormwater lines to be 1% (UNO).

SW5 Contractor to supply and install all fittings and specials including
various pipe adaptors to ensure proper connection between
dissimilar pipework.

SW6 All connections to existing drainage pits shall be made in a
tradesman-like manner and the internal wall of the pit at the
point of entry shall be cement rendered to ensure a smooth
finish with no protrusions.

SW7 All in-situ concrete pits to be 32Mpa minimum at 28 days.

SW8 Pits and pipes in areas of salinity hazard shall have increased
cover to any reinforcement.

SW9 Precast concrete pits may be installed in lieu of cast in-situ pits,
when pipe junctions are accommodated within the overall
dimensions of the pit, and approved by the superintendent.

SW10Pits deeper than 1000mm shall have step irons installed in
accordance with the local or statutory authority requirements.

SW11Bedding shall be Type H2 (UNO) for pipes not under pavements,
and Type HS2 for pipes under pavements in accordance with
AS/NZS 3725 : 2007 - Design for Installation of Buried Concrete
Pipes.

SW12Backfill trench with sand or approved granular backfill to 300mm
(min) above the pipe. Where the pipe is under pavements
backfill remainder of trench to pavement subgrade with sand or
approved gravel sub-base compacted in 150mm layers to 98%
standard maximum dry density. The contractor is to ensure
compaction equipment is appropriate for the pipe class used.

SW13 Where stormwater lines pass under floor slabs DWV grade
PVC-u rubber ring joints are to be used (UNO).

SW14 Where subsoil drainage lines pass under floor slabs and
vehicular pavements, unslotted PVC-u DWV grade Class SN8
pipe shall be used.

SW15
'Nylex' strip drain surrounded with 150mm of 20mm blue metal
or gravel, and wrapped in 'Bidim' A24 geotextile filter fabric or
approved equivalent, at invert of incoming upstream pipe on
each pit.

Stormwater Notes

ES1 Existing services have been plotted from supplied data and as
such their accuracy cannot be guaranteed. It is the responsibility
of the contractor to establish the location and level of all existing
services prior to the commencement of any work. Any
discrepancies shall be reported to the superintendent.

ES2 The contractor shall allow for the capping off, excavation and
removal if required of all redundant existing services in areas
affected by works within the contract area, as shown on the
drawings unless directed otherwise by the superintendent.

ES3 The contractor shall ensure that at all times services to all
buildings not affected by the works are not disrupted.

ES4 If required, the contractor shall construct temporary services to
maintain existing supply to buildings remaining in operation
during works to the satisfaction and approval of the
superintendent. Once diversion is complete and commissioned
the contractor shall remove all such temporary services and
make good to the satisfaction of the superintendent and the
relevant service authority.

ES5 Interruption to supply of existing services shall be done so as not
to cause any inconvenience to the principal. The contractor is to
gain approval from the superintendent for time of interruption -
the contractor is responsible for all liaison.

ES6 All branch gas and water services under driveways and brick

extending a minimum of 500mm beyond the edge of paving.

ES7 Clearance and cover requirements shall be obtained from the
relevant service authority before commencement of works and
shall be adhered to at all times.

ES8 Care is to be taken when excavating near existing services. No
mechanical excavations are to be undertaken over telecom or
electrical services. Hand excavate in these areas only .

Existing Services Notes

LM1 All linemarking works to be in accordance with either the current
Australian standard AS1742.2-2009-Manual Uniform Traffic
Control Devices, or as shown on the plans or as directed by the
superintendent.

LM2 The scope of work shall include all pavement markings to roads
and carparks.

LM3 The work carried out and testing performed shall comply with the
current, relevant Australian standards and RMS standards
where necessary.

LM4 All markings shall be spotted out and verified by the contractors
representative prior to application.

LM5 Paint shall be applied at a wet thickness of between 0.35mm -
0.45mm.

LM6 Paint shall only be applied to clean and dry surfaces.

LM7 All longitudinal lines shall be applied by a self-propelled
machine.

LM8 Linemarking removal shall be carried out by grinding or
sandblasting. Removal by burning will not be permitted.

LM9 The extent of linemarking to be eradicated shall be confirmed on
site prior to removal. Any markings incorrectly removed shall be
reinstated at the contractor's expense.

LM10 All markings shall be completed in a workmanlike manner and
be straight, smooth and with even curves. Any non-conforming
work, shall be removed and reinstated at the direction of the
superintendent at the contractor's expense.

LM11 Linemarking on AC pavements to be provided no sooner than
7-10 days once the asphalt has set.

Linemarking Notes
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General Instructions

SWM01 These plans present a conceptual soil and water
management plan (SWMP) only and shows a possible way of
managing soil and erosion. The contractor shall be
responsible for the establishment and management of the
site and preparing a detailed plan and obtaining approval
from the relevant authority prior to the commencement of any
works.

SWM02  This plan is to be read in conjunction with the engineering
plans and any other plans, written instructions, specification
or documentation that may be issued and relating to
development of the subject site.

SWM03  The contractor will ensure that all soil and water management
works are consistent with 'Managing Urban Stormwater -
Soils and Construction' - also known as 'The Blue Book'.

SWM04  All builders and sub-contractors shall be informed of their
responsibilities in minimising the potential for soil erosion and
pollution to downslope lands and waterways.

Erosion Control

SWM05  Water shall be prevented from entering the permanent
drainage system until sediment concentration is less then or
equal to 50mg/L, ie the catchment area has been
permanently landscaped and / or any likely sediment has
been filtered through an approved structure.

SWM06 Any sand used in the concrete curing process (spread over
the surface) will be removed as soon as possible and within
10 working days from placement.

SWM07  Acceptable receptors will be constructed for concrete and
mortar slurries, paints, acid washings, light-weight waste
materials and litter.

SWM08 'Sediment' fencing will be installed as indicated on the plans
and at the direction of site superintendent to ensure
containment of sediment. The sediment fencing will outlet or
overflow under stabilised conditions into the sediment basin,
to safely convey water into a suitable filtering system should
the pores in the fabric block.

SWM09 Stockpiles should not be located within 5m of trees and
hazard areas, including likely areas of concentrated or high
velocity flows such as waterways, drainage lines, paved
areas and driveways. Where they are within 5m from such
areas, special sediment control measures should be taken to
minimise possible pollution to downstream waters. Measures
should also be applied to prevent the erosion of the stockpile.

SWM10 All cut and fill batters are to be seeded and mulched within 14
days of completion of formation.

SWM11 Any existing trees which form part of the final landscaping
plan will be protected from construction activities by-

a. Protecting them with barrier fencing or similar materials
installed outside the drip line,

b. Ensuring that nothing is nailed to them,
c. Prohibiting paving, grading, sediment wash or placing of

stockpiles within the drip line except under the following
conditions,

(i)    Encroachment only occurs on one side and no closer to
the trunk than either 1.5 metres or half the distance
between the outer edge of the drip line and the trunk,
which ever is the greater,

(ii)   A drainage system that allows air and water to circulate
through the root zone (e.g. a gravel bed) is placed under
all fill layers of more than 300 millimetres depth

(iii)   Care is taken.

SWM12  During windy weather, large disturbed unprotected areas
should be kept moist (not wet) by sprinkling with water to
keep dust under control.

SWM13 Temporary protection from erosive forces will be undertaken
on lands where final shaping has not been completed but
works are unlikely to proceed for periods of two months or
more (eg. on topsoil stockpiles). This may be achieved with a
vegetative cover. A recommended listing of plant species for
temporary cover is -

 i) autumn/winter sowing - oats/ryecorn at 20 kg/ha
   - japanese millet at 10 kg/ha

ii) spring/summer sowing - japanese millet at 20 kg/ha
  - oats/ryecorn at 10 kg/ha

SWM14 Diversion banks / channels will be rehabilitated as soon as
possible and within 5 working days from their final shaping.
Other than in the winter months, suitable materials include
turf grasses such as Couch or Kikuyu. During winter, or at
other times when temporary rehabilitation (more than 3
months) is required, it is suggested that hessian cloth is used
but only if tacked with appropriate pegs and an anionic
bitumen emulsion. Foot and vehicular traffic should be kept
away from these areas.

SWM15 Undertake site development works in accordance with the
engineering plans. Where possible, phase development so
that land disturbance is confined to areas of workable size.

Construction Sequence

SWM16 Where practical, the soil erosion hazard on the site should
be kept as low as possible. To this end, works should be
undertaken in the FOLLOWING SEQUENCE -

(i)    Install inlet sediment traps to all gully pits fronting the site,

(ii)    Install a 1.8m chain wire fence around the boundaries and
attach hessian cloth or similar to it on the windward side (ties
at the top, centre and bottom and at 1m intervals or as
instructed by the superintendent),

(iii)  Install geofabric sediment fence and sediment traps around all
permanent stormwater reticulation structures as shown on
the plan,

(iv)  Construct stabilised construction entrance as shown on the
plan or to location as determined by superintendent,

(v)   Install diversion banks along the boundary where required,
rehabilitate disturbed lands downslope from the basins within
20 working days,

(vi)  Ensure that the sediment basin is directed onto a turfed area
and drains to a suitable location. A temporary stormwater line
may be necessary to convey the flows to this location.
Construct diversion channels at the boundary to drain into the
sediment basin as shown on plans,

(vii) At completion stabilise site and decommission sediment basin
and all erosion control devices.

SWM17 Temporary soil and water management structures will be
removed only after the lands they are protecting are
rehabilitated.

SWM18 Final site landscaping will be undertaken as soon as possible
and within 20 working days from completion of construction
activities.

Site Inspection and Maintenance

SWM19 At least weekly and after every rain fall event, the contractor
will inspect the site and ensure that -

(i) Drains  and all sediment control devices operate
effectively and initiate repair or maintenance as required,

(ii)    Receptors for concrete and mortar slurries, paints, acid
washings, light-weight waste materials and litter are to be
emptied as necessary. Disposal of waste shall be in a
manor approved by the superintendent,

(iii)   Spilled sand (or other materials) is removed from hazard
areas, including likely areas of concentrated or high
velocity flows such as waterways, gutters, paved areas
and driveways,

(iv)  Sediment is removed from basins and / or traps when less

disturbed lands, and / or less than 500mm depth remains
in the settling zone. Any collected sediment will be
disposed in areas where further pollution to down slope
lands and waterways is unlikely,

(v)   Rehabilitated lands have effectively reduced the erosion
hazard and initiate upgrading or repair as appropriate.

SWM20 The contractor shall provide all monitoring control and testing.

Soil and Water Management Notes

Note
This plan is a concept only. It is created to highlight
some of the sediment and erosion control
measures which may appear. The contractor is
responsible for the final design and ensuring all
measures are taken to protect the environment.
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