
SEPP Housing (Chapter 4) – APARTMENT DESIGN GUIDE ASSESSMENT 
DA22/0408.02 – Residential flat building (95 units) at Lot 46 DP 1264557; No. 6 Grand 

Parade Casuarina 
 

 
 

 
The proposal may be best characterised as a courtyard apartment development.  
 
The current approval is for the following: 

 
 
 
The proposed modification is for: 

• 4 residential flat buildings containing 96 units wrapping around a central communal open space 
courtyard (swimming pool): 

o 3 x 4 storey buildings 
o 1 x 2 storey building 

• Single basement level providing 173 carparking spaces 
 

 
 
 

PART 3 – SITING THE DEVELOPMENT  

Development objectives Assessment/Comment 



 

Acceptable 
The applicant has provided Site Analysis Plans.  

 

 

Acceptable 
The site is a large lot with 3 street frontages and the fourth 
side facing a public walkway.  

Each building is orientated to the adjoining road/public 
walkway and incorporate units at ground level with some 
provided with direct street access.  

Shadowing will predominantly occur over the southern 
adjoining property which is Council owned operational land. 
Minor shadowing will fall on 14 Habitat Drive at 3pm on 21 
June which contains a residential dwelling (discussed in 
more detail 3B-2).  

 

Acceptable 
Refer to Section 3D and 4A. 
 
Shadowing will occur over the western neighbouring sites 
which contains a shopping centre and outdoor carpark, 
Council owned operational land and Council owned 
community land at 9am on 21 June. By 12pm, no shadowing 
will fall on these properties. The shadowing which is falling 
on the community land is minimal and contained to 
vegetation and therefore will not negatively impact the 
useability and amenity of this park. Shadowing will occur 
over the southern neighbouring site which is Council owned 
operational land over a portion of its surface throughout the 
day on 21 June. At 3pm on 21 June it appears there is a 
small area of shadowing which will fall on 14 Habitat Drive 
which contains a residential dwelling. This does not impact 
on their main POS area which is located in the rear yard, nor 
on the solar panels. Therefore, the overshadowing from the 
proposed development is considered acceptable.  
 
 



 
 

 
 



 
 



 

Acceptable 
 
In relation to Buildings A, B & D, ground floor units are 
located within each building and direct street access is 
provided to all units which are orientated to the street. 
Building C also has units located on ground floor with only 
one unit provided with direct street access to Habitat Drive. 
This is considered acceptable as it is similar to the original 
approved arrangement.  
 
Ground floor units facing public streets/spaces have their 
POS setback behind landscaping and a fence (based on 
submitted landscaping plans): 
Building A – 1.5m high picket fence and rendered block walls 
Building B – 1.5m high picket fence 
Building C – 1.5m high picket fence and rendered block walls 
Building D –rendered block wall around entry stairs  
 
The development also utilises level changes between the 
public footpath and dwelling entries and POS for Building D. 
These elements should provide privacy for the ground floor 
units.  
 
Buildings A, B & C provide upper level balconies and 
windows which overlook the public domain. Building D has 
bedroom windows which provide views over Casuarina Way, 
in addition to western units in Buildings A & C.  
The development also has units with balconies or windows 
which are orientated over the communal open space area 
central to the four buildings.  
 
All street frontages have been suitably articulated through 
balconies, windows, archways and shading devices.   
 
Ground floor units provide opportunities for casual 
interactions with the public domain via use of balconies and 
front landscaped yards. This is similar to the original 
approval.  
 
Clear entry points are provided to the development. The 
development utilises a variety of path materials and widths 
to denote their uses, eg. Wide path for main entry, narrow 
paths for other pedestrian entries to the site, steppers to 
units, and narrow but sealed path for fire stairs.  
 
Concealment opportunities are limited.  
 



 

Generally acceptable 
Landscaping is proposed between the property boundary 
and buildings. This will assist to screen the sub-basement 
carparking underneath Building D. Planters are also 
proposed on Level 02and 04 which will assist to soften the 
built form. Additional planters are proposed at the end of 
internal walkways.   
 
Mailboxes proposed at southern side of driveway entry point 
which can be accessed via pedestrian gate between 
buildings B and C.  
 
Underground carpark vents have been integrated into the 
development with two supply air louvre located within 
Building A and adjacent to Building D facing Casuarina Way.   
 
Services are located in the basement, with a bin hold, pool 
plant and comms room located adjacent to the driveway. 
These have been integrated into the design of the building, 
with only the bin hold room having doors facing the street, 
although this is setback behind landscaping, mailboxes and 
booster.  
 
Level paths provided for pedestrian access points from 
Grand Parade and Habitat Drive.  
 
Durable materials of rendered concrete and aluminium 
screens are utilised.   
 
The site adjoins a drainage reserve. No direct access is 
available to the reserve. Fencing and planting delineates 
between the site boundary and public land. Building C is 
suitably articulated to address the public reserve and does 
not include any blank walls.  
 
Basement carparking is generally located below natural 
ground level, with the Casuarina Way frontage being filled 
and landscaped to artificially ensure basement is below 
ground level.  
 
 
 



 

Acceptable  
Lot size: 7354.m2 
Control: 1838.5m2 or 25% 
 
Originally approved: 

• Open communal space – 1947m2 or 26.2% 

• Internal community facilities – 230m2 
 

 
 
 
It is noted that the COS includes pathways, visitor bike 
parking and entry to lobby including landscaping which 
would not typically considered acceptable as COS. 
However, for consistency with the original assessment and 
determination, such elements have been counted towards 
the modified COS.  
 
Proposed: 

• Open communal space – 2031m2 or 27.6% 

 
 
 

• Indoor communal facilities – 293.5m2  



 

 
 
 
The proposed modification is resulting in an increase to 
outdoor COS which is considered appropriate given the 
increase in unit numbers.  
 
It is noted that fitness facilities for residents has been 
relocated to the basement which whilst providing community 
facilities for the site, given it is located in the basement, it is 
of a lower quality than what was originally approved. There 
is only a very slight reduction (less than 0.6m2) to the size of 
indoor community facilities which is not considered 
detrimental to the development.  
 
The principal area of COS being the swimming pool will 
receive 2hrs of direct sunlight between 12pm and 2pm on 21 
June.  
  

 

Generally acceptable 
COS provides a range of facilities for residents which also 
cater to a variety of age groups and activities. COS 
incorporates both exposed and undercover areas which 
provide additional choices in inclement weather.  
 
 

 



 

Acceptable 
The COS is located on the Ground Floor with balconies from 
all levels overlooking the area. The basement fitness 
facilities are only accessible to residents and therefore 
remain secure.  

 

No public open space has been provided. This is 
considered acceptable. 



 

Acceptable 
Lot size: 7354m2 
Control: 7% or 514.78m2 
Minimum dimensions: 6m  
 
Design guidance: 

• minimum 15% of the site where greater than 1,500m² 
(or 1,103.1m²) 

 
Originally approved: 
7.3% of site (537m2) which achieved required 6m min 
dimension 
 

 
 
It is noted that the basement plan has been utilised which 
does not consider roof and balcony overhangs, which are 
generally not areas counted towards deep soil zones. 
However, during the assessment it was considered that tree 
roots could still inhibit this area and therefore they were 
included.  
 
Proposed: 
7.04% of the site (518m2) which meets the minimum 
dimension of 6m. 

 
 
This is a decrease of 19m2 in compliant dimensioned (6m) 
deep soil zones, however the modified design still complies 
with the deep soil zone control.  
 
There is no vegetation on site. There are street trees 
surrounding the site. Potentially there may need to be 
removal of street trees to accommodate proposed 
development, however this will be dealt with via Condition 33 
which requires a street landscaping plan be provided to 



Council which identifies street trees for protection and 
removal.  
 
Large deep soil zones areas are provided along Casuarina 
Way which will allow for mature tree plantings.  
 

 

Not Complaint but considered acceptable on merit 
Building height: 4 storeys  

• 6m between habitable & blank walls 

• 9m between habitable & non-habitable 

• 12m between habitable & habitable 
 

Approved: 

• Building A to Building B 
Level 01 - 11.3m  
Level 02-03 - 7.7m 
Level 04 – 7.7m 

 

• Building B to Building C 
Level 01 – 6.5m  
Level 02-03 – 6.5m 
Level 04 – 6.5m 

 

• Building C to Building D 
Level 01 – 7.4m  
Level 02 – 7.4m 

 

• Building A to Building D 
Level 01 – 7.4m  
Level 02 – 7.4m 
 

• Building B to Building D (across COS) 
Level 01 – 27.6m  
Level 02 – 22.8m 
 
Based on the above, a number of non-compliances (red) 
were approved.  
 
Based on the plans the following separation distances are 
proposed (non-compliances in red): 

• Building A to Building B 
Level 01-04 – 7.53m 
Stairs 6.7m (Levels 01-04)  
The separation distance on L01 is decreased due to the 
replacement of communal open space on the ground floor 
of Building B with units. Whilst the other levels are 
decreasing in separation distance from 7.7m to 7.53m, this 
is only a minor decrease. Windows which fall within this 
area will be fitted with screens which will ensure visual 
privacy between units. Balconies do not fall within this area. 
Balconies are located overlooking Habitat Drive and will be 
7.53m apart. Balconies in Building B will have screening to 
their northern side (facing Building A) which ensures visual 
privacy between balcony spaces.   
 

• Building B to Building C 
Level 01 – 7.53m  
Level 02-04 – 7.53m 
Stairs 6.7m (Levels 01-04) 
The separation distance is increasing by 1.03m from 
originally approved. Again, screening has been utilised to 
ensure visual privacy between windows and balcony areas.  



 

• Building C to Building D 
Level 01 – 7.2m  
Level 02 – 7.2m 

• Building A to Building D 
Level 01 – 7.2m  
Level 02 – 7.2m 
The separation distance is decreasing from Buildings C and 
A to D from 7.4m to 7.2m. The distance is compliant on L01 
as it is a blank wall at this level for Building D. Level 02 
however contains a single narrow window associated with 
the living room. This is considered to increase amenity for 
residents through additional ventilation and daylight access. 
This window is to be fitted with a screen which will ensure 
visual privacy between units.  
 

• Building B to Building D (across COS) 
Level 01 – 28.2m  
Level 02 – 21m 
 
Based on the above, the changes to separation distances 
are considered acceptable.  
 
The subject lot is separated by a drainage reserve (approx. 
11m) from the nearest R2 Low Density zoned lot, which 
exceeds the required 9m distance when adjacent to a lower 
density zone.  
  



 

Acceptable 
The external COS is located on Ground Floor at the centre 
of the 4 buildings. COS is separated from adjoining POS 
through the use of landscaping and gates. The following 
measures have been utilised to increase privacy for 
residents on lower levels: 

• Landscaping at ground level (Level 01) 

• Solid planters on Level 02 

• Solid wall (Level 01 of Building B) 

• Screens (Level 02 of Building D) 
 
Such measures ensure a balance between privacy and 
sunlight access and views.  
 
The apartment layouts predominantly place non-habitable 
spaces adjacent to the common circulation areas where 
possible.  
 
All unit balconies adjoin combined living rooms of units.  
 
Windows between Buildings A, B & C are directly opposite 
each other, however screening has been utilised to ensure 
privacy for these windows. Sunlight and ventilation access is 
predominantly from the east which is unaffected by 
screening proposed. Bedroom windows have been located 
opposite butler pantry windows which also increase privacy 
in terms of room usage.  
 
Appropriate use of screening between balconies has been 
used to ensure privacy between units.  

 

Acceptable 
The design provides 1 main formal access point from Grand 
Parade with an additional 2 access points from Habitat Drive. 
Units in Buildings A, B and D located at ground floor are also 
provided with direct street access where possible. Access 
hierarchy is delineated through pathway material and width. 

Once inside the development, clear pedestrian access is 
provided between the buildings and lift lobbies through the 
use of path hierarchy. Units in Building D each have access 
at ground level.    



 

Acceptable 
Main building access (Building A) is visible from the public 
domain. Internally, lift lobbies and stairwells are visible from 
pathways prior to entering the buildings.  
 
Pathways surrounding the COS including ramps to 
accommodate gradient changes for overland flow paths. 
Minimal ramps are proposed within the basement level to 
accommodate changes from RL 4.55m AHD to RL 4.0m 
AHD. Steps and ramps have been integrated into the design.  
 
Garage door provided to carpark entry point to manage 
access. It is likely that all pedestrian access points would be 
secured through keypads/card readers.  
 
‘Way finding’ maps are not considered necessary for the 
proposed development.  

 

 

Not applicable to the subject site. 



 

Acceptable 
2-way access provided via Habitat Drive via a single 
driveway crossover which has been integrated into Building 
B. An automatic garage door is proposed which is setback 
behind the building line. The carpark entry maintains the 
dominant lines of the building with the access placed on a 
secondary street frontage. No additional driveway hardstand 
area is proposed.  
 
Headlight glare to units should be minimised through the 
landscaping and fencing proposed. The unit which could be 
most affected would be Unit 311 in Building C, however 
landscaping is proposed along the northern side of the 
balcony. Residents would also have the opportunity to install 
screening to the balcony to further reduce any glare into 
living area.  
 
Vehicle entry point is not located in close proximity to an 
intersection, and is in a similar location to originally 
approved.  
 
Garbage will be collected from the Habitat Drive frontage. A 
bin hold room is located adjacent to the driveway entry point 
for easy storage prior to collection, however this is screened 
from view and sits behind landscaping, mailboxes and 
booters.  
 
Separate pedestrian access is provided.  



 

Acceptable  
DCP A2 prevails. 

DCP A2 requires the following: 

Car Parking spaces 

• 1 per each 1 bed unit 

• 1.5 per each 2 bed unit 

• 2 per each 3 or more bed units 

• 1 space per 4 units for visitors 
 
169.5 spaces required: 

• 145.5 Resident 

• 24 Visitor 
 
173 spaces provided: 

• 149 Resident 

• 24 Visitor 

 

Bicycle Parking spaces 

• Residents – 1 per unit 

• Visitors – 1 per 8 units 
(TDCP A2) 

 

108 spaces required: 

• 96 Resident 

• 12 Visitor 
 
108 spaces provided: 

• 96 Resident 

• 12 Visitor 

  

 

Acceptable 
 

Sufficient bicycle parking provided. This DCP does not 
require any motorcycle parking, and none is provided, 
except as accommodated within carparking spaces.  

The development also includes 2 EV charging spaces. 



 

Acceptable 
Supporting facilities can be accessed without crossing car 
parking spaces. Waste storage is located within basement.  
 
Basement layout is generally well organised with clear area 
to wait for lifts. However the following issues are identified 
which need to be addressed: 

• No access between Building B lift and Building B Waste 
Storage area.  

• Storage areas below Building C are inaccessible when 
cars are parked 

RFI issued. 
RFI Response: Amended plans have been submitted which 
indicate: 

• Access (with steps) between Building B lift and 
waste room. If residents have issues traversing the 
steps, residents could access Building A waste 
room.  

• Storage areas have been reconsidered and the plan 
demonstrates that appropriate access is available to 
all storage areas 

 

Acceptable 
One basement level with two way circulation is provided in 
a logical format.  
 
Due to the slope of the site, the basement protrudes above 
ground level along the Casuarina Way frontage. The 
basement generally exceeds the natural ground level by 
less than 1m, except below Building D which is 1.2m. 
However this maintains consistency with the original 
approval. The applicant is proposing to place fill along the 
Casuarina Way frontage so the basement level will not be 
exposed, but will sit below landscaping.  
 
Carpark ventilation louvers are provided which are 
integrated into the design and landscaping of the 
development.  
 
 



 

Not applicable - On grade car parking is not proposed. 
 
  

 

Not applicable – No on grade or above ground car parking is 
not proposed. 
 

 
 
PART 4 – DESIGNING THE BUILDING 



Development objectives Assessment/Comment 

 

Acceptable 
Number of Units: 96 
Control: 70% or 68 units 

The approved development was considered to provide 70.8% 
(56 of 79) apartments that achieved the required solar access 
in midwinter. 

In reviewing the relied upon solar access plans (dated 
15.12.23), it appears that no units within the development 
would receive 3hrs of sunlight into their living rooms on 21 
June, rather it seems that this control was considered satisfied 
if sunlight was on the balcony or reached the living room 
doors.  

Whilst this proposal increases the number of units from 79 to 
96, the solar access diagrams remain similar and therefore 
the proposed modification remains consistent with the amount 
of solar access provided per the original approval.  

  

 

Acceptable 
 
The design incorporates Clerestory for Units on Level 04. 
 
It is acknowledged that all units are provided with extensive 
glazing where possible to ensure access to daylight is 
maximised.  
 
No courtyards, skylights or high level windows are proposed. 
 
 
 



Development objectives Assessment/Comment 

 

Acceptable 
All balconies are roofed and based on the solar studies 
provided, will receive shading in summer, particularly  the hot 
western sun. Windows with minimal eaves will also have 
screening which will ensure weather protection.  
 
The original approval included operable screens to Level 4 
whilst remaining screens are fixed. The proposed 
modification maintains similar screening as originally 
approved.  
 

 

Acceptable 
All habitable rooms provided with an openable window/door. 
Corridors in Buildings A & C are also provided with louvers 
at each end.   
 
The original assessment of ADG did not require or consider 
the 5% window opening requirement. Therefore it is not 
considered appropriate to require such items as part of the 
modification.  
 
 

 
 
 



Development objectives Assessment/Comment 

 

Acceptable 
The design incorporates a number of single aspect units. 
The design of these units allows bedrooms and combined 
kitchen/dining/living areas access to natural ventilation.   

 

Acceptable 
Number of Units: 96 
Control: 60% or 58 units required to be cross ventilated. 
 
50 units are cross ventilated, with a further 14 units on Level 
04 accessing breezes through operable clerestory windows. 
This is consistent with the original approval.  
 
 
No cross-over or cross-through units have a depth 
exceeding 18m. 
 
 



Development objectives Assessment/Comment 

  

Acceptable 
The development provides 2.4-2.7m high ceilings to all 
units, which differentiates between combined living space 
(2.7m), and other spaces (2.4m) (bedrooms, non-habitable 
spaces). 

 

Acceptable 
Standard ceiling heights are provided across the 
development, regardless of size of units or location.  
 

 

Not applicable – building to be continually used as housing 
for the life of the building.  



Development objectives Assessment/Comment 

 

Acceptable 
 
All units achieve the required minimum internal area 
All habitable rooms have glass window/doors for sunlight 
access.  
 
As previously noted, the original assessment did not 
consider a window schedule to assess the 10% requirement, 
therefore no window schedule will be requested as part of 
this modification.  
 

 

 
 

Acceptable 
 
Unit Types 2.1 & 3.4 exceed the 8m depth requirement 
(depth of 8.44m & 8.42m provided respectively), however 
similar units in the original approval also exceed 8m depth 
requirement (approved with a 8.6m depth), and therefore 
the proposed modification remains consistent with original 
approval.  
 
 
 
 



Development objectives Assessment/Comment 

 

Not acceptable 
 
Master Bedrooms compliant with the exception of:  

• Master Bedroom in type 2.9 not complaint for 
minimum area or minimum dimensions. There is no 
similar type unit in the original approval. RFI issued. 
RFI Response: Revised plans submitted which 
indicate compliant minimum area and dimensions 
for Unit Type 2.9. 

 
2nd Bedrooms are acceptable and achieve the required 
minimum dimensions. 
 
Combined living/dining rooms provide sufficient width with 
the exception of:   

• Type 1.1 provides a slight departure from the 3.6m 
required to provide 3.58m.  

• Type 2.3 provides a departure from the required 4m 
to provide 3.886m 

• Type 2.5 provides only 3.24m where 4m is required 
RFI issued 

RFI Response: Revised plans submitted which indicate 
compliant widths.  
 
No laundry provided in Type 1.1 or Type TH. RFI issued.  
RFI Response: Revised Plans indicate laundry in Type 1.1 
or Type TH.  
Revised plans don’t show Laundry in Type 2.5, 2.9 
 
Apartment layouts are otherwise considered acceptable.  
 
Robes are provided to all units which provide a standard 
depth of 0.55m which is slightly less than required, however 
this has been offset by longer robes than stipulated. 
 
 



Development objectives Assessment/Comment 

 

Acceptable 
 
All units achieve the required minimum balcony areas.  
 
Ground floor apartments provide either compliant POS areas 
or are the same as originally approved with the exception of: 

• Building C - Type 2.3 which provides an area of 
12.5m2 (1 unit). There is no comparable unit originally 
approved. It is considered that if the lounge room 
width was increased per above control, then the 
balcony area would increase and this would be 
considered acceptable, given the original approval 
included many balconies on the ground floor which 
were not compliant with the 15m2 requirement. RFI 
issued 
RFI Response: Plans revised to amend lounge room 
width which results in a balcony size of 12.87m2 for 
the ground floor unit. This is considered acceptable 
given that a number of ground floor POS were 
approved at less than 15m2. 

 
The following non-compliances are considered acceptable: 

• Building C - Type 2.9 which provides a minimum 
depth of 2.74m and an area of 13.9m2 (1 unit). There 
is no comparable unit originally approved. Given the 
balcony sizes originally approved did not comply with 
the 15m2 requirement, this balcony size is 
considered acceptable.  

• Building C - Type 2.1 which provides an area of 
11.4m2 (2 units) which is less than originally 
approved (12.7m2 – inward facing and 11.8m2- 
outward facing). Whilst Type 2.1 is less, it is still 
compliant with the minimum balcony area and in the 
original assessment, concerns were raised in respect 
of privacy between COS and POS, therefore 
increasing the inward facing POS will decrease the 
depth of planters which are required to ensure plant 
health and provide adequate privacy and separation 
between areas. The outward facing unit is only a 
slight departure from originally approved and 
therefore is considered acceptable. 

• Building A – Inward facing Unit Type 2.2 provides an 
area of 11.3m2 (1 unit) which is less than originally 
approved for a similar balcony in the same location 
(13.65m2). Due to a reconfiguration to the internal 
layout of the unit, the balcony has reduced in 
dimensions. Due to the privacy concerns discussed 
above, it is not considered a more favourable 
outcome by increasing the patio at the detriment of 
the planter size. Therefore, such a reduction is 
considered acceptable, given it still complies with the 
minimum balcony area prescribed. This Unit Type 
has been changed to a 1 Bedroom Unit (with similar 
layout) Type 1.4. Comments are still relevant.  

• Building C - Type 1.1 which provides an area of 
11.2m2 (1 unit). A similar balcony in the same 
location was approved at 13.7m2. As noted in 
response to others above, reducing the planter size 
to increase the POS will likely result in increased 
privacy impacts between COS and POS. Therefore 
the reduced balcony size is considered appropriate.  



Development objectives Assessment/Comment 

 

 

Acceptable  
All POS is adjacent to living areas. Most POS are oriented 
to the north, east or west.  
 

 

Acceptable 
Balconies are provided with either solid or partially solid 
balustrades which allows passive surveillance opportunities 
over all streets, drainage reserve and internally to the site. 
Visual privacy is maintained for ground floor units through 
fencing, solid balustrades and landscaping. 
Screening is proposed, which appears consistent with 
previously approved screening.    
 
Air-conditioning condenser zones are provided on the roof of 
Buildings A, B & C.  
 
Air-conditioning for Building D and clothes drying areas have 
not been indicated, which is consistent with the original 
approval. It is considered that there is sufficient space for 
such items on balcony areas.  
 

 



Development objectives Assessment/Comment 

 

Acceptable 
There is limited opportunities for climbing and falls.  



Development objectives Assessment/Comment 

 

 

Generally acceptable.  
 
The maximum number of units per level is seven or eight in 
Buildings B & C. Building A contains nine units on Level 02-
04 which is consistent with the original approval.  
 
Louvered windows for daylight and ventilation are provided 
at each end of the corridors in Buildings A & C. No daylight 
or ventilation is provided to the corridors in Building B.  
 
Buildings A & C contain long corridors that exceed 12m. No 
articulation is provided, however this is consistent with the 
approved plans.  
 
No windows face or open onto the common circulation 
areas.  
 
 



Development objectives Assessment/Comment 

 

Generally acceptable.  
 
Clear sightlines are provided to unit entries. There are no 
spaces for concealment. No seating in the corridors is 
provided. Through the amendment, the potential meeting 
space for residents has been removed. Any such meetings 
would now be required to be held offsite.  
 

 

Acceptable.  

Storage for units is provided within the unit and basement 
area. At least 50% of storage requirements are provided in 
units. No balcony storage proposed. 

No basement storage has been indicated for the following 
units: 

• Type 2.1 – complaint storage provided in unit 

• Type 2.5 – complaint storage provided in unit 

• Type 2.7 – complaint storage provided in unit 

• Type 2.8 – complaint storage provided in unit 

• Type 2.10 – complaint storage provided in unit 

• Type 3.1 – complaint storage provided in unit 

• Type 3.3 – complaint storage provided in unit 

• Type 3.4 – complaint storage provided in unit 

• Type 4.1 – complaint storage provided in unit 

Basement storage for TH units provided within private 
basement area.  

However the basement plan indicates an excessive amount 
of storage areas which does not accord with the number of 
units, nor the number of units which are providing basement 
storage. Further, the layout of basement storage needs to be 
reviewed to ensure that storage cages are accessible when 
cars are parked in adjacent spaces. RFI issued.  

RFI Response: Revised plans provided which has revised 
storage areas and ensures that all storage cages are 
accessible when vehicles are in carparks. However, there 
are 101 storage cages which exceeds the number of units 
(96).  

A separate basement storage and parking allocation plan 
should be provided to ensure sufficient storage is provided 
and is accessible to the correct unit.  



Development objectives Assessment/Comment 

 

 

Acceptable 

As noted above, the applicant has not demonstrated that 
basement storage has been nominated for individual units 
and is accessible. RFI issued. 

RFI Response: A basement storage plan has not been 
provided however basement storage has been revised and 
all storage cages are accessible.  

 

 

Acceptable 
 
The layout of each floor is similar and therefore similar uses 
are stacked above each other. Similar uses have also been 
predominantly clustered between units, with non-habitable 
spaces predominantly located adjacent to communal 
circulation spaces. Common circulation areas are located 
above each other. Dividing walls between units will be 
adequately insulated.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Development objectives Assessment/Comment 

 

As above comments 

 

Not applicable.  



Development objectives Assessment/Comment 

 

Not applicable. 

 

Acceptable  
  
A total of 96 units comprising of:  

• 22 x 1-bed units 

• 53 x 2-bed units 

• 20 x 3-bed units 

• 1 x 4-bed units 
 
Unit design supports singles and families. 
  

 

Acceptable  
 
Each floor contains a mix of apartment types. The only 
exception is Building D where the 6 units are the same.  
  



Development objectives Assessment/Comment 

 

Generally acceptable  
 
In relation to Buildings A, B & D, ground floor units are 
located within each building and direct street access is 
provided to all units which are orientated to the street. 
Building C also has units located on ground floor with only 
one unit provided with direct street access to Habitat Drive. 
This is considered acceptable as it is similar to the original 
approved arrangement. It is noted that for the 3 units in the 
north western corner of Building A (Unit Types 1.1, 2.1 & 
2.3), the pathway aligns to the bedroom rather than the POS. 
This should be realigned to increase privacy for the 
bedrooms. RFI issued.  
RFI Response: Revised Plans have not addressed this 
issue. Whilst this is not ideal, it is not considered to be create 
such a detrimental impact for residents as to form a reason 
for refusal.   
 
Units on the ground floor have POS orientated to the street 
frontage, with the exception of Building D where this is 
orientated inwards to the site. A small front porch has been 
added along the Casuarina Way frontage of Building D units 
which will assist to activate this frontage and improve 
passive surveillance over the street. Front gardens are 
proposed around the entirety of the development.  
 
The only opportunity for home office use is where residents 
elect to use their second bedroom for such a use.  
 

 

Acceptable 
 
Privacy and security is provided to ground floor units through 
fencing, landscaping and solid balustrades. Building D is 
also located above natural ground level, however the front 
garden is proposed to be filled to provide a sloping garden 
area instead of an exposed basement level.  
 
The design is similar to what was originally proposed.  
Increased amenity should be provided to residents in 
Building D with a front patio area which increases visual 
connection to the street and opportunities for casual 
interaction. RFI issued. 
RFI Response: A small front porch has been added along 
the Casuarina Way frontage of Building D units which will 
assist to activate this frontage and improve passive 
surveillance over the street. 
 
Solar access has been addressed in Objective 4A-1 and was 
found to be acceptable.  



Development objectives Assessment/Comment 

 

Generally Acceptable 
 
Building facades are similar to what was originally 
approved, with the exception of Building D. The proposed 
façade provides minimal glazing and the upper level 
screens adds to the visual bulk of the façade. Further 
articulation is required on this elevation such as moveable 
screens and front patio area which would activate this 
frontage. RFI issued. 
RFI Response: Applicants Comments –  

 

 
 
Council’s comments – Council considers that the changes 
relating to the front porch seating area and increased 
window next to entry door have improved street activation 
for Building D. Further discussions between Council and 
the applicant were held in relation to the upper level 
screening where it was advised that Council would prefer 
moveable screens, however would not recommend refusal 
of the modification application on this basis.  
 

 

Acceptable 
 

Clear site entry is provided from Grand Parade, with 
additional site access points for residents from Habitat Drive. 
Ground floor unit entry points are also clearly indicated.  
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Acceptable.  
 
Flat roofs are provided to each building except Building D 
which provides a simple hip roof. Services will be located on 
the roof. This is similar to the original approval. 
 
 

 

Not applicable – no residential accommodation or COS is 
proposed on the roof.  

 

Acceptable.  
 
Roof incorporates clerestory features to increase daylight 
and natural ventilation to Level 04 units. Solar panels are 
outlined on the roof.   
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Acceptable 
 
The submitted Concept Landscaping Plan is not considered 
sufficient to satisfy Condition 17. This condition is therefore 
to remain.  
 
Recommended tree planting is 1 x large tree or 2 x medium 
tree per 80m2 of deep soil zone. A deep soil zone of 
939.86m2 is proposed, resulting in 12 x large trees or 24 x 
medium trees being required for the site area. The concept 
landscaping plan indicates 12 of the two large tree species 
(Bangalow Palm and Coconut Palm) within the Casuarina 
Way frontage which contains the largest areas of deep soil 
zone.  
 
Planters are easily accessible for watering and maintenance 
and have been incorporated across the façade of the 
buildings.  
 
Concept landscaping plan indicates a diverse mix of 
planning including shade tolerant species. The plan also 
indicates a number of tree species which can add to the 
microclimate.  
 
A veggie garden has been indicated on the application plans.  
 
It is noted in the landscape concept plans that street trees 
are to be removed and placed with Ficus obliqua (which is 
listed as a local native species). The existing street trees are 
predominantly tuckeroo and banksia. PAC have advised that 
such mass removal and the proposed species is not 
acceptable – RFI issued. 
RFI Response: Condition 33 requires submission of a 
Streetscape Landscaping Plan which will identify any street 
trees for replacement. This condition will remain and the 
applicant has been alerted that Council does not support the 
mass removal of healthy street trees. This will therefore be 
dealt with at a later date.  
 
 

 

Acceptable. 
 
In addition to the comments above, the landscaping is 
considered to contribute positively to the streetscape. Cissus  
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Not acceptable however can be managed through 
conditions and not considered a reason for refusal 
 
Based on Table 5 of the ADG (pg 116) and the submitted 
Concept Landscaping Plan and Typical Podium Planter 
Details, podium planters attached to the buildings are 
considered to be sufficient depth and size for vine growth.  
 
Given the extent of the basement, landscaping between 
buildings is also in podium planters. These planters achieve 
the required depth however fail to achieve the required soil 
area. Concerns are raised in respect of the viability of such 
large plants in such small areas. RFI issued. 
RFI Response – A revised Concept Landscaping Plan was 
submitted however this concern remains.   
 
 

 
Concept Landscaping Plan from original approval – includes 
large block area of similar depth podium planters 
 

 
Revised Concept Landscaping Plan – includes much smaller 
areas of podium planters 

This matter is further discussed in the NRPP Report and key 
issues section. It is considered that as Condition 17 which 
requires the submission of a detailed landscaping plan is 
maintained, a further addition to this condition is to require a 
statement from a suitably qualified Landscape Architect that 
the planters will accommodate the proposed plantings 
without resulting in damage to the planters.  
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Acceptable 
 
Based on the Landscaping Plan provided, shade tolerant 
plants have been located between buildings. The Plan 
indicates the plants are of low maintenance varieties.  

 

 

Acceptable 

The concept landscaping plan indicates podium planters, 
green walls (from vine growth) which will all assist in 
contributing to the quality and amenity of communal and 
private open space.  

 

 

Acceptable 

LHD Standard Apartment. Design Verification Statement 

confirms this is silver level. 

Type 2.1  

• Building A – 15 units 

• Building C – 8 units 

Total: 23 Units – 24%  
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Acceptable 

Council does not have a DCP in relation to adaptable 
housing. No accessible parking proposed which is consistent 
with the original approval.  
 
Step free access has been provided to each building (apart 
from Building D) with lift access to upper and basement 
floors. The communal swimming pool area is accessible via 
a small lift.  
 

 

Generally complies. 
Units provide a combined living/dining area where the 
resident can determine the appropriate layout. Otherwise 
flexibility is limited to utilising additional bedrooms as 
studies.  
 
 

 

Not applicable – Vacant site. 
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Not applicable – Vacant site.  

 

Not applicable– Mixed use development not proposed. 
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Not applicable– Mixed use development not proposed. 

 

Not applicable– No awnings over public land are proposed. 
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Not applicable– No signage proposed. 

 

Acceptable 
 
Refer to 4A. 
 
Clothes drying areas have not been indicated, which is 
consistent with the original approval. It is considered that 
there is sufficient space for such items on balcony areas.  
 

 

Acceptable 
 
The applicant has advised that 
 

‘Passive design has been integrated into the proposal 
through the use of natural ventilation, natural light and 
thermal mass consideration’ 

 

 

Acceptable 
 
As per the response to Objective 4B-3, natural cross 
ventilation is available to the required number of apartments. 
All habitable rooms have access to daylight and natural 
ventilation.  
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Acceptable 
 
The applicant has advised that 
 

‘Water efficient appliances and fittings and fixtures will 
be used in the apartments. Refer Basix certificate’ 

 
A rainwater tank is also proposed within the basement which 
could be used for irrigation for the site.  

 

Acceptable 
 
The application was supported by a Stormwater 
Management Plan. An infiltration tank is proposed below the 
basement slab. A Gross Pollutant Trap unit, infiltration tank 
with 1 layer of 477 Ausdrain EnviroModule units wrapped in 
geofabric and a filtration pit will ensure stormwater quality. 
This was reviewed by Council’s Flood and Stormwater 
Engineer and was found to be acceptable.  
 

 

Not applicable 

 

Acceptable 
 
Waste rooms are provided in the Basement for Buildings A, 
B & C. Tweed DCP A15 has been assessed and an 
appropriate amount of bins are included to manage the 
waste and recycling for the site. Buildings A, B & C have a 
waste chute on each floor, linked to the waste room in the 
basement. Residents of Building D will utilise the waste room 
below Building C.  
 
However, concerns are raised in respect of the size of the 
waste room below Building B. Whilst it is a similar size to 
originally approved, it is now required to accommodate 
additional bins due to unit number increase in Building B 
which results in the room being of an insufficient size to allow 
for easy access or manoeuvrability of the bins. RFI issued. 
RFI Response: Revised plans have been provided which 
indicate a larger waste room which is considered an 
acceptable size.  
 
Building Management will be responsible for moving bins 
between basement and kerb for collection. Basement 



Development objectives Assessment/Comment 

circulation allows for easy manoeuvrability to kerbside 
collection point. A bin tug is also proposed to manoeuvre the 
2000L bins. A bin hold room adjacent to the driveway entry 
point on Habitat Drive is maintained which will accommodate 
5 x 2000L bins, prior to collection. This has been integrated 
into the design of the development.  
 
The removal of the bulk waste room which was included 
following an RFI from the NRPP is not supported. RFI 
issued. 
RFI Response: Revised plans indicate a bulk waste room.  
 
A waste management plan was submitted with the 
application, however this does not appear to be consistent 
with the application plans, in terms of bin numbers. RFI 
issued. 
RFI Response: Revised plans and waste management plan 
submitted which now correspond.   
 
 

 

Acceptable 
 
The Waste Management Plan states that ‘all residential 
apartments will be supplied with bins for storage of at least 
one day worth of waste and recycling’, which is consistent 
with the amended Waste Management Plan for the original 
approval.  
 
Residents in Buildings A-C have easy access to a waste 
chute on each floor, with recycling having to be disposed of 
in the associated waste room in the basement. Residents in 
Building D will need to take waste directly to the waste room 
in Building C for disposal (waste and recycling).  
 
Waste rooms are conveniently located in close proximity to 
the lift, with the exception of Building B where there is no 
access between the lift and waste room, and Building D 
where residents must traverse through carparks to the waste 
room below Building C. RFI issued. 
RFI Response: Revised plans have been provided which 
now indicate access between Building B lift and waste room 
(via steps). If step free access is required, residents would 
be able to access Building A waste room. Clear pedestrian 
access has been provided to the waste room below Building 
C.  
 

 

Acceptable 
 
The applicant has advised that 
 

‘The building design and details provide protection 
from weathering. Slab edges are considered with 
screening & drip lines to avoid unwanted weathering. 
The balconies and overhangs provide protection to 
the glazing and facade line.’ 
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Acceptable 
 
The applicant has advised that 
 

‘Doors, Windows, Balconies and landscaping can all 
be maintained from all floor access. Where locations 
don't allow access, safety systems on the roof will be 
installed to allow for facade maintenance and access.’ 

 

 

Acceptable 
 
The applicant has advised that 
 

‘The material selection has been selected considering 
the context and proximity to the coastline as well as 
ongoing maintenance and weathering. Materials will 
be chosen for longevity and design intent to reduce 
maintenance costs on the future occupants of the 
building.’ 
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