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overshadowing analysis

summary

The solar analysis for the project needs to be understood in the context of the substantial improvement arising from the design for the 
future Villawood Park.  This Villawood Park comprises a consolidated 3000m2.  The solar analysis of Villawood Park and Hilwa Park 
confirms that the DCP envelopes have a greater shadow impact than the proposed envelopes, in the winter solstice.  The proposed 
envelopes effectively result in more open space, receiving more solar access, at the most critical time of the year (mid winter).  

Further, comparing the Masterplan shadow analysis to that of the Proposed DA shadows presents a minimal change in the total 
shadow impact to both parkland areas. The Proposed DA demonstrates a shift in building density from the DCP plan – whereby 
the 6 storey building in the south-west corner of the site, having inadequate separation to the building to its west; has the density 
transferred into the upper floors of the overall Proposed DA building. This transfer still complies with LEP height limits and GFA 
requirements. It also contains critical social housing within these levels for improved overall social outcomes and additional roof 
space for the creation of a large solar array of photovoltaic cells for improved ESD outcomes.  
 
The Environmental Planning and Assessment Act 1979, establishes the Local Environmental Plan (LEP) as the statutory, leading 
and legally binding document. The provisions within Development Control Plan (DCP) are established to provide guidance on:
a) giving effect to the aims of any environmental planning instrument that applies to the development,
b) facilitating development that is permissible under any such instrument, and
c) achieving the objectives of land zones under any such instrument. 
The RFI letter from Council assumes the DCP is the only method and configuration for carrying out development of the subject site. 
However, this is not the case as clearly articulated within Section 3.42 of the Environmental Planning and Assessment Act (the Act).
Section 3.42 of the Act means that a DCP does not have significant weight in the consideration of a development 
application and that it must be interpreted with flexibility. The overarching requirement is to consider 
the aims and objectives contained within the LEP. The DCP is there to facilitate development. 
The proposed configuration of development does vary from the DCP however as a higher level of amenity and a superior urban 
design outcome is achieved, the Council assessment should consider the merit of the proposal as is legally required through the 
relevant planning provisions within the Environmental Planning and Assessment Act 1979 and more specifically within Section 3.42. 
 
A development application in the format presented in this submission maintains the intentions of the masterplan and DCP 
therefore the opportunity exists for Council to consider the merit of the proposal. There is no statutory requirement to 
amend the DCP to suit the proposal and there is no legal impediment to council assessing the merits of the current proposal.  
Critically the proposal demonstrably achieves the aims and objectives of the LEP that are relevant to this proposal.
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neighbouring overshadowing
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The neighbouring solar access 
does not unduly impact solar 
or natural light to the habitable 
areas and the rooms of the 
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Access to sunlight is substantially 
maintained in the existing public 
and private open spaces, and the 
existing windows of all habitable 
rooms in adjoining buildings 
recieves at least 3 hours of 
between 9am -3pm at June 21st
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villawood



- Introduction of balconies to the 
recess black facade proportion. 
- Brick for variation in façade and 
natural use of more materials at 
corners.  
- Double height expression to 
white elements of facade. 

- Brick expression on the corners
- Double height expression to 
white elements of facade. 
- Allow for facade to be broken up in 
segments aligned with the podium. 

- Solid brick expression on the corners
- Window hood treatments 
- Brick for variation in façade and natural     
use of more materials at corners. 

submitted da option 1 option 2 option 3
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- Brick expression on the corners
- Double height expression to 
white elements of facade. 
- Lifted corner podium height to 
enhance the key corner entry.

- Brick expression on the corners 
- Single brick expression on the corners
- Lifted corner podium height to 
enhance the key corner entry. 

- Solid brick expression on the corners
- Window hood treatments 
- Brick for variation in façade and natural     
use of more materials at corners. 
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Mark Harrison
mark.harrison@mrceng.com.au
0401 071 353

Structural Engineer  Vandermeer Consulting
Richard Matheson
richard.matheson@vandermeer
9436 0433

Waste Management - Dickens Solutions
Garry Dickens
garry@dickenssolutions.com.au
0400388996

Arborist- Allied Trees
Warwick Varley
alliedtrees@gmail.com
0402 763414

Mechanical, Hydraulic,Fire & BASIX - Greenview
Dean Gorman
dean@greenview.net.au
0404 649 762

Acoustic - Acoustic Logic
Katherine Beeston
kbeeston@acousticlogic.com.au
0407 667 074

Building Surveyor - Master Surveying
David Jollie
david.jollie@masterssurveying.com.au
0408 296 556
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This option advances the facade by 
adding more details through the 
inclusion of natural materials at the 
key corner, and variation in height to 
relieve the bulk and scale.  

The variation in height has been 
further articulated by aligning the 
breaks with podium expression 
which reduces the one singular block 
appearance.  

The podium expression on the key 
corner has been lifted to reinforce 
and signify the entry at the lane way 
entry to the building viewed from the 
Kamira court car park.  

The materiality of the key corner 
brickwork can accommodate an 
artwork to be incorporated within the 
brick work facade please refer to page 
62.  

Further to this balcony expression at 
the corner on the upper levels also 
allows for relief within the façade. 

selected - option 2

option comparison 

option 2
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social housing apartments

lahc

The project has been developed between NSW Land and 
Housing Corporation (LAHC) and Traders in Purple.  The 
amount of social housing proposed is a matter that has been 
carefully considered by LAHC and the proposal is consistent 
with LAHC’s charter and the social to private tenure mix is 
supported by LAHC.  No further assessment of the suitability 
of the social housing mix is warranted, noting that LAHC has 
confirmed the proposed social housing dwellings proportion is 
within the maximum limits of the 30:70 social to private tenure 
mix set out in Future Directions for Social Housing in NSW. 
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Level 5, 219-241 Cleveland Street Strawberry Hills NSW 2012 | Locked Bag 10 Strawberry Hills NSW 2012 | planning.nsw.gov.au 
 

Page 1 of 2 
 
 
 
 
 

SUB22/108723 
 

2 June 2022 
 
Liam Hawke 
Coordinator Development Planning 
Fairfield City Council 
 
 
Dear Liam Hawke 
 
 
RE: Request for Information for Development Application 384.1 / 2021 – Social Housing 
Apartments 
This letter is NSW Land and Housing Corporation’s (LAHC) response to Fairfield City 
Council’s comments, dated 18 May 2022, quoted below, on the social housing provisions 
within the proposed Stage 1 of the Kamira Court masterplanned development. 

 

Comment 1 

“…The current proposal involves the provision of only 32 social housing 
apartments, out of 112 units which equates to 27.8%.” – Fairfield City 
Council 

Comment 2 

“The SWCPP noted that all of the apartments on the ground floor are 
dedicated as social housing units. It was requested that the applicant 
consider the provision of a mix of both social and private apartments on the 
ground floor.” – Fairfield City Council 

 
LAHC can confirm that a thorough evaluation of the proposed social housing yield and 
distribution within the proposed development was conducted. LAHC is satisfied that the 
proportion of the proposed social housing dwellings is within the maximum limits of the 30:70 
social to private tenure mix set out in Future Directions for Social Housing in NSW (Future 
Directions).  

Further, it is LAHC’s preference to retain ground floor dwellings as social housing for the extra 
amenity provided by the larger private open spaces. It is also LAHC’s preference for LAHC’s 
holdings to be consolidated within standalone stratums within the broader mixed tenure 
precinct where social housing is indistinguishable from market housing.  

This approach is consistent with other mixed tenure developments delivered by LAHC and 
provides operational efficiencies for the nominated property manager, Evolve Housing, to 
maximise their capacity to maintain and manage the properties and provide positive social 
outcomes for tenants.  

Level 5, 219-241 Cleveland Street Strawberry Hills NSW 2012 | Locked Bag 10 Strawberry Hills NSW 2012 | planning.nsw.gov.au

Page 1 of 1

SUB22/108723

9 November 2022

Liam Hawke
Coordinator Development Planning
Fairfield City Council

Dear Liam,

RE: Request for Information #2 for Development Application 384.1 / 2021 – Social 
Housing Apartments
This letter is a response to comments in Fairfield City Council’s (the Council) letter dated 17
October 2022, quoted below, on the social housing provisions within the proposed Stage 1 of 
the Kamira Court masterplanned development. This letter should be read in conjunction with 
LAHC’s earlier response to Council’s comments dated 2 June 2022.

Comment #1
“…The amount of social housing units provided within the overall site once both 
stages are completed represents 9.6% of the housing stock…”

Comment #2
“…the development of the site will not provide the 30:70 social to private housing 
mix encouraged in the Future Directions for Social Housing in NSW nor provide the 
amount of social dwellings that previously existed on the site…”

LAHC can reiterate that the 30:70 social to private housing mix is the maximum ratio set out in 
the Future Directions for Social Housing in NSW policy. The premise is to deconcentrate social 
housing estates and improve social outcomes for tenants. 

In relation to the decrease of overall social housing on site being unacceptable to Council. 
LAHC is responsible for developing and operating the social housing portfolio across NSW 
and portfolio strategies are not often reflected within individual projects. The Kamira Court 
development was assessed by LAHC to meet the broader strategic objectives of the social 
housing portfolio.

I trust this assists in addressing Council’s comments. Should you have any further questions,
please do not hesitate to contact Weixu Ji, Senior Development Manager on 0499 551 840 or 
email weixu.ji@facs.nsw.gov.au.

Yours sincerely,

Fouad Habbouche
A/Development Director, Southern Sydney, Delivery South Division
NSW Land and Housing Corporation 
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parKing rates
residential parKing spaces

The parking rates of the Fairfield 
DCP are to be set aside as the higher 
order planning instrument (SEPP) 
takes precedence.  The Housing SEPP 
establishes that the parking rates are to 
be applied across all of the development, 
once affordable housing is applied 
to a proportion of the development.  
Having regard to the higher order 
planning instrument, and in particular, 
the location of the site adjacent the 
Villawood town centre and train 
station, the parking proposed is both 
statutorily appropriate and suitable to 
the circumstances.  
 
Parking rates have been provided for 
the 112 units (stratified on title) and 
also for the 145 units (counting all dual-
key units as one unit). The 145 units 
is merely for information purposes to 
Council and demonstrate compliance in 
this alternative view of unit yield. The 
scheme is presented as 112 units on a 
strata plan and therefore the residential 
parking is allocated as such. Further 
information on provided parking spaces 
is included within the DA traffic report.

Housing SEPP on the basis of 112 units. Housing SEPP on the basis of 145 units. 

Type of 
Unit

No. of 
Units

Housing
SEPP

No. of Bays 
Required

Type of 
Unit

No. of 
Units

Housing
SEPP

No. of Bays 
Required

1 Bedroom 25 0.4 10 1 Bedroom 25+56+5 0.4 35

2 Bedroom 64 0.5 32 2 Bedroom 36+5 0.5 21

3 Bedroom 23 1 23 3 Bedroom 18 1 18

65 74
Total

Number of 
Units

Parking
Rate

No. of Bays 
Required

Total
Number of 

Units

Parking
Rate

No. of Bays 
Required

112 1 per 7 Units 16 145 1 per 7 
Units 21

81 95
119 119

For
Visitors

For Residents 

Total Number of Bays Required 
for Residents 

Grand Total (Bays Required) 

For Residents 

Total Number of Bays Required for 
Residents

For
Visitors

Grand Total (Bays Required) 
Total Bays Provided Total Bays Provided 
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traffic report
traffic

Council advised they may wish to retract the traffic items listed in the RFI letter dated 17 
October and separately engage external traffic consultant to review the submitted items. 
It is noted that many of the items raised in Council’s letter dated 17 October 2022 are the same as 
those raised in Council’s letter dated 18 May 2022. These were responded to in the subsequent RFI 
Response and letter from THINK Planners. and included: providing full road designs and a road 
safety audit for Kamira Court and Howatt St, outlining next steps to take place during the design 
development and construction certificate approval; providing building ramp long sections; providing 
swept paths on civil/architect plans as well as in DA traffic reports; and also confirming with Council 
that trip generation data for the community library and cafe has been provided. 
 
Also, many of the remaining items of the letter were addressed through supporting documentation 
by the Applicant, and agreed by Council and Council’s external assessing engineer (Stantec), during 
the Planning Proposal review from February through June of 2022. 
 
This included the layout of Howatt St and Kamira Court plans and their swept paths, as well as 
associated swept paths for the roads, and the trip generation and traffic modelling data, all being 
approved in principle by Council and their engineers. 

As such, it is unclear which items require response or which items Council wish to retract. The 
Applicant followed up via email requesting Council confirm this position but no response was 
received as of the date of this submission. Therefore it is not clear if Council wish to formally include 
these comments into the RFI or wish to restart the referral review process with an external engineer. 
The Applicant has addressed the relevant DA-related traffic items in the DA Plans and reports 
submitted in support of this package.  
 
Therefore, the Applicant respectfully requests that Council use all the information that 
is provided in the original DA, Planning Proposal updates, and the subsequent two 
RFI responses to draw any required conditions of consent for traffic matters.
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Council Comments 
 
The proposal still involves the provision of car 
parking in a podium arrangement. Whilst it 
is acknowledged that architectural elements 
including screening structures are proposed 
to mitigate the visual impact of the spaces, 
it is considered that the positioning of car 
parking spaces on and above ground level is an 
inappropriate arrangement. This arrangement 
results in design issues such as elongated 
corridors, extensive distances to lifts and lost 
opportunities to provide high quality ground 
floor apartments and position back house areas 
in inconspicuous areas. Furthermore, Clause 
4.8 of the Villawood Town Centre Development 
Control Plan 2020 states that car parking is 
to be provided in an underground basement. 
Accordingly, parking spaces must be provided 
in a basement level to conceal the spaces, 
improve the ground floor layout and provide a 
high quality and contemporary development.
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Response 
 
Above Ground Parking is an appropriate response to the 
improved urban design approach to the site, that intentionally 
contributes to the place making of Villawood.  Above ground 
parking also has immediate long term ESD benefits and future 
use opportunities. 
 
Clause 4.8 of the Villawood Town Centre Development Control 
Plan 2020 states that car parking is to be provided in an 
underground basement.” , Clause 4.8 states “Car parking is to 
be provided in an underground basement, or where appropriate, 
sleeved with active uses to main street frontages”

The objectives of Clause 4.8 are satisfied. 

Further, the southern frontage is not identified as an Active 
Street Frontage , unlike Kamira Court - whereby significant 
activation on the ground floor is provided through residential 
apartment and residential lobbies activating the ground floor 
below sleeved car parking. 

The above ground parking is an appropriate “outcome” in the 
circumstances, noting that – 
• This application intentionally contributes to place making of 
Villawood village by introducing a human scale form at street 
edges, with recessed tower above.  As a result, the built form 
results in  podiums of 3-4 storeys height.  These podiums are 
the result of the making of place, and are an established urban 
design approach to built form in villages, town centres, and 
CBD’s.    

• The outcome of the provision of podiums is that the podiums, 
while being of a human scale at the edges and contribute to place 
making, also become grand spaces below refined towers.  These 
spaces are appropriate for the provision of car parking.  There 
is no opportunity to place residential apartments in these wide 
and deep spaces, as the amenity would be impossible to provide.  
Commercial floor plates are not appropriate for Villawood village. 

There are strong ESD reasons to support above ground parking 
within podiums as:  

• There is a reduction in mechanical ventilation requirements 
from that of below ground parking; and  

• The above ground parking spaces provide opportunity for some 
time in the future these spaces to be retro fitted for alternative 
uses such as recreation, storage, etc.  This would arise when 
the projected and hoped reduction in vehicle ownership in the 
Sydney metro comes to fruition.    
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active uses

ground floor plan arrangement

Council Comments 

The Villawood DCP requires the awning to 
continue along Kamira Court together with 
active uses continuing to the corner on the 
Howatt street frontage. The current design 
includes residential development on this corner 
with a colonnade and garden/balcony. The 
awning only therefore continues for part of 
this elevation. This arrangement is therefore 
inconsistent with the DCP. 
 
Response  

The awning fronting Kamira Court extends for 
the length of appropriate uses on this elevation 
as opposed to the full length of building face as 
assumed being required by the DCP. 

Due to overall solar opportunities and 
leveraging the best active use conditions of the 
area, the proposal has placed back-of -house 
facilities in the southern elevation.
The critical frontages to the development 
- addressing Kamira Court to the east, the 
proposed ‘east-west link’ to the north and the 
future Villawood Parkland to the west have all 
been activated as shown to the left.
The proposal provides much greater active 
frontage than that contemplated in the DCP 

The DCP doesn’t stipulate an active street 
frontage to Howatt street as shown below as 
shown over page.
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active uses

dcp and proposed

Through the design of the podium, we have further created more 
active edges through residential use and  community use. 

Additional 
Active Edges 
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setbacK to future development

future stages setbacK
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Council Comments 

The living rooms and bedrooms to each 
unit shall be clearly dimensioned and the 
applicant shall ensure that each room 
complies with the minimum dimensions 
and area as set out in the ADG. Some units 
appear to be under sized and indicate 
less than the 75m2 as required for 2 bed 
with 2 bathrooms, for example Unit 411 
is indicated as 94m2 which is technical 
noncompliance as 95m2 is required for 3 
bed with 2 bathrooms. 
 
Response  

Units 407, 507,607,707 have been updated 
from 2 Bed 2 Bath to 2 Bed 1 Bath. 

Bed 1 Bath

Before After
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1:200@A1

Council Comments 

The living rooms and bedrooms to each 
unit shall be clearly dimensioned and the 
applicant shall ensure that each room 
complies with the minimum dimensions 
and area as set out in the ADG. Some units 
appear to be under sized and indicate 
less than the 75m2 as required for 2 bed 
with 2 bathrooms, for example Unit 411 
is indicated as 94m2 which is technical 
noncompliance as 95m2 is required for 3 
bed with 2 bathrooms. 
 
Response  

Units 411 had a graphical error, this Unit is 
95 m2 
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LEP Height Limit_1

650mm

800mm

120mm

LEP HIEHGT LIMIT 27 M

LEP HIEHGT LIMIT 39M

Council Comments 

The application still proposes a non-
compliance with the LEP 2013 building 
height due to the over-run of the parapet 
to Level 8 of the apartment building. 
Furthermore, the proposal involves 
an additional 2 storeys above what the 
Villawood DCP allows on the southern 
portion of the site 
 
Response  

The majority of the proposed 10 storey 
building complies with the prescribed 
height control; however, the proposal 
does incorporate a minor variation to 
the building height control. The minor 
non-compliance is limited to the parapet 
to Level 8 to the 27m height provision, a 
maximum encroachment of 1800mm or 
28.8m. 
It is noted that the majority of the building 
form including all habitable areas are 
contained below the maximum permitted 
height control. 

The additional two storeys mentioned are 
still within the LEP 2013 height plane and 
are therefore not an LEP consideration. 
This adjustment of GFA was a resultant 
of shifting the 6-storey separate building 
from the south-west corner of the site 
(as originally proposed in the DCP) and 
including this area within the proposed 
building. It is noted that no additional GFA 
is sought from this adjustment to building 
form and the shadow impacts and solar 
opportunities have been addressed in 
earlier sections. 

These minor building encroachments 
into the height plane are considered 
negligible in the context of the overall 
proposal offering. As such the variation is 
respectfully requested to be approved as 
per that outlined in the SEE provided with 
this DA package 
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Car Parking Summary
LAHC
Resi Car Spaces   13
(Incl. 4 Accessible)

Private
Visitor Car Spaces              7
(Incl. 1 Accessible)

Ground Lvl Total             20

Bicyle Parking   16
Council Comments 

The location of the substation within the pocket park 
at the intersection of Kamira Court and Howatt Street 
is considered to be inappropriate and removes any 
possibility of an improved active edge. Furthermore, 
the back of house areas within the ground floor that 
adjoins this park prevents the opportunity to create a 
relationship between the internal uses and this public 
open space area. 
 
Response  

As a result of the civil and road alignment 
amendments with the council. The Road now allows 
for a bus and two-way lane, thus the road has 
significantly changed and become wider. This has 
impacted the landscaped area within this pocket park.

Due to the waste truck swept paths the substation 
needs to be located in this area as there is no room for 
a chamber substation within the development. 

The small triangular area south of the proposed 
building, whether analysed against the DCP or 
against the proposal, is to be understood as an urban 
forecourt space.  The space is bound by two streets 
and its function is as an urban forecourt, rather than 
a pocket park. The area is considered too small to be 
effectively incorporated as a pocket park especially 
when considered in the context of other competing 
requirements such as Council’s waste collection vehicle 
sizes and bus services driving the road alignment to 
Howatt St. Further it has already been noted that this 
area was not called up to be an active edge as noted in 
Figure 7 of Fairfield’s Villawood Town Centre DCP. 

The proposed DA seeks to deliver an improved 
Villawood Park that is better configured, links to 
other spaces like Hilwa Park, and receives more solar 
access than anticipated in the DCP. The triangular 
urban forecourt is proposed as an urban seating plaza 
as a more suitable space in the context of the overall 
scheme. 

previous civil road design 

current civil road design 
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entrance to library
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villawood



entrance to library

elevations to community space

Council Comments 

Council requested updated front building 
elevation plans to indicate how the 
entrance to the ground floor library can 
be further articulated to differentiate 
this non-residential component to the 
residential apartments. The applicant has 
only provided an indicated internal floor 
layout of the library. It is requested that 
front building elevation plans be provided. 
 
Response  

Indicates the indicative public art location 
and varied awning heights between the 
residential entry lobby to signify the 
entrance and community use.   
 
Part of Separate Future DA
 
Potential Zones for Public Art 
  
  Integrated part of the Architecture 
 
 
 
 Element on the Ground plane
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air conditioning units  
on unit balconies 
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villawood



air conditioning units on unit balconies

balcony use

Council Comments 

The plans shall indicate the location of 
all AC units and if located on balconies, 
indicate enclosed areas and impact upon 
POS areas. 
 
Response  

The proposal incorporates pre determined 
location points and encasing design 
responses for A/C units on balconies.  
The location of the integrated units on the 
balconies are illustrated in the plans.  

• All units are to be located on the floor of 
the private balconies, with no units hung 
from the walls.  

• All units are located against the rear walls 
of the balconies to minimize their presence 
when viewed from the street, to ensure that 
they provide a functional addition to the 
balcony, and to maximise the balcony space 
for usable private open space. 

In relation to the design of the A/C units: 

• The units comprise powdercoated 
aluminium perforated mesh screen to a 
height of 1200mm.  The coloured mesh 
screens the plant and integrates into the 
balcony design (as set out in the ADG)..
  
• The enclosure is fitted with a mesh lid top 
cover that provides a functional shelf to the 
balcony that allows for  items such as a pot 
plant.  
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Car Parking Summary
LAHC
Resi Car Spaces   13
(Incl. 4 Accessible)

Private
Visitor Car Spaces              7
(Incl. 1 Accessible)

Ground Lvl Total             20

Bicyle Parking   16

12
,5

00 m
m

Separa
tio

n

Council Comments 

The applicant shall consider providing 
obscure or frosted glass to windows which 
face each other and have the potential to 
cause overlooking, for example windows to 
Units 307, 407, 507, 607 and 707 which face 
opposite windows to Units 313,413,513,613 
and 713. 
 
Response  

Between these units there is an adequate 
separation of 12,500 mm between the 
units.  
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Council Comments 

The applicant shall consider providing 
obscure or frosted glass to windows which 
face each other and have the potential to 
cause overlooking, for example windows to 
Units 307, 407, 507, 607 and 707 which face 
opposite windows to Units 313,413,513,613 
and 713. 
 
Response  

The windows are 1100mm in height x 
2000mm in width.  

This hight level window is situated at 
1700mm from floor to sill level level to 
minimise any privacy concerns. 
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Car Parking Summary
LAHC
Resi Car Spaces   13
(Incl. 4 Accessible)

Private
Visitor Car Spaces              7
(Incl. 1 Accessible)

Ground Lvl Total             20

Bicyle Parking   16

Response  

As requested a total of 22 660l bins have 
been provided within the consolidated and 
holding bin rooms. 
Along with 38 240L bins 19 of which are 
located within the residential lobby areas.  
 
A roller door to the southern bulky waste 
room has also been added to provide more 
space. Both Bulky waste rooms size equates 
to 30sqm.  
 
Hatched Area demonstrates the 4.2m in 
height for entry and loading area of waste 
truck.  
 
The details of bin room and bulky waste 
access are dimensioned on DA plans with 
roller doors called up where required. It is 
noted that waste collection management 
and swept paths are also provided within 
the traffic report in support of this DA. 
Further, there is sufficient space available 
in the bin rooms for additional bins 
in future as well as this DA proposal 
being compliant with current Council 
requirements.

The above details are calculated on the 
basis of 112 strata units are included 
within the proposal and Council collecting 
waste management rates as such. 
These details have been discussed and 
agreed in principle with Council’s waste 
manager on the basis that a new waste 
management plan be provided. A revised 
waste management plan is included in 
support of this RFI response package to 
permit subsequent waste approval for the 
proposal. Design details of fob access and 
chute systems will be provided during the 
buildings design development and can 
be easily incorporated into the ground 
floor. Given the proposal is proven, it’s 
proposed that these detailed items can be 
conditioned under a Development Consent. 
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02.11.22 
 
Villawood Stage 1 – Landscape Architect 
Council Landscaping RFI Letter Responses - Reference: DA 384.1/2021 – 25.10.22 
 

Council RFI Land & Form Studios Design Response 
Removal of Trees  
 
The development proposes the retention of 4 trees (identified as Trees 62, 63, 64 and 65) in the 
Architectural Plans. The submitted Arboricultural Report indicates that Trees 62, 63 and 64 will 
all have major encroachments into their Tree Protection Zones (TPZ’s).  
 
It appears that the proposed development intends to raise the soil levels surrounding these trees 
in order to install a paved boardwalk and footpath. The Arboricultural Report indicates the 
proposed soil level variations in the order of 300 to 400 millimetres. It is considered that the 
raising of the soil levels to this extent may result in a short lifespan of these trees. In particular, 
Tree 62 (Narrow Leafed Peppermint (Eucalyptus crebra)) is highly intolerant of soil level 
variations and root plate disturbance.  
 
Accordingly, it is considered that the retention of  
these four trees is not viable and therefore the applicant shall consider their removal and 
compensation planting in a suitable location on site.   
 

Noted. During design development we will endeavour 
to minimise soil level disturbances around existing 
trees nominated.  
 
If unable to do so to below the soil level amount 
nominated in the Arborist report we will provide 
compensation planting within the public domain to 
mitigate existing tree loss.  
 
It is noted that these requirements may be stated as a 
condition of consent for action during design 
development and construction 

 

Podium Planting  
 
The submitted Landscape Plans indicate that the proposed landscaping on the podium communal 
open spaces on levels 3 and 8 involves soil mounded to a height of 1 metre. The landscape plans 
do not show the actual depth of soil which, as a result of the sub-surface treatments, would be 
considerably shallower than what the finished levels indicates.  
 
Diagram ‘01: Typical planting on podium’ clearly shows multiple, sub-surface structures which 
reduce the depth of actual soil contained within the proposed planting areas. As tree roots 
typically grow within the top 1 metre of soil, the lack of soil depth may prevent the development of 
an adequate root plate. To mitigate this issue, any soil which is proposed to be planted with trees 
must have a minimum soil depth of 1 metre, excluding of any sub-surface structures.  
 
Accordingly, the landscape plans shall be updated to reflect this.  
 

 
Noted. Diagram 1 is a typical detail only of planting on 
structure, the sub-surface structures are primarily 
drainage & waterproofing layers which will be 
contained within an approx. 50mm profile.  
 
Any soil depth lost to sub-surface drainage 
requirements can be supplemented as required. 
 
We note all planter depths are in accordance with ADG 
regarding Section 4P planting on structure. 
 
It is noted that these requirements may be stated as a 
condition of consent for action during design 
development and construction 

 
 
 
 

 
 

 

In summary, we want to acknowledge that we will be making the changes during detailed design & construction and note the above 
RFI’s can be resolved by a condition of consent and not changing of documentation at the present time 

Sincerely, 

Rohit Iyer 
Director Land & Form Studios 
Registered Landscape Architect #7993 
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