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7. INTRODUCTION

This Statement of Environmental Effects [SEE) has been prepared in support of an application for

the proposed demolition of all existing structures and the construction of a five [5) storey

residential flat building on land known as 127 - 729 Flowerdale Road, Liverpool. The proposal

will provide for 39 units pursuantto the provisions of the State Environmental Planning Policy

[Affordable Rental HousingJ 2OOg. Upon its completion, the development will be managed by St

George Community Housing who are also the owners of the land.

Our clients are a dedicated not for profit organisation who seekto provide high quality, affordable

residential housing options. In their research, they have identified a growing demand for

affordable residential accommodation within the Liverpool Iocal government area.

GAT & Associates have been engaged by St George Community Housing to prepare a Statement of

Environmental Effects to accompany the development application for Liverpool Council's

consideration.

A pre-DA meeting was held with Council staff on 6 February 2019 with respect to the application

however at the time of submitting this report, no formal pre-da advice has been issued.

A Design Excellence Panel meeting however was held on 13 December 2018 to discuss the

proposal. Refer to Appendix H for a copy of these minutes. The following comments are provided

with respect to the items raised:

o Drawing Nos. 300 - 302 show elevations of the proposed finishes and materials. The

selected materials have been chosen to reflect a cost effective and attractive outcome on

the site, with the primary focus being a low maintenance approach and timeless

materiality. A neutral colour palette reinforces this design philosophy and enables a built

form that ages well both aesthetically and physically'

o The proposed car park design is considered to be consistent with previous applications.

Landscaping works are proposed to its perimeter.

. The primary building entrance has been redesigned to Smith Crescent. As Unit 110

cantilevers over the pathway leading to the lobby, a sheltered waiting space is provided.

. Bicycle parking has been provided at ground level along the southern boundary adjacent

to the car park.

. The fencing to ground floor courtyards extends the width of these units as recommended

by the Panel.

. The submitted BASIX certificate has assessed the thermal comfort of the building and

specifies suitable insulation and glazing products.

. A Landscape Plan has been prepared by inviewdesign.

This Statement of Environmental Effects is based on information and details shown on the

following plans prepared by DKO Architecture, Project No. 00012087, dated September 2018 Rev

TP4:

5
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o DA509 DDA Apartments

o DA600 Notification Site plan

o DA601 Notification Elevations

In addition to the above plans, the following reports and documents have also been considered
and should be read in conjunction with this Statement of Environmental Effects:

o Access Report prepared by Morris Goding Access Consultant;

o Acoustic Report prepared by TTM;

o Preliminary Arboricultural Report prepared by Tree IQ;

o BASIX Certificate prepared by Northrop;

o BCA Report prepared by Technical Inner Sight;

o Cost Estimate prepared by Mitchell Brandtman;

o Demolition and construction waste Management plan prepared by TTM;

o Erosion and Sediment control plan prepared by ABC consultants

r Landscape Plans prepared by inviewdesign;

o Mechanical Services Plans prepared by Arrow consulting Engineers;

o Operational Waste Management plan prepared by TTM;

' Report on Geotechnical Investigation prepared by Pells Sullivan Meynink;

o Detailed Site Investigation prepared by f BS&G;

o Stormwater Management Concept Strategy and Stormwater Drainage Plans prepared by
Arrow Consulting Engineers;

o Structural Report prepared by ABC Consultants;

o Survey Plan prepared by Norton Survey partners;

. Traffic and Parking Assessment prepared by TEF Consulting;

o SEPP 65 Design Verification Statement prepared by DKO Architecture pty. Ltd

This Statement of Environmental Effects has been prepared in support of the proposed
application. This report is based on the submitted plans, inspections of the site and general
knowledge of the site and locality, with the aim of:

r Assessing the proposal against relevant statutory controls.

o Determining whether the proposal is acceptable within the existing and likely future
context ofthe area.

' Considering whether the proposal is acceptable within the broader planning controls.

7727 - 129 Flowerdale Road, Liverpool
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r Addressing any likely environmental and external impacts [positive and negative).

The proposed development has.been assessed in relation to:

o Section 4.15 Considerations under the Environmental Planning & Assessment Act, Lg7g.

o Greater Metropolitan Regional Environmental Plan No 2 - Georges River Catchment.

o State Environmental Planning Policy [Building Sustainability Index: BASIX) ZOO4.

o State Environmental Planning Policy [Vegetation in Non-Rural Areas) ZOl7.

o State Environmental Planning policy (Affordable Rental Housing) zoog.

o State Environment Planning policy No.55 - Remediation of Land.

o State Environmental Planning Policy No. 65 - Design Quality of Residential Apartment
Development.

o Draft Remediation of Land state Environmental planning policy 2078;

o Liverpool Local Environmental plan 2008.

o Liverpool Development Control plan 2008.

B
127 - 129 Flowerdale Road, Liverpool
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2. SITE CONTEXT

The subject site is commonly known as Nos. L27 - 729 Flowerdale Road, Liverpool and is legally
defined as Lots 2 and 3 in Deposited PIan 373524. The subject site is located at the south eastern
corner of Flowerdale Road and smith crescent. Refer to the figure below.

Figure 1 Site Location Map

Source: Six Maps, 2018

The site provides for a primary frontage of 34.B?Smto Flowerdale Road and a secondary frontage
of 70'995m to Smith Crescent. The subject property provides for an overall site area of 1,907m2.
In terms of its topography, the subject site provides for a gentle fall from Flowerdale Road to the
eastern boundary. Levels across the site range from RL 20.86 at the centre of the Flowerdale Road
frontage to RL 18.53 at the centre of the eastern boundary, representing a fall of 2.33 metres.
Reference should be made to the submitted Survey PIan prepared by Norton Survey partners.

Located on the subject site at present are detached dwellings with associated outbuildings. All
existing structures will be demolished as part of the proposed works.

Immediately adjoining the subject site to the south are recently developed semi-detached
dwellings on small lot holdings which are held under separate ownership. Development to the

9

Subject site
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east of the site are larger allotments of an older housing stock and are capable of being
consolidated as part of future redevelopment.

Development in the broader vicinity of the site is typically characterised by low to medium density
residential development. In view of the R4 High Density Residential zone afforded to the site, the
area will inevitably undergo a transition to higher density building forms with the proposed
development representative of this desired future character.

The site is well located to local amenities and infrastructure with Paciullo and pearce parks
located to the south. Immediately opposite the site to the west are Liverpool West public School
and Mainsbridge School. Local retail stores are readily accessible along Hoxton park Road
including a supermarket. The site is also adequately serviced by public transport with regular bus
services operating along Flowerdale Road and nearby Hoxton Park Road linking the subject site
to Liverpool Station' Referto the figure below for a series ofphotographs ofthe site and surrounds.

Figure 2 Photographs ofSite and Surrounds

The subject site: 727 Flowerdale Road, Liverpool

The subject site: 129 Flowerdale Road, Liverpool

127 - 729 Flowerdale Road, Liverpool
10
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The subject site as viewed from Smith Crescent.

The adioining semi-detached dwellings af Nos. 131A - 1318 Flowerdale Road, Liverpool

Development along Smith Crescent.

127 - 729 Flowerdale Road, Liverpool 17
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Development along Smith Crescenl looking east.

Development along Flowerdale Road, looking south.
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3. P RO POSAL

The proposal before Council seeks the demolition of all existing structures across the subject land
and the redevelopment of the site as a five [5) storey residential flat building. The proposal
comprises a total of 39 units including 12 x 7 bedroom (31o/o) and 27 x 2 bedroom (69%J unit
layouts to be wholly used for the purposes of affordable rental housing. The subject site is
currently under the ownership of St George Community Housing who will manage the
development upon its completion.

A detailed summary of the proposal is provided in the comments below.

Demolition

. All existing buildings and associated structures are to be demolished as part of the
proposed works.

Ground Floor Plan:

Vehicular access is proposed from the north-eastern corner of the site along Smith
Crescent, providing access to an at grade car park located on the eastern half ofthe site. A
total of 79 car spaces are proposed including 4 accessible spaces. The proposed car
parking spaces will have minimal visual impact from the street given the proposed
landscaping and their general setback from the street which works to provide an adequate
visual balance.

a

o Following advice from the Design Excellence Panel, primary pedestrian access to the main
lobby is via Smith Crescent, Secondary pedestrian access is also available along the
Flowerdale Road frontage. Ramps at both street frontages allow for accessible entry into
the premises.

o Each of the ground floor units are also provided with direct entry from the
street/communal open space. Access to the ground floor units can alternatively be
achieved through the main lobby.

o A secondary area of communal open space is proposed at the centre of the site. These
spaces are clearly defined and promote useability.

o I x 1 bedroom and 3 x 2-bedroom units are proposed at this level.

. The remainder of the level will comprise of lobby areas, plant/switch rooms, and waste
areas. Two central lifts will service all levels of the buildings. Two sets of fire stairs are
also proposed in accordance with BCA requirements.

o A substation is proposed toward the north-eastern corner of the site.

Levell-3:

o 3 x 1-bedroom units and 7 x 2-bedroom units are proposed at each level

Level 4:

727 - 129 Flowerdale Road, Liverpool 13
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. 1 x 1-bedroom units and 3 x 2-bedroom units are proposed.

. An area of communal open space area is also proposed at this level.

The overall design of the building has been carefully considered particularly to the street and
southern elevations to ensure a modulated outcome. The vertical lines of the building have been
emphasised through changes in external wall materials which range from a dark grey brick to a
natural white brick. The use of narrow, full height glazing and aluminium screening further
promotes a slender appearance to the building despite its overall length. Black render at ground
level aids to define a base and anchors the building. The use oflandscaping both at street Ievel and
to the communal open space at Level 4 softens the building and promotes passive shading.

Figure 3 North, South, East and West Elevations
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Source: DK) Architecture

As part of the submitted application, the 2-bedroom Iayouts have been designed to demonstrate
how two single beds could be incorporated to accommodate a family. In this regard, the proposal
promotes flexible living conditions to accommodate different households. All of the proposed
residential units will be nominated as affordable housing.

Mailboxes servicing the development will be located at the entrance to the development.

A BASIX certificate has been prepared with respect to the proposed residential units and
nominates criteria to achieve the respective Water, Thermal and Energy targets. As part of the
proposed development a 5,000 litre rainwater tank has been nominated and will service common
area landscaping on the site. A copy of the BASIX certificate and associated thermal documents
are provided under a separate cover.

Reference should be made to the submitted plans prepared by DKO Architecture.

An Acoustic Assessment has also been undertaken by TTM Consulting which provides for acoustic
treatments to the windows, walls and roof to meet the internal acoustic design targets of the
development.

An Access Report prepared by Morris Goding Access Consulting confirms that the accessibility
requirements can be readily achieved.

The submitted Iandscape plan demonstrates enhanced planting has been provided throughout the
subject site offering a balance between hard and soft paved areas. New planting assists to soften
the impression of built form when viewed from the streetscape and surrounding sites.

Reference should also be made to the submitted Arborist Report which assesses 31 trees across
the site. The report concludes that the majority of the trees are of a low significance and that none
of the trees should be considered a constraint to future development works. Tree 1, which is
identified as a streettree, has also been nominated as required for removal. Council may condition
a suitable replacement species as part of any future development consent.

The following are objectives, which were considered in formulating the proposed development:

127 - 729 Flowerdale Road, Liverpool 15
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a To implement the outcomes of the following planning documents:

o Section 4.15 Considerations under the Environmental Planning & Assessment Act,
7979.

o Greater Metropolitan Regional Environmental Plan No 2 - Georges River
Catchment.

o State Environmental Planning Policy [Building Sustainability Index: BASIX) 2004.

o State Environmental Planning Policy [Vegetation in Non-Rural Areas) 2017.

o State Environmental Planning Policy [Affordable Rental HousingJ 2009.

o State Environment Planning Policy No.55 - Remediation of Land.

o State Environmental Planning Policy No. 65 - Design Quality of Residential
Apartment Development.

o Draft Remediation of Land State Environmental Planning Policy 2078;

o Liverpool Local Environmental Plan 2008.

o Liverpool Development Control Plan 2008.

To provide for a high quality residential development that complements the desired future
character ofthe area.

To ensure that the proposed development does not create any unreasonable impacts to
adjoining properties.

a

727 - 729 Flowerdale Road, Liverpool 76
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4. SECTION 4.15 EVALUATION

The following section provides an assessment of the proposed development in accordance with
the provisions of Section 4.15 of the Environmental Planning andAssessmentAct, 7979.

t1) Matters for consideration - general

In determining a development application, a consent authority is to take into consideration such
of the following matters as are of relevance to the development, the subject of the development
application.

The provisions oft

4.1, Relevant State, Regional and Local Environmental Planning
lnstruments

4.L.1, Greater Metropolitan Regional Environmental Plan N o 2 - Georges River
Catch m e nt

The proposed development accords with the outcomes and objectives of the Greater Metropolitan
Regional Environmental Plan No.Z. Appropriate sediment and control devices will be placed on
the site during site works to ensure that pollutants and runoff from the site will not impact upon
the Georges River. Reference should be made to the Erosion and Sediment Control Plan prepared
byABC Consulting as part of this application.

4.L.2 State Environmental Planning Policy Building Sustainability lndex
(BASrx)

The proposal has been assessed against the provisions of State Environmental Planning Policy

[Building Sustainability Index: BASIX) 2004. The proposal satisfies the targets set by the Policy in
relation to water, thermal and energy.

A BASIX Certificate has been prepared for the proposed residential flat building and is attached
under a separate cover. The certificate demonstrates compliance with the required Water,
Thermal and Energy provisions under BASIX.

4.L.3 State Environmental Planning Policy (Vegetation in Non-Rural Areas)
20t7

The NSW Government has recently introduced a new suite of Land Management and Biodiversity
Conservation reforms which create a framework for the regulation of native vegetation clearing
in NSW.

A component of the reforms is a new State Environmental Planning Policy [Vegetation in Non-
Rural Areas) 2077 applying throughout metropolitan Sydney from 25 August 201,7.

The SEPP has repealed tree preservation clauses in Council Local Environmental Plans [clauses
5.9 and 5.9AA) and will now regulate the process for tree removal, pruning and the like that does

727 - 729 Flowerdale Road, Liverpool 77
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not require development consent, but for which a permit from Council is required. Council's forms
and policies will be updated to reflect this change.

A preliminary Arboricultural Report has been prepared by Tree IQ and is submitted under a

separate cover. The report assesses 31 trees across the site and supports the removal and
replacement of all trees with the exception of the three street trees to Smith Crescent which should
be retained if possible, The report does however note that these trees are of a low landscape
significance and if removed they could be replaced with an advanced species. An excerpt of the
report is provided below:

"Thirtlt-one (3L) trees were assessed and comprise a mix of Australian native and exotic
species. In general, the trees are relatively small specimens which are of low quality. In this
regard, thirSt (30) trees have low Landscape Significance and one (1) tree has moderate
Landscape Significance. None of the trees should e considered a constraint to future
development works. However, Tree L (group of 3 x street trees) dre managed by Liverpool
City Council and if possible should be retained os part of future development of the site.

Council approval is notrequiredfor the removal ofTrees 3,6,73,76, L8, L9,21 and 31.

Replacement tree planting should e provided where trees are to be removed. Replacement
planting should be supplied in accordance with Australian Standard 2302 (2015) Tree Stock

for Landscape Use".

4.1.4 State Environmental Planning Policy (Affordable Rental Housing) 2009

This proposal has been designed to meet the provisions of the State Environmental Planning
Policy [Affordable Rental Housing) 2009 (SEPP ARH). The subject site is located in an accessible
area and demonstrates compliance with the accessible area criteria. Accordingly, Appendix A
provides for an assessment of the proposal against the controls contained under Division 1 In-fill
Affordable Housing.

Reference is to be made to Appendix A within this Statement of Environmental Effects.

4.L.4.(a) Landscaped Area

The proposal has been prepared by St George Community Housing, a recognised social housing
provider. Based on the provisions of Clause 14[c) (iJ, a landscaped area of 3 5mz per dwelling is to
be provided. As the proposal seeks 39 units this is equivalent to a landscaped area of 1,365m2.

The proposal provides for 573.5m2 of the subject site as landscaped area, representing a shortfall
of 797.5m2.

To comply with the standard is considered to be completely unreasonable given that the required
1,365m2 of landscaping is equivalent to 72o/o of the total site area. The irrationality of the standard
is even more apparent when one considers that Clause 14[c)(ii) requires a private developer to
set aside just 30% of a site as landscaping.

As the SEPP is not clear in this matter, we can only assume that the control therefore applies in
the case of a townhouse development whereby the 35m2 could be provided as a courtyardf rear
yard to each dwelling. In the case of a residential flat building, particularly in a high-density zone
such as the subject site, the control simply doesn't make sense.

727 - 729 Flowerdale Road, Liverpool 1B
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The current proposal is notably compliant with the 30%o requirement that would otherwise apply
to a private developer, providinE 573.5m2 [30%]. The application also includes various hard
paved areas at ground level which although not technically landscaped area, positively contribute
to the landscaped setting and communal open space. A variation is therefore considered to be

reasonable in this instance.

4.1.4.(b) Character of Local Area

o Locality and Street Character:

The site is located within a high density residential zone, though development immediately
adjoining the site to the north and east comprises of predominantly single and two storey fibro
and brick dwellings that are of an older housing stock.

In view of the R4 High Density Residential zone afforded to the site, the area will inevitably
undergo a transition to higher density building forms with the proposed development
representative of this desired future character.

The site is situated in an area which is well serviced by local amenities and infrastructure with
local shopping areas along Hoxton Park Road, Paciullo Parh Parce Parh Liverpool West Public
School and Mainsbridge School all located within walking distance and proximity of the site, with
bus stops located within walking distance from the site along Flowerdale Road that operate to
adequately service the site. This public transport infrastructure provides valuable links to nearby
suburbs, local amenities and services.

It is therefore considered that the proposed building is in keeping with the desired future
character ofthe area.

a Landform:

The proposed built form has been relatively centred over the subject site allowing for landscaping
and deep soil planting along the site's boundaries. Furthermore, the proposed built form will be
provided with appropriate setbacks, further contributing to the provision of landscaping and deep

soil planting.

o Street patterns:

Existing street and subdivision patterns ofthe area are reflective ofthe areas initial character. The
proposal satisfies Council's minimum allotment size and frontage controls through the
consolidation of Nos. 727 and 129 Flowerdale Road, Liverpool.

Parking is proposed at grade, to the rear of the site and will generally be concealed from the street
by the proposed built form. Landscaping works are proposed either side of the driveway to soften
its appearance to the street.

o Views and Vistas:

There are no substantial views attainable from the subject site.

. Conclusion:

Based on the above, it is our view that the proposed development is in keeping with the existing
and future character ofthe area.

727 - 729 Flowerdale Road, Liverpool 79
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The presentation of the built form to the street, together with appropriate colours and materials,
all respond to the desired future character ofthe area. As detailed under section 3 ofthis report,
the proposed building has been designed with a timeless materiality and low maintenance
outcome.

The proposal will be consistent with the desired future character of the area evident through its
zoning and consistency with the relevant planning policies and controls.

It is considered that the proposed development will greatly benefit the local community by
providing for affordable rental housing in an area well serviced by local amenities and public
transport facilities.

4.1.5 State Environmental Planning Policy No.55 - Remediation of Land

Clause 7 of the State Environmental Planning Policy No. 55 - Remediation of Land requires Council
to consider whether land is contaminated prior to granting consent to the carrying out of any
development on that land.

Should the land be contaminated Council must be satisfied that the land is suitable in a

contaminated state for the proposed use. If the land requires remediation to be undertaken to
make the land suitable for the proposed use, Council must be satisfied that the land will be

remediated before the land is used for that purpose.

A Detailed Site Investigation was undertaken at the subject site. Based on observations made
during these investigations the consultant has recommended the completion of a Hazardous
Materials Survey of existing site buildings to allow for the management of any potential asbestos
risks on site. A Construction Environmental Management Plan, or, a Remediation Action Plan

should also be prepared in accordance with SEPP 55. It is considered that such works could form
part of a condition of consent to the Development Application.

4.1..6 State Environmental Planning Policy No. 65 Design Quality of
Residential Apartment Development

This State Policy aims to improve the design quality of residential flat buildings of three or more
storeys, incorporating four or more dwellings.

The policy sets out a series of design principles for Local Council or other consent authorities to
consider when assessing development proposals for flats.

The SEPP 65 underwent a comprehensive review and the changes were notified on the NSW
legislation website on 19 June 2015 and will commence on 17 July 2015. For development
applications lodged after 19 June 2015 and determined after 17 luly 2015, the Apartment Design
Guide, along with the changes to SEPP 65 will apply.

The proposed apartments are designed and accord with the design principles as stipulated in this
State Environmental Planning Policy. All information and details shown within this Statement of
Environmental Effects is based on the submitted plans prepared by DKO Architecture.

State Environmental Planning Policy No. 65 specifies nine design quality principles for residential
flat buildings. These principles are as follows:

Principle 1 Context and Neighbourhood Character
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Principle 2 Built Form and Scale

Principle 3 Density

Principle 4 Sustainability

Principle 5 Landscape

Principle 6 Amenity

Principle 7 Safety

Principle B Housing Diversity and Social Interaction

Principle 9 Aesthetics

The aims and objectives of this policy are:

(1) "This policy aims to improve the design quality of residential apartment
developmentin New South Wales.

(2) This policy recognises that the design quality of residential apartment development
is of significance for environmental planning for the state due to the economic,

environmental, cultural and social benefits of high quality destgn.

(3) Improving the design quality of residential apartment buildings aims:

(a) to ensure that they contribute to the sustainable development of New South
Wales;

O by providing sustainable housing in sociol and environmental terms;

and

(i0 by being a long term dsset to their neighbourhood; and

(ii] by achieving the urban planning policies for their regional and local
contexts; and

(b) to achieve better builtform and aesthetics ofbuildings and the streetscapes and
the public places they define; and

(c) to better satisfy the increasing demand, the changing social and demographic
profile of the communiq/, and the needs of the widest range of people from
childhood to old age, including those with disabilities; and

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

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

A to contribute to the provision of a variety of dwelling types to meet population
growth, and

(g) to support housing affordability, and
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(h) to facilitate the timely and efftcient assessment of applications for development
to which this Policy applies.

(4) This Policy aims to provide:

(a) consistency of policy and mechanisms across the State; and

(b) a framework for local and regional planning to achieve identified outcomes for
specific places."

The SEPP notes that good design is a creative process which, when applied to towns and cities,
results in the development of great urban places, buildings, streets, square and parks.

Good design is inextricably linked to its site and locality, responding to the landscape, existing
built form, culture and attitudes. It provides sustainable living environments, both in private and
public areas.

Furthermore, good design serves the public interest and includes appropriate innovation to
respond to technical, social, aesthetic, economic, and environmental challenges.

These nine design quality principles do not generate design solutions, but provide a guide to
achieving good design and the means of evaluating the merit of proposed solutions. These
principles are addressed under Appendix B of this report.

al6.(a) ResidentialApartmentDesignGuidelines

Further to the above design quality principles, Clause 30[2) of SEPP No. 65 also requires
residential apartment development to be designed in accordance with the Department of
Planning's publication entitled Apartment Design Guide IADG). Compliance with ADG is assessed
under a table within Appendix C of this report. Refer to Appendix C for an assessment of the
planning guidelines of Apartment Design Guide.

4.1.6.(b) An Assessment of the Proposal Under the Apartment Design Guidelines

Communal Open space

The proposal comprises of two areas of communal open space with one located at ground level at
the centre of the site while a separate space is provided at Level4.

When considered numerically the proposal, as described above, achieves an area of 6BBmz or 36Vo
of the site as communal open space, surpassing the minimum requirements of the Apartment
Design Guide (ADG).

The proposed communal open space does include an area of the front setback as part of this space.
Although a variation is sought in this regard, it is worthy to acknowledge that the proposed
communal open space at Level 4 is representative of 20o/o of the required 250/o communal open
space.

Paciullo and Pearce Parks are also located within walking distance of the subject site, reflective of
ADG objectives.

The proposed areas are considered to include areas that are of a size and dimensions that are
useable and enable a variety of experiences to be enjoyed by future residents including areas for
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active and passive play. The proposed variation is therefore considered to be reasonable in this
instance.

Visual Privacy - Setbacks

The built form has generally achieved compliance with the relevant built form separation
distances as prescribed under part 3F of the Apartment Design Guide. For built form up to 12m

[4 StoreysJ, a minimum separation distance of 6m to habitable rooms and balconies and 3m to
non-habitable rooms is required. For building heights up to 25m [5-B Storeys) a separation
distance of 9m to habitable rooms and balconies and 4.5m to non-habitable rooms is required.
Noting that no separation is required between blank walls.

At ground level, the only variation to the building separation control occurs along the southern
elevation and relates to the area of private open space of Unit G05. Refer to the figure below, Given

the siting of the courtyard at ground level, it is considered that the provision of appropriate
fencing will ameliorate any potential overlooking.

Figure 4 Excerpt of Ground Floor Plan

s .*
Y\J

RES

Source : D K0 Architecture

As it relates levels 1., 2 and 3 the development has achieved compliance with the 6m and 3m
minimum separation distance requirements.

As it relates to level 4 along the southern facade, a breach to the minimum 9m habitable room
separation distance is sought. This encroachment is equai to 2.4m at its widest point and includes
a narrow awning window. Refer to the figure below.

l;:If]

ffi
a

H

I

L27 - 1-29 Flowerdale Road, Liverpool 23



#rGAf rffi
& Associates prvrra

FigureSLevel4Excerpt
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Source : D KO Architecture

No additional bulk or scale would result in view of the limited length of the wall given the overall
context/depth of the proposed development. Therefore, no additional perceived bulk or scale

would result from the minor breach.

Overall, the development is considered to be well articulated in its design providing for steps in
the building fagade punctuated by areas of private open space or glazed elements. The contrasting
materials for the external walls of the development further provide for visual interest and
complement the modern design of the development.

The breaches are considered minor in nature given the context of the proposed development and
the angled nature of the front boundary. In general, the development is considered to be compliant
with any impacts from minor setback encroachments adequately mitigated.

4.t.7 Liverpool Local Environmental Plan 2008

A comprehensive assessment of the proposal against the controls can be found in Appendix C.

Additional comments are provided below.

a.1.7.(a) Land Zoning & Objectives

The subject site is zoned R4 High Density Residential under the LLEP 08. Refer to the figure below.

As residential flat buildings are listed as a permissible development, the proposal may be carried
out with the consent of Council.

727 - 729 Flowerdale Road, Liverpool 2+
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Source: NSW Legislation, LLEP1B, map 70

The objectives of the R4 High Density Residential Zone are as follows:

. To provide for the housing needs of the community within a high density residential
environment.

c To provide a variety of housing types within a high density residential environment.
. To enable other land uses that provide facilities or services to meet the day to day needs of

residents.
. To provide for a high concentration ofhousing with good access to transport, services and

facilities.
. To minimise the fragmentation of land thatwould prevent the achievement of high density

residential development.

The following comments are provided with respect to the zone objectives:

. The proposed residential flat building will replace the existing dwellings on the site with
39 proposed units to provide for the housing needs of the community within a high-
density environment.

. The proposal comprises of a mix of 1 and Z-bedroom units, including adaptable designs
ensuring a variety of housing types are available.

. No other land uses are proposed.
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. The site is readily accessible by public transport with bus stops located within proximity
from the development. The site is also located in proximity to retail stores including a

major supermarket to the south of the site along Hoxton Park Road.

. The proposal will not result in the fragmentation of land.

4.L.7.(b) Height of buildings

The subject site is limited to a maximum building height of 15m. Refer to the figure below.

Figure 7 Height of Buildings Map

Llverpool Local
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Source: NSW Legislation, LLEP}B, map 10

The proposal will result in a maximum building height of L7.9 metres, exceeding the control by
2.9m or 19.3o/o.

It is worthy to note that the non-compliance varies along the site's depth, in response to the
topography ofthe site.

The proposal is notably compliant in terms of floor space ratio and in this respect, reference is

made to the decision of the Land & Environment Court; Abdul-Rahman v Ashfield Council [2015]
NSWLEC 112 [28 April 2015). The case established that where additional FSR is proposed to
facilitate the provision of affordable rental housing, an increased building envelope is likely. This

is evident in the current proposal acknowledging compliance with the FSR control of L.5 has been

achieved, with the proposal having an FSR of L.5:1.
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The images below detail the breaches in height.

Figure B LEP Height Diagrams
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Source: DKO Architecture

Further, it is widely recognised that housing affordability in Sydney is becoming increasingly
difficult to achieve. Our client is a not-for-profit organisation seeking to address a prevalent issue

in Sydney's housing market. Our client is committed to providing a development that is 100%

affordable and social housing far surpassing the requirements of SEPP [Affordable Rental Housing)
2009, which only requires between 20 - 50o/o of dwellings be provided as affordable rental
housing.

rr I

----t--
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The additional height sought on the site will enable increased residential accommodation to be

provided on site without exceeding the floor space ratio control.

Reference should be made to the submitted Clause 4.6 Variation Statement under Appendix F.

4.2 Draft Relevant State, Regionaland Local Environmental Planning
lnstruments

The site falls outside the scope of the Draft Liverpool LEP 2008 Amendment No. 52 and Draft
Liverpool DCP 2008 Part 4 Liverpool City Centre 16-06-16.

4.2.! Draft State Environment Planning Policy (Environment)

In October 2077, the NSW Department of Planning and Environment began its review of the
State's planning policies to modernise and simplify the planning systems.

The planning provisions for waterways, catchments, world heritage and urban bushland are

currently contained in seven State Environmental Planning Policies [SEPPs), the Standard

Instrument - Principal Local Environmental Plan [Standard Instrument), and in Ministerial
Directions for plan making issued under the Environmental Planning and Assessment Act 1979.

An Explanation of Intended Effect for the SEPP [Environment) was publicly notified between 31

October 2077 to 31 january 2078. The SEPP (Environment) will integrate provisions from seven
existing SEPPs relating to catchments, waterways, urban bushland and world heritage, and to
reduce the complexity and streamline the planning system.

The proposed SEPP [Environment) will:

o Encourage the proper management, development and conservation of natural resources

and the protection of the environment, in line with the objectives of the Act

o Enable growth that maintains and enhances the health and integrity of our natural and
cultural heritage for the benefit and enjoyment of the present community and for future
generations

. Streamline development assessment by identifying and considering environmental values

and constraints atthe earliest possible stage in the development decision making process,

using evidenced based planning methods

o Promote ecologically sustainable development that supports a balanced approach to the
use of land and natural resources, and provides for long term environmental, economic
and social wellbeing

o Adopt a risk based approach to minimise cumulative negative impacts of development on
both the immediate site and on a surrounding area or region

o The proposed SEPP fits within a range of plans and strategies including A Plan for Growing
Sydney, draft District Plans, Regional Plans, local environmental plans, Ministerial
Directions, and development control plans

It is considered that the proposal would not be contrary to the provisions under the current
Greater Metropolitan Regional Environmental Plan No. 2 Georges River Catchment which has
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been assessed under Section 4.1,1 of this SEE and determined to not cause any negative impacts
to the Georges River Catchment.

Therefore, the proposed development has considered the relevant draft planning instrument.

4.2.2 Remediation of Land State Environmental Planning Policy 2018

The NSW State Government is currently in the process of a broader review program in the aim of
ensuring all State Environmental Planning Policies are relevant and up to date. The Draft State

Environmental Planning Policy's Explanation of Intended Effects was on public exhibition
between 3l January 2018 and 13 April 20L8.

As such SEPP 55 will need to be updated to respond to changes in Federal and State legislation
and policy, this is to reflect new land remediation practices.

The new SEPP aims to ensure improved management of remediation works through the alignment
of the need for development consent with the level of complexity, scale and associated risks with
the proposed works.

It is stated that the proposed changes will:

. reduce the risks associated with remediation projects

. encourage proponents to better consider and plan remediation work

o better protect the community from unnecessary risks, disturbance and inconvenience

. ensure there is consistent regulation of contaminated land and facilitate enforcement of
long-term environmental management plans.

Notably, the proposed SEPP will continue to categorise remediation works into two categories

being Category 1 and Category 2.

Clause 7 of the State Environmental Planning Policy No. 55 - Remediation of Land requires Council
to consider whether land is contaminated prior to granting consent to the carrying out of any

development on that land.

The material of Clause 7 will be introduced within the new SEPP along with the list of activities
which may lead or have led to potential contamination which are currently contained within the
'Managing Land Contamination: Planning Guidelines.'

As part of the new SEPP, a provision will be iritroduced which allows the consent authority to
exercise discretion to not require an investigation report if the authority knows the land is not
contaminated or may otherwise be suitable for the use being proposed. The consent authority
must have sufficient evidence and/or information in this regard about the land status in order to
exercise such discretion.

As detailed above under section Part 4.1.5 of this Statement of Environmental Effects, a Detailed
Site Investigation was undertaken at the subject site. Based on observations made during these
investigations the consultant has recommended the completion of a Hazardous Materials Survey
of existing site buildings to allow for the management of any potential asbestos risks on site. A
Construction Environmental Management Plan, or, a Remediation Action Plan should also be
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prepared in accordance with SEPP 55. It is considered that such works could form part of a
condition of consent to the Development Application.

Therefore, based on the information ofthe Explanation of Intended Effect of the SEPP Remediation
of Land 2018 it is considered that the proposal is consistent with the draft planning instrument.

4.3 Development Control Plans

4.3.L Liverpool Development Control Plan 20087

A comprehensive assessment of the proposal against the controls can be found in Appendix D.

a.3.1.(a) Social Impact Assessment

LDCPOB identifies the proposed development as one which requires a Social Impact Comment
(SIC). This is due to the number of residential units proposed (39J being above the threshold (20)
requiring a Social Impact Comment/Assessment. Accordingly, we make the following comments:

Accommodation:

The proposal will provide for 39 well designed units which will appeal to a range of different sized
family groups. As part of the submitted application, the 2-bedroom layouts have been designed to
demonstrate how 2 single beds could be incorporated to accommodate a family. In this regard,

the proposal promotes flexible living conditions to accommodate different households.

Health and Wellbeing:

The units will provide for good amenity in terms of solar access and natural ventilation. The
proposal achieves good levels ofboth solar access and natural ventilation.

The close proximity of this site to public transport will reduce the reliance upon private vehicles.

Security and Safety:

As detailed within this report, there are ample opportunities within the development for casual

surveillance of public areas which is to the public benefit.

Values and Expressions:

The proposed development is of a high architectural standard and will set a high-quality tone for
this neighbourhood. In this regard, the attention to detail in the design of the building facade

particularly defining the communal and private open spaces conveys a sense of 'ownership' and

connection between the future occupants and precinct.

4.4 Regu lations

There are no prescribed matters which hinder the development.
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4.5 Like ly I m pa cts

Consideration must be made to the likely impacts of the development, including environmental
impacts on both the natural and built environments, and social and economic impacts in the
locality.

4.5.L lmpact on the Natural Environment

The proposed development will not have an adverse impact on the natural environment. New
plantings will be introduced in accordance with the proposed landscape plan. The proposed
landscape plan will improve the amenity of the site and the surrounding streetscape.

4.5.2 lmpact on the Built Environment

The works proposed are consistent with the relevant State and Council planning controls ensuring
built form is consistent with the desired future character of the area.

4.5.3 Social and Economic lmpacts on the Locality

Housing affordability in Sydney is becoming increasingly difflcult to achieve. Our client is a
recognised social housing provider who strive to provide for quality affordable housing
developments.

It is important to acknowledge that SEPP [Affordable Rental Housing) 2009, requires that up to
500/o of the dwellings be offered as affordable housing for a period of 1"0 years, whereas all of the
proposed 39 units will be nominated as affordable housing to be managed by our client, St George

Community Housing which is excess of the SEPP requirements.

The proposal therefore provides a social benefit to the community providing new, affordable
accommodation in an area well serviced by public transport services and local infrastructure.

The proposed development is considered to be of a high architectural standard promoting solar
access and cross ventilation. A mix of units are proposed, ranging between one and two-bedroom
units including adaptable designs. The proposal therefore addresses lifestyle and affordability
issues of the immediate area.

The proposal will therefore provide a positive economic impact as the site is in a location that is
close to good public transport infrastructure, businesses, schools, shops and services, which
benefits the future residents of the property who want to live, study, work and play in the South

Western Sydney area.

4.6 Suitability of the Site

The land is appropriately zoned to permit the proposed development and meets the long-term
objectives of the zone and the objectives of the Liverpool Local Environmental Plan 2008.

4.7 Submissions made in accordance with this Act or the regulations

Not relevant.
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4.8 The Public lnterest

The interest of the public will be served by approval of this development.

As stated, the proposed development will increase the housing choice available in this location, a
location which is well serviced by public transport, services and shops. The proposal provides for
a mix of one and two-bedroom apartments, as well as adaptable apartments. The proposal will
provide for a development that will consist of all 39 units being nominated as affordable housing
to be managed by our client St George Community Housing assisting in addressing the growing
issue of housing affordability in the Sydney Area.

The site is well serviced by public transport, making access to and from the site easy for the future
occupants. Notwithstanding this, the site also provides for adequate on-site parking.
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5. CONCLUSION

The proposed development has made regard to the surrounding land uses. It is considered that
all reasonable measures to mitigate any adverse environmental effects have been taken into
consideration in relation to the proposed residential flat building.

The proposal has been assessed in accordance with the provisions of Section 4.15 of the
Environmental Planning and Assessment AcL,1979, and found to be satisfactory. The proposal is

permissible with the consent of Council.

The beneficial aspects of the proposal include:

. The proposed residential units will contribute to the supply of affordable rental housing
within the Liverpool local government area;

The proposed units are well designed and provide for excellent internal amenity and
outlooh whilst maintaining privacy between neighbours.

The proposal provides for off street car parking in accordance with the provisions of SEPP

(ARH) 2009, reducing the reliance of on street car parking.

The proposed development is considered to be of a scale and mass that is consistent with
the future character ofthe area.

. The proposal is compatible with Council's planning objectives and controls for the site and

locality.

The proposed development will have no significant impact on the air or water quality in the
locality.

The proposed works do not result in any unreasonable impacts to adjoining properties and are

conducive to Council's policies and accordingly, it is sought that Council approve the application.

a

a

a
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Appendix B 9 Principles of State Environmental Planning Policy
No. 65 - Design Quality of Residential Apartment
Development

The following comments are provided to address the 9 Design Principles:

Principle 1 Context and Neighbourhood Character

Good design responds and contributes to its context. Context is the key natural and built features of
an area, their relationship and the character they create when combined. It also includes social,
economic, health and environmental conditions.

Responding to context involves identifying the desirable elements of an area's existing or future
character. Well-designed buildings respond to and enhance the qualities and identity of the area
including the adjacent sites, streetscape and neighbourhood. Consideration of local context is
important for all sites, including sites in established areas, those undergoing change or identified for
change.

Comment:

The current proposal seeks the consolidation of Nos. 1,27 and 129 Flowerdale Road to facilitate the
proposed residential flat building development. The development is located at the corner of
Flowerdale Road and Smith Crescent.

Development in the area is typically low density in scale comprising a mixture single and two storey
dwellings which are of an older housing stock. However, in view of the R4 High Density Residential
zoning afforded to the site, the area will inevitably undergo a transition to higher density building
forms.

The site is well located to local amenities and infrastructure with Paciullo Park, Pearce Parh local
shopping stores along Hoxton Pak Road including a major supermarket Liverpool West Public School,
and Mainsbridge School all located within walking distance of the site and in proximate locations to
the site. The site is also adequately serviced by public transport with regular bus services operating
along Flowerdale Road, providing connections to a more expansive public transport network and
linking the subject site to nearby suburbs, Iocal amenities and services.

The proposal is considered to be an 'infill' development that responds to the desired future character
of the area. Where possible, the proposal has made considerable effort to achieve the objectives and
controls of the Apartment Design Guide as detailed in this Statement of Environmental Effects.

Principle 2 Built Form and Scale

Good design achieves a scale, bulk and height appropriate to the existing or desired future character
ofthe street and surrounding buildings.

Good design also achieves an appropriate built form for a site and the building's purpose in terms of
building alignments, proportions, building type, articulation and the manipulation of building
elements. Appropriate built form deflnes the public domain, contributes to the character of
streetscapes and parks, including their views and vistas, and provides internal amenity and outlook.

127 - 729 Flowerdale Road, Liverpool 3B
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Comment:

The scale ofthe proposed development has considered the desired future character ofthe area and
the prescriptive controls as outlined by Liverpool's planning controls and the Apartment Design
guide. The proposal is notably compliant with the applicable floor space ratio control, though a

variation statement has been prepared with respect to the overall building height. The only
encroachment ofheight occurs as a result ofthe topography ofthe site.

Development in the area is generally low density residential in nature comprising of predominantly
single and two storey dwellings, being typically of an older housing stock. However, given the R4

High Density Residential zone afforded to the sites and those in the surrounding area, the locality will
inevitably undergo a transition to higher density residential forms, such as the one proposed.

Based on the above, the current proposal endeavours to represent a scale appropriate to the desired
future character ofthe area as identified by the LEP and DCP. The scale ofthe proposal has also been
carefully designed to provide a balance between the amenity for the future occupants and that of
existing properties adjoining the site.

Principle 3 DensiW

Good design achieves a high level of amenity for residents and each apartment, resulting in a density
appropriate to the site and its context.

Appropriate densities are consistent with the area's existing or projected population. Appropriate
densities can be sustained by existing or proposed infrastructure, public transport, access to jobs,

community facilities and the environment.

Comment:

The subject site is afforded a maximum floor space ratio of 1:0 under the provisions of the Liverpool
Local Environmental Plan 2008, with an additional 0.5:1 made available as per the development
standards outlined by SEPP (Affordable Rental Housing) 2009. The proposal provides for an overall
FSR of 1.5:1 which is in keeping with the numerical standard and representative of the higher
densities sought within the R4 zone.

The proposed development comprises a total of 39 units, including a mix of 12 x 1-bedroom units

l37o/o) and 27 x 2-bedroom units 1690/o), all of which will be made available as affordable rental
housing.

The development provides for new residential accommodation in a location where there is a demand
for such accommodation. The proposed 39 units sought on the site is considered to be suitable given
the site is well located to public transport, shops, services and amenities and is consistent with
Council's planning instruments. Proximate bus stops service the site providing for connections to
more expansive public transport networks and linking the site to nearby suburbs local amenities and
services as detailed in this report.

Principle4 Sustainability

Good design combines positive environmental, social and economic outcomes. Good sustainable
design includes use of natural cross ventilation and sunlight for the amenity and liveability of
residents and passive thermal design for ventilation, heating and cooling reducing reliance on
technology and operation costs. Other elements include recycling and reuse of materials and waste,
use of sustainable materials, and deep soil zones for groundwater recharge and vegetation,

L27 - 129 Flowerdale Road, Liverpool 39
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Comment:

The Water, Thermal and Energy performance of the proposed residential flat building has been
assessed as part of the submitted BASIX certificate prepared by Northrop. Where possible, the
principles of environmentally sensitive design have been incorporated into the development and is
evident through the arrangement of floor plates to maximise north facing units, the prevalence of
dual aspect units to obtain cross ventilation and built elements that promote natural daylight into
apartments and projecting awnings/blade walls/screens that provide shading to recessed windows.

Principle 5 Landscape

Good design recognises that together landscape and buildings operate as an integrated and
sustainable system, resulting in attractive developments with good amenity. A positive image and
contextual fit of well-designed developments is achieved by contributing to the landscape character
of the streetscape and neighbourhood.

Good landscape design enhances the development's environmental performance by retaining
positive natural features which contribute to the local context, co-ordinating water and soil
management, solar access, micro-climate, tree canopy, habitat values, and preserving green networks.
Good landscape design optimises usability, privacy and opportunities for social interaction, equitable
access, respect for neighbours' amenity, provides for practical establishment and long-term
management.

Comment:

Landscape design should optimise useability, privacy and social opportunity, equitable access and
respect for neighbours' amenity, and provide for practical establishment and long-term management.

A landscape plan has been prepared as part of this development application by inviewdesign and is
submitted under a separate cover to this Statement of Environmental Effects.

The proposal along with site appearance will be improved by the careful use of landscaping within
and around the site. Deep soil areas have been incorporated along the northern and western
perimeter of the site, allowing for plantings along the boundaries and providing for visual benefit to
both street frontages. Overall, the landscaping provides for a balanced development between hard
paved and soft landscaped areas throughout the site.

Principle 6 Amenity

Good design positively influences internal and external amenity for residents and neighbours.
Achieving good amenity contributes to positive living environments and resident wellbeing.

Good amenity combines appropriate room dimensions and shapes, access to sunlight natural
ventilation, outlook, visual and acoustic privacy, storage, indoor and outdoor space, efficient layouts
and service areas, and ease of access for all age groups and degrees of mobility.

Comment:

Careful consideration has been given to the orientation and positioning of the development and the
design and layout of units to ensure a high level of visual and acoustic privacy is maintained between
neighbouring properties. This has been further demonstrated in the architectural plans prepared by
DKO Architecture.

The proposal provides future occupants with a high level of amenity in terms of solar access and good
outlook to habitable areas, as well as to balconies and private open space.

lZ7 - 129 Flowerdale Road, Liverpool 40
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Careful planning of the proposed built form provides 640/o of apartments to achieve cross ventilation
due to their aspect design and internal layout planning.

The development has been formed to achieve solar access to 72o/o of its units. Living areas and
balconies have been designed with a northern orientation as much as possible with passive shading
measures, such as repetitive floor plans, designed to prevent excessive heat load on apartments
during the summer period.

All apartments have private balconies adjacent to living areas, consistent with this policy,

Private open space areas meet minimum sizes as nominated by ADG and are configured to be

functional and conducive to recreational use. All are accessed from living areas.

All dwellings achieve 2700mm ceiling heights to all habitable rooms. Generous amount of private
storage is provided for each dwelling.

Other amenity issues include the provision of lifts servicing all floors of the development. Seven
adaptable units with associated parking spaces are also provided.

Principle 7 Safety

Good design optimises safety and security, within the development and the public domain. It
provides for quality public and private spaces that are clearly defined and fit for the intended purpose.
0pportunities to maximise passive surveillance of public and communal areas promote safety.

A positive relationship between public and private spaces is achieved through clearly defined secure
access points and well lit and visible areas that are easily maintained and appropriate to the location
and purpose.

Comment:

The proposed development has had regard to the principles of 'Safer by Design'. Aspects such as

natural surveillance and controlled access have all been taken into consideration.

The proposed development has made provisions for natural surveillance for both communal and
public areas. The common areas will be appropriately lit to ensure safety and visibility after dark.

The entrance to the development, including private entries to the ground floor dwellings, are clearly
visible from the street. Access to the building will be through a controlled security system. An
intercom system will be provided adjacent to the main entry lobby for visitor access. All common
areas will be covered by CCTV.

The street numbering and the identiflcation of the building will be clear to prevent unintended access

and to assist persons trying to find the building.

Principle B Housing Diversity and Social Interaction

Good design achieves a mix of apartment sizes, providing housing choice for different demographics,
living needs and household budgets.

Well designed apartment developments respond to social context by providing housing and facilities
to suit the existing and future social mix. Good design involves practical and flexible features,
including different types of communal spaces for a broad range of people, providing opportunities
for social interaction amongst residents.

Comment:

L27 - 129 Flowerdale Road, Liverpool 47
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Housing affordability in Sydney is becoming increasingly difficult. Our client is a recognised social
housing provider who strive to provide for quality affordable housing developments.

The building itself integrates a number of sustainable features exceeding the minimum standards
prescribed by BASIX.

It is important to acknowledge that unlike SEPP [Affordable Rental Housing) 2009, which requires
that up to 50% of the dwellings be offered as affordable housing for a period of 10 years, all of the
proposed 39 units will be nominated as affordable housing to be managed by our clien! St George
Community Housing.

The proposal therefore provides a social benefit to the community providing for new, affordable
accommodation in an area well serviced by public transport services and local infrastructure.

The proposed development is considered to be of a high architectural standard promoting solar
access and cross ventilation. A mix of units is proposed ranging between one and two-bedroom units.

As part of the submitted application, the 2-bedroom layouts have been designed to demonstrate how
2 single beds could be incorporated to accommodate a family. In this regard, the proposal promotes
flexible living conditions to accommodate different households.

The proposal therefore addresses lifestyle and affordability issues of the immediate area.

Principle 9 Aesthetics

Good design achieves a built form that has good proportions and a balanced composition of elements,
reflecting the internal layout and structure. Good design uses a variety of materials, colours and
textures.

The visual appearance of well-designed apartment development responds to the existing or future
local context particularly desirable elements and repetitions of the streetscape.

Comment:

It is considered that the proposed development incorporates the composition of building elements,
textures, materials and finishes which all contribute to an overall high quality and aesthetically
appealing development. The location of the site, and bulk and scale of surrounding existing and
potential future developments have been considered in the design of the development. The internal
functions and structure have been clearly expressed through the articulation and massing of the
facades.

Design Verification Statementl

A Design Verification Statement has been prepared by DKO Architecture and is submitted with this
development application in accordance with State Environmental Planning Policy No. 65.

Further to the above design quality principles, Clause 30[2) of State Environmental Planning Policy
No. 65 also requires residential apartment development to be designed in accordance with the
Department of Planning's publication entitled Apartment Design Guide. The following table outlines
compliance with the Apartment Design Guide, where numerical requirements are specified.
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Appendix F Clause 4.6 Variation to Clause 4.3 of the
Liverpool Local Environmental Plan 2008 -
Height of Buildings



CLAUSE 4.6 VARTATTON TO CLAUSE 4.3 (HE|GHT OF BUtLDINGS)
OF THE LIVERPOOL LOCAL ENVIRONMENTAL PLAN 2OO8

1. lntroduction

This submission seeks a variation to Clause 4.3 of the Liverpool Local Environmental Plan 2008
(LLEP0B), which relates to building height.

This submission has been prepared with regards to a development application over Nos. 727 -
129 Flowerdale Road, Liverpool for the demolition of all existing structures and the
development of a five (5) storey residential flat building comprising of 11 x L-bedroom units and
28 xZ-bedroom units to be wholly used for the purposes of affordable rental housing.

As detailed in this written request for a variation to building height being a development
standard under LLEPOB, the proposed development meets the requirements prescribed under
Clause 4.6 of LLEP0B.

2. Site Background

The subject site is commonly known as Nos. 127 - 729 Flowerdale Road, Liverpool and is legally
defined as Lots 2 and3 in Deposited Plan 373524. The subject site is located at the south eastern
corner of Flowerdale Road and Smith Crescent. Refer to the figure below

1 Site Location

Subject site
Source: Six Maps, 20L8
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The site provides for a primary frontage of 34.825m to Flowerdale Road and a secondary
frontage of 70.995m to Smith Crescent. The subject property provides for an overall site area of
7,907m2.In terms of its topography, the subject site provides for a gentle fall from Flowerdale
Road to the eastern boundary. Levels across the site range from RL 20.86 at the centre of the
Flowerdale Road frontage to RL 18.53 at the centre of the eastern boundary, representing a fall
of 2.33 metres. Reference should be made to the submitted Survey Plan prepared by Norton
Survey Partners.

Located on the subject site at present are detached dwellings with associated outbuildings. All
existing structures will be demolished as part of the proposed works.

Immediately adjoining the subject site to the south are recently developed semi-detached
dwellings on small lot holdings which are held under separate ownership. Development to the
east of the site are larger allotments of an older housing stock and are capable of being
consolidated as part of future redevelopment,

Development in the broader vicinity of the site is typically characterised by low to medium
density residential development. In view of the R4 High Density Residential zone afforded to the
site, the area will inevitably undergo a transition to higher density building forms with the
proposed development representative of this desired future character.

3. Clause 4.6

This submission is made under clause 4.6 of the LLEP0B - Exceptions to development standards.
Clause 4.6 states the following:

'4.6 Exceptions to development standards

ft) fhe objectives of this clause are as follows:
(a) to provide an appropriate degree of flexibility in applying certain development
standards to particular development,
(b) to achieve better outcomes for and from development by allowing flexibility in
p articul ar circumstan ces.

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

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

(a) that compliance with the development standard is unreasonable or unnecessary in the
circumstances of the case, and
(b) that there are sufficient environmental planning grounds to justify contravening the
development standard.

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

(a) the consent outhority is satisfied that:
(i) the applicant's written request has adequately addressed the motters required to be
demonstrated by subclause (3), and
(ii) the proposed development will be in the public interest because it is consistent with
the objectives of the particular standard and the objectives for development within the
zone in which the development is proposed to be carried out, and

(b) the concurrence of the Director-General has been obtained.
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(5) In deciding whether to gront concutence, the Director-General must consider:
(a) whether contravention of the development standard raises any matter of significance
for State or regional environmental planning, and
(b) the public beneftt of maintaining the development standard, and
(c) any other matters required to be taken into consideration by the Director-General
b efor e g ranting concurr enc e.

(6) Development consent must not be granted under this clause for a subdivision of land in Zone
RU7 Primary Production, Zone RU2 Rural Landscape, Zone RU3 Forestry, Zone RIl4 Primary
Production Small Lots, Zone RU6 Transition, Zone RS Large Lot Residential, Zone E2
Environmental Conservation, Zone E3 Environmental Management or Zone E4 Environmental
Living if:

(a) the subdivision will result in 2 or more lots of less than the minimum area specifted
for such lots by a development standard, or
(b) the subdivision will result in at least one lot that is less than 90% of the minimum
area specified for such a lot by a development standard.
Note. When this Plan was made it did not include any of these Zones.

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

(B) 7ihis clause does not allow development consent to be granted for development that would
contravene any of the following:

(a) a development stondard for complying development,
(b) a development standard that arises, under the regulations under the Act, in
connection with a commitment set out in a BASIX certificate for a building to which State
Environmental Planning Policy (Building Sustainability Index: BASIQ 2004 applies orfor
the land on which such a building is situated,
(c) clause 5.4

(ca) clause 6.4, 6.5, 6.6,7.22,7.24,7,25,7.26,7.26A,7.27,7.28,7.29 or 7.30."

The use of Clause 4.6 to enable an exception to this development control is appropriate in this
instance and the consent authority may be satisfied that all requirements of Clause 4.6 have
been satisfied in terms of the merits of the proposed development and the content in this Clause
4.6 variation request report.

Clause 4.6 Exceptions to development standards establishes the framework for varying
development standards applying under a local environmental plan. Subclause 4.6[3J(a) and
4.6[3)[b) requires that a consent authority must not grant consent to a development that
contravenes a development standard unless a written request has been received from the
applicant that seeks to justify the contravention of the standard by demonstrating that:

a.6(3)(a) that compliance with the development standard is unreasonable or unnecessoty in the
circumstances of the case, and

4.6(3)(b) that there is sfficient environmental planning grounds to justify contravening the
d ev e I o pm ent stan d.ard.

In addition, a.6@)(a)(i) and [ii) requires that development consent must not be granted to a
development that contravenes a development standard unless the:

(a) the consent authority is satisfied that:
(i) the applicant's written request has adequately addressed the matters required to be
demonstrated by subclause (3), and
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(ii) the proposed development will be in the public interest because it is consistent with the
obiectives of the particular standard and the objectives for development within the zone in
which the development is proposed to be carried out, and

The Environmental Planning Instrument to which these variations relate to is the LLEP 0B

The development standard to which this variation relates to is Clause 4.3 - Height of Buildings,
which reads as follows:

"(1) The objectives of this clause are as follows:
(a) to establish the maximum height limit in which buildings can be designed and

floor space can be achieved,
(b) to permit building heights that encourage high quality urban form,
(c) to ensure buildings and public areas continue to receive satisfactory exposure to

the slE and sunlight,
(d) to nominate heights that will provide an appropriate transition in built form and

land use intensity.

(2) The height of a building on ony land is not to exceed the maximum height shown for the
land on the Height of Buildings Map.

Note, Clauses 5.6, 7.2 and 7.5 provide for circumstances under which a building in the Liverpool
city centre may exceed the maximum height shown for the land on the Height of Buildings Map".

As demonstrated in Figure l" below, the subject site is limited to a maximum building height of
15m.



Subject site
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The proposed residential flat building will exceed the standard with a proposed building height
of 17.9m as measured from ground level existing to the top of the lift overrun. The variation is
equivalent to 2.9m or 19.3o/o.

A written justification is therefore required for the proposed variation to the maximum building
height development standard, in accordance with Clause 4.6 of the LLEP 08.

4. Extent of Non-Compliance

As noted above Clause 4.3 of the LLEP 0B states that the maximum building height for the site is
15m.

The current proposal seeks a maximum building height of 77.9m to the lift overrun. The
proposal therefore exceeds the standardby 2.9m2 or 79.30/o.

It is our submission that the breach to the building height control, will not impact on the amenity
of the development or adjoining properties, nor will the variation compromise the architecture
of the building or the bulk and scale of the development.

A degree of flexibility is considered reasonable in this instance

5. ls Compliance With the Development Standard Unreasonable or Unnecessary in the
Circumstances of the Case?

The proposed variation from the development standard is assessed against the required tests in
Clause 4.6. ln addition, in addressing the requirements of Clause 4.6[3J, the accepted five
possible approaches for determining whether compliances are unnecessary or unreasonable,
established by the NSW Land and Environment Court in Wehbe vs Pittwater Council (2007) LEC
827, are considered.

In the matter of Four2Five, the Commissioner stated within the judgement the following, in
reference to a variation:
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"...the case law developed in relation to the application of SEPP 1 may be of assistance in
applying Clause 4.6. While Wehbe concerned an objection under SEPP 1-, in my view the
analysis is equally applicable to a variation under Clause 4.6 where Clause 4.6 (3)(a) uses
the same language as Clause 6 of SEPP 1."

In the decision of Wehbe vs Pittwater Council (2007) LEC 827, Preston CJ summarised the five [5)
different ways in which an objection under SEPP t has been well founded and that approval of
the objection may be consistent with the aims of the policy. The five possible ways are as set out
below:

In respect of the building height standard, the first method is invoked

The objectives supporting the maximum building height control identified in Clause 4.3 are
discussed below. Consistency with the objectives and the absence of any environmental impacts,
would demonstrate that strict compliance with the standards would be both unreasonable and
unnecessary in this instance.

The discussion provided below demonstrates how the proposal is consistent with the objectives
of Clause 4.3.

"(1) The objectives of this clause are as follows:
(a) to establish the maximum height limit in which buildings can be designed and

floor space can be achieved,
(b) to permit building heights that encourage high quality urban form,
(c) to ensure buildings and public areas continue to receive satisfactory exposure to

the sl<y and sunlight,
(d) to nominate heights that will provide an appropriate transition in built form and

land use intensity".

First The most commonly tnvoked way is to establish that compliance with the
development standards is unreasonable or unnecessary because the objectives of
the development standard are achieved notwithstanding non-compliance with the
standard.

The rationale is that development standards are not ends in themselves but means
of achieving ends. The ends are environmental or planning objectives. If the
proposed development proffers an alternative means of achieving the objective,
strict compliance with the standard would be unnecessary and unreasonable.
(applicable)

Second A second way is to establish that the underlying objective or purpose is not relevant
to the development with the consequence that compliance is unnecessary. fuot
applicable)

Third A third way is to establish that the underlying objective or purpose would be
defeated or thwarted if compliance was required with the consequence that
compliance is unreasonable. (not applicable)

Fourth A fourth way is to establish that the development standard has been virtually
abandoned or destroyed by the Council's own actions in granting consents
departing from the standard and hence compliance with the standard is
unnecessary and unreasonable. (not applicable)

Fifth A ftfth way is to establish that "the zoning of particular land" was "unreasonable or
inappropriate" so that "a development standard appropriate for that zoning was
also unreasonable or unnecessary as it applied to that land" and that "compliance
with the standqrd in that case would also be unreasonable or unnecessary. ftot
applicable)
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With respect to objective [a), the subject site is afforded a maximum building height limit of 15
metres and floor space ratio control of 1.0:1 under LLEP0B. As the current proposal is made
under State Environmental Planning Policy [Affordable Rental Housing) 2009, a bonus 0.5:1 is
afforded, enabling a maximum floor space ratio of 1.5:l- to be achieved on the site.

The proposal is notably compliant with the maximum floor space ratio control, however seeks a
variation to the maximum height control as described in this letter. In a decision of the Land
Environment Court, Abdul-Rahman v Ashfield Council [2015] NSWLEC 1L22, Commissioner O'Neil
stated,

"l accept the argument put by the applicant that the consequence of the SEPP ARH incentives,
which seek to facilitate the effective delivery of new affordable rental housing by way of expanded
zoning permissibili$, floor space ratio bonuses and non-discretionary development standards, is to
expand the permissible building envelope for a site in some way, although pursuant to cl 16A of
SEPP ARH, any increase of the building envelope has to be compatible with the character of the
local area. ln this matter, the proposal complies with the FSR development standard in LEP 2013
and does not seek the benefit of the FSR incentive of SEPP ARH at cl 73, however the principle of an
expanded building envelope in recognition of the contribution of affordable rental housing made by
the proposal ls still relevant".

In keeping with the above, we submit that the proposed variation is attributable to the increased
density available on the site. In view of the context of the site, it was not considered feasible to
further encroach upon the setbacks of the adjoining developments and consequently the
proposed height has exceeded the maximum standard.

It is worthy to note, that the greatest variation to the height control is achieved only over the lift
overrun with only minor variations equalling a maximum of 0.95m sought in respect to Level 4
itself. This is demonstrated in the images below.

Figure 2 - LEP Height Diagrams
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The tallest component of the building therefore spans a relatively short area of the proposed
building, and relates to an element of the design flift overrun) that has been centred over the site
to reduce its visual prominence. Where the greatest variation is sought in relation to habitable
floor area at level4, we note thatthe largest breach is contained atthe centre of the site where
the fall ofthe land is at its greatest.

The proposed development has been carefully designed to project a highly articulated
appearance to each of the facades. The depth of the units has been limited allowing for breaks in
each elevation and steps in the overall design. The use of balconies to the front and rear of the
building provides for visual relief from solid external walls and aids to break up the building
mass. The proposal therefore satisfies objective [bJ.

The proposed development has also been designed to maximise solar access with 61.5% of the
proposed units across the entire development achieving a minimum of 2 hours solar access. A
total of 740/o of units across the development will be naturally cross ventilated in keeping with
objective [c).

In addition, the proposed development has been well articulated to the street frontage and
proposes varying setbacks to both side boundaries to ensure that the actual and perceived bulk
of the building is minimised not only from the street but also as viewed from the adjoining
properties.

6. Are there Sufficient Environmental Planning Grounds?

The assessment above demonstrates that the resultant environmental impacts of the proposal
will be satisfactory.

The proposal addresses the site constraints, streetscape and relevant objectives of both the
standards and the zone. The proposal will not result in any unreasonable amenity or
environmental impacts.

We respectfully submit that the proposal will result in a better planning outcome as unlike SEPP
(Affordable Rental Housing) 2009, which requires that up to 50% of the dwellings be offered as
affordable housing for a period of 10 years, all of the proposed 39 units will be nominated as
affordable housing to be managed by our client, St George Community Housing.

The proposal therefore provides a social benefit to the community providing for new, affordable
accommodation in an area well serviced by public transport services and Iocal infrastructure.

Regular bus services are available along Flowerdale Road. The site is well located to Iocal
amenities and infrastructure with local shopping precincts, parks and schools within walking
distance ofthe subject site.
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The development is also notably compliant with the maximum 1.5:1 FSR prescribed by SEPP

[Affordable Rental Housing) 2009.

In this case, strict compliance with the height of buildings development standard of the LLEP 0B
is unnecessary and unreasonable.

7. ls the Variation in the Public lnterest?

Clause 4.6 states that development consent must not be granted for development that
contravenes a development standard unless the proposed development will be in the public
interest because it is consistent with the objectives of the particular standard and the objectives
for development within the zone in which the development is to be carried out.

It is considered that this submission provides sufficient environmental planning grounds to
justify contravening the development standard under Part 4.

The development as proposed will be in the public interest as it is consistent with the objectives
of Clause 4.3.

The building contextually has regard to its surrounding properties and provides sufficient open
space and landscaping for the amenity of future residents.

Furthermore, it is important to also consider the objectives of the R4 High Density Residential
zone in relation to the development which are as follows:

Zone R4 High Density Residential

Objectives of zone
. To provide for the housing needs of the community within a high denstty residential

environment.
. To provide a variety of housing types within a high density residential environment.
. To enable other land uses that provide facilities or services to meet the day to day

needs ofresidents.
. To provide for a high concentration of housing with good access to transport, services

and facilities.. To minimise the fragmentation of land that would prevent the achievement of high
d e n s ity re si d e nti al d ev e I o p m e nt.

In response to the above the following is provided

The proposed residential flat building will replace the existing two dwellings on the site with 39
proposed units to provide for the housing needs of the community within a high-density
environment.

The proposal comprises of a mix of L and 2-bedroom units, including adaptable designs ensuring
a variety of housing types are available.

No other land uses are proposed.

The site is readily accessible by public transport with proximate bus stops located along
Flowerdale Road.

The proposal will not result in the fragmentation of land.
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It is considered that this submission provides sufficient environmental planning grounds to
justify contravening the development standards, noting the development will be in the public
interest.

8. Public Benefit of Maintaining the Standard

It is considered that there is no benefit to the public or the community in maintaining the
development standards. The proposed development will allow for the creation of a high quality
residential development which as stated above meets the desired objectives of the standard.

Housing affordability in Sydney is becoming increasingly difficult. Our client is a not for profit
organisation seeking to address a prevalent issue in Sydney's housing market. Our client is
committed to providing a development that is !00o/o affordable housing far surpassing the
requirements of State legislation. The additional height sought on the site will enable additional
units to be provided to the benefit of the local government area. The area can support an
increase in density and this is encouraged by Council.

It is not considered that the variation sought raises any matter of significance for State or
regional environmental planning.

The departure from the height of buildings control within the LLEP 0B allows for the orderly and
economic use of the site in a manner which achieves the outcomes and objectives of the relevant
planning controls.

9. ls the Variation Well Founded?

It is considered that this has been adequately addressed in Parts 4 and 5 of this submission. In
summary, this Clause 4.6 Variation is well founded as required by Clause 4.6 of the LLEP 0B in
that:

tr Compliance with the development standards would be unreasonable and unnecessary
in the circumstances of the development;

tr There are sufflcient environmental planning grounds to justify the departure from the
standards;

tr The development meets the objectives of the standard to be varied (height of
buildings) and objectives of the R4 High Density Residential zoning of the land;

o The proposed development is in the public interest and there is no public benefit in
maintaining the standard;

tr The breach does not raise any matter of State of Regional Significance; and

tr The development submitted aligns with the revitalisation of the formerly low-density
precinct.

Based on the above, the variation is considered to be well founded.

10. General

Clause 4.6 also states that:

"(6) Development consent must not be granted under this clause for a subdivision of land in
Zone RUL Primary Production, Zone RU2 Rural Landscape, Zone RU3 Forestry, Zone RU4
Primary Production Small Lots, Zone RU6 Transition, Zone R5 Large Lot Residential, Zone E2
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Environmental Conservation, Zone E3 Environmental Management or Zone E4 Environmental
Living if:

(a) the subdivision will result in 2 or more lots of less than the minimum area specified for
such lots by a development standard, or
(b)the subdivision will result in at least one lot that is less than 900/o of the minimum area
specified for such a lot by a development standard.
Note. When this Plan was made it did not include any of these zones.

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

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

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

@ clause 5.4,
(ca) clause 6.4, 6.5, 6.6,7.22, 7.24,7.25,7.26,7.26A, 7.27,7.28,7.29 or 7.30."

This variation does not relate to the subdivision of land. The variation sought is thus not
contrary to subclause (6J,

Should the exception to the development standard sought under this submission be supported
by Council, the Council must retain a record of the assessment of this submission.

The development proposed is not complying development.

A BASIX certificate was provided for the development.

Clause 5.4 of the LLEP 0B does not apply to the proposal.

Clauses 6.4,6.5,6.6,7.22,7.24,7.25,7.26,7.26A,7.27,7.28,7.29 or 7.30. of the LLEP 0B do not
apply to the site.

11. Conclusion

The proposal does not strictly comply with the maximum building height control as prescribed
by Clause 4.3 of the LLEP 08. Having evaluated the likely affects arising from this non-
compliance, we are satisfied that the objectives of Clause 4.6 of the LLEP 0B are satisfied as the
breach to the controls does not create any adverse environmental impacts.

As reiterated throughout this report, the proposal seeks to provide for a development
comprising of entirely affordable housing. The development will address a rising social issue in
Sydney's housing market whereby rising prices are making affordable accommodation
increasingly difficult to come by.

The proposed development will be managed by our client, St George Community Housing with
all units used for the purposes of affordable housing for at least a 10 year period.

Consequently, strict compliance with this development standard is unreasonable and
unnecessary in this particular instance and that the use of Clause 4.6 of the LLEP 0B to vary this
development controls is appropriate in this instance.
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Based on the above, it is sensible to conclude that strict compliance with the maximum building
height control is not necessary and that a better outcome is achieved for this development by
allowing flexibility in the application.

Should you have any questions regarding the proposed development, please do not hesitate to
contact me.

Kind regards,

Melissa Rodrigues
GAT & Associates
Plan 3416
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1

1. WELCOME, ATTENDANCE, APOLOGIES AND OPENING

The Liverpool Design Excellence Panel (the Panel), comments are to assist Liverpool City Council
in its consideration of the development application.

The absence of a comment under any of the principles does not necessarily imply that the Panel
considers the particular matter has been satisfactorily addressed, as it may be that changes
suggested under other principles will generate a desirable change.

The 9 design quality principles will be grouped together where relevant, to avoid the unnecessary
repetition of comments.
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I 2. DE.LARATT'NS oF TNTEREST

I N,'A

I 3. PRESENTAToN

Minutes

The applicant presented their proposal PL-12112018 - 127 Flowerdale Road, Liverpool, NSW
2170. The overview was comprised of the following items:

. Demolition of all existing structures.

. Redevelopment of the site as a 5 storey residential flat building.

. A total of 39 apartments including 15 x 1 bedroom units and 24 x2 bedroom apartment
Iayouts.

. Car parking (at grade) within the eastern setback, with a total of 19 car spaces, including
4 accessible spaces.

. Communal open space at ground level (along the south western boundary), and at roof
level.

. Two central lifts (to service all levels of the building) and one set of fire stairs.

. All of the proposed residential apartments will be nominated as affordable housing.

. The site is zoned as R4 High Density Residential Zoning.
e Proposed maximum height of 17.39m.
e Site Area is 1907m2.
. Proposed GFA is 2858m2 or 1.498:1.
. Street frontage of 34 metres to Flowerdale Road.

4. DEP PANEL COMMENTS

The 9 design principles were considered by the panel in discussion of the development
application. These are 1l Gontext, 2l Built Form+ Scale 3l Density 4] Sustainability 5I
Landscape 6l Amenity, 7l Safety 8l Housing Diversity +Social lnteraction 9l Aesthetics.

The Design Excellence Panel makes the following comments in relation to the project:

. The Panel commends the revised design and noted that the scale, typology and
massing work well for the site.

. Review the material palette and propose a calmer and less busy palette.

. Review the car parking design to better accommodate accessible car spaces and shared
zones (i.e. no columns in between the accessible car spaces and shared zones). This
will result in a reduced car park footprint and therefore allow for increased landscape
area.

. The Panel recommends that the primary building entrance is located off Smith Street
(i.e. rather than Flowerdale Street), as Smith Street is a quieter street.
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. The Panel supports the inclusion of a secondary pedestrian entrance on the southern
side of the building.

r The Panel acknowledges and supports the fact that both pedestrian entrances to the
building are accessible.

. The Panel recommends including a sheltered waiting space at the pedestrian entrance
(Smith Street entrance), to provide protection from the northern sun.

. The Panel recommends including respite places along the pathways.

. Bicycle parking to be included, near the southern building entrance.

. Extend the fencing along Flowerdale Street to increase privacy of the ground floor units.

. Review apartment layout to avoid locating bedroom doors off living rooms (where
possible), to increase privacy.

. Reduce the amount of glass on the west fagade and include external screening/shading
to western faces of the building, to reduce solar exposure of west facing apartments.

. The Panel recommends engaging a good Landscape Architect. Ensure that landscaping
is low maintenance and invest in making the southern open space an engaging retreat
atea.

o lnclude trees on the western fagade and review design of planter boxes on the rooftop
garden. Proposed soil depth is inadequate to support trees (i.e. needs to be 1.5m in
depth).

. Maximise greening opportunities on the rooftop garden through including climbing and
creeping plants and capitalise on open space opportunities located on the northern side
of the site to increase visual amenity along Smith Street.

. The Panel supports the inclusion of a fence along Flowerdale Road, and recommends
that a landscape buffer is included between the footpath and fence, to increase visual
amenity and give back to the public domain.

. lnclude a clothes drying area (e.9. include clothes drying racksicommunal laundry on
rooftop).

5. CLOSE

The proposal is supported but has not been finalised and must be referred back to the Design
Excellence Panel Again.
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