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Master plan Development
Anson Street, St. Georges Basin
Mr David deBattista

1. INTRODUCTION

Mr David deBattista is proposing a mixed residential and commercial development over lots 1 and 6
DP1082382 off Anson Street, St Georges Basin. The expected yield of the proposal is 15 buildings consisting
of 88 x 2bed & 292 x 3bed residential units and 2,233m2 of commercial space, plus associated parking. See
Appendix A, layout plan and yield summary for proposed developments.

Buildings A & B are subject to a determination of an existing submitted DA.

The subject site is currently zoned part Mixed Use B4 and part General Residential R1 under the Shoalhaven
Local Environmental Plan 2014.

2. THESITE

The existing site comprises the two parcels mentioned above totalling approximately 3.59Ha of land. The site
is located at the eastern edge of the St Georges Basin commercial area, and fronts Anson Street, St Georges
Basin (see figure 1).

The site is bounded by private property to the north, south, east and west, with a small Public Reserve to the
north east. Anson Street bisects the property and there are two local streets connecting the land to the north
with the existing road network, one of which is physically constructed. The property to the south is fully
cleared and developed; while to the east are developed residential lots. To the west is a mix of developed
residential lots and developed and undeveloped commercial lots.
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Figure 1: Site Plan
The site predominantly is comprised of gently sloping land to the west.

The site is predominantly cleared. Vegetation clearing has been undertaken by Shoalhaven City Council for
the construction of the Road networks and under development application SF10111 in preparation for further
development. There are scattered trees and isolated patches of undisturbed vegetation that remain.
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3. INFRASTRUCTURE REVIEW

The following infrastructure has been reviewed as outlined below:

Sewer — Shoalhaven Water

Water Supply — Shoalhaven Water

Road and Stormwater drainage— Shoalhaven City Council
Electricity Reticulation — Endeavour Energy
Telecommunications — Telstra & NBNco

A drawing showing approximate locations of existing infrastructure is shown in Appendix B. This plan also
shows the proposed sewerage construction within the site to service the development.

3.1. SEWERAGE INFRASTRUCTURE
3141 PHYSICAL INFRASTRUCTURE

The site is currently partially serviced with sewerage reticulation and there is an approved design to fully
service the remainder of the site that will cater for the proposed development (Appendix B). If the land to the
north of Anson Street is subdivided, additional sewer will be required to be provided to cater for this. As part of
Shoalhaven Water's Development Servicing Plans for Sewerage Services (2013), it has been identified that
upgrading or augmentation of the existing sewerage pumping station (SPS17) at the end of Collette Place is
proposed however there is no upgrading or augmentation of the existing sewerage gravity mains (GM) leading
into SPS 17 proposed.

An assessment (Appendix C) of the capacity of the existing GM upstream, through and downstream of the
development, has been undertaken based upon design information provided by Shoalhaven Water and WSA
sewer design.

The results are that the line immediately upstream of the development has a maximum capacity of 284ETs
and an expected load of 229.9 ETs and is adequate to cater for orderly development permissible for the
current zonings. The existing sewer downstream of the development site typically has a maximum capacity of
284 ETs (but in some locations is as low as 164ETs) but an expected load from development (other than the
proposed development) are well above these values for all bar one line thus indicating that even without the
proposed development the existing sewer is inadequate to cater for orderly development permissible for the
current zonings. It has also been determined that were the site to be developed with single storey mixed
commercial/medium density buildings the gravity sewer mains outside the site will still be inadequate to cater
for this basic level of development.

As the capacity of the sewer lines will not be exceeded as a result of this development alone, and the existing
sewer will be inadequate to cater for orderly development permissible for the current zonings, we believe that
the sewer lines from the existing manhole EA/9 to the Collette Place SPS17 require upgrading by Shoalhaven
Water, independent of this development. We have raised the matter with Shoalhaven Water on 10 November
2011 (see Appendix D). At the time of writing this report Shoalhaven Water have not made any formal reply to
our correspondence, however in a telephone conversation with Ljupco Lazarevski on 2 March 2017 it was
indicated that there was no proposal under the current Development Servicing Plans for sewerage Services
(2013) for any other upgrading within this system other than that noted above.

In conclusion, the sewerage infrastructure that is proposed to be installed by the developer will adequately
service the development and provides no constraints to development proceeding. It is noted however the
existing sewerage infrastructure downstream of the site will not adequately service either the development or
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for that matter any other development permissible in the zone (even single story mixed commercial/medium
density buildings). The inadequacies of the existing sewerage infrastructure are the responsibility of
Shoalhaven Water and need to be addressed as this inadequacy will restrict development for the whole
precinct from proceeding.

3.1.2 DEVELOPMENT CONTRIBUTIONS

The development contributions payable are in accordance with DSP2005 indexed to current rates.
This contribution is paid to Shoalhaven Water prior to the release of the Construction Certificate.

3.2. WATER SUPPLY INFRASTRUCTURE
3.21 PHYSICAL INFRASTRUCTURE

The site is currently serviced with water supply infrastructure via an existing DN250 main located along the
southern side of Anson Street.

Water supply reticulation to each building will be the responsibility of the developer. Water mains are
assumed to be adequately sized to cater for the necessary requirements of Shoalhaven Water for pressure
and flow including provision of fire hoses to the buildings in accordance with AS2419.1 to ensure suitable
water is available for fire fighting purposes.

In conclusion, the existing water supply infrastructure, installed by Shoalhaven Water, and the proposed water
supply infrastructure to be installed by the developer will adequately service the development and provides no
constraints to development.

3.22 DEVELOPMENT CONTRIBUTIONS

The development contributions payable are in accordance with DSP2005 indexed to current rates.
This contribution is paid to Shoalhaven Water prior to the release of the Construction Certificate.

3.3. ROAD AND STORMWATER DRAINAGE INFRASTRUCTURE AND WASTE SERVICES
3.31 PHYSICAL INFRASTRUCTURE

The Road link connecting Anson Street and Island Point Road, including roundabout at the intersection of
Anson Street and Island Point Road as well as a link to the IGA shopping complex is constructed and includes
the provision of sealed residential access and associated stormwater drainage. Consultation with Shoalhaven
City Council indicates that this piped drainage system has been designed to cater for the 1:5 year event, on
the assumption that the surrounding properties are undeveloped. Consequently the proposed development will
be required to provide stormwater detention to limit the discharge from the site to the pre-developed case in
accordance with DCP2014. No additional Road network infrastructure is proposed or required for the
development.

It is assumed the roads constructed by Shoalhaven City Councils contractor through the development are to
an acceptable standard for public road and will be suitable for waste collections services and access. A noted
exception is the provision of street lighting which has not been constructed with the road network (see section
3.4) and will be required to be constructed as part of this application.
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In conclusion, the road and stormwater drainage infrastructure currently constructed is adequate to serve the
development (including waste collection services) and provides no constraint to the development. On-site
detention will be a requirement of any development, in accordance with DCP2014, limiting the post-developed
flows to the pre-developed case.

3.3.2 DEVELOPMENT CONTRIBUTIONS

The development contributions payable are in accordance with the Shoalhaven Section 94 Contributions Plan
2010.

These contributions are paid to Shoalhaven City Council prior to the release of the Subdivision Certificate.

3.4. ELECTRICITY INFRASTRUCTURE
3.4.1 PHYSICAL INFRASTRUCTURE

The site has access to existing overhead electrical cables infrastructure in Island Point Road, to the west, and
underground electrical cables infrastructure in Anson Street, to the east, all owned and operated by Endeavour
Energy (EE). The location of the existing infrastructure is shown on APA drawing 24889-09 (Appendix B).
Design and construction of Street lighting and internal underground reticulation (including provision of pad
mount substation(s) if and as required) within the development will be fully funded by the developer.

No correspondence with EE as regards the expected load for the development has been made or is possible
until such time as the development has been determined. Once approval is granted to the development
application will be made to EE to determine the requirements, it is anticipated this will be the need for a level 3
Service provider to undertake a design for the Electrical supply. This will determine whether the existing
system does or does not have the capacity to cater for the full expected load. Funding arrangements for this
will be determined at design stage.

In conclusion, the electrical infrastructure that is proposed to be installed by the developer will adequately
service the development.
342 DEVELOPMENT CONTRIBUTIONS

The funding arrangements for electrical infrastructure are documented in the IPART report “Capital
Contribution and Repayments for Connections to Electricity Distribution Networks in New South Wales” - Final
Report - April 2002.

The IPART determination outlines the manner in which funding for the various aspects of any required works
are calculated. Some works are funded by Endeavour Energy (e.g. zone substation augmentation and high
voltage works feeding more than one development), some works are developer funded (e.g. high and low
voltage reticulation) and some works are jointly funded.

The final breakdown on funding arrangements will be determined once detailed electrical designs are carried
out and proposed works approved by Endeavour Energy.

3.5. TELECOMMUNICATIONS INFRASTRUCTURE
3.51 PHYSICAL INFRASTRUCTURE

The site is currently serviced with telecommunications services to the existing dwelling.
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Telstra has a statutory requirement to service all developments with telecommunications services. The pit and
pipe infrastructure for this is provided 100% by the Developer and the cables/fibre optic provided 100% by
NBNco (if within the footprint) or Telstra under the current operating practices. To that end, during the
installation of the electrical infrastructure, the Developer will arrange for supply of labour and materials (pit and
pipe) to service the development, with the final infrastructure installation to be scheduled by either NBNco or
Telstra (as applicable) to suit the requirements for supply at construction stage.

The development will be registered with Telstra and NBNco to determine which authority the development falls
under and to allow the appropriate organisation to provide the necessary pre-provisioning services. Closer to
the construction phase, a design will be undertaken, at the developers expense and an Application for
Reticulation will be made to enable Telstra or NBNco (as applicable) to allow any works required outside the
development to be completed.

In conclusion, the telecommunications infrastructure will be installed partially by the developer and partially by
Telstra or NBNco and will service the development to current requirements. Hence, telecommunications
infrastructure provides no constraints to development proceeding.

3.5.2 DEVELOPMENT CONTRIBUTIONS

Development costs for both Telstra and NBNco are dependent upon a combination of the number of units and
the costs of upgrading works to the existing infrastructure network outside the development (if any are
required) at the time of application.

The final breakdown on funding arrangements will be determined once the applications are made and an
agreement between the appropriate provider and the developer has been completed.

3.6. CONCLUSION

Assessment of the existing gravity sewer indicates that the sewer transportation system is inadequate for
orderly development permissible for the current zonings for the whole precinct. There is no proposal currently
to upgrade the gravity lines outside the development site (both upstream and downstream of the site). The
inadequacy of the existing downstream gravity lines is a potential constraint to the development, however as
this affects development for the whole precinct these works are the responsibility of Shoalhaven Water.

Gravity sewer reticulation will be provided within the site by the developer, designed to cater for the proposed
development, and is not a constraint to development proceeding.

Correspondence with Shoalhaven Water indicates that the water trunk main is currently available to the
development. Any internal Water supply will be provided throughout the development by the developer.

Residential standard road access is available and is suitable to service the development. Stormwater drainage
associated with the road construction is suitable for the site in a pre-developed state and consequently on-site
detention will be required to be provided to cater for the proposed development.

Electrical reticulation infrastructure will be provided within the development by the developer, and is not a
constraint to development proceeding.

Waste services will not be a constraint to development proceeding as all roads are public roads to Council
standards.
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Telecommunications will not be a constraint to development as Telstra has a statutory obligation to supply the
necessary services to the development.

Appendices:

Appendix A: Proposed layout and yield

Appendix B: Sewer Reticulation Design - APA Drawing ref 24889-09 and 24889-10
Appendix C: Sewer strategy — APS drawing ref 25215-401 & 25215-402

Appendix D: Correspondence to Shoalhaven Water
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MASTERPLAN — Approximate yield

BUILDING A B C D E F G H
ZONING AS PER DA AS PER DA ZONE R1 GENERAL ZONE R1 ZONER1 ZONER1 ZONER1 ZONER1
RESIDENTIAL GENERAL GENERAL GENERAL GENERAL GENERAL
RESIDENTIAL RESIDENTIAL RESIDENTIAL RESIDENTIAL RESIDENTIAL
SITE AREA (M?) 4686 4554 6362
BUILDING ENVELOPE 1250 484 1126 1126 710 1335
FOOTPRINT AREA
(M?)
HEIGHT 4 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS
TOTAL ENVELOPE 3235 1896 4037 4037 2379 4587
AREA
75% OF ENVELOPE 2426 1422 3027 3027 1784 3440
AREA
DEVELOPMENT MIX 3BED-18 3BED-9 3BED-24 3BED-24 3BED-12 3BED-24
2BED-5 2BED-5 2BED-4 2BED-4 2BED-5 2BED-9

RESIDENTIAL 44 26 54 54 32 62
PARKING SPACES
RETAIL/COMMERCIAL | N/A N/A N/A N/A N/A N/A N/A N/A
PARKING SPACES
BUILDING | J K L M N 0]
ZONING ZONE R1 GENERAL ZONE B4 MIX USE ZONE B4 MIX USE ZONE B4 MIX USE ZONE B4 MIX USE ZONE B4 MIX USE ZONE B4 MIX USE

RESIDENTIAL & B4

MIX USE
SITE AREA (m2) 6362 3699 4428 4420 3024
BUILDING ENVELOPE | 764 2549 1625 415 1108 1034 1173
FOOTPRINT AREA
(m2)
HEIGHT 4 STOREYS 2 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS 4 STOREYS
TOTAL ENVELOPE 2829 5098 5966 1660 4320 4098 4341
AREA (m2)
75% OF ENVELOPE 2121 3823 4474 1245 3240 3073 3255
AREA (m2)
DEVELOPMENT MIX 3BED-16 3BED-17 3 BED - 27 3BED-8 3 BED-25 3BED-24 3BED-24

2BED-4 2BED-5 2BED-8 2BED-4 2BED-5 2BED-5 2BED-7

COMMERCIAL/RETAIL | COMMERCIAL/RETAIL
—1433sgm —800sgm

RESIDENTIAL 38 42 66 22 58 56 59
PARKING SPACES
RETAIL/COMMERCIAL | N/A 40 23 N/A N/A N/A N/A

PARKING SPACES
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COMVER OF
8 LOTS EXCELLENCE®
2 ,. Existing sewer i 8 i ing majority of additional sewer from the site to collette Place
: L APPROVED
g . Allen Price & Scarratts
3 FIE @SAY47ET o8 Land & Development Consultants
: E]llen price & scarratts 75Plunkett Street NOWRA
= and and development consultant= 6125 Terralong Street KIAMA
el % X g Client: Eastern Grey
o ¥ Lig Project: DA application at Island Point Road St. Georges Basin
o, = | . a ProjectNo: 26215
85ET WITH DA 5 : fd Date: 28-February-2017
r ¥ i Capacity of
_‘_:UT — 9 7£T W| TH OU T D A Lu. Fiaz h o i a u/s D/s line (SWsup Existing Over/Under ET's from Total Over/Under Capacity
— ———m) = £ -, o <4 Manhole Manhole grade* size to WSA) ET's Capacity Development ET's with DA
L RAT A 3 O.rr EANT EA/M6  0.800% 150DN 193 24 Under 0 24 n/a - upstream of development
Oax | n/a - upstream of development
DE [ Har XQLH Xan 150DN 284 10 Under 0 10 n/a - upstream of development
'Fu."" [ ] Xan EA/16 150DN 284 14 Under 0 14 n/a - upstream of development
'-.,:"5 da n/a - upstream of development
Wh a EA/16 EA/4 0.800% 150DN 193 43 Under 0 43 n/a - upstream of development
Tl EM EA/14 EA/13 0.750%  150DN 185 47 Under 0 47 n/a - upstream of development
o ! EAM3 EAM2 0.749%  150DN 185 84 Under 0 84 n/a - upstream of development
5 i) cd=s EA/12 EA/1 1.134% 150DN 231 120 Under 0 120 n/a - upstream of development
3 ag EA/M1 EA/0 6.994%  150DN 284 138 Under 0 138 n/a - upstream of development
L o EA/10 EA/9 6.897%  150DN 284 166 Under 0 166 n/a - upstream of development
H = A Loy EA/9 EA/8 1.053% 150DN 223 211 Under 0 211 n/a - upstream of development
o = f_:td 1 EA/8 EA7 3.386%** 150DN 284 219 Under 143 2333 Under
ER Oar
. . . .. . . . EAT EABA 3.120% 150DN 284 225 Under 143 2393 Under
This wastewater asset information is issued free-of-charge by Shoalhaven City Council and is taken from “works-as-executed” plans. EABA EAB  3120% 150DN 284 227 Under 143 2413 Under
. . .. . . . .. . EA/B EA/5B 0.650%  150DN 172 229 Over 143 2433 Over
koa m The information shown is indicative only and does not necessarily show the exact position of wastewater assets. Shoalhaven City EASB  EABA  0650%  150DN 172 229 Over 143 2433 Over
. e . . . . . EA/5A EA/5 0.650%  150DN 172 236 Over 143 2503 Over
Water Council does not accept responsibility for the information contained on this plan. If required, the assets should be located by survey. EA EAG  3.117% 150DN 284 243 Under 143 %573 Under
A Division of Shoalhaven City Counci EA/4 EA3  1.857% 150DN 284 245 Under 143 2593 Under
EA/3 EAR2 2691% 150DN 284 247 Under 143 2613 Under
EAR2 EAN 0.600%  150DN 164 248 Over 143 2623 Over
Re-direct sewer from ED/1 to XT/1 in Collette Place
EDA XN NEW 150DN 284.0 81 Under 1988 2798 Under
XN XF/2 unknown  150DN unknown 83 Assumed Under 198.8 28138 unknown - assumed over
XF2 XF/ 4.173%  150DN 284.0 88 Under 198.8 286.8 Over
XF/ XFAA 0.988%  150DN 2140 97 Under 198.8 2958 Over
XFAA EBN 2.290% 150DN 284.0 97 Under 198.8 2958 Over
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allen, price & associates
land and development consultants

10 November 2011
Our Ref: 25215 CEGceg
Your Ref:

The General Manager
Shoalhaven City Council
PO Box 42

NOWRA NSW 2541

Attention: Mr Ljupco Lazarevski
Shoalhaven Water

Dear Sir

DEVELOPMENT AT ISLAND POINT ROAD, ST GEORGES BASIN, FOR EASTERN GREY PTY LIMITED

Enclosed is one (1) copy of our Sewer Strategy and alternate sewer strategy our plan ref
25215-401 rev 0 and 25215-402 rev 0 in support of the above Development Application.

In the preparation of these plans there are a number of assumptions that have been made.

Firstly it is assumed that all the 2(a1), 2(a4) and 2(c) zones are developed at 1ET per Lot. The
area to the north and west of the intersection of The Wool Road & Island Point Road is
assumed to only have 1ET but we acknowledge that there is potential for additional drainage
of sewer from this area but it is outside our ability to be able to anticipate. With the relatively
small area in comparison to the rest of the catchment area this is unlikely to be significant.

The area of 4(b) zoned land north of The Old Wool Road is estimated at 10ETs but this would
depend very much on the type of future development occurring on this land.

All 3(g) land fronting Island Point Road is assumed to be Sewered at 2ETs per lot, which is not
unreasonable with the possibility of say 1 or 2 retail type shops at ground level and dwellings

or offices at first floor level.

The rate for sewer load for all the other 3(g) land has been estimated based upon the
calculation we undertook for SF9847 which indicated that most developments would be

developed on these zoned sites in this area at a rate of 1ET/430m2.

With the above assumptions and based upon the sewer design grade details you supplied us,
it appears that without any development on our clients site, the sewer lines downstream will
exceed their capacity as a result of reasonably expected upstream development. If the WSAA

(and Shoalhaven Water's supplement) is used and with consideration that the sewer is
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existing, the system would seem in places (particularly lines EA/6-EA/5A) that the lines are
approaching the point of exceeding their capacity.

For the purposes of this assessment PWD has been adopted as the assessment was
commenced before WSAA was adopted by Shoalhaven Water. We note that using WSAA
would allow approximately 10% additional capacity in the sewer system.

The alternate sewering option for the development of running the sewer down Collette Place to
reduce the impact upon the existing sewer line EA. However Line XF/1-XF-1A exceeds
capacity for Collette Place under PWD (this line would be close to capacity using WSAA) and
there is no significant benefit to this option for the upstream developments.

A secondary alternative is to upgrade the sewer to 225 dia providing ample capacity for future
development, particularly of the 3(g) zoned land. This could involve breaking into the existing
sewer EA/7-EA/6 (on the west side of Island Point Road), running a new 225 dia line south
along Island Point Road to Collette Place and into XT/1. Then upgrade lines from XT/1 to EB/1
to 225 dia.

Our assessment of the sewer system indicates that with other developments in the area our
client’s proposal is not the only factor in the overloading of the existing sewer. It already seems
that Shoalhaven Water should consider upgrading the line immediately upstream of our client’s
site and downstream of the site to the existing larger lines immediately prior to PS 8. It would
be appropriate that this upgrade be covered by upgrade works in the DSP. We note that the
upgrade of PS 8 already appears as being required within Council's DSP to accept increased
loads in the region and as such it should come as no surprise that some of the sewer lines
leading into this PS are also close to becoming over capacity in the near future.

If you have any further queries regarding this matter, please do not hesitate to contact the
writer.

Yours faithfully
ALLEN, PRICE & ASSOCIATES

Caroline E Griffiths

Encl
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