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ITEM 2 – Concerned raised 

Concern is raised regarding the overall bulk of the building, including the extension of the 
front and central building wings to within close proximity of the side boundaries, the extension 
of the north eastern wing to within close proximity of the eastern side boundary, and the 
provision of ground floor levels which are significantly above the existing ground levels (i.e. 
up to approximately 2.5m above in the north eastern corner of the development). It is noted 
that Council’s Urban Design Review Panel have reviewed the proposal and have raised 
issue in relation to the insufficient vertical expression, apparent building length and overall 
building bulk

Response 

The proposed facade treatment adjoining neighbouring dwellings is highly articulated with 
residential scale particularly in relation to the southern and central wings. A number of views 
from neighbouring properties have been prepared to illustrate this when viewed from the 
POS of adjoining properties (shown in red).

Further to the above, modifications are proposed to the building mass through the removal 
of first floor bedrooms amongst other internal changes. These improvements are reflected 
in the updated views and the proposed plans reflected on pages on 10 and 11

The following pages show various views of the proposed development indicating realtionships 
with adjoining development.
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Southern and Central Wings 
View 1 and 2

Key Plan

View 1 
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 2 
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

1 2
1500mm high perforated screen at   
balcony behind existing tree

Existing tree retained

No visual impact from end of wing

Roof not trafficable

600 x 240mm Vertical perforated 
metal screens for privacy

Existing 1800mm high neighbouring fence

Existing 1800mm high neighbouring fence

Existing tree on boundary retained

South East Wall elevation 
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FB.1

LC.2

RSH.1LC.2 PNT.1
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PNT.1
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NOTES : DEVELOPMENT APPLICATION

1. DESIGN RESOLUTION
• The drawings represent general architectural intent for the purpose of this development application only.
• The internal layout is shown indicatively and is subject to further design development.
• The dimensions shown are general only and are subject to further design resolution.
• Location of car park entry point is general only and will be confirmed and dimensioned at later stage.
• The size and position of privacy screens, louvres is indicative and shown in open and closed positions.
• Please refer to Landscape drawings for Landscape component (shown indicatively only in this set)
• Location & sizes of plant, equipment, service areas and service risers on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
Colours presented on drawings are generic only and indicative of the architectural design intent.

3. EXISTING STRUCTURES AND SERVICES
Extent and location of existing and proposed neighbouring structures and services is according to the available
survey information and will need to be verified on site at later stage.
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Key Value Keynote Description
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LC.2 PAINTED FC PANEL CLADDING ('SURFMIST' OR SIMILAR)
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S1 - SOUTH BOUNDARY PYLON  SIGNAGE - 900 wide x 2100 high

HYDRANT & SPRINKLER BOOSTER 
ENCLOSURE AT SOUTH BOUNDARY 

1 : 50A2000
WINDOW PRIVACY SCREENS5

S3 - POST MOUNTED DIRECTIONAL SIGNAGE - 1200 wide x 900 high

S2 - WALL MOUNTED SIGNAGE - 1500 wide x 750 high
S3 - POST MOUNTED DIRECTIONAL SIGNAGE - 1200 wide x 900 high

1 : 50A2000
SOUTH ELEVATION - MAIN ENTRY1

1 : 50A2000
EAST ELEVATION - NORTH EAST ELEVATION2

1 : 50A2000
EAST ELEVATION - MIDDLE WING3

A Development Application Issue 23/06/2021
B Revised Development Application Issue 24/05/2022

1 : 200DA1.31
SOUTH BOUNDARY ELEVATION4

SUBSTATION KIOSK ENCLOSURE 

SOUTH EAST WALL ELEVATION
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INCORPORATED INTO 
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VERTICAL 
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Southern and Central Wings 
View 3 and 4

Key Plan

View 3
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 4
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

4
3

Proposed screen tree planting to 
boundary

Proposed screen tree planting to 
boundary

700 x 2400mm perforated privacy screens rotated 
for additional privacy as shown

Existing 1800mm high neighbouring fence
Existing 1800mm high neighbouring fence

Central east wing

Central east wing
Proposed removal of bedroom from level 1, refer plans on 
following pages
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Southern and Central Wings 
View 5 and 6

Key Plan

View 5
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 6
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

5 6

Proposed screen tree planting to 
boundary

600 x 2400mm perforated metal screens for privacy

700 x 2400mm perforated privacy screens rotated 
for additional privacy as shown

New1800mm high fence

Approx location of existing trees in reserve

Generous building set back - 
refer to drawing on page 10 and 
11

Existing 1800mm high neighbouring fence

Proposed removal of bedroom from level 1, refer plans on 
following pages
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NOTES : DEVELOPMENT APPLICATION

1. DESIGN RESOLUTION
• The drawings represent general architectural intent for the purpose of this development application only.
• The internal layout is shown indicatively and is subject to further design development.
• The dimensions shown are general only and are subject to further design resolution.
• Location of car park entry point is general only and will be confirmed and dimensioned at later stage.
• The size and position of privacy screens, louvres is indicative and shown in open and closed positions.
• Please refer to Landscape drawings for Landscape component (shown indicatively only in this set)
• Location & sizes of plant, equipment, service areas and service risers on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
Colours presented on drawings are generic only and indicative of the architectural design intent.

3. EXISTING STRUCTURES AND SERVICES
Extent and location of existing and proposed neighbouring structures and services is according to the available
survey information and will need to be verified on site at later stage.

123 Bedrooms - 153 Beds
• 93 single bedrooms
• 30 companion rooms

37 car spaces
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Southern and Western Wings 
View 7

Key Plan

View 7 
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

Level 1 - key plan 
South West 

7

Proposed screen tree planting to 
boundary

New acoustic fence to boundary

South west wing (behind) with additional perforated 
screening to 1500mm high

Removal of two bedrooms

Removal of bedroom 

10
70

9 
m

m
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Southern and Western Wings 
View 8

Key Plan

View 8
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

8

Proposed 1800mm high open palisade boundary fence Culvert opening behind fence 
to eng. detail

Driveway required for NSW fire brigade access 
new tree and light coloured pavement for heat island mitigation 

Corridor window proposed, not bedroom. Minimal impact 
from residents. Window required so that residents do 
have aspect/view down the corridor and not feel enclosed

Central western wing with 1500mm high privacy screen 
to balcony

Proposed removal of bedrooms from level 1, refer plans 
on following pages
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Approximate location of existing trees 
on neighbouring reserve

determined by aerial imagery dated 2022

PROPOSED RACF
GROUND FLOOR 55.80

EXISTING LEVELS ON BOUNDARY RETAINED 
NEW FENCING TO FOLLOW EXISTING GRADES

NEW NATIVE AND EVERGREEN TREE PLANTING 
ON BOUNDARY AND AS PER NSW RFS SEPARATION GUIDELINES 
OF 2-5m SEPARATION OF MATURE CANOPIES

EXISTING TREES RETAINED 
AS PER ARBORISTS REPORT BY TREEIQ
TREE 38 Melaleuca decora 11m tall 
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APPROXIMATE LOCATION OF EXISTING TREES 
ON NEIGHBOURING RESERVE

DETERMINED BY AERIAL IMAGERY DATED 2022

NEW NATIVE AND EVERGREEN TREE PLANTING 
ON BOUNDARY AND AS PER NSW RFS SEPARATION GUIDELINES 
OF 2-5m SEPARATION OF MATURE CANOPIES

LAYERED NATIVE SCREEN PLANTING TO BOUNDARY 
TO 2.5m MATURE HEIGHT 
NEW 1800mm HIGH BOUNDARY FENCE 
TO BOUNDARY

FIRE EGRESS AND MAINTENANCE PATH

NEW NATIVE PLANTING TO NATURAL
GROUND INCREASING LANDSCAPE 
AMENITY AND SCREENING TO BOUNDARY

EXISTING TREES RETAINED 
AS PER ARBORISTS REPORT BY TREEIQ
TREE 38 Melaleuca decora 11m tall 
TREE 39 Melaleuca decora 11m tall 
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As indicated
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A

REVISED CONCEPT

OPAL ST CLAIR
Eastern Boundary Revised Con

SK304         A
Author

Checker

20-027S

Designer

OPAL AGED CARE

1 : 100
EASTERN BOUNDARY DETAIL PLAN1 1 : 50

EB-12

ADDITIONAL ON GROUND PLANTING AREA AND RELOCATION OF 
BUILDING WALL EDGE. REDUCED SIZE OF TERRACES FOR ADDITIONAL 
LANDSCAPE

ADDITIONAL ON GROUND PLANTING AREA AND RELOCATION OF 
BUILDING WALL EDGE. REDUCED SIZE OF TERRACES FOR ADDITIONAL 
LANDSCAPE

Response 

The proposed landscape area and presentation to the eastern boundary has been increased 
and embellished further to include additional tree planting and reduction in built form presenting 
to the boundary. The design now proposes constructing the terraces as elevated decks in 
a permeable finish to increase landscape area at ground and provide additional planting 
opportunities reducing visual bulk of the building to the boundary and providing a vegetated 
outlook complementary to the character of the surrounding residential areas.

Landscape setback min 6m width 

Eastern Boundary 
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Matt Pure 
Eucalypt

Matt 
Basalt

Matt 
Windspray

Response 

The proposed landscape area and presentation to the eastern boundary has been increased 
and embellished further to include additional tree planting and reduction in built form presenting 
to the boundary. The design now proposes constructing the terraces as elevated decks in 
a permeable finish to increase landscape area at ground and provide additional planting 
opportunities reducing visual bulk of the building to the boundary and providing a vegetated 
outlook complementary to the character of the surrounding residential areas.

Landscape setback min 6m width 

Eastern Boundary Building Elevation

Lightweight cladding 

Face brick

Approx top of new fence at boundary lineArchitectural elevation 
Building elevation only from within site, no planting shown for clarity
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NOTES : DEVELOPMENT APPLICATION

1. DESIGN RESOLUTION
• The drawings represent general architectural intent for the purpose of this development application only.
• The internal layout is shown indicatively and is subject to further design development.
• The dimensions shown are general only and are subject to further design resolution.
• Location of car park entry point is general only and will be confirmed and dimensioned at later stage.
• The size and position of privacy screens, louvres is indicative and shown in open and closed positions.
• Please refer to Landscape drawings for Landscape component (shown indicatively only in this set)
• Location & sizes of plant, equipment, service areas and service risers on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
Colours presented on drawings are generic only and indicative of the architectural design intent.

3. EXISTING STRUCTURES AND SERVICES
Extent and location of existing and proposed neighbouring structures and services is according to the available
survey information and will need to be verified on site at later stage.

123 Bedrooms - 153 Beds
• 93 single bedrooms
• 30 companion rooms

37 car spaces
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NOTES : DEVELOPMENT APPLICATION

1. DESIGN RESOLUTION
• The drawings represent general architectural intent for the purpose of this development application only.
• The internal layout is shown indicatively and is subject to further design development.
• The dimensions shown are general only and are subject to further design resolution.
• Location of car park entry point is general only and will be confirmed and dimensioned at later stage.
• The size and position of privacy screens, louvres is indicative and shown in open and closed positions.
• Please refer to Landscape drawings for Landscape component (shown indicatively only in this set)
• Location & sizes of plant, equipment, service areas and service risers on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
Colours presented on drawings are generic only and indicative of the architectural design intent.

3. EXISTING STRUCTURES AND SERVICES
Extent and location of existing and proposed neighbouring structures and services is according to the available
survey information and will need to be verified on site at later stage.

123 Bedrooms - 153 Beds
• 93 single bedrooms
• 30 companion rooms

37 car spaces
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Windspray

Off White Matt Pure 
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Matt 
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Architectural elevation South East Wall elevation 

Lightweight cladding 

Refer below for Southern wall elevation

Face brick

Building elevation only, no planting shown for clarity Building elevation only, no planting shown for clarity

ITEM 3 – Concerned raised 

Concern is raised regarding the proposal from a streetscape and a residential / neighbourhood 
character perspective, including given the treatment of facades, and the placement and 
alignment of utility infrastructure within the front setback area. It is noted that Council’s Urban 
Design Review Panel have reviewed the proposal and have raised issue in this regard, in 
relation to the dominance of the street setback by hardscape, surface parking and services, 
and the colour scheme and reliance on painted render.

Response 

The services / utilities along the front boundary were located in the position shown on the 
site plan for the following reasons:   

The services are located at the front of the property as the authority services in the street 
verge and footpaths are directly in front the locations as the follow the road and turn 90 
degrees under the road surface and follow the road. If moved to the other end of the site, 
all authority services mains, water and gas, would need to be extended along the front of 
the site.

The booster is required to be located at the site boundary and within 8m of a hardstand area 
as required by AS2419.1-2005,cl 73 (d) as below

View 9 - Proposed view from street 
Artists impression from 3d model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

Key Plan

9
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RSH.1LC.2 PNT.1

FB.1

FB.1
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PNT.1

PNT.1

NOTES : DEVELOPMENT APPLICATION

1. DESIGN RESOLUTION
• The drawings represent general architectural intent for the purpose of this development application only.
• The internal layout is shown indicatively and is subject to further design development.
• The dimensions shown are general only and are subject to further design resolution.
• Location of car park entry point is general only and will be confirmed and dimensioned at later stage.
• The size and position of privacy screens, louvres is indicative and shown in open and closed positions.
• Please refer to Landscape drawings for Landscape component (shown indicatively only in this set)
• Location & sizes of plant, equipment, service areas and service risers on drawings is general and indicative
only, and does not include minor elements, such as vent pipes, flues, aerials, etc.

2. GRAPHIC PRESENTATION
Colours presented on drawings are generic only and indicative of the architectural design intent.

3. EXISTING STRUCTURES AND SERVICES
Extent and location of existing and proposed neighbouring structures and services is according to the available
survey information and will need to be verified on site at later stage.
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ITEM 4 – Concerned raised 

Concern is raised regarding the insufficient separation and lack of meaningful landscaping 
opportunities, provided between the car parking area and the western side boundary. It 
is noted that Council’s Urban Design Review Panel have reviewed the proposal and have 
raised issue in relation to the extent of surface parking and that the landscape setback 
should be significantly increased. The provision of ground level car parking and the general 
arrangement of such, undermines the balance between the built form and the landscape, 
increases the overall impervious footprint of the development, and reduces the available 
area for deep soil planting and for canopy trees, which is particularly required in the western 
aspect to mitigate the afternoon sun in summer. Concern is also raised regarding the layout, 
and the limited opportunities provided for sufficient landscaping within the front and the 
eastern side setback areas.

RESPONSE – Driveway 

The western driveway serves two purposes: 
It provides access for the fire brigade to service the site to the rear 
Include parking along the driveway eliminating the need to provide another driveway for 
parking 

ITEM 5 – Concerned raised 

The layout and configuration of the car parking area, results in the connectivity between a 
substantial portion of the car parking area and the pedestrian  entry points to the building 
being poor. It is noted that Council’s Urban Design Review Panel have reviewed the proposal 
and have raised issue in relation to the dangerous associated connections. Furthermore, it 
is unclear whether the arrangements between pedestrian and vehicles satisfies the relevant 
requirements of AS 2890.1
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18Response to Council 
Custance Architects and Taylor Brammer Landscape Architects 

Opal St Clair

ITEM 7 – Concerned raised 
Concern is raised regarding likely privacy impacts from First Floor balconies, which address 
existing residential premises, as well as adjacent residential zoned properties. Furthermore 
in this regard, concern is also raised regrading likely privacy impacts from the First Floor 
common balcony/ terrace area located off the middle eastern wing.

RESPONSE  

The roofs on level one at the middle eastern and western wings are non trafficable spaces.  
Note further proposed removal of bedrooms from level 1 reducing visual bulk to boundaries. 
Refer to item 2 responses on page 2 and associated visualisations
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Opal St Clair

ITEM 9 – Concerned raised 

Elevations have not been provided of all external building sections.

RESPONSE  

Refer to artists impressions in response to item 2 on page 2 for building character and 
setting

ITEM 10 – Concerned raised 

The submitted Site Plan does not clearly depict the extent of the First Floor elements which 
overhang beyond the Ground Floor.

RESPONSE  

Refer plan below showing level 1 overhang dashed in red
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Custance Architects and Taylor Brammer Landscape Architects 

Opal St Clair

View 10 and 11

View 10 
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 11
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

Key Plan

10 11

Room removed
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Opal St Clair

View 12 and 13

View 12
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 13
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

Key Plan

12
13
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Opal St Clair

View 14 and 15

View 14
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 15
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

Key Plan
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View 16 and 17

View 16
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality

View 17
Artist’s impression from 3D model showing proposed building and mature height of trees 
Building renders are indicative only in detail and colour and reference should be made to elevations for materiality
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Key Plan

16

17
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ITEM 12 – Concerned raised 

Screens and Battens
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ITEM 12 – Concerned raised 
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ITEM 13– Concerned raised 

Additional Levels for external areas required

RESPONSE 
Refer attached levels plan 

ITEM 14 – Concerned raised 

Fencing plan required 

RESPONSE 
See diagram:
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ITEM 27 – Concerned raised 

A vehicle turning area has not been provided at the end of the parking aisle (i.e. for in the 
case of all parking spaces being occupied).

RESPONSE 
A vehicle turning area has now been included and is reflected on the Western Boundary 
Plan on page 17
Detailed sketch by Henry and Hymas, Civil Engineers below
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