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A\
Georges River Local Planning Panel ¢
Q\/

Thursday, 07 May 2026 ff
4:00 PM o7
&
Blended Meeting géo
Online and Council Chamber%fCivic Centre,
. &
Hurstville éf
&
&
ol
&
N
s
Participants: VQV
4
&

Anthony Hud$on (Chairperson)
David Ep in (Expert Panel Member)
Greg Bé;‘tton (Expert Panel Member)

R|ta \fella (Community Representative)
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GEORGES RIVER LOCAL PLANNING PANEL MEETING

ORDER OF BUSINESS §

ON SITE INSPECTIONS
OPENING
ACKNOWLEDGEMENT OF COUNTRY &

The Georges River Local Planning Panel acknowledges the Bidjigg@%yeople of the Eora
Nation, who are the Traditional Custodians of all lands, waters apd sky in the Georges
River area. We pay our respects to Elders past and present ar/n\d%xtend that respect to
all Aboriginal and Torres Strait Islander peoples who Iive,\ayork and meet on these

lands. Q/A

APOLOGIES / LEAVE OF ABSENCE Q\(/f
NOTICE OF WEBCASTING f
DISCLOSURES OF INTEREST &
CONSIDERATION OF ITEM(S) AND VERBeﬁ\_OSUBMISSIONS
CLOSED SESSION - DELIBERATION gé/REPORTS

&

LPP018-26 3-5 Hampton Court Read, Carlton NSW 2218 — DA2025/0575

(Report by Senior Dqé/elopment Assessment Planner) ...................

9
LPP019-26 5 Mona Street A&?_AWAH NSW 2218 — DA2025/0567

(Report by Se%@r Development Assessment Planner) ...................

LPP020-26  2-4 Gladstgfe & 10 Victor Streets KOGARAH NSW 2217 —
DA2025/q443

(Reportéby Senior Development Assessment Planner) ...................
'3

N
LPP021-26 3 Din,]zerra Crescent, Oatley NSW 2223 — DA2025/0596

(R\;égort by Development Assessment Planner) .............cccccccvvennnnes

Q_
CONFIRMATIgﬁ OF MINUTES

9
Georges R('gfér Local Planning Panel Meeting - 07 May 2026
&
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&
REPORTS AND LPP DELIBERATIONS &
REPORT TO GEORGES RIVER LOCAL PLANNING PANEL MEETING OF &éy
THURSDAY, 07 MAY 2026 §
LPP018-26 3-5 HAMPTON COURT ROAD, CARLTON NSW 2218 &
&
=
&
LPP Report No LPP018-26 Development DA2025/0575
Application No L
Site Address & Ward 3-5 Hampton Court Road, Carlton NSWé%ﬁS
Locality Kogarah Bay Ward &
IN
Proposed Development | Demolition works and construction gfkseven storey co-living
housing A\OJ
Owners Dominigue Melissa Elich & Angﬁﬁ’na Bozinovski
Applicant Ju Ann Lim <
Planner/Architect Texco Design r§/
Date Of Lodgement 23/12/2025 Q,éf
Submissions Forty-Four (44) Q\O
Cost of Works $9,011,106.00 ¢
IS
Local Planning Panel A development&pplication must be referred to (and determined
Criteria by) the Loch lanning Panel if it is considered contentious,
which inclugés where: 10 or more unique submissions by way of
objection ffive been received during the public exhibition period.
%
Report prepared by DeveI@hent and Building
Q
RECOMMENDATION Réﬁ/sal
K

EXECUTIVE SUMMARY §

This matter is reported " Georges River Council’s Local Planning Panel (the Panel) in
accordance with Sched 1, Part 2 of the Local Planning Panel Direction — Development
Applications and Applications to Modify Development Consents, issued by the Minister for
Planning and Public S%aces under Section 9.1 of the Environmental Planning and Assessment
Act 1979. 2z

The developm application is required to be referred to the Panel for determination as it
received 10 g\gmore unique submissions by way of objection during the exhibition process.

BACKGRQ%JND
On 2 Fgﬁruary 2026, the Applicant commenced proceedings in Class 1 of the Land and
Enviroggment Court’s jurisdiction appealing against the deemed refusal of the development
applg%tion. This matter remains before the Land and Environment Court.

Q

PEOPOSAL
Fhe application seeks consent for the demolition of existing structures and construction of a seven
/\\{’ storey co-living housing development with basement level parking and associated works.

4,
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. L . &
Specifically, the application seeks consent for the following: N
&

o Basement level: Sixteen (16) car parking spaces, eight (8) motorcycle spaces, ewégn (12)
bicycle spaces, services, bin storage areas, pump room and two (2) lifts;
n§unal open

o Ground Floor: Twelve (12) co-living rooms, services, managers desk, co
space, communal living area and two (2) lift cores; &
o Level 1: Fourteen (14) co-living rooms, services and two (2) lift cores; f

Level 2: Fourteen (14) co-living rooms, services and two (2) lift cores; &
A\

Level 3: Fourteen (14) co-living rooms, services and two (2) lift cores

o Level 4: Ten (10) co-living rooms, services and two (2) lift cores; o
o Level 5: Ten (10) co-living rooms, services and two (2) lift cores;
o Level 6: four (4) co-living rooms, services, communal living areé(, communal open space
and two (2) lift cores. /\\g/
0}&
ASSESSMENT AN

Development Application No. DA2025/0575 has been assessef having regard to the matters for
consideration contained in section 4.15(1) of the Environmegftal Planning and Assessment Act
1979, requiring an assessment against the provisions contgined within:

State Environmental Planning Policy (SEPP) (Biﬁé\jersity and Conservation) 2021;
State Environmental Planning Policy (SEPP) (Resilience and Hazards) 2021;
State Environmental Planning Policy (SEPP)XTransport and Infrastructure) 2021;
State Environmental Planning Policy (SEPP%(Housing) 2021; and

Georges River Local Environmental Plan?021 (GRLEP 2021); and

Georges River Development Control Pié“n 2021 (GRDCP 2021).

Q.~«
The assessment has identified that the proﬁfﬁsal does not comply with a range of statutory controls
and development standards resulting irro%n unsatisfactory planning outcome. The development
fails to satisfy the non-discretionary stgndards for co-living housing under the SEPP (Housing)
2021, including inadequate comm%ﬁ?al living space, insufficient communal open space, and
non-compliant building separation&istances.

The proposal exceeds the ma@%um building height prescribed under Clause 4.3 of the GRLEP
2021 and relies on a Clausest.6 variation request that is unsatisfactory. The submitted request
does not accurately quamﬁy the extent of the non-compliance, fails to demonstrate that
compliance with the develgpment standard is unreasonable or unnecessary in the circumstances,
and does not establisly” sufficient environmental planning grounds to justify the proposed
departure. &

Q\‘
There are furthergAon-compliances with Clause 6.10 of the GRLEP 2021 relating to design
excellence and @tause 6.12 relating to landscaping, with the proposal failing to provide a resilient
landscape strycture capable of softening the scale and bulk of the built form. The development
also does not\*\satisfy Sections 6.3.2 and 6.3.3 and Appendix 4 of the GRDCP 2021 in relation to
site isolatidﬁ, building setbacks and the street interface and waste management resulting in
unaccep Able impacts on the orderly and economic development of surrounding land and
streetsgape character.

§</

A dftailed consideration of these matters is provided in the attached assessment report.
C;\éﬂectively, the unresolved issues confirm that the proposal does not represent a suitable form
of development for the site, cannot be supported on planning merits, and form the basis of

% Council’s contentions in the appeal.
O

LPP018-26
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@
NOTIFICATION &
The application was notified in accordance with Counci's Community Engagemen &ollcy

between 5 February 2026 to 19 February 2026. Forty-four (44) submissions were receiveéti during
the neighbour notification period. Details of the submissions are outlined in Council’sﬁessment
report.

&
RECOMMENDATION 0}

Pursuant to Section 4.16(1)(a) of the Environmental Planning and Assessmﬁnt Act 1979 (as
amended), the delegated officer determined DA2025/0575 for demolition woﬁ% and construction
of seven storey co-living housing on 3-5 Hampton Court Road, Carlton sh@hld not be approved
subject to the following reasons referenced below: éﬁ

1. The application fails to satisfy Section 68(2)(c) of the State Enwronmental Planning Policy
(Housing) 2021 with regard to communal living [Pursuant&fb the provisions of Section
4.15(1)(a)(i) of the Environmental Planning and Assessmi\m Act 1979].

%
2. The application fails to satisfy Section 68(2)(d) of the Sré?e Environmental Planning Policy
(Housing) 2021 with regard to communal open space [Rursuant to the provisions of Section
4.15(1)(a)(i) of the Environmental Planning and ifsment Act 1979].

3. The application fails to satisfy Section 69(2)(b) otthe State Environmental Planning Policy
(Housing) 2021 with regard to building separgﬁ'on [Pursuant to the provisions of Section
4.15(1)(a)(i) of the Environmental Planningghd Assessment Act 1979].

4. The application fails to satisfy Clause 4.3~\%f the Georges River Local Environmental Plan
2021 with regard to building height [Pgﬁsuant to the provisions of Section 4.15(1)(a)(i) of
the Environmental Planning and Assgssment Act 1979].

Q
&

5. The application fails to satisfy CI@ngse 4.6 of Georges River Local Environmental Plan 2021
with regard to demonstrating c\éi'hpliance is unreasonable or unnecessary and that there
are sufficient environmental Qﬁ%mning grounds to support the departure [Pursuant to the
provisions of Section 4.15g})(a)(i) of the Environmental Planning and Assessment Act
1979]. Q

6. The application fails taSatisfy Clause 6.10 of the Georges River Local Environmental Plan
2021 with regard to Qzlgsign excellence [Pursuant to the provisions of Section 4.15(1)(a)(i)
of the Environmegﬁl Planning and Assessment Act 1979].

v
7. The applicatiordfails to satisfy Clause 6.12 of the Georges River Local Environmental Plan
2021 with regard to landscaping [Pursuant to the provisions of Section 4.15(1)(a)(i) of the
Environmegtal Planning and Assessment Act 1979].

8. The ap, ﬁ%ation fails to satisfy Section 6.3.2 of the Georges River Development Control
Plan 2021 with regard to site isolation [Pursuant to S4.15(1)(a)(ii)) of the Environmental
Plagiﬁfing & Assessment Act 1979].

9. Bhe application fails to satisfy Section 6.3.3 of the Georges River Development Control
$Plan 2021 with regard to building setbacks and street interface [Pursuant to S4.15(1)(a)(iii)
Q/ £ of the Environmental Planning & Assessment Act 1979].
<
N

20. The application is unsatisfactory given the inadequate means for access within the

o
N

basement level of the site [Pursuant to S4.15(1)(b) of the Environmental Planning &
Assessment Act 1979].

4,
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11.

12.

13.

ig
N

The application fails to satisfy Appendix 4 of the Georges River Development Cont 51 Plan

2021 with regard to waste management [Pursuant to S4.15(1)(a)(iii) of the Envirgnmental

Planning & Assessment Act 1979]. §é/

The proposed development is unsatisfactory, as insufficient information hasgeen provided
by the applicant to allow a proper and thorough assessment of the impactgdf the proposed
development and the suitability of the site for the development [Pur§‘ﬁant to Sections
4.15(1)(a)(iv) of the Environmental Planning and Assessment Act 19Z;9‘Tincluding:
Q_
a. No assessment has been undertaken to quantify the addition colmpacts resulting from
non-compliant setbacks, opposed to that of a compliant deﬁpment.
b. Inconsistencies between the acoustic report and plan ¢t management regarding
occupancy numbers.
c. Details relating to Sydney Water Infrastructure have net been indicated on the plans.

For the reasons stated above, it is considered that th@development Is not in the public
interest [Pursuant to S4.15(1)(e) of the Environmentgﬁplanning & Assessment Act 1979].

ATTACHMENTS f&

Attachment 41  Assessment Report N
Attachment 42 Architectural Plans 6‘?0
&
L
Q&
Q.~«
&
&
&
&
K
&
Q&
&
N
s
Q\/
o
Q-\/
K%
Q\‘
&
&
Rl
&
A

?
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See &

COUNCIL /&.

Georges River Council acknowledges the Bidjigal people of the Eora Nation, who are the Tggditional
Custodians of all lands, waters and sky in the Georges River area. Council recognises Aboriginal and Torres
Strait Islander peoples as an integral part of the Georges River community and values their soci@d cultural
contributions. We pay our respect to their Elders past and present and extend that respect ta:al Aboriginal
and Torres Strait Islander peoples who live work and meet on these lands.

Introduction &
ot &
Application Number DA2025/0575 N
A
PAN PAN-600121 >
AN
Description Demolition works and construction of seven storgy co-living housing
Address 3-5 Hampton Court Road CARLTON NSWQ§8
Lot/ DP Lot 15 DP 1304812 $
Applicant Ju Ann Lim
Owner(s) Dominique Elich & Angelina Bozirgvski
Responsible Officer Sophie Griffiths N

&
Recomm@&dation

The development has been asse§§ga having regards to the Matters for Consideration under
|

Summary Section 4.15(1) of the Environmental Planning and Assessment Act 1979.
The assessment recommendf,‘/that Council as the Consent Authority in accordance with
Refusal Section 4.16 (1)(b) Envirq?mental Planning & Assessment Act 1979, refuse to the
Development Application‘gme to the reasons discussed within this report.
&
9
> Proposal
Description g}/nolition works and construction of seven storey co-living housing

Q
Estimated Development Cost $9,011,106.00
Floor Space Ratio %%\ 2.42:1

N
Maximum Height of BuildiQg 23.3m
v

A site plan is provide@galow:

Q\‘

P 7 VQ
age 93
N

LPP018-26 Attachment 1



Georges River Local Planning Panel Meeting - 7 May 2026 Page 8 &5

\ §
&EORGES
B &
N

9

I &
|
( = J 2N (;@ﬂ'
g
|

| o

E | E

g ||

———j§ SUBJECT SITE ‘ 5_5 | 3

i X : T %

;r\L_ ééf ﬁ e
S| T T I
sy H_jr_"_'? {: I @ - =
57 | g i I
7 - ! TOUNDREY 5 i
vad )

'—d—‘ o

Aerial Image of Site jé’

Q Figure 2—Aer|al view of development site outllned in red (Source: Nearmap)

Assessqggt - Section 4.15 Evaluation

The P[gyision of any Applicable State Environmental Planning Policy (SEPPs)

. . . Applicable
& Environmental Planning Policies v N
é%EPP (Biodiversity Conservation) 2021 X
$Q9 SEPP (Housing) 2021 X
&
< @ :

N

o
L
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\sGECIRGES
S & E
Q o
. > S
SEPP (Resilience and Hazards) 2021 §? O +—
)
SEPP (Sustainable Buildings) 2022 = ig- O <
SEPP (Transport and Infrastructure) 2021 Q> O ©
Georges River Local Environmental Plan 2021 2 O C\,I
(00}
& —
SEPP (Biodiversity and Conservation) 2021 Chapt@Z 8
Assessment ~ o

i A

Complies N |

The proposed vegetation removal has been assessed against the provisions of Chapter 2 of SEPP (Biodiversity and
Conservation) 2021. The vegetation identified for removal is not exempt under GRPCP 2021 and therefore requires
consideration under SEPP (Biodiversity). The application complies with Section 2.% the proposal does not exceed the
biodiversity offsets scheme threshold. The works are not located on biodiveigity certified land. Accordingly, the
development complies with the relevant provisions of Chapter 2 of the SEPP.  Q

State Environmental Planning Policy (Biodiversity andeonservation) 2021 Chapter 6
Assessment

Complies

The proposed development has been assessed against the proviglpns of Chapter 6 and complies. The development
demonstrates a neutral or beneficial effect on water quality and nﬂpimises impacts on water flow, stormwater runoff, and
groundwater. It avoids adverse effects on aquatic ecology, inclu@g riparian vegetation, wetlands, and migratory species,
and includes appropriate erosion control measures. Qg/

The proposal ensures no release of pollutants during flogding and supports the natural recession of floodwaters into
wetlands and riverine ecosystems. &

Public access provisions are not applicable. é/Z—“

The development aligns with total catchment mar@%jemem principles, and therefore consultation with adjoining councils
was not required. cg)

&

N
SEPFb\?Resilience and Hazards) 2021
éy Chapter 4 Remediation of land

Chapter 4, Section 4.6 requires a coQ$ent authority to consider whether the land is contaminated prior to granting consent
to the carrying out of any develogment on that land. Should the land be contaminated, the consent authority must be
satisfied that the land is suitablgn a contaminated state for the proposed use. If the land requires remediation to be
undertaken to make it suitable & the proposed use, the consent authority must be satisfied that the land will be remediated
before the land is used for th@'purpose.

. The subject site is ed R4 High Density Residential.

. A site inspection ﬁals the site does not have an obvious history of a previous land use that may have caused
contamination. v

. Historic aeri otographs do not indicate an obvious history of a previous land use that may have caused
contaminatigr

. A search ofCouncil records did not include any reference to contamination on site or uses on the site that may have
caused tamination.

. The Sgaement of Environmental Effects states that the property is not contaminated.

The subject site is not contaminated.

The é‘tﬁject site is suitable for the proposed land use.

A

&
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COUNCIL \,&Q/
&
STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021
CHAPTER 3 DIVERSE HOUSING A(3‘
PART 3 — CO-LIVING HOUSING Ao
dsompliance
N NA

Development for the purposes of co-living housing may be carried out with consent on Ia@/ in a zone in which
development for the purposes of co-living housing, residential flat buildings or shop top housingﬁ/permitted under another
environmental planning instrument. ~

The following are non-discretionary development standards in relapéﬁ to
development for the purposes of co-living housing— N

(a) for development in a zone in Thg maximum permitted f space
which residential flat ratio under the GRLEP 202Xis 2:1. The

buildings are permitted—a site is located within G0Om of the
floor space ratio that is not Kogarah Town Centre §hich warrants a

more than— . maximum floor spag&ratio of 2.2:1.
(i) the maximum
permissible floor space . .
ratio for residential In addition, an €Hditional 10% for the

(b)
68 Non-
discretionary
development
standards—the

accommodation on the

land, and
(i) an additional 10% of
the maximum

permissible floor space

purpose ofv\.:co-living housing is
allowable, @sulting in a maximum
permissi &FSR of 2.42:1

ratio if the additional GF/& 448m?
floor space is used only ~ Sige Area = 1011.72m?
for the purposes of co-
living housing, FSR = 2.42:1
$121m2 of communal living area

Q
for co-living houging
containing more th@ 6
private rooms— &

(i) atotal of at legst 30m?
of comm living
area plus At least a

Act, s 4.15 further @y2 for each
privat om in excess
of 6 prvate rooms, and

(i) migtum  dimensions
3m for each

mmunal living area,

Q\/
o
~
&

(c) communal open spaces—

ol (i) with a total area of at

<59 (d)

least 20% of the site
area, and

(i) each with minimum
dimensions of 3m,

unless a relevant planning
instrument specifies a lower
number—

proposed.

174m?2 of communal living area required
based, noting that proposal seeks
consent for 78 rooms.

The communal living area does not
function effectively as a dedicated
space. The proposed layout
accommodates multiple competing
uses within the same area.

20% of the site area = 202.344m?

The area labelled as ‘COS 01’ on the
ground floor of the proposal, functions
as pedestrian access, rather than a
dedicated recreational space.

The communal open space does not
function effectively as a dedicated
space. The proposed layout
accommodates multiple competing
uses within the same area.

78 x 0.2 = 15.6 spaces.

VQ
Page 10 (93
N

LPP018-26 Attachment 1
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S &
N
S

STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 §37

CHAPTER 3 DIVERSE HOUSING

PART 3 — CO-LIVING HOUSING ‘3‘

(e

~

purposes of co-living housing unless the conse

(i) for development on
land in an accessible
area—0.2 parking
spaces for each private
room, or

(i) otherwise—0.5 parking
spaces for each private
room,

for development on land in
Zone R4 High Density
Residential—the  minimum
landscaping  requirements
for residential flat buildings
under a relevant planning
instrument.

9 N N/A
16 Parking spaces provided. Along with

7 motorbike parking spaces.
&
A
>
AN
The | fail -
proposal fails to eet the
objectives of Clause 6.12@%12 GRLEP
2021. The propos dQ landscaping
provides for soil ths that are

unsustainable for,
softening the buj

thority is satisfied that—

Development consent must not be granted fﬁr development for the

(@

(b

-

69(1)
Standards for
co-living
housing

each private room has a
floor area, excluding an
area, if any, used for the
purposes of private kitchen
or bathroom facilities, that is
not more than 25m2 and not
less than—
(i) for a private
intended to be used
a single occupa®—
12m2, or (g)
(ii) otherwise—16m¢/and

the minimum lot sgge for the
co-living housin%’?}lot less
than—

(i) for d opment on

land gXZone R2 Low
Density Residential—
6062, or

(i) Q> development on
her land—800m?2,
QYand

(c) co-living housing will
ontain an  appropriate

~v workspace for the manager,

(g/ (d)

& (@)

®

either within the communal
living area or in a separate
space, and

adequate bathroom, laundry
and kitchen facilities will be
available within the co-living
housing for the use of each
occupant, and

each private room will be
used by no more than 2
occupants, and

the co-living housing will
include adequate bicycle

N

&

«
Achjebed. Each room is provided with a
imum area of 25m? of floor space,
&xcluding the areas used for the

room-Purpose of private kitchen or bathroom

facilities.

1011.72m2 of site area.

A workspace has been provided for the
manager in the entry foyer on the
ground floor of the development.

Each room is provided with a private
bathroom, kitchen and laundry.

The proposed rooms are to be limited to
a maximum of 2 occupants. Conditions
of consent to apply, subject to any
approval.

8 Motorbike parking spaces and 11
bicycle parking spaces.

LPP018-26 Attachment 1
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 §<}7
CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING \48‘
Cgmpliance
9 N N/A
and motorcycle parking
spaces. é/
Development consent must not be granted for development for th%
purposes of co-living housing unless the consent authority consid
whether— A
: >
(a) the front, side and rear RN

setbacks for the co-living

housing are not less than— 0{)(’
(i) for development on (3‘
land in Zone R2 Low QY
Density Residential or $

Zone R3 Medium

Density Residential—
the minimum setback
requirements for multi  The proposal falld to meet the setback
dwelling housing under o1, jirementsf Part 6.3.3 of GRDCP

LPP018-26 Attachment 1

a relevant planning
instrument, or 2021 and{}f@below.
(i) for development on &
land in Zone R4 High &
Density Residential— ,(Z‘
the minimum setback
requirements for Qg-
residential flat buildings
under relevan ){(/2—*
planning |nstrumerQ,
and
) L ) . N
69(2) (o Design Criteria in 3F-1 Visual Privacy of
Standards for é</ the Apartment Design Guide prescribes
co-living \,g} minimum separation distances to the
housing o) side and rear boundaries of 6m from
Yord habitable rooms and balconies and 3m
§ from non-habitable rooms for the first 4
(b) if the co-k |ng housing has storeys. From 5-8 storeys, 9m of
at !east\ _storeys—tht_e separation is required from habitable
b'-{"q@w'” comply with the  yooms and balconies and 4.5m from
mlnlﬁmr_n bm_ldlng non-habitable rooms to the side and
seRaration distances .
ecified in the Apartment ~ '€ar boundaries.
Cngesign Guide, and
v e Ground to third floor: 3m side
ig' separation and 6m rear
Q\- separation.
12 e Fourth to sixth floor: 4.5m side
ﬁ/ separation and 9m rear
é/ separation.
& (c) at least 3 hours of direct
&< solar access will be provided  The communal living area achieves a
between 9am and 3pm at L
S ; minimum of 3 hours solar access.
éf mid-winter in at least 1

69 ®

communal living area, and

the design of the building
will be compatible with—

The proposal does not demonstrate
design excellence and fails to achieve
compatibility with the desirable
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 §<}7
CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING g
Cgmpliance

9 N N/A
(i) the desirable elements elements of the existing character of the

of the character of the |gcal area.
local area, or

(i) for precincts &2{(/
undergoing transition— A
the desired future N
character of the A\(/J
precinct.

Development consent must not be granted for the subdivisiozyé/co—living
housing into separate lots. &

&
SEPP (Transport and Infrastrucife) 2021

Division 5 Electricity transmission or distribution
Subdivision 2 — Development likely to affect an electricity transmission or distribution network
(Ausgrid)

This section applies to development or modification applications w{ich include:

2.48(2)(a)

2.48(2)(b)

The proposal complies with the object

Penetration of ground within 2 metres of an underground pov@r line
Works within 10 metres of any part of an electricity tower ¢,

Works immediately adjacent to a substation /QZ\

Works immediately adjacent to an electricity easemeng-

Works within 5m of an overhead power line

Installation of a pool within 30 metres of support&g overhead electricity transmission lines or
within 5 metres of overhead power lines QQ/

Written notice to the eIeclﬂXél supply

authority has been car@gzi out. Achieved

Any response to thP\’%ove has been

considered. No objections raised by Ausgrid

s and controls of the EPI.

d

|

The application has been assessed agost the relevant provisions of SEPP (Transport and Infrastructure) 2021.

Q
G;é%es River Local Environmental Plan 2021

Section QY Text Comment Y
2'.2 \e/fer to LEP map R4 High Density X
Zoning ’
~
2.7 - The demolition of a building requires " .
Demolition i" development consent. Noted. Demolition plan provided. -

o
) (@) to ensure that buildings are
compatible with the height, bulk
ﬁ/ and scale of the existing and Standard: 21m
é/ desired future character of the
4.3 locality,

Hej@ﬁ(of Buildings (b) to minimise the impact of =
overshadowing, visual impact,
éf disruption of views and loss of proposed: 23.3m
privacy on adjoining properties
and open space areas,
4.4 Standard: 2:1 X

N/A

N/A

VQ
Page 13 (93
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&

Floor space ratio

Heritage conservation

. N
Essential seniCes

sign excellence

\
e

COUNCIL

Georges River Local Environmental Plan 2021

Text

To ensure that buildings are
compatible with the bulk and scale of
the existing and desired future
character of the locality,

(a) to provide an appropriate degree

Comment

Proposed:

Y

Q&
7

The maximum permitted Floor spac§6/

ration under the GRLEP 2021 is 2@/
The site is located within 400m Q[}he
Kogarah Town Centre hich
warrants a maximum flogf\ space

ratio of 2.2:1. A\(’J

In addition, an additi 10% for the
purpose of co-liyivg housing is
allowable under tﬁe Housing SEPP,

resulting in a jgaximum permissible
FSR of 2.42;

GFA = 2448m2
Site %%: 1011.72m2
FSR=2.42:1

é(‘(

of flexibility in applying certairlz\

development standards
particular development,

(b) to achieve better outcome& for
and from development by glowing
flexibility in églﬁcular
circumstances. QV*

To conserve the envig ental and
cultural heritage of tl eorges River
local government/yarea, including
heritage items, servation areas,
archaeological sites, and Aboriginal
places of sign&€ance.

To miningse the impacts of urban
storqu on land to which this Plan
appli§nd on adjoining properties,
nativ&bushland and receiving waters
Q\/
property must have in place by
etermination the following services:

 (a) water,

(b) electricity,

(c) telecommunications facilities,

(d) the disposal and management of
sewage,

(e) stormwater drainage or on-site
conservation,

(f) suitable vehicular access.

Applies to residential
accommodation within the Foreshore
Scenic Protection Map Area as well
as buildings 3 or more storeys in
height in R4 zone.

A Clause 4.6 variation request has
been provided and is assessed in this
report.

The existing development is not a
heritage item, nor located within a
heritage conservation area.

Comments were received from
Council's Development Engineer
who raised no concerns with the
proposal subject to the imposition of
conditions.

Comments were received from
Council’'s Development Engineer
who raised no concerns with the
proposal subject to the imposition of
conditions.

Comments were received from
Councils Urban Design Team who
was unable to support the proposal
as it does not demonstrate design
excellence.

&

&
%)
5
é

N/A

The application has been assessed against the relevant provisions of the Georges River Local Environmental Plan 2021.
The proposal does not comply with one or more of the provisions of the EPI.

VQ
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Y
GRLEP 2021 Clause 4.6 Variation §’
Clause 4.6 Exceptions to Development Standard of Georges River Local Environmental Plan (QﬁLEP) 2021
states in subsection 3, that development consent must not be granted to development that\cbntravenes a
development standard unless the consent authority is satisfied the applicant has demonstrated®hat—

(a) compliance with the development standard is unreasonable or unnecessary ié%/e circumstances,

and
(b) there are sufficient environmental planning grounds to justify the contraverzg'on of the development
standard. N
o N
Variation of a Development Standard >

The proposed variation relates to building height. This matter is a Developme®t Standard as defined in the
Environmental Planning and Assessment Act 1979 and, as a result, the rmgrter can be considered through
Clause 4.6.

Q\/
Written Request $
Clause 35B of the Environmental Planning and Assessment Regulati§h 2021 requires the applicant to prepare
a document (written request) that sets out the grounds on whi€h these matters are demonstrated. The

development application was accompanied by a written request&r the proposed Clause 4.6 variation.

Proposed Variation Q
As identified in assessment of the proposed works againstéﬁe GRLEP 2021 a Clause 4.6 Variation
is requested for the clause(s) outlined in the table belov/v\,z@/

Name of Clause Q8- Proposed Variation

4.3 — Height of Building Q</2-“ A variation of 9% or 2.3m above the requirement.
&

Summary of 4.6 Assessment %)

The proposal seeks to vary Clause 4.3 Qg%e Georges River Local Environmental Plan 2021. The proposed
development has an approximate heightyof 23.3m to the top of the eastern roof structure, which exceeds the
maximum building height. A section w&2 not provided through the lift overrun, to determine if the overrun would
result in a further breach of the ab(§(

The building height non-compliggce is not confined to the lift overrun alone. Approximately 2.3 m of the built
form exceeds the permittedéh ight, demonstrating that the extent of the breach is more substantial than
indicated. The bonus heigh@rovisions found in Chapter 6 Low and Mid Rise Housing of the Housing SEPP
(2021) does not apply t&the proposal. The accompanying Clause 4.6 Variation which seeks to vary the
development standar((is?@lause 4.3 of GRLEP 2021 under Clause 4.6 of GRLEP 2021.
The determining \E)rity cannot be satisfied that the Clause 4.6 variation request adequately addresses the
following matterﬁh

a) A corrg)&'identification of the extent of variation to the development standard for which consent is sought,

b) Thap¢dmpliance with the development standard is unreasonable or unnecessary in the circumstances

ofﬁase, and
C) f%{at there are sufficient environmental planning grounds to justify contravening the development
/in‘étandard.

Tﬂé the requirements of this clause have not been met, and the variation cannot be supported

&

&Q
$
&
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N
&
Provisions of any Proposed Instrument §’
There is no proposed instrument that is or has been the subject of public consultation under thigg\ct which is
relevant to the proposal. Pod
9
Provisions of any Development Control Plan
The proposed development is subject to the provisions of the Georges River Developmegt Control Plan 2021.
The following comments are made with respect to the proposal considering the objectiveg,and controls contained
within the DCP. N
A

Site Isolation >

The proposal fails to demonstrate compliance with Section 6.3.2 of the DCP. It %s not adequately address the
planning principles established in Karavellas v Sutherland Shire Council, whickx¥equire consideration of whether
site amalgamation is feasible and, if amalgamation is not feasible, Whether&e orderly and economic use and
development of the sites can be achieved separately. Q

has been provided in relation to the valuation of that property or an gotiations undertaken with the adjoining
landowner. As a result, it has not been demonstrated that reasonafjfe attempts have been made to acquire the
adjoining site. V\"

The proposed development would result in the isolation of 1 Hazﬁ‘tourt Road, Carlton, and no evidence

In addition, draft architectural plans have not been subgyitted to demonstrate that a compliant form of
development could be carried out on 1 Hampton Cou@ oad, Carlton if developed independently, and
accordingly it has not been shown that the orderly an%@conomic use and development of the sites can be
achieved in the absence of site amalgamation. N

Crime Prevention Through Environmental Desigi (CPTED)

The proposal does not adequately address Cgiwne Prevention Through Environmental Design (CPTED)
principles, resulting in a layout that raises conaé%‘: regarding safety and surveillance. The building’s primary
street frontage presents largely as a blank ‘Qﬁl, offering minimal activation and failing to provide a clearly
identifiable pedestrian entry. Pedestrian acqgss arrangements require residents to move through the basement
parking area to reach the lifts, creating pgential conflicts between vehicles and pedestrians and undermining
personal safety. §

The design also relies on a large staifgase to access the lobby, which is not clearly legible from the public domain
and lacks opportunities for passive gfveillance. In addition, the foyer is located approximately 3.6m above street
level, causing it to be both visu and physically disconnected from the street and difficult to identify as the
main entry point. This separa@ of the lobby and communal areas from the public domain further reduces
natural surveillance and limitgshie development’s engagement with the surrounding streetscape.

Appendices QY

Appendix 4 — Waste@%?nagement

The proposal does n@satisfy the objectives of Section 3.12 of the GRDCP 2021, as the waste management
arrangements are |Qadequate for the scale and height of the development. For buildings exceeding six occupied
levels, the GRD 021 requires a waste disposal system incorporating a dual chute system for general waste
and recycling, t@\gether with a third chute or bin cupboard on each occupied floor for food organics, however,
these requir nts have not been demonstrated.

The prop&'ed waste disposal system is not supported for the intensity of development and does not adequately
providé@or dual chutes, a dedicated system for food organics and garden organics, or sufficient on-floor storage
to g&)mmodate at least two days’ worth of organics calculated at the prescribed rate per unit.

cg*addition, details regarding the daily rotation and management of mobile garbage bins by the managing body
ave not been suitably addressed. It is also unclear how waste generated from common areas will be managed
$q9 on the site, further indicating that the proposal does not meet the objectives of the GRDCP 2021.
@

g& 10
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&
Any Planning Agreement Under Section 7.4 .
There are no planning agreements that has been entered into under section 7.4, or any draft plann@—agreement

that a developer has offered to enter under section 7.4 applicable to the proposal. Q

7]
The Regulations ,Qé/

Section 4.15 (1) (a) (iv) the regulations (to the extent that they prescribe matters fo@?ﬁe purposes of this

ragraph
paragraph) &ng
There are no regulations (to the extent that they prescribe matters for the purposesdJQ‘fthis paragraph) applicable
to the proposal. N
. &
The Likely Impacts of the Development e

Section 4.15 (1) (b) the likely impacts of the development, including envirqp?’nental impacts on both the natural
and built environments, and social and economic impacts in the Iocality$

Likely Impacts of the Develop&ient

Natural Environment The development is considered tvq.,result in unreasonable impact on the natural
environment.
(&)
Built Environment The built form and supportin frastructure are inappropriate for the setting and are
inconsistent with the desired%ture character of the site.
Social Impact The proposal will have a&@nlflcant social impact on the locality.
Economic Impact The proposal is not CQ&-idered to result in unreasonable economic impact
&
Site Suitability L

The site is zoned R4 High Density Residential. She proposal is not considered a suitable outcome for the subject
site for the following reasons: 9

&
e  The proposed development will reggﬁ in unreasonable impacts to the natural and built environment.
e The proposed development will ré&ult in unreasonable amenity impacts to the adjoining neighbours.

Q
Submissions n§

X

The application was notified in gecordance with Council policy by letter and given fourteen (14) days in which to
view the plans and submit a omments on the proposal. Forty-four (44) submissions were received during
the neighbour notification pv~ d.

N
The matters relevant to t\f)?s application raised in the submissions are considered below:

v Issue Comment
Building Heightegﬁ scale Concern was raised regarding the height of building of
< the development. The proposed development has been
9 assessed in accordance with the definition of height of
ﬁ/ building. The proposal in its current form exceeds the

é/ maximum allowable height of building and is not
& supported.

0ve|/§hadowing and Loss of Amenity Issues of solar access and overshadowing were raised.

An assessment of the application has revealed that

\ insufficient information has been provided to determine
ég the impacts of the proposal and is not supported.
$<$
Q/Q@
< @ 3
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Parking and Traffic

Privacy

Acoustic

Waste Management

Safety

Plan of Management

&
% GEORGES
RIVER

L /&Q/

N\
Concern is raised with respect to on street parki (0 The
proposal in its current form complies with the Tequired
vehicle parking on site in accordance with Housing
SEPP car parking controls. Q&

It is considered that the developme as not been
sensitively designed to be respecti f impacts onto
the adjoining allotments with resggct to maintaining
privacy and minimising overlookipg-

Insufficient information was pr&/ided to determine the
acoustic impacts imposed qg&a result of the proposed
development. RN

Concern has been @dsed regarding the waste
management for thg' subject development. The
submitted waste mavagement plan fails to satisfy all
criteria outlined witkin the Georges River Development
Control Plan 20%F and is not supported in its current
form.

The proposaMails to take into consideration community
safety f ﬁgh the principals of Crime Prevention
Througk“Environmental Design (CPTED) and is not
supp&ted in its current form.

&
CQ?Tditions of consent are able to be imposed to ensure

&t:at the operation of the development is carried out and
%4

§$
Geotechnical Report Q
&
Y
NI
&
- &
Construction Management §
é;z
S
S
<2\’v
o
v

&
Landscaping
9

Site Isolg§on
&
&
&

<fmor Space Ratio

aintained in accordance with the approved Plan of
Management, subject to the granting of development
consent.

Concern has been raised regarding the proposals
impact on adjoining neighbouring properties. Subject to
approval, conditions of consent would be imposed with
respect to a dilapidation report to be prepared pre and
post construction to manage potential adverse impacts.

A submission received raised concerns regarding the
construction management during the construction of
the proposed works. A construction management plan
has been submitted as part of the documents supplied
to Council for assessment of the proposed
development. If the application were of a supportive
nature, then a condition of consent would be applied to
ensure the approved development is constructed in
accordance  with the approved construction
management plan.

The landscape design was reviewed by Councils
Landscape Officer who is unable to support the
proposal in its current form.

Insufficient information has been provided in relation to
site isolation. On this basis, Council is unable to support
the proposal in its current form without the
consideration of the amalgamation of the adjoining site.

The proposal reflects a compliant floor space ratio
allowable for the site in accordance with the State
Environmental Planning Policy (Housing) 2021.

12
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Communal living space requirements The proposal provides for deficient commungliving
space in accordance with the requirements found in the
State Environmental Planning Policy (Ho g) 2021
and is not supported in its current form. Q&

Character and amenity An assessment of the application hag?revealed that
insufficient information has been proy@ed to determine
the impacts of the proposal and is4pt supported in its

current form. ~Z(</
N

The Public Interest A

(2
The proposal is not in the public interest for the following reasons: Q/A\
e Inadequate information has been submitted to enable a proper assesszfﬁt
e Insufficient parking and car parking layout will impact the surroundin ality.
e  The proposed development will result in unreasonable impacts to t@ natural and built environment.
e The proposed development will result in unreasonable amenity ig§acts to the public and the safety of the
children and staff. ﬁ

Referrals @

N
Internal Reféfrals

Specialist Cosiment Outcome
Development Engineer No objectiongé-ised with regard to Conditions of consent imposed
the proposaL subject to the approval of the
& application.
Urban Design Additig)ﬁal information required. Unable to be supported.
&
Traffic @ltional information required. Unable to be supported.
Y
Waste &’ Additional information required. Unable to be supported.
Environmental Health éf Additional information required. Unable to be supported.
S
Q External Referrals
Referral Egy\i/y Comment Outcome
Ausgrid Q-\/ The referral body has considered the = Conditions of consent imposed.
§/ following planning provisions:
o - Clause 2.48 of SEPP
) (Transport and Infrastructure)
é‘f 2021.
Cg/ No objections raised with regard to
,QZ(‘O the proposal and conditions

recommended.

&

%ontributions
0 Section 7.11 or 7.12 development contributions have been calculated as the proposal is recommended for

$‘(9 refusal.
@

g& 13
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&
Conclusion _
The proposal has been assessed with regard to the matters for consideration listed in Secti%ﬁ.lE of the
Environmental Planning and Assessment Act 1979. Q

the matters of consideration under Section 4.15 of the Environmental Planning and Assggsment Act 1979 and

9
For the reasons outlined within this report, it is considered that the proposal is not satisfegﬁ/having regard to
is recommended for refusal.

%
N

Determination A
N

Refusal of Application J
&

Pursuant to Section 4.16(1)(a) of the Environmental Planning and Assessm@(ﬁAct 1979 (as amended), the
delegated officer determined DA2025/0575 for demolition works and consgction of seven storey co-living
housing on 3-5 Hampton Court Road, Carlton should not be approved @bject to the following reasons
referenced below:

1. The application fails to satisfy Section 68(2)(c) of the State*Environmental Planning Policy (Housing)
2021 with regard to communal living [Pursuant to the %B\V/isions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Act 1979].,\

2. The application fails to satisfy Section 68(2)(d) ofé/ée State Environmental Planning Policy (Housing)
2021 with regard to communal open space [Pu@ant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Acg:979].

«

3. The application fails to satisfy Section 69(2)(b) of the State Environmental Planning Policy (Housing)
2021 with regard to building separation@ursuant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessn@?t Act 1979].

4. The application fails to satisfy CIa& 4.3 of the Georges River Local Environmental Plan 2021 with
regard to building height [Pursught to the provisions of Section 4.15(1)(a)(i) of the Environmental

Planning and Assessment ActQ979].
N
5. The application fails to sau;§§ Clause 4.6 of Georges River Local Environmental Plan 2021 with

regard to demonstratin &)mpliance is unreasonable or unnecessary and that there are sufficient
environmental plannin\%rounds to support the departure [Pursuant to the provisions of Section
4.15(1)(a)(i) of the Ev:@ironmental Planning and Assessment Act 1979].

N
6. The application s to satisfy Clause 6.10 of the Georges River Local Environmental Plan 2021 with
regard to desi excellence [Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental
Planning anq(Assessment Act 1979].

Q_
7. The appliéé(tion fails to satisfy Clause 6.12 of the Georges River Local Environmental Plan 2021 with
regard ﬁ‘\rlandscaping [Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental
Plaj g and Assessment Act 1979].

8. The application fails to satisfy Section 6.3.2 of the Georges River Development Control Plan 2021 with
regard to site isolation [Pursuant to S4.15(1)(a)(iii) of the Environmental Planning & Assessment Act

L1979).
Aéé. The application fails to satisfy Section 6.3.3 of the Georges River Development Control Plan 2021 with
<59 regard to building setbacks and street interface [Pursuant to S4.15(1)(a)(iii) of the Environmental
Planning & Assessment Act 1979].
$<<9
‘</Q<ZS
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>
10. The application is unsatisfactory given the inadequate means for access within the basemer%/ el of

the site [Pursuant to S4.15(1)(b) of the Environmental Planning & Assessment Act 1979]. .

. The application fails to satisfy Appendix 4 of the Georges River Development Control Q’n 2021 with

regard to waste management [Pursuant to S4.15(1)(a)(iii) of the Environmental Plannint& Assessment
Act 1979].

. The proposed development is unsatisfactory, as insufficient information has bee@provided by the

applicant to allow a proper and thorough assessment of the impacts of the pro\ggased development and
the suitability of the site for the development [Pursuant to Sections 4.15(1)(a}{iV) of the Environmental
Planning and Assessment Act 1979] including: 0}&

a. No assessment has been undertaken to quantify the additiona(IJ%pacts resulting from non-
compliant setbacks, opposed to that of a compliant developrgént.

b. Inconsistencies between the acoustic report and plan of naa‘}gei;ement regarding occupancy
numbers.

c. Details relating to Sydney Water Infrastructure have ngpbeen indicated on the plans.

. For the reasons stated above, it is considered that the devglbpment is not in the public interest

[Pursuant to S4.15(1)(e) of the Environmental Planning &Assessment Act 1979].

15
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3-5 HAMPTON COURT RD o

CARLTON NSW 2218
CO-LIVING HOUSING (LMR)

SUBSET ID & NAME  DRAWING NO. DRAWING NAME

A0 GENERAL 2000 COVER PAGE
A0 GENERAL Ao SECTION J COMMITMENTS

A0 GENERAL so02 SURVEY

A0 GENERAL 2003 DEMOLITION PLAN

A0 GENERAL Ao0s TREE REMOVAL PLAN

A0 GENERAL Ao0s TREE PROTECTION PLAN

A0 GENERAL A006 SEWER DAGRAM

A0 GENERAL A007 SITEANALYSIS

A0 GENERAL s008 STREETSCAPE ANALYSIS

A0 GENERAL s009 STE PLAN

20 GENERAL 2010 (GFACALCULATION

A0 GENERAL Aonn UNIT SGHEDULE

A0 GENERAL Aotz CLA& COS CALCULATION

A0 GENERAL A0t LANDSCAPE & DEEP SOIL CALCULATION
A0 GENERAL A0t CLASUN EVE DIAGRAM - 21ST JUNE - CLA
A0 GENERAL sots SUN EYE DIAGRAM - 21ST JUNE - EXISTING
20 GENERAL 2016 SUN EYE DIAGRAM - 21ST JUNE - PROPOSED
A0 GENERAL Aor7 SHADOW DIAGRAN - 21ST JUNE

A0 GENERAL Aote EVACUATION DIAGRAM

A0 GENERAL A0t HEIGHT PLANE DIAGRAM

A0 GENERAL 2020 CUTBALLPLAN

AT pLANS 3 BASEMENT 1 PLAN

AT PLANS a0z GROUND FLOOR PLAN

A1 PLANS A103 LEVEL 1PLAN

A1PLANS Atos LEVEL2PLAN

ATPLANS At0s LEVEL 3PLAN

ATPLANS At LEVEL 4PLAN

ATpLANS A0 LEVEL 5 PLAN

AT pPLANS At0s LEVEL o PLAN

AT PLANS At09 ROOF PLAN

A2 ELEVATION a0 NORTH ELEVATION

A2 ELEVATION Az SOUTH ELEVATION

A2 ELEVATION Az EAST ELEVATION

A2 ELEVATION 204 WEST ELEVATION

A3 SECTION san1 SECTIONA

A3 SECTION sanz secTions

23 SECTION As0 secTIoNG

A4 SCHEDULE a0t MATERIAL SCHEDULE

A4 SCHEDULE Aqn2 DOOR SCHEDULE

A4 SCHEDULE Aq0s WINDOW SCHEDULE

A4 SCHEDULE a4 TYPICAL KITCHEN DETAILS

ROOM MIX:
DOUBLE ROOMS: 78
COMMUNAL LIIVING AREA: 2

SITE AREA: 1011.72 m?
PROPOSED FSR: 2.42:1
PROPOSED GFA: 2,448.18 m?
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3.0 SUMMARY AND CONCLUSIONS

provided by "Texco

Design” the folowing can be concluded for the Proposed Development to meet the Deemed

to Satifyrequirements of Section Jof the Buiding Code of Australia 2022 Amendment 1, Energy

Effciency,

For roof and celing construction of the Proposed Development as per nsulation
markings of this report install minimum % 3.30 m? k/w insulation to provide a combined
roof R3.70 mekiw. The abst

of the upper surface of a 1oof should ot exceed 0.45

8 Forthe external doors leading to intemal conditoned areas, provide a draft protection
device for the bottom edge and for other edges provide ar seas ike a foam or rubber
compresson stip or fibrous seal

9 Exhaustfans of the conditioned areas of the Proposed Development ifany, must be.
equipped with a sefl-closing damper or smiar.
10 Roos, ceiings, wal, floors, windows frames and doors frames of the conditioned areas
rciosed by intemal Ining systems that ave
close fiting at celing, wall and floor junctions OR be sealed at junctions and
‘expanding foam, rubber
compresibe i, caukig or te ke Thes equicment donot app (0 opeings
ieL o the e eyt o move ez manmgemen

11 For the lighting electical power of intermal aveas of the Proposed Development

3 fthe exterior antifcial ighting above exceeds 100 W of power unless fos

24 i instaling boling water or chiled water storage uni, instal a U
supply.

25 The ifts must be configured to ensure artficialighting ang’

controlied by either a daylight sensor or a time switch which i capable of b
grammed for lfferent times of the day on variable days,

lighting use LED luminares for 90% of
fight control. nstal a separat
fagade orsignage ighting

the total ighting loa of use mof
ate time switch i it s used for decorat

leh for the power

fron in the car are:

tumed offwhen s unused for 15 minutes.

\’&
(%)
&
Y

31 For
et it et e o 1 car pacen

32 Forthe
carpak, instal  charging contol system with the abilty to manage and schedule
charging of electric I resporse o total buiing demand and wih e
Capacty for each crout 1o suppor an koo vehicl chasger & deber & mimum of
Py M to 7.00AM daly

£ 0 senving
Capark must b 8264 (o support the hture nsalaion of & KN - 52 A ype 2 Sectrc
ehargerin 4 of the car parking spaces

3 0 senving
catpark must conta space of ateas 35 mm wilhof Nl et cutgong ot tor

P mesimum design power alowed s 20008 watts 26 The s idle and standby energy performance mus folo standards
" e el ol oA sty based on the folowing crtera be labelled ‘ne space s for the future
aon malingsof 0 1epor. nad acdtons nssaton e el e 12 orasheghing of el aeasf e ropsed evelopment veryfoom s istalation of metering equipment
with total therma resstance of R 1.40 m kv e e e P v a Forrated ioad of up 1o 800Kg,level acap
3 rroe el , — b rormmed ond o0t 02000k v s OO 35 For e main sctncal wichbodof  bukding provid et o ety phase
or orthe . Foratediondo 2010 400, v Ay, for 3ol protovata e and o e The bod M howe adece
e o o ading w1 Cading ot et e 0 cu power o the articalghing, a conctoner, ocal exhaustfan and o " AN e 10 8500 ly o :
attached to supporting metal framing elemens. bathroom heater when the sole occupancy s Unoccupied. . Forratedtioad of more than 4000 kg s o) ou on ot oas 0% of he b roet e
4 Foral wndows and gazed door envelope eements nsiall windows with Toal System U- A 278y . . . .
! ight switches orother control devices of the Proposed Development must be in the By fotowing the 50 257452, e s categoy 1o s s G enery 36 forthe Proposed Development at least 0% ofthe roof area of  buiding must be eft
value o more than 4.35 W/m k and SHGC no more than uma room being swichedlorin an adjacent foom of pace from where B0% of th Ticoncy and 0t sage caieagadani more nave a cias b energy eficency. clear forthe nstalaton of solar photovotaic panes
llghting being swiched & vsbie
For floor of the Praposed Development as pe insulation markings of ths report nsta ghting being 28 For the Proposed Developm ) anergy metor which are contgued 1 recond the
minmum R 1.0 m? i nsulation o provide a floor ystem with tota thermal resstance e e Deve conto e e e ey
oIRZOm lightng of no mre than 1000 m of area
. 29 forthe Proposed Deveiggma¥ Provide faciies to record the energy consumption of
aton way 16 A1 ghing and pewer convdoviesof th Proposed oeveipmen ncludng tmers the folowing tems gyl
o meetthe folowing requiements swiches, moton detectors and dayight conrol devices must flow the gudelines
wan and * Randing fa
ch s m,‘wm o, e chamhols an he 1 whete the msaton Mok be of ths report mmediately ater ths concluson Randing fans
Sgeint e mem b
17 forthe fre antficial bya
b, Thentallod nsuaton must form a contnuous barie withceiin. wall, bukheads, floor o .
ke hat herenty Contibute 0 e hemal barer whie dogs not affect the afe and 18 i gning f oy crcdor anc ter hclaton paces f th apod
eftecive operaion of  senice o fting. Development f s more than 250 W witin a gl zone and it s adjacent to windows d cengedater supply
e a s other L ool by et o and e i cons S oo g, s and vt s e s
mber water ppes, e . i
aing, Whers he  na Bk o o ehecive ncaaion (e wal baneath, § overaps 19 For the frst 19 meter of vaveln the car park enty zone install a daylght sensor o
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REPORT TO GEORGES RIVER LOCAL PLANNING PANEL MEETING OF \ig;
THURSDAY, 07 MAY 2026 f
LPP019-26 5 MONA STREET ALLAWAH NSW 2218 §é/

&
LPP Report No LPP019-26 zg‘éﬁ'&fﬁrgﬁnﬁlo DA@%25/0567
Site Address & Ward 5 Mona Street ALLAWAH NSW 2218 Qég
Locality Kogarah Bay Ward &
Proposed Development | Demolition works and construction of coéi%ing and boarding
house K
Owners Shilei Yang o;
Applicant Shilei Yang éf
Planner/Architect Texco Design Q§
Date Of Lodgement 23/12/2025 f
Submissions Twenty-one (21) 6?)
Cost of Works $8,486,258.00 o
Local Planning Panel A development ap ﬁé\ation must be referred to (and determined
Criteria by) the Local Plarggﬂng Panel if it is considered contentious,

which includes w@here: 10 or more unique submissions by way
of objection ha¥e been received during the public exhibition

period. &
Q\(
Report prepared by Principal Blanner
K%

Ng

RECOMMENDATION Refufal
&
Q

EXECUTIVE SUMMARY L
This matter is reported toS5eorges River Council’s Local Planning Panel (the Panel) in
accordance with Schedulez\x_[, Part 2 of the Local Planning Panel Direction — Development
Applications and Applicagtions to Modify Development Consents, issued by the Minister for
Planning and Public Sgge(zs under Section 9.1 of the Environmental Planning and Assessment
Act 1979. ©

Q\‘
The developmengapplication is required to be referred to the Panel for determination as it
received 10 or ngbre unique submissions by way of objection during the exhibition process.

&

BACKGROUND
On 29 Jantary 2026, the Applicant commenced proceedings in Class 1 of the Land and
Environrg%nt Court’s jurisdiction appealing against the deemed refusal of the development

applicagion.
&

PREPOSAL
TB% application seeks consent for the demolition of existing structures and construction of a seven
Storey co-living housing development with basement level parking and associated works.

1)

&

4,
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Specifically, the application seeks consent for the following: N
&
o Basement level 2: Four (4) car parking spaces inclusive of one (1) accessiblg¥parking

space, twelve (12) bicycle spaces, three (3) motorcycle spaces, pump room, sgivices, fire
stairs and two (2) lifts.

o Basement Level 1: Seven (7) car parking spaces inclusive of two (2) acc&gsible parking
spaces, services, storage, fire stairs and two (2) lifts. &

o Lower Ground: Waste room, bulky waste, special waste, fire stairs, onqzﬁ) co-living room,
communal living area, accessible toilet, communal open space, hydqrbéfnt booster and two
(2) lifts.

o Ground Level: Eight (8) boarding rooms, bin room, communal @%g area, services, fire
stairs and two (2) lifts. &

o Level 1: Nine (9) co-living rooms, bin room, fire stairs, service,g"and two (2) lifts.

Level 2: Nine (9) co-living rooms, bin room, fire stairs, serviges and two (2) lifts.
Level 3: Nine (9) co-living rooms, bin room, fire stairs, sersgf?:es and two (2) lifts
Level 4: Nine (9) co-living rooms, bin rooms, fire stairs, gkrvices and two (2) lifts.
Level 5: None (9) co-living rooms, bin rooms, fire stairg;"services and two (2) lifts.

&

ASSESSMENT &§§

Development Application No. DA2025/0567 has been a§sessed having regard to the matters for
consideration contained in section 4.15(1) of the Enwironmental Planning and Assessment Act
1979, requiring an assessment against the provisi(c;&@‘ contained within:

State Environmental Planning Policy (SEE?‘P) (Biodiversity and Conservation) 2021;

State Environmental Planning Policy (S&PP) (Resilience and Hazards) 2021;

State Environmental Planning Policyé EPP) (Transport and Infrastructure) 2021;

State Environmental Planning PoIiQf(SEPP) (Housing) 2021; and

Georges River Local Environmemﬁl Plan 2021 (GRLEP 2021); and

Georges River Development C\;\Qﬁtrol Plan 2021 (GRDCP 2021).

The assessment has identified tha@ﬁe proposal does not comply with a range of statutory controls
and development standards res@ﬁing in an unsatisfactory planning outcome. The development
fails to satisfy the non-discretiogary standards for boarding and co-living housing under the SEPP
(Housing) 2021, including inagequate communal living space, insufficient communal open space,
and non-compliant buildingqs%paration distances.

SNV

The proposal exceeds tﬁgmaximum building height prescribed under Clause 4.3 of the Georges
River Local EnvirongdEntal Plan 2021 and relies on a Clause 4.6 variation request that is
unsatisfactory. The® submitted request does not accurately quantify the extent of the
non-compliance, goting that orientations are incorrectly labelled, and the degree of additional
overshadowing jgas not been quantified. Further, the request fails to demonstrate that compliance
with the deveglopment standard is unreasonable or unnecessary in the circumstances and
improperly réties on assertions of high-quality design that are dependent on a non-compliant
building hgi%ht. Accordingly, the variation does not establish sufficient environmental planning
groundséﬁb justify the proposed departure.

4,
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There are further non-compliances with Clause 6.10 of the Georges River Local Enwronnlé"ntal
Plan 2021 relating to design excellence, and Clause 6.12 relating to landscaping. In this gard
the proposal fails to provide sufficient deep soil zones and adequate setbacks to suppojtirees of
a mature size and canopy spread, thereby limiting the opportunity to soften the b;ig&é(orm and
achieve an appropriate landscape outcome. The development also does not satisfy Section 6.3.3
and Appendix 4 of the GRDCP 2021 in relation to building setbacks and the stregginterface and
waste management resulting in unacceptable impacts on the orderly and econo@c development
of surrounding land and streetscape character. %
&

A detailed consideration of these matters is provided in the attached®assessment report.

. . . 2] ;
Collectively, the unresolved issues confirm that the proposal does not rgffresent a suitable form
of development for the site, cannot be supported on planning meri@?;nd form the basis of
Council’s contentions in the appeal. /\\g,
NOTIFICATION 0}&
The application was notified in accordance with Council’s g%mmunlty Engagement Policy
between 29 January 2026 to 26 February 2026. Twenty- on@(Zl) submissions were received
during the neighbour notification period. Details of the sglﬁ?hlssmns are outlined in Council’s
assessment report. f&
RECOMMENDATION
Pursuant to Section 4.16(1)(a) of the Environment@fPIanning and Assessment Act 1979 (as
amended), the delegated officer determined DA2025/0567 for demolition works and construction
of a seven storey co-living and boarding house at5’"Mona Street, Allawah should not be approved
subject to the following reasons referenced bel

«

1. The application fails to satisfy Se%&n 25(1)(g)(ii) and Section 69(b)(1)(ii) of the State
Environmental Planning Policy (HQuising) 2021 with regard to minimum lot size [Pursuant
to the provisions of Section 4. 1@5’1)(a)(|) of the Environmental Planning and Assessment
Act 1979] \

&

2. The application fails to gatisfy Section 25(2)(e) and Section 69(2)(c) of the State
Environmental Planning Rolicy (Housing) 2021 with regard to solar access [Pursuant to
the provisions of Sectgéﬁ 15(1)(a)(i) of the Environmental Planning and Assessment Act
1979]. S

Q\/

3. The application @Is to satisfy Section 24(2)(g) and Section 68(2)(c) of the State
Environmental glannlng Policy (Housing) 2021 with regard to communal living [Pursuant
to the prowsmﬁs of Section 4.15(1)(a)(i) of the Environmental Planning and Assessment
Act 1979].

4. The ap@\é:tion fails to satisfy Section 24(2)(h) and Section 68(2)(d) of the State
Enviro/gmental Planning Policy (Housing) 2021 with regard to communal open space
[Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and
A(sgessment Act 1979].

o

$@he application fails to satisfy Section 25(2)(c) and Section 69(2)(b) of the State
Environmental Planning Policy (Housing) 2021 with regard to building separation [Pursuant
to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and Assessment

f Act 1979].

N

o
N

4,
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6.

10.

11.

12.

13.

The application fails to satisfy Clause 4.3 of the Georges River Local Enwronmentajjfslan
2021 with regard to building height [Pursuant to the provisions of Section 4.15(1 )(|) of
the Environmental Planning and Assessment Act 1979]. &

The application fails to satisfy Clause 4.6 of Georges River Local Environment§Plan 2021
with regard to demonstrating compliance is unreasonable or unnecessary&nd that there
are sufficient environmental planning grounds to support the departure fPursuant to the
provisions of Section 4.15(1)(a)(i) of the Environmental Planning and¥Assessment Act
1979]. &
Q\'

The application fails to satisfy Clause 6.10 of the Georges River L 4l Environmental Plan
2021 with regard to design excellence [Pursuant to the provisiogs of Section 4.15(1)(a)(i)
of the Environmental Planning and Assessment Act 1979]. /\\g,

The application fails to satisfy Clause 6.12 of the Georges I%ver Local Environmental Plan
2021 with regard to landscaping [Pursuant to the pI‘OVISIQﬁS of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Act 1979]. éo

Q\/
The application fails to satisfy Section 6.3.3 of th <%eorges River Development Control
Plan 2021 with regard to building setbacks and sﬁ interface [Pursuant to S4.15(1)(a)(iii)
of the Environmental Planning & Assessment Q\y 1979].

The application fails to satisfy Appendix 4 of&l‘cl}e Georges River Development Control Plan

2021 with regard to waste management [Rurrsuant to S4.15(1)(a)(iii) of the Environmental

Planning & Assessment Act 1979]. &’\\%

&

The proposed development is unsatigfactory, as insufficient information has been provided

by the applicant to allow a proper g??ﬁlorough assessment of the impacts of the proposed

development and the suitabilityogo the site for the development [Pursuant to Sections

4.15(1)(a)(iv) of the Environmgo\éal Planning and Assessment Act 1979] including:

a. Deficient architecturabglans have been provided with regard to the allocation of
boarding and co-livigﬁrooms.

b. A deficient waste nganagement plan has been provided.

c. Insufficient inforngtion has been provided to address the Water NSW response.

d. Insufficient mfogf%atlon has been provided to address the NSW Police response.

For the reasons\%%ted above, it is considered that the development is not in the public
interest [Pursught to S4.15(1)(e) of the Environmental Planning & Assessment Act 1979].
Q\‘

-4

ATTACHME
Attachment§1 Architectural Plans
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3.0 SUMMARY AND CONCLUSIONS

Considering the design elements nominated on the Propesed Development provided by *Texco
Design” the following can be concluded for the Proposed Development o meet the Deemed
1o Saisty reauirements of Section J of the Bullding Code of Austialic 2022 Amendment 1, Eneray
Efficiency
1 Foroof and ceiling construction of he Proposed Development as per insulafion
markings of this report, install minimum R 3.30 mz.c/w insulation fo provide a combined

roof and ceiling system with fotal fhemoal resistance of R 3.70 m? k/w. The absorplance
af the upper surface of a raef should not exceed 0.45.

2 Forthe extomal envelope walls of the Proposed Development as per insulation
markings of this report, install additional insulation to provide o wal system with tatal
thermal resistance of R 1.40 m2.k/w.

©

Provide a thermol break consisfing of an insulating material with o minimum R0.2 mzk/w
installed botween the extemnal cladding and ifs supporting metal frame elements for
light weight cladaing envelope wallsif fhe cladding sheef and infemal wal fining are
aftached fo supporfing metal framing elements.

4 For all windows and glazed dloor envelope elements install windows with Total System U-
value no more fnon 5.80 W/mz.k and SHGC no more than 0.41

5 For floor of the Propesed Development as per insulation markings of fhis report, install
mirimum R 1.10 me k/w insulation fo provide a floor system with Total thermal resistanc
of R2.0 m2k/w.

6 Installed insulation must comply with AS/NZS 4859.1:2018 and be installed in such o way
to meet the following requirements:

or overag
sueh ossluc, noggn,ost o anommas e o whore o o enon be
against fhe m

b, The installed insulation must form a confinuous barler with Ceifing, wals. bulkheads, floors o
e like fhot inherently confribute to fhe thermol barier while does ot affect the safe and
effeciive operafion of aservice o fiing.

. The bulk insulation must maintain s posifion and thickness ofher than when it compresssd

between cladding ond supporting members, water pipes, electical cabling or the fike. In
- in the wal banealh. it overlaps

ling. where thera is no bulk insulation o reflective insulatior

the wall by ol less than S0 mm.

Refleclive insuiation must be installed! with the necessary airspace to achieve Ihe required R
Value and be adequately upported by raming merbers. Each adjoiing sheef o role
membrane must b epped by not lass than 50 rm of tappad fogather. I must be
el Ted S o penettchon. daos or sindiw operiieg

For all openable windows and external doors of the condiioned areas of the Proposed
Development except for fire doors, smoke doors and roller shutter doors, roller shutter
grile o ofher secuity door or device installed only for out-of-hours securily if any,
provide air seals on all edges or provide windows complying with AS 2047. The air sedils
can be @ foam or rubber compression strip, fibrous seal or the like.

©

For the extemal doors leading 1o infemal condifioned areas, provide a draft protection
device for the botfom edge and for ofher edges provide air seals like @ foam or rUbber
compression strip or fiorous seal.

For the main entry door fo the buiding and for eachindividuel unit, provide self-closing
mechanism

s

Exhaust fans of the condifioned areas of the Proposed Development if any, must be
equipped with a self-closing damper or similar.

Roofs, ceiings, walls, floors, windows frames and doors frames of he Condlionea areos
of the Proposed Development must be enclosed by infemal lining systems hat o

close fitting at ceiling, walland floor junciions OR be sealed af juncfions and
penetrations by close fitfing crchifrave, skirfing, comice. expanding foom, rubber
mpressible strip. cauking or the [ike. These requirements do not apply 1o openings.
griles or the ke required for smoke hazard management.

2 Fer the lighting electrical power of infernal areas of the Propesed Development

maximum design power dlowed is 16,687 walls ((

13 For dll the lighting of alinternal areas of the Proposed Development every room must
be individually aperated by a switch or ofher cantrol devices or both

14 For each of the Proposed D provide an Q/Q-

occupan aciivated device such as a foom security device, a molion delecior of he §

like to cut power to the crtificial ighting, air conditioner. local exhaust fans and
bathroom heater when the sole occupancy is unoceupie

15 Alllight switches or other control devices of the Proposed Development must be in
being switched of in an adjacent reom or space from where 90% of I
lighting being switched is visiole.

16 Alllight swilches or ofher contral devices of the Proposed Development mus&gfirol
lighting of no more than 1000 M2 of area

17 Alllighting and pewer confrol devices of fne Praposed Development i Ing timers,
fime switches, motion detectors and daylight control devices must fOWhe guidelines

&

and specifications ouflined in lighting and pawer control devices requirements section
of this report immediately after this canclusion.

18 For the fire isclated staircases, arfficial ighting must be Conirolled by a mofion defecior.

19 rtificial lighting of  foyer, corider and ofher cireulation spaces of the Proposed
Development if it is more than 250 W within a single zone and it is adjacent 1o windows
must be controlled by a daylight sensor and dynamic ighting conirol device.

>
20 For the fist 19 meter of fravel in the cor perk entry zone install a daylight sensor fo <b®
control the operation of the lights. g:
21 interior decorative and display lighting ifinstalled for the Proposed Development, must
be separately controlled from other arificial lighting and by @ monual switch for each
area fother fhan when the operating fimes of fhe display are fhe same in @ number of Q—
areas such asin @ museumn, art gallery or the like] and a fime switch If the display
lighting excesds 1kW.

R

2 Windows display ighfing f instelect must be: confrolied separately from offer dispiay @
fanting,

23 Exterior artificial lighting attached 1o or directed ot the facade of a building must by (O
<controlled by either & dayliaht sensor or @ fime switch which is copable of being
programmed for different fimes of the cay on variable days.

24 1f the exterior arfificiol lighting cbave preeeds 100 W of power unless for emo(G)
lighting use LED luminaires for 90% o 1ighting load or use motion sgfye
ight confrol. Install a separate fime Swieh 11 £ Ko 01 Gbeorame purpy
faade or signage lighting.

25 I installing boiling water or chiled woter storage unit. install a umeig/w the power
SUpply.

26 The litts must be configurad to ensure artificial lighting and ventilation in the car are.
tumed off when itis unused for 15 minutes,

27 The Ifts' idle and standby energy performance must v;ﬂ\c@e\so 257452 standards

based on fhe following criteria:

For rated load of up fo 800 Kg, level 2 A\

28 By following the IO 25745-2, the fffs for, category 1 fo 4 has @ class C energy
efficiency and for usage category of more have a class D energy efficiency.

a.
b, Forrated load of 801 to 2000 kg level 3
c. Forratedioad of 2001 fo 4000Kg, level 4

For rated load of more than 4000 Kg. le

29 For the Proposed Development ingQ energy mefer which are configured fo record the
fime-of-use consumption of gos, lecticily.

30 for the Proposed Developme®&/bvide facilties o record the eneray consumption of
the following items individud

a o where reating plant, cooling plant and air
handing fons ¢J

b, arciolighiing

c ﬂﬂphqnce?

d. centrol er supply

imerol eflpor devices inclucing s escolator and ovellors vhere fhere s more han

®

neyNqing he buicing
EA

ite electic vehicle charging equipment

on-ste battery systems
K other ancillry piant

31 These energy meters must be inferlinked by @ communication system that collates the
fime-of-use energy consumption data to a single interface monitoring systermn where it
can be stored, analysed and reviewed

32 for the main electical switchboard of @ buiding provide of least fwo emply 3-phase
circuit breaker slots and four DIN rail spaces labelled to indicate the use of each space
for a solar photovoltaic system and a battery system. The board must have adequate
size to accommodate the installation of solar photoveltaic panels preducing their
maximum electrical output on at least 20% of the buiiding roof areo.

33 For the Proposed Development ot least 20% of the roof area of o building must be left
clear for the installation of solar photovoltaic panels.

REFER TO SECTION J REPORT FOR DETAIL
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TITLE INDICATES THAT LOT 266 IN D.P.7182 IS SUBJECT TO:
- RESERVATIONS AND CONDITIONS IN THE CRONN GRANT(S)

COVENANT (NOT INVESTIGATED)

& FOOTPATH i
B (( T |
# esscon |
& 45,5 Geamr e |
& Lan ﬁ%& e ‘ﬁ
,,,,,,,,,,,,,,,, . [l T < N L =
ConcreTE = O !
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-
S

1 : 100

:
//ﬁfw sy

STORMUATER PLOTTED FROM VISUAL INSPECTION
PIFES ARE 0.3m DIAMETER

(BITUMEN SURFACE)

MONA

Notes:

« BOUNDARIES HAVE NOT BEEN DEFINED TITLE DIMENSIONS ONL.Y )
° BOUNDARY DEFIITION S SUBECT TO FURTHER SURVEY.

« F CONSTRUCTION ON OR NEAR BOUNDARES S REQURED I 1S
'RECONNENDED THAT THE BOUNDARIES OF THE AND BE HARKED.

« TREE SIZES ARE ESTMATES ONLY.

= THS PLAN HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF
ENCORE AUSTRALIA MANAGEMENT PTY LD,

« RELATIONSHP OF IMPROVEMENTS T0 BOUNDARIES 1S
DIAGRAMMATIC NLY. WHERE DFFSETS ARE CRITCAL THEY.
SHODLD BE CONPRMED BY FURTHER SURVEY.

 EXCEPT WHERE SHOWN 8Y DINENSION LOCATION OF DETAIL WITH
RESPECT 10 BOUNDARIES 1S INDICATIVE ONLY.

« ONLY VISIBLE SERVICES HAVE BEEN LOCATED, UNDERGROUND
SERVICES HAVE NOT BEEN LOCATED. IAL BEFORE YDU DI SERVICES
ph 1190 SHOLLD BE USED AND A FULL UTIIFY INVESTIGATION,
WCLUDING A UTLITY LOCATION SURVEY, SHOLLD BE UNDERTAKEN
BEFORE CARRYING OUT ANY CONSTRUCTION ACTIVTY I OF NEAR
THE SURVEYED AREA.
 SEWER MAIN PLOTTED FRON SYDNEY WATER SEWER DAGRAM,
LOCATION SHOULD BE MARKED ON SITE F CRITICAL.
« CRITICAL SPOT LEVELS SHOULD BE CONFIRMED WITH SURVEYOR.
 THS PLAN 1S LY TO BE USED FOR THE PURPOSE OF DESIGNNG
New CONSTRUCTIONS.

ITOURS SHOMN DEPICT THE TOPOGRAPHY. THEY 00 NOT

« conTau
REPRESENT THE EXACT LEVEL AT ANY PARTICULAR PONT. ONLY
SPOT LEVELS SHOULD BE USED FOR CALCULATIONS OF QUANTITES
WITH CAUTION.

« CONTOUR INTERVAL - 0.5 mefre. - SPOT LEVELS SHOULD BE
A0OPTED.

«_ PUSITION OF RIDGE LINES ARE DIAGRAMMATIC ORLY (NOT TO
SCALE)

 THE WFORMATION S ONLY TO BE USED AT A SCALE ACCURACY OF
00

= 00 NOT SCALE OFF THS PLAN / FIGURED DIMENSIONS TO BE
TAKEN I PREFERENCE 10 SCALED READNGS.

« F ACCURATE TRUE NIRTH IS REQURED A FURTHER SURVEY
WOULD BE NECESSAR.

 THS PLAN HAS BEEN PREPARED UNDER THE SUPERVISION OF
REGISTERED SURVEYOR, S B HGEVDY, B0SSI NUMBER 265

« COPYRIGHT © CHS SURVEYDRS 2025

OF THIS SURVEY HAY BE REPRODLLED, STORED I &
RETREVAL SYSTEN OR TRANSMITTED I ANY FORV, WITHOUT THE
WRITTEN PERMSSIIN OF THE COPYRIGHT OWNER EXCEPT AS.
PERMTTED BY THE COPYRIGHT ACT 1965

 ANY PERMITTED DOWNLOADING, ELECTRONC STORAGE, DISPLAY.
PRINT. COPY SR REPRODUCTION OF THIS SURVEY SHOULE ONTAN
WO ALTERATION DR ADDITION T0 THE DRIGNAL SURVEY

« THIS NOTICE HUST NOT BE ERASED.

HORIZONTAL DATUM:
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TUM:  AUSTRALIAN HEIGHT DATUM (AHD)
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R.L. 4u.325 (ORDER L2

SOURCE: S.CLMS. (14/04/1)
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Georges River Council acknowledges the Bidjigal people of the Eora Nation, who are the Tggditional
Custodians of all lands, waters and sky in the Georges River area. Council recognises Aboriginal and Torres
Strait Islander peoples as an integral part of the Georges River community and values their soci@d cultural
contributions. We pay our respect to their Elders past and present and extend that respect ta:al Aboriginal
and Torres Strait Islander peoples who live work and meet on these lands. 8(}?
Introduction &
eat &
Application Number DA2025/0567 N
A
PAN PAN-599961 >
AN
Description Demolition works and construction of co-living ag} boarding house
Address 5 Mona Street ALLAWAH NSW 2218 Q\(fy
Lot /DP Lot 266 DP 7182 $
Applicant Shilei Yang
Owner(s) Shilei Yang V\"
Responsible Officer Sophie Griffiths \O

&
Recomm@&dation

The development has been asse§§ga having regards to the Matters for Consideration under
|

Summary Section 4.15(1) of the Environmental Planning and Assessment Act 1979.
The assessment recommendf,‘/that Council as the Consent Authority in accordance with
Refusal Section 4.16 (1)(b) Envirq?mental Planning & Assessment Act 1979, refuse to the
Development Application‘gme to the reasons discussed within this report.
Y
9
> Proposal
Description g}/nolition works and construction of co-living and boarding house

Q
Estimated Development Cost $8,486,258.00

Floor Space Ratio %%\ 2.6:1
X
Maximum Height of BuildiQg 22.32m
&
~
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A site plan is provided pelow:

|
‘ | NOMNATEDAREAGF SOLAR PANEL |

o e |l
'SUBJECT SITE'
| o 5 >
| [ | \L,z‘s'—l‘\ |
- — =] )

Aerial Image of Land Zoning:
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N
&
Processing \{3’
Action Date Commeg{*_s
Submission 15 December 2025 - 86(?
Lodgement 23 December 2025 - é/
&
Assessment - Section 4.15 Evaluation R
>
The Provision of any Applicable State Environmental Planning Policy (SEPPs) X
. ) o 0()(’ Applicable
Environmental Planning Policies g
™ Y N
SEPP (Biodiversity Conservation) 2021 $ m|
SEPP (Housing) 2021 O
SEPP (Resilience and Hazards) 2021 ]
SEPP (Sustainable Buildings) 2022 Ov\./ X O
SEPP (Transport and Infrastructure) 2021 6\ O
Georges River Local Environmental Plan 2021 g, X O
N

SEPP (Biodiversity‘gr-m Conservation) 2021
QQ‘,z-NChapterZ

Chapter 2 of SEPP (Biodiversity) aims to protect tr%vbiodiversity values of trees and other vegetation in non-rural areas of
the State, and to preserve the amenity of non-ru reas of the State through the preservation of trees and other vegetation.
Chapter 2 applies to the whole of Georges Rigy Council, including the subject development site.

N
Part 2.3 of SEPP (Biodiversity) requires a@%’rmit for the removal of any of the following types of vegetation in accordance
with Council’'s DCP as follows:

Q’

. Works to any part of a tree (&ﬁve or below ground) that meets the definition of a tree (height = 3m, diameter =

100mm at ground level, or ch spread = 3m), unless the works are listed as exempt in Appendix 8.

o  Removal of dead, dyig or hazardous trees, unless exempt.

Pruning of live can or roots, including selective pruning near structures.

Installation of rootarriers.
Tree removal foQ\c’onstruction or structural conflict, where no feasible alternatives exist.
Works on heri{gge-listed trees or properties, including those on the Significant Tree Register.
Tree works and with threatened ecological communities or native fauna habitat.
Any tree s associated with development activity.
Works wgghin 5m of a tree trunk or Tree Protection Zone (TPZ), requiring an Arboriculture Impact Assessment.
Any w@(s to trees on public land, unless exempt under Appendix 8 or carried out by authorised persons.

O 00O O0OO0O0 O

N
Trees located w%;in 3m of the external wall of an approved dwelling, not including a secondary dwelling are exempt from

protection a Il as any trees referenced in Appendix 8 of Council’s DCP.
$, SEPP (Biodiversity and Conservation) 2021 Chapter 2
~ Assessment

C&glplies

e proposed vegetation removal has been assessed against the provisions of Chapter 2 of SEPP (Biodiversity and
onservation) 2021. The vegetation identified for removal is not exempt under GRDCP 2021 and therefore requires
consideration under SEPP (Biodiversity). The application complies with Section 2.6, as the clearing will be authorised
through conditions of consent issued by Council and does not exceed the biodiversity offsets scheme threshold. The works

LPP019-26 Attachment 2
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See &
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&
>

%)
are not located on biodiversity certified land. Accordingly, the development complies with the relevant provisions hapter
2 of the SEPP.

Q.
\go
SEPP (Biodiversity and Conservation) 2021 Chapter 6 <&

Intro g(?
Chapter 6 of SEPP (Biodiversity) applies to all development on land in a regulated catchmenté/ e following parts of
Georges River Council fall within th lated catchment of the Georges River:

(S@Tte: IntraMaps)
Q
QV
State Environmental Planning Péﬂicy (Biodiversity and Conservation) 2021 Chapter 6
Assessment

Complies >

The proposed development has been ass®3sed against the provisions of Chapter 6 and complies. The development
demonstrates a neutral or beneficial effget on water quality and minimises impacts on water flow, stormwater runoff, and
groundwater. It avoids adverse eﬁec[@n aquatic ecology, including riparian vegetation, wetlands, and migratory
species, and includes appropriate ef@sion control measures.

The proposal ensures no releas&of pollutants during flooding and supports the natural recession of floodwaters into
wetlands and riverine ecosys@.

Q\/
Public access provisions :ir/e not applicable.

The development aligné%}th total catchment management principles, and therefore consultation with adjoining councils
was not required. &

Q\‘
7] SEPP (Resilience and Hazards) 2021

Chapter 4 Remediation of land

Chapter é‘Section 4.6 requires a consent authority to consider whether the land is contaminated prior to granting consent
to the garrying out of any development on that land. Should the land be contaminated, the consent authority must be
satisiigd that the land is suitable in a contaminated state for the proposed use. If the land requires remediation to be
unggrtaken to make it suitable for the proposed use, the consent authority must be satisfied that the land will be remediated
before the land is used for that purpose.

(53 The subject site is zoned R4 High Density Residential.

$«9

. A site inspection reveals the site does not have an obvious history of a previous land use that may have caused
contamination.

LPP019-26 Attachment 2
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/&.
S

SEPP (Resilience and Hazards) 2021 S@’
Chapter 4 Remediation of land o

. Historic aerial photographs do not indicate an obvious history of a previous land use that m ave caused
contamination.

. A search of Council records did not include any reference to contamination on site or uses on thg4ite that may have
caused contamination.

. The Statement of Environmental Effects states that the property is not contaminated. (3/
The subject site is not contaminated. Q‘é/
N
The subject site is suitable for the proposed land use. \'\
A\%

PART 2 DEVELOPMENT FOR AFFORDABLE ING

STATE ENVIRONMENTAL PLANNING POLICY (H%_E%NG) 2021
S
DIVISION 2 — BOARDING HOUSESyv

$ Compliance
Y N N/A

Development for the purposes of boarding houses may be carried out wig{xonsent on land on which development for the
purposes of boarding houses is permitted with consent under another environmental planning instrument

The following are non-discretionary developm@:?standards in relation to
development for the purposes of co-living hogzsing—

(a) for developmentin a zonein

24 Non-
discretionary
development

standards—the
Act, s 4.15

which residential flat
buildings or shop top
housing are permitted—a
floor space ratio that is not
more than—

(i) the maximu &
permissible floor sp.
ratio for residential

accommodation 054’ the

land, and
(i) an additiongty30% of
the aximum

permissib{g loor space

ratio if e additional

floor ce is used only

for purposes of the
boarding house,

A .

or d@lopment on land in

R4 High Density

R&sidential—the minimum

ndscaping requirements
or residential flat buildings

v under a relevant planning

instrument,

at least 3 hours of direct

solar access  provided

between 9am and 3pm at

mid-winter in at least 1

communal living area,

for a boarding house

containing more than

boarding rooms—

(i) a total of at least
30m? of communal
living area plus at least
a further 2m? for each
boarding room in

The ~féaximum permitted floor space
re%’c_)ﬁmder the GRLEP 2021 is 2:1.

An addition of 30% is permitted for the
purpose of boarding houses only. An
addition of 20% for the use of boarding
rooms only is proposed, along with the
addition allowable under Part 3 of the
Housing SEPP.

Allowable FSR = 2.6:1

Compliant FSR proposed.

The proposal fails to meet the
objectives of Clause 6.12 of the GRLEP
2021 and GRDCP 2021.

The proposal fails to provide sufficient
solar access to the communal open
space.

In accordance with Section 24(2)(g) and
Section 68(2)(c) of the Housing SEPP,
a cumulative approach was adopted in
determining the extent of communal
open space required for the site.

VQ
Page 75 (93
N
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021

\

&
% GEORGES
RIVER

COUNCIL

PART 2 DEVELOPMENT FOR AFFORDABLE HOUSING

DIVISION 2 —

BOARDING HOUSES

(h)

0)
v

&

$ 0

excess of 6 boarding
rooms, and

(i) (minimum dimensions
of 3m for each
communal living area,

The proposed communal living area

functions as pedestrian access, rather

than a dedicated recreational space.
&

The area labelled as communal @ing
on the ground floor of the devel ent
does not appear to functigpn as a
genuine communal living §pace but
rather reflects a boardi@/ or co-living
housing room. $

The placement kitchen at the
primary entry to development is not
an appropriate_location. Odour impacts
would likel %?i}s)e as a result of the
kitchen b@ﬂg located within the foyer.
In accméﬁnce with Section 24(2)(h) and
Sectiéa68(2)(d) of the Housing SEPP,
a cuMmulative approach was adopted in

rmining the extent of communal
open space required for the site.

&

communal open spacesé

(i) with a total area g at
least 20% of tj@”site
area, and <

(i) each with inimum
dimensionsé}gm,
a. Q
&
S
$
Q\/

relevant  planning

v a
CSjiir;strument does not specify

a requirement for a lower
number of parking spaces—
at least the following number
of parking spaces—

i) for development on

land within an
accessible area—0.2
parking spaces for

each boarding room,
(ii) otherwise—0.5 parking

spaces for each
boarding room,
if a relevant planning
instrument  specifies a

requirement for a lower
number of parking spaces—

The development required 135.42m2 of
communal open space.

The development proposed 64.6m2 of
communal open space.

The area labelled as communal open
space, forward of the front building line,
facing Mona Street is defined as a front
setback and is not considered to be a
functional area for communal open
space.

54 x 0.2 =10.8 spaces.
11 Parking spaces provided, along with

3 motorbike and 12 bicycle parking
spaces.

Refer to the above required rate.

LPP019-26 Attachment 2
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COUNCIL

PART 2 DEVELOPMENT FOR AFFORDABLE HOUSING

DIVISION 2 —

BOARDING HOUSES

25(1) Standards
for boarding
houses

Development consent must not be granted under this Division unless

the lower number specified
in the relevant planning
instrument

consent authority is satisfied that— A

(a) no boarding room will have

a gross floor area,
excluding an area, if any,
used for the purposes of
private kitchen or bathroom
facilities, of more than
25m?2, and

(b) no boarding room will be

occupied by more than 2
adult residents, and

(c) adequate bathroom, kitchen

®

and laundry facilities will be
available within the
boarding house for the use
of each resident, and

for a boarding house
containing at least 6
boarding rooms—the
boarding house will have at

>
AN
Boarding rooms are not é;"

25m?2. Q\(’(?

&

t to apply, subject

exceed

Conditions of con
to approval.

%

Achieved.\gafﬁcient facilities provided
within th(g%oarding rooms.

%
Rs

&ommunal living area provided on site.

least 1 communal livin 2

area, and ol
e

(g) the minimum lot size f

boarding house is r@%ﬁess

than— <

(i) for develop@ent on
land in Z R2 Low
Density ~Residential—
600m?

(i) for velopment on
othgnland—800m?2.
N

(h) eachchoarding room has a
fl area, excluding an
aréa, if any, used for the

v

&
Q&
9

&

&
&
&

A25(2) Standards
for boarding
houses

(0]

rposes of private kitchen
or bathroom facilities, of at
least the following—
(i) for a boarding room
intended to be used by
a single resident—
12m?,
(i) otherwise—16m?, and
the boarding house will
include adequate bicycle
and motorcycle parking
spaces.

The site is located in R4 High Density
Residential and therefore requires
800m? of site area.

The proposed development site has a
lot size of 677.1m2.

See variation discussion below.

A minimum of 16m? provided within
each boarding room.

Sufficient bicycle and motorcycle
parking provided.

Development consent must not be granted under this Division unless
the consent authority considers whether—

(a) the design of the boarding

house will be compatible
with—

The proposal does not demonstrate
design excellence and fails to achieve
compatibility  with  the desirable

e

LPP019-26 Attachment 2
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PART 2 DEVELOPMENT FOR AFFORDABLE HOUSING

DIVISION 2 —

BOARDING HOUSES

(b)

©

(i) the desirable elements
of the character of the
local area, or

(i) for precincts
undergoing transition—
the desired future
character of the
precinct, and

the front, side and rear

setbacks for the boarding

house are not less than—

(i) for development on
land in Zone R2 Low
Density Residential or
Zone R3 Medium
Density Residential—
the minimum setback
requirements for multi
dwelling housing under
a relevant planning
instrument,

(i) for development on
land in Zone R4 High
Density Residential—
the minimum setback
requirements fo,
residential flat buildi
under a rele®ht
planning instrum%ﬂ,

Y%
s
Q
Q’
if the boarflihg house has at

least % storeys—the
buildi ill comply with the
min,

ingggim building
segaration distances
specified in the Apartment

éyﬁesign Guide.

v

9 N N/A
elements of the existing character of the

local area.
&
&
A
>

&
2
Q\(’X

&

The proposa fails to meet the setback
requiremqgts of Part 6.3.3 of GRDCP
2021.

&
&
&

«

Design Criteria in 3F-1 Visual Privacy of
the Apartment Design Guide prescribes
minimum separation distances to the
side and rear boundaries of 6m from
habitable rooms and balconies and 3m
from non-habitable rooms for the first 4
storeys. From 5-8 storeys, 9m of
separation is required from habitable
rooms and balconies and 4.5m from
non-habitable rooms to the side and
rear boundaries.

e Ground to fifth floor: 3m side
separation and 3m rear
separation.

LPP019-26 Attachment 2
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 §<}7
CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING ‘3‘
Cgmpliance
9 N N/A
Development for the purposes of co-living housing may be carried out with consent on lan a zone in which

development for the purposes of co-living housing, residential flat buildings or shop top housing is @mitted under another

environmental planning instrument.

&

The following are non-discretionary development standards in relati%'&o
development for the purposes of co-living housing— >

(b) for development in a zone in
which residential flat
buildings are permitted—a
floor space ratio that is not
more than—

(i) the maximum
permissible floor space
ratio for residential
accommodation on the

land, and
(i) an additional 10% of
the maximum

permissible floor space
ratio if the additional
floor space is used only
for the purposes of co-
living housing,

(c) for co-living housing

The maximum permitted Floospace
ration under the GRLEP 202(§v5 2:1.

An addition of 30% is pQhitted under
Division 2 of the Hou SEPP for the
purpose of boardi ouses only. An
addition of 20% f e use of boarding
rooms only is prfeposed, along with the
addition allow}ble under Part 3 of the
Housing S@P.

L
AIIowabéFSR =2.6:1
&
N
Cgppliant FSR proposed.
%

containing 6 private rooms—®

(i) a total of at least 30|
of communal iy

area, and
(i) minimum dimg(/ ons
of 3m forgs each
communal Ii@g area,
Q

&
&

N
S

68 Non-
discretionary
development

standards—the
Act, s 4.15

(d) for\/v~ co-living housing
containing more than 6

vate rooms—
(i) atotal of at least 30m?
e of communal living
ig- area plus at least a
N further 2m2 for each
o_,Q- private room in excess

of 6 private rooms, and
(i) minimum dimensions
6/ of 3m for each
communal living area,
S
A~

Not applicable.

In accordance with Section 24(2)(g) and
Section 68(2)(c) of the Housing SEPP,
a cumulative approach was adopted in
determining the extent of communal
open space required for the site.

The proposed communal living area
functions as pedestrian access, rather
than a dedicated recreational space.

The area labelled as communal living
on the ground floor of the development
does not appear to function as a
genuine communal living space but
rather reflects a boarding or co-living
housing room.

The placement of a kitchen at the
primary entry to the development is not
an appropriate location. Odour impacts
would likely arise as a result of the
kitchen being located within the foyer.

VQ
Page 79 (93
N
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 §37
CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING g'

(e) communal open spaces—
(i) with a total area of at
least 20% of the site
area, and
(i) each with minimum
dimensions of 3m,

(f) unless a relevant planning
instrument specifies a lower
number—

(i) for development o
land in an accessi
area—0.2 parlg
spaces for each pgyate
room, or &

(i) otherwise—0.5%arking
spaces for e@i private
room, Q

(g) for develop on land in
Zone R2 mg%ﬁw Density
ResidentiaR" or Zone R3
Mediu Density
Residegstial—the  minimum
Ianiﬁ){ing requirements
forswhulti dwelling housing

under a relevant planning

strument,

for development on land in

4

&

Zone R4 High Density
Residential—the  minimum
landscaping  requirements
for residential flat buildings
under a relevant planning
instrument.

&
AB9(1) (a) each private room has a
é}andards for floor area, excluding an
A co-living area, if any, used for the
69 housing purposes of private kitchen
or bathroom facilities, that is
@ not more than 25m2 and not
$ less than—
Q/é?
N
& &
)

In accordance with Section 24(2)(h) and

Section 68(2)(d) of the Housing SEPP, (8/

a cumulative approach was adopted i
determining the extent of commufisl
open space required for the site. 0}&
N

The development required 135.42m2 of
communal open space. Z

Q\(’X
The development proposed 64.6m2 of
communal open spa

The area labellgas communal open
space, forward of the front building line,
facing MonasStreet is defined as a front
setback IS not considered to be a

functior‘é area for communal open

spac
ol
z& 0.2 = 10.8 spaces.

11 Parking spaces provided, along with
3 motorbike and 12 bicycle parking
spaces.

Not Applicable

The proposal fails to meet the
objectives of Clause 6.12 of the GRLEP
2021 and GRDCP 2021.

Development consent must not be granted for development for the
purposes of co-living housing unless the consent authority is satisfied that—

Achieved. Each room is provided with a
minimum area of 16m? of floor space,
excluding the areas used for the
purpose of private kitchen or bathroom
facilities.

10
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CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING

(i) for a private room
intended to be used by
a single occupant—
12m?, or

(i) otherwise—16m?, and

(b) the minimum lot size for the
co-living housing is not less
than—

(i) for development on
land in Zone R2 Low
Density Residential—
600m?2, or

(i) for development on
other land—800m?2,
and

(c) for development on land in
Zone R2 Low Density
Residential or an equivalent
land use zone, the co-living
housing—

(i) will not contain more
than 12 private rooms,
and

(ii) will be in an accessible
area, and

The site is located in R4 High Dnsity
Residential and therefore -rl}quires
800m?2 of site area. &

The proposed developn@¥t site has a
lot size of 677.1m2. $

See variation dis¢{3gsion below.

Ovy

~

Not a i:éable
&

ped

(d) the co-living housing wj 72
contain  an  approprj A workspace has been provided for the
r

workspace for the mal ,

either within the co nal

living area or in a arate
N

space, and

(e) for co-living hou§ihg on land
in a business &ene—no part
of the grmﬁgor of the co-
living hous®lg that fronts a
street be used for
resider{ial purposes unless
anot| environmental
plagiting instrument permits
thetuse, and

f) equate bathroom, laundry
and kitchen facilities will be

Q-\/ available within the co-living

housing for the use of each
occupant, and

%) (g) each private room will be
used by no more than 2
occupants, and

(h) the co-living housing will

manager in the entry foyer on the lower
ground floor of the development.

Not applicable.

Each room is provided with a private
bathroom, kitchen and laundry.

The proposed rooms are to be limited to
a maximum of 2 occupants. Conditions
of consent to apply, subject to approval.

~Z(‘/ include adequate bicycle Twelve (12) bicycle spaces and three
~ and motorcycle parking (3) motorcycle spaces.
6 spaces.
A 69(2) Development consent must not be granted for development for the
<59 Standards for purposes of co-living housing unless the consent authority considers
{9 whether—
‘</Q<ZE
o )
& @
[2)
N

11
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CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING

co-living
housing

(a) the front,

(b

-

side and rear
setbacks for the co-living
housing are not less than—
(i) for development on
land in Zone R2 Low
Density Residential or
Zone R3 Medium
Density Residential—
the minimum setback
requirements for multi
dwelling housing under
a relevant planning
instrument, or

for development on
land in Zone R4 High
Density Residential—
the minimum setback
requirements for
residential flat buildings

(i)

under a relevant
planning  instrument,
and
&
Q
Q?’

if the co-living housin S
at least 3 storeys—|

building will complyxwith the
minimum buiIdin%?W
separation distanCes

specified in t| \’Apartment
Design Guijge, and
s
<2\’v

N
((‘QSXt least 3 hours of direct
v solar access will be provided

&

between 9am and 3pm at
mid-winter in at least 1
communal living area, and
the design of the building
will be compatible with—

(i) the desirable elements
of the character of the
local area, or

for precincts
undergoing transition—
the desired future
character of the
precinct.

(i

V5

AN
&
The proposal fails to mee(&e setback
requirements of Part G.Q\é of GRDCP
2021.

Ovy

N

&
&

Design Criteria in 3F-1 Visual Privacy of
Qg'Apartment Design Guide prescribes
minimum separation distances to the
side and rear boundaries of 6m from
habitable rooms and balconies and 3m
from non-habitable rooms for the first 4
storeys. From 5-8 storeys, 9m of
separation is required from habitable
rooms and balconies and 4.5m from
non-habitable rooms to the side and
rear boundaries.

e Ground to fifth floor: 3m side
separation and 3m rear
separation.

The proposal fails to provide sufficient
solar access to the communal open
space.

The proposal does not demonstrate
design excellence and fails to achieve
compatibility with the desirable
elements of the existing character of the
local area.

Development consent must not be granted for the subdivision of co-living
housing into separate lots.

12
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SEPP (Transport and Infrastructure) 2021 \{8‘
Division 5 Electricity transmission or distribution Q>
Subdivision 2 — Development likely to affect an electricity transmission or distribution network

(Ausgrid) 8(5(?
This section applies to development or modification applications which include:
Penetration of ground within 2 metres of an underground power line Cg/
Works within 10 metres of any part of an electricity tower j{/

Works immediately adjacent to a substation ~
Works immediately adjacent to an electricity easement
Works within 5m of an overhead power line N
Installation of a pool within 30 metres of supporting overhead electricity transmi son lines or

A
>

within 5 metres of overhead power lines %)
Written notice to the electrical supply . \(/(Y
2.48(2)(a) authority has been carried out. Achieved Q O
Any response to the above has been R . .
2.48(2)(b) considered. No objectionsg®ised by Ausgrid O
The application has been assessed against the relevant provisions of S (Transport and Infrastructure) 2021.
The proposal complies with the objectives and controls of the EPI. V\'/
o)
Q\
Georges River Local Enviggnmental Plan 2021
Section Text ,Qg/ Comment Y N
22 & .. .
Zoning Refer to LEP map. L R4 High Density X a
- R
2.? . The demolition of a bwldlngf(eqwres Noted. Demolition plan provided. O O
Demolition development consent. Q?'
(a) to ensure that b@ldings are
compatible with height, bulk
and scale of existing and Standard: 21m
desired futur% haracter of the
4.3 locality, O
Height of Buildings  (b) to  mini the impact of
oversha ing, visual impact,
disrupigri of views and loss of proposed: 22.32
privasy on adjoining properties
an@ en space areas,
QY Standard: 2:1
S\
6Y Proposed:
N The maximum permitted Floor space
§3‘ ration under the GRLEP 2021 is 2:1.
o
& An addition of 30% is permitted under
To ensure that buildings are Division 2 of the Housing SEPP for
compatible with the bulk and scale of the purpose of boarding houses only. g 0

Floor ce ratio the existing and desired future

- o
character of the locality, An addition of 20% for the use of

\2(4/ boarding rooms only is proposed,
~ along with the addition allowable
(ff under Part 3 of the Housing SEPP.
A
(ﬁ Allowable FSR = 2.6:1

Compliant FSR proposed.

VQ
Page 83 (93
N

&
S
wY
é

N/A

13
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Georges River Local Environmental Plan 2021

Section Text

45 To set out rules for the calculation of
Calculation of floor  the site area of development for the
space ratio and site  purpose of applying permitted floor

area space ratios

(a) to provide an appropriate degree
of flexibility in applying certain
4.6 development standards to

Exceptions to particular development,
development (b) to achieve better outcomes for
standards and from development by allowing
flexibility in particular

circumstances.

To conserve the environmental and
cultural heritage of the Georges River
5.10 local government area, including
Heritage conservation heritage items, conservation areas,
archaeological sites, and Aboriginal

places of significance.

To minimise flood risk to life and
property, ensure development is

591 compatible with flood behaviour

Flood plannin b .
P 9 avoid adverse environment

impacts, and enable safe occup
and evacuation during flood evef(is.

To ensure that development&'és not

6.1 disturb, expose or drain agiel sulfate
Acid sulfate soils soils and cause enfronmental
damage cg)
&
To minimise the @hpacts of urban
6.3 i?p : .
stormwater on laggto which this Plan
Stormwatert applies and on adjoining properties,
managemen native bushl and receiving waters
The pro must have in place by
determigation the following services:
(a) wagsr,
(b) elctricity,
6.9 (c) Yelecommunications facilities,

Essential services the disposal and management of
égy sewage,
 (e) stormwater drainage or on-site
§/ conservation,
& (f) suitable vehicular access.

1) Applies to residential
accommodation within the Foreshore

: v Scenic Protection Map Area as well
Designgicellence T -
as buildings 3 or more storeys in

\2(4/ height in R4 zone.

Comment

The application has been assessed
in accordance with the provisions of
this section. é/

%
&

A Clause 4.6 variation req\ﬁest has
been provided and is ass&&ed in this
report.

&
g
The existing Yévelopment is not a
heritage itgfy nor located within a
heritage servation area.
¢
Q\

(including climate change impacts),fé?he site is not subject to flooding.

Not applicable

Comments were received from
Council's Development Engineer
who raised no concerns with the
proposal subject to the imposition of
conditions.

Comments were received from
Council's Development Engineer
who raised no concerns with the
proposal subject to the imposition of
conditions.

Comments were received from
Councils Urban Design Team who
was unable to support the proposal
as it does not demonstrate design
excellence.

Y

O

&
Q&
9

g&

&

&

N/A
O O
X O
O X
O
O
O O
O O
O

Th é%plication has been assessed against the relevant provisions of the Georges River Local Environmental Plan 2021.
Thesproposal does not comply with one or more of the aims or controls of the EPI.

A
(éRLEP 2021 Clause 4.6 Variation

§</
oS

A

&

14
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Clause 4.6 Exceptions to Development Standard of Georges River Local Environmental Plan (Gi@ 2021
states in subsection 3, that development consent must not be granted to development that coniivenes a
development standard unless the consent authority is satisfied the applicant has demonstrated thA&

(a) compliance with the development standard is unreasonable or unnecessary in th(g‘%ircumstances,

and
(b) there are sufficient environmental planning grounds to justify the contraventiorg/ the development
standard. (3/

Variation of a Development Standard ,QZ(‘/
The proposed variation relates to building height. This matter is a Development &tandard as defined in the
Environmental Planning and Assessment Act 1979 and, as a result, the mattp\F’}can be considered through
Clause 4.6. =

&
Written Request \(fy
Clause 35B of the Environmental Planning and Assessment Regulation 821 requires the applicant to prepare
a document (written request) that sets out the grounds on which ghese matters are demonstrated. The
development application was accompanied by a written request for proposed Clause 4.6 variation.

LPP019-26 Attachment 2

Proposed Variation
As identified in the assessment of the proposed works agaigst the GRLEP 2021 a Clause 4.6 Variation is
required for the clause(s) outlined in the table below. (S(\

Name of Clause ,Qé?oposed Variation

Clause 4.3 of GRLEP 2021 — Height of Building Q& A variation of 6.29% or 1.3m above the requirement.
Section 25(1(g)(ii) and Section 69(1)(b)(ii) of theé_(ate A variation of 15.36% or 122.9m2 below the required.
Environmental Planning Policy (Housing) 2021§Q/

Q
Clause 4.3 of GRLEP 2021 - Height of Bng!iing

The proposal seeks to vary Clause 4.3 o.\gt‘ne Georges River Local Environmental Plan 2021. The proposed
development has an approximate heig@of 22.32m to the top of the southern corner of the structure, which
exceeds the maximum building height.%These are discussed below:

Q’
Variation to Clause 4.3 — Heightz§ Buildings:
Clause 4.3(2) of the GRLEP§21, stipulates that:
X

N
The height of a\l;%ilding on any land is not to exceed the maximum height shown for the land on the
Height of Buildiligs Map.
\/@

The maximum b%‘ﬁTng height applicable to the site is 21m. The development proposes an overall height of
22.32m to the i overrun. This represents a numerical variation of 1.3m or 6.29% including the lift overrun.
Building heigjfpas defined by the GRLEP 2021 is as follows:

building&eight (or height of building) means—

(a) in\?lation to the height of a building in metres—the vertical distance from ground level (existing) to the
highe®t point of the building, or

(b)On relation to the RL of a building—the vertical distance from the Australian Height Datum to the highest

(g&int of the building,

including plant and lift overruns, but excluding communication devices, antennae, satellite dishes, masts,

&
®$ flagpoles, chimneys, flues and the like.

g& 15
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In accordance with the above definition the full extent of the variation is 1.3m or 6.29%.

21m BUILDING HEIGHT LIMIT AS PER GRLEP

HIGHEST BREACH OF PROPOSED BUILDING 1
1

20mm

Figure 4. Building elevation showing building elements whish exceed to 21m height control limit.

As shown in the figure above, the proposal doe: &t comply with the maximum height of 21 metres required as
per clause 4.3 of the GRLEP 2021 and is Q%eking a variation of 6.29% from the development standard.
Consequently, the applicant has provided a%ﬂ'tten request to vary the height of buildings development standard.
The clause 4.6 variation request is attactLQﬁ’to this report.

NG

A written request pursuant to Claus\eﬁtﬁ of the LEP was submitted with the application; however, it is not
considered to be well founded ancgés not satisfactorily demonstrate the matters required under Clause 4.6(3).
In this regard, the written requ&st contains incorrectly labelled orientations, and the extent of additional
overshadowing arising from tb‘é’proposed height exceedance has not been clearly identified or quantified.
Further, the justification relatigg to high-quality architectural design is not reliant upon, nor demonstrably enabled
by, the non-compliant buildilg height.

Additionally, the CIau@ﬁ variation request places emphasis on the merits of the development as a whole
rather than focusing~on the specific element of non-compliance, contrary to the requirements of Clause 4.6 of
the LEP and est hed case law. As a result, the consent authority cannot be satisfied that compliance with
the height stanggrd is unreasonable or unnecessary, nor that sufficient environmental planning grounds have
been demonstted to justify the proposed contravention.

The objegiyes of Clause 4.3(1) and assessment are as follows:

4.3 aél/ght of buildings

(l)@' he objectives of this clause are as follows—

a) to ensure that buildings are compatible with the height, bulk and scale of the existing and desired future
aracter of the locality,

(b) to minimise the impact of overshadowing, visual impact, disruption of views and loss of privacy on adjoining

properties and open space areas,

16
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(c) to ensure an appropriate height transition between new buildings and— Q()O

(i) adjoining land uses, or §/

(ii) heritage items, heritage conservation areas or Aboriginal places of heritage significance. (8'

Q\'

The proposed development is not considered to be consistent with 4.3(1)(a) of the GRLEP 2021 in that:

e The objectives of building height is to establish the maximum height limit in h buildings can be
designed and minimum lot size achieved, however the proposed developmegt, does not comply with
controls relating to minimum lot size and thus provides for an inapprériate built form due to
overdevelopment, poor urban design outcomes and excessive height. 0}'\

NS

» Building height controls ensure development responds to the desired fyture scale and character of the
street and local area. A high level of amenity could also be achieved $frough a compliant development,
therefore, compliance has not been demonstrated to be unnecessgvy.

For the reasons above, the proposed development is considered to beg $onsistent with the objectives of Clause
4.3 of GRLEP 2021.

Section 25(1(g)(ii) and Section 69(1)(b)(ii) of the State Envicr}o}(mental Planning Policy (Housing) 2021

The proposal demonstrates numerous non-compliances \th the relevant legislative framework, including
building separation, solar access, communal living aregg, and open space controls as prescribed under the
State Environmental Planning Policy (Housing) 20&T. These non-compliances, as detailed within this
assessment report, are not isolated issues but are@:lndamentally a consequence of the subject site being
inadequate in terms of lot size. &
Q.n

While a written request pursuant to Clause 4.6 submitted with the application to justify the proposed variation
to the minimum lot size requirements, the reguest is not considered to be well founded. The justification relies
heavily on the overall merits of the devel ent rather than addressing the specific non-compliance and its
direct implications, contrary to the requirgments of Clause 4.6 and established planning principles.

The consent authority would not be satisfied that the Applicant’s written request has adequately demonstrated
the matters required under Clau§4.6(3) of the LEP. In particular, the request fails to demonstrate that
compliance with the minimu <fot size development standard is unreasonable or unnecessary in the
circumstances of the case. F ;ggr, it does not establish that there are sufficient, specific environmental planning
grounds to justify the corgfavention of the development standards contained in section 25(1)(g)(ii) and
section 69(1)(b)(ii) of the Jtate Environmental Planning Policy (Housing) 2021.

SNV
The cumulative impa@garising from the undersized site, including the resultant breaches of key built-form and
amenity controls, yndferscore the ongoing relevance and necessity of the minimum lot size standards in this
instance. Accordidgly, the proposed variation to the minimum lot size requirements under the Housing SEPP is
not supported. &

2]
Consister}(g\//vith Clause 4.6 Objectives

1) Trlg;objectives of this clause are as follows—
(@) & provide an appropriate degree of flexibility in applying certain development standards to particular
dev@lopment,

6@7 to achieve better outcomes for and from development by allowing flexibility in particular circumstances.

&Q
$
&
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It is not appropriate in this instance to apply a degree of flexibility when applying variation to theglicable
minimum lot size standard given the above discussion. Based on the discussion, it is not considered tkeit a better
outcome would be achieved where the development varies the minimum lot size standard. §
Q\'

With considerations to the discussions above, the proposed variation to minimum lot size dogs not adequately
address Clause 4.6 and is not in the public interest in this instance. f

&

Given the above assessments, in that the proposed development fails to comply w\ifh both the height control of
the LEP and in addition minimum lot size control in the SEPP (Housing) 2021. % considered that these non
compliances demonstrate the proposal results in the over development of the Qge and would set an undesirable
precedent for similar developments. (3(?

NV

It is considered the proposed development has not appropriately respgnded to the surrounding environment
particularly when having regard to the non compliant building sepz:;;%a, solar access, communal living areas,

Conclusion
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and open space controls as prescribed under the State Environmentgt Planning Policy (Housing) 2021.

Provisions of any Proposed Instrument
There is no proposed instrument that is or has been the sub'{@t of public consultation under this Act which is
relevant to the proposal. éf(

- &
Provisions of any Development Control Plan /QZ\
The proposed development is subject to the provisio@ of the Georges River Development Control Plan 2021.
The following comments are made with respect to thé‘proposal considering the objectives and controls contained

within the DCP. (g"
Q
&
Setbacks
The GRDCP 2021 requires minimum setb of 6 m to side and rear boundaries up to four storeys, increasing

to 9m above four storeys, and for cornerSftes, minimum front setbacks of 5m up to four storeys and 8 m for
upper levels (including balconies). The\groposed development does not comply with these controls, providing
only 3m side and rear separations. TH® proposal has not adequately responded to site constraints or adjoining
development, resulting in privacy i cts from direct sightlines, reduced opportunities for cross-ventilation and
solar access, and diminished potigfor communal open space.

Landscaping

The proposal removes all @ting trees, resulting in the loss of approximately 34% canopy cover, without
providing adequate replac@ient planting to meet Council’s urban canopy targets. While tree removal may be
supported in principle, tH@ development fails to provide sufficient deep soil areas and uncompromised soil
volumes to support mﬁﬂm to large canopy trees capable of softening the scale of the development.

The basement ex@_ﬁﬂs beyond the building footprint, significantly constraining deep soil zones along all
boundaries. Theg/ areas are further compromised by excavation, underground services, retaining walls,
pathways, and gite infrastructure. As a result, soil depths and widths are substantially below Apartment Design
Guide requirgggents for shrub, small tree, or medium tree planting.

Overall, %oposed landscape design does not provide adequate soil depth, area, or consistency to support
healthy tf8e growth, achieve meaningful canopy coverage, or meet the GRDCP2021 and Tree Management

Polic jectives.
)//\ﬂal

Apéf-}ndix 4 — Waste Management
ét\re proposal does not satisfy the waste management requirements of Section 3.12 and Appendix 4 of the
RDCP 2021. It fails to demonstrate suitable arrangements for Council’s Wheel Out Wheel Back service,
Q? including compliant site conditions, a continuous impervious bin travel path, acceptable gradients (not exceeding
$ 1:24), and provision of a rolling kerb for collection. In addition, the application does not provide an adequate

>
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waste disposal system for the scale of development, as it lacks the required dual chute system for ger’? waste
and commingled recycling, and does not adequately address organics disposal through a third ckelte or bin
cupboard on each occupied floor. §
Q\'
Any Planning Agreement Under Section 7.4 A((/O

There are no planning agreements that has been entered into under section 7.4, or any draf@%mning agreement
that a developer has offered to enter under section 7.4 applicable to the proposal.

| ¥
The Regulations A

A
Section 4.15 (1) (a) (iv) the regulations (to the extent that they prescribe matggys for the purposes of this

paragraph) J

&
There are no regulations (to the extent that they prescribe matters for the pu@ses of this paragraph) applicable
to the proposal. QY

The Likely Impacts of the Development é"

Section 4.15 (1) (b) the likely impacts of the development, includinglvironmental impacts on both the natural
and built environments, and social and economic impacts in the lotality,

Likely Impacts of the Q?Ac/}elopment

Natural Environment The development is cons}(d/ ed to result in unreasonable impact on the natural

environment.

&

Built Environment The built form and su(@orting infrastructure are inappropriate for the setting and are

inconsistent with the &&sired future character of the site.
Social Impact The proposal wiﬂzﬁ/e a significant social impact on the locality.
Economic Impact The proposal @Y;ot considered to result in unreasonable economic impact

&
&

Site Suitability >

The site is zoned R4 High Density Resi@ntial. The proposal is not considered a suitable outcome for the subject
site for the following reasons: Q

e The proposed development Rill result in unreasonable impacts to the natural and built environment.

e  The proposed developme&Nill result in unreasonable amenity impacts to the adjoining neighbours.
3

3

Submissions <

The application was notifi€'in accordance with Council policy by letter and given twenty-eight (28) days in which
to view the plans and g4bmit any comments on the proposal. Twenty-one (21) submissions were received
during the neighbour ggtification period.

v

The matters relevgat to this application raised in the submissions are considered below:

Q\‘
@ Issue Comment
Building%t and scale Concern was raised regarding the height of building of
the development. The proposed development has been
,QZ(‘O assessed in accordance with the definition of height of
building. The proposal in its current form exceeds the
Cff maximum allowable height of building and is not
§ supported.
Overshadowing and Loss of Amenity Issues of solar access and overshadowing were raised.

An assessment of the application has revealed that

19
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Parking and Traffic

Privacy

Excavation/structural integrity

Overdevelopment

Safety

&

w53

S )
&
S

insufficient information has been provided to deggtmine
the impacts of the proposal and is not suppoa_ .

Concern is raised with respect to on street@é‘(rking. The
proposal in its current form complies witiihe required
vehicle parking on site in accordance the Housing
SEPP car parking controls.

Conditions of consent regardin@/ér/affic and parking
would apply, subject to the app)*\@VaI of the application.

It is considered that the d %Iopment has not been
sensitively designed to b spective of impacts onto
the adjoining aIIotment§</With respect to maintaining
privacy and minimisingfwerlooking.

Concern has beemQYaised regarding the proposals
impact on adjoiningneighbouring properties. Subject to
approval, conditi@hs of consent would be imposed with
respect to a diighidation report to be prepared pre and
post construg$bn to manage potential adverse impacts.
It is not agsumed the proposal will have an adverse
effect oy ighbouring properties.

N s .
Issueg©of ‘overdevelopment’ are raised. The proposed
develdpment is a permissible form of development on
theXsite. However, detailed assessment has revealed
proposal fails to achieve compliance with
bjectives, standards, and controls of relevant
legislation. The proposal is not being supported in this

Q‘}'“ regard.

Lot Size éﬁ

3
E
Q\/
SV

&

v
The Public Interegd
<

The proposal fails to take into consideration
community safety through the principals of Crime
Prevention Through Environmental Design (CPTED)
and is not supported in its current form.

The application was referred to NSW Police for
comment. Insufficient information was provided to
address the matters raised by NSW Police.

Concern is raised in relation to the minimum lot size
non-compliance. The proposal fails to comply with the
minimum lot size requirements found within the
Housing SEPP. The proposal in its current form is not
supported.

VQ
Page 90 (93
N

N
&

The proposal | ‘%ot in the public interest for the following reasons:

e Inade e information has been submitted to enable a proper assessment

e Insuffféfent parking and car parking layout will impact the surrounding locality.

e  The'proposed development will result in unreasonable impacts to the natural and built environment.
. T@“e proposed development will result in unreasonable amenity impacts to the public and the safety of the

6children and staff.

A
égeferrals

&Q
$
&

20
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Internal Referrals §/
Specialist Comment OUtCOI@-
Development Engineer No objections raised with regard to Conditions of cofSent imposed
the proposal. subject to the gpproval of the
application.
Urban Design Additional information required. Unable to ¥e supported.
&
Waste Additional information required. Unal\ﬂe to be supported.
2
Environmental Health Additional information required. Uible to be supported.
Building Surveyor No objection raised, although noted Qy(%onditions of consent imposed.
likely changes required at CC stage)v
with the basement level. $
External Referrals ﬁ/
Referral Body Commenb?y Outcome
Ausgrid The referral body ha: Qonsidered the  Conditions of consent imposed.
following planning pkévisions:
- Clause 248 of SEPP
(Trans 4t and Infrastructure)
2021
0%
No object@'rs raised with regard to
the prop@al and conditions
recomrffended.
WaterNSW Adg%nal information required. Information not provided to
N\ date.
NSW Police Rdditional information required. No response provided.

g
Contributions Q

(O
No Section 7.11 or 7.12 deve@ment contributions apply as the proposal is recommended for refusal and will
not proceed to approval. ?%
Q\/

Conclusion Y

The proposal has be@rl assessed with regard to the matters for consideration listed in Section 4.15 of the
Environmental Plagp\lﬁg and Assessment Act 1979.

For the reasons®utlined within this report, it is considered that the proposal is not satisfactory having regard to
the matterynonsideration under Section 4.15 of the Environmental Planning and Assessment Act 1979 and

is recommefi@ed for refusal.
Deterrr)irégtion
4
L

Refgsal of Application

<§ﬁrsua\nt to Section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979 (as amended), the
e

&Q
$
&

legated officer determined DA2025/0567 for demolition works and construction of a seven storey co-living
and boarding house at 5 Mona Street, Allawah should not be approved subject to the following reasons
referenced below:

21
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The application fails to satisfy Section 25(1)(g)(ii) and Section 69(b)(1)(ii) of the State Environmental
Planning Policy (Housing) 2021 with regard to minimum lot size [Pursuant to the provisiog§ of Section
4.15(1)(a)(i) of the Environmental Planning and Assessment Act 1979]. o

Planning Policy (Housing) 2021 with regard to solar access [Pursuant to the provj§ibns of Section

9
The application fails to satisfy Section 25(2)(e) and Section 69(2)(c) of the Stategﬁonmental
4.15(1)(a)(i) of the Environmental Planning and Assessment Act 1979].

&

The application fails to satisfy Section 24(2)(g) and Section 68(2)(c) of the iéte Environmental
Planning Policy (Housing) 2021 with regard to communal living [Pursuant@o the provisions of Section
4.15(1)(a)(i) of the Environmental Planning and Assessment Act 1979]. X

&
The application fails to satisfy Section 24(2)(h) and Section 68(2)(d), ¢¥ the State Environmental
Planning Policy (Housing) 2021 with regard to communal open sp, [Pursuant to the provisions of
Section 4.15(1)(a)(i) of the Environmental Planning and Assess@ent Act 1979].

The application fails to satisfy Section 25(2)(c) and Section )(b) of the State Environmental
Planning Policy (Housing) 2021 with regard to building sep§?ation [Pursuant to the provisions of
Section 4.15(1)(a)(i) of the Environmental Planning andéssessment Act 1979].

The application fails to satisfy Clause 4.3 of the Geoyg€s River Local Environmental Plan 2021 with
regard to building height [Pursuant to the provisionéfof Section 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act 1979]. Qg,

K

The application fails to satisfy Clause 4.6 of rges River Local Environmental Plan 2021 with
regard to demonstrating compliance is unre&Sonable or unnecessary and that there are sufficient
environmental planning grounds to suppgagtthe departure [Pursuant to the provisions of Section
4.15(1)(a)(i) of the Environmental Planq@wg and Assessment Act 1979].

The application fails to satisfy Claus,@&lo of the Georges River Local Environmental Plan 2021 with
regard to design excellence [Purséﬁnt to the provisions of Section 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act @9].

Y

The application fails to satis@vClause 6.12 of the Georges River Local Environmental Plan 2021 with
regard to landscaping [P ant to the provisions of Section 4.15(1)(a)(i) of the Environmental
Planning and Assessmggt Act 1979].

The application fails@?satisfy Section 6.3.3 of the Georges River Development Control Plan 2021 with
regard to building gg¢tbacks and street interface [Pursuant to S4.15(1)(a)(iii) of the Environmental
Planning & Assgssment Act 1979].

The applica@éy;ails to satisfy Appendix 4 of the Georges River Development Control Plan 2021 with
regard to waste management [Pursuant to S4.15(1)(a)(iii) of the Environmental Planning & Assessment
Act 197

Q\_
The pfoposed development is unsatisfactory, as insufficient information has been provided by the
ap&:nt to allow a proper and thorough assessment of the impacts of the proposed development and
t@y suitability of the site for the development [Pursuant to Sections 4.15(1)(a)(iv) of the Environmental

/QZ{(PIanning and Assessment Act 1979] including:

a. Deficient architectural plans have been provided with regard to the allocation of boarding and
co-living rooms.

A deficient waste management plan has been provided.

Insufficient information has been provided to address the Water NSW response.

d. Insufficient information has been provided to address the NSW Police response.

oo

22
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13. For the reasons stated above, it is considered that the development is not in the public interest

[Pursuant to S4.15(1)(e) of the Environmental Planning & Assessment Act 1979].
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Minto Planning Services R
Town Planning Consultants Qé"

Proposed Demolition of Existing Structures and Construction6f a New Co-Living
Housing and Boarding House Development Pursuant to sgﬁP (Housing) 2021
5 Mona Street, Allawah &

Clause 4.6 - Exceptions to development standards (Hegght of Building)

which seeks approval for the demolition of the sitgs existing structures followed
by the construction of a new co-living housing a oarding house development
containing forty-six (46) co-living rooms and ei@%? (8) boarding rooms and two (2)
levels of basement carpark upon the subject {and.

&

This variation is to be read in conjunctio@éﬁith the following documentation:

This Clause 4.6 Submission is prepared in support %é‘Development Application

e Survey Plan prepared by C.M.S.‘é%-rveyors P/L, Dwg. Name 7958detail,
Sheets 1 to 3, Issued 6 and dated 24/10/2025.

e Architectural Plans includizé hadow Diagrams, Sun Eye Diagram, Tree
Removal Plan, Height Limjf Diagram, Streetscape Analysis & Material
Schedule prepared by Tgxco Design P/L, Project No. 2538, Drawing No’s
A001 to A404, RevisiogyA and dated 05/12/2025.

Y
A variation is sought in regpect of compliance with Clause 4.3 - Height of Buildings
of Georges River Local Bxivironmental Plan 2021.

The subject site is gcated within Building Height Zone “R” and which is subject to
a maximum build(;\/ height control of 21m.

Building heigl’&ﬁ/s defined under the LEP as meaning:

bu;'_l‘g}fg height (or height of building) means the vertical distance

betWeen ground level (existing) and the highest point of the building,

ig‘auding plant and lift overruns, but excluding communication devices,
ntennae, satellite dishes, masts, flagpoles, chimneys, flues and the like.

Théﬁroposal as detailed on the accompanying plans will result in a maximum
Qﬁilding height of 22.32m and which exceeds the maximum 21m requirement.

6The maximum non-compliance is 1,320mm or 6.29%.

f
Q
&
Q
/QZ{(/ www.mintoplanning.com.au
o postal address: po box 2290 dangar 2309
Ny telephone: 9875 4788 email: planning@mintoplanning.com.au

abn 68 091 465 271

VQ
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Minto Planning Services P/L

&
The proposed non-compliance relates to the lift overrun and a portion of tglevel
5 walls and roof. The extent of non-compliance is illustrated on the accox anying
height limit diagram (Dwg No. A017) contained within the architectur;galans.

(extract below).

HIGHEST BREACH OF PROPOSED BU LIZ‘-INIE\i\\ % ;Il:;jHES': BREACH OF LIFT vERRUN

<
The following Clause 4.6 yariation is provided in support of the proposed height of
building non-complianc&ga

This Clause 4.6 variafion has been prepared in accordance with the approach
adopted by the Lagd & Environment Court of NSW in its recent Court decisions.
ANV

It is submitte%fhat the variation is well founded and is worthy of the support of

the Council. §

Q.
The folloagﬁ‘ﬁg is an assessment of the proposed variation against the requirements

of Clauge'4.6.
What are the objectives of Clause 4.6 and is the proposal consistent with
them.
&
&  The objectives of Clause 4.6(1) of the LEP are:
A
ég (a) to provide an appropriate degree of flexibility in applying certain
$Q9 development standards to particular development, and
&
&‘g/ 2|Page
o
N
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9
Y
N
(b) to achieve better outcomes for and from development by allovx&g
flexibility in particular circumstances. &

9
It is my opinion, as is demonstrated by the responses to the questigds below,
that the proposed variation is consistent with the objectives of ths clause.

&
It is also considered in the circumstances, a flexible approachﬂ‘fb the
application is warranted. A

LPP019-26 Attachment 3

>
AN
2. Is the standard to be varied a Development Standa‘gd to which Clause 4.6
applies. "
Q\/

A “development standard” is defined in Section 4 gfthe Environmental
Planning & Assessment Act as:

development standards means provisions of an epvironmental planning instrument or the
regulations in relation to the carrying out of develgmnent, being provisions by or under which
requirements are specified or standards are fixeg4n respect of any aspect of that
development, including, but without limiting th&generality of the foregoing, requirements or
standards in respect of:

(a) the area, shape or frontage of any lang<the dimensions of any land, buildings or works, or
the distance of any land, building or worlgfrom any specified point,

(b) the proportion or percentage of th&ﬁi)a of a site which a building or work may occupy,
(c) the character, location, siting, b% scale, shape, size, height, density, design or external
appearance of a building or work, £

(d) the cubic content or floor sg% of a building,

(e) the intensity or density of tfzg se of any land, building or work,

(f) the provision of public accéss, open space, landscaped space, tree planting or other
treatment for the conservatiq%, protection or enhancement of the environment,

(g) the provision of facilitie?for the standing, movement, parking, servicing, manoeuvring,
loading or unloading of v&)icles,

(h) the volume, natu?ﬁd type of traffic generated by the development,

(i) road patterns,

(j) drainage,

(k) the carrying g&t of earthworks,

() the effects evelopment on patterns of wind, sunlight, daylight or shadows,

(m) the provés%n of services, facilities and amenities demanded by development,

(n) the emisSion of pollution and means for its prevention or control or mitigation, and

(o) such ﬁﬁer matters as may be prescribed.

2021 which is titled Principal Development Standards. It is also considered
thaithe wording of the Clause is consistent with previous decisions of the Land
& EMvironment Court of NSW in relation to what matters constitute

velopment standards.

v
Claus%§3 is contained within Part 4 of Georges River Local Environmental Plan
d

&
&1t is also noted that Clause 4.3 does not contain a provision which specifically
&  excludes the application of Clause 4.6 and vice a versa.

<59 On this basis it is considered that Clause 4.3 is a development standard for
& which Clause 4.6 applies.

Q(é/ 3|Page
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&
3. Is compliance with the development standard unreasonable or ig-
unnecessary in the circumstances of this case. >
&

Sub-clause 4.6(3) sets out the matters that must be demonstrated /Y a written
request seeking to justify a contravention of the relevant develogiment
standard (that is not expressly excluded from the operation ofg}ause 4.6 under

Georges River Local Environmental Plan 2021): &&

>3
(3) Development consent must not be granted to de@o[’opment that
contravenes a development standard unless th%zonsent authority is
satisfied the applicant has demonstrated tha\t/}
Q
(a) compliance with the development st &lard is unreasonable or
unnecessary in the circumstances, a
(b) there are sufficient environmentgl{planning grounds to justify the
contravention of the developme&t standard.

O
In Wehbe v Pittwater Council [2007] NSWKEC 827, Preston CJ set out five
justifications that may be used to demonstrate that compliance with a
development standard is unreasonabl@®r unnecessary:

e The objectives of the develdpment standard are achieved
notwithstanding non-com@iance with the standard.

e The underlying objectivﬁor purpose of the standard is not relevant to
the development. o

e The underlying objeéiive or purpose would be defeated or thwarted if
compliance was refuired.

e The standard h sQ%een virtually abandoned or destroyed by the Council’s
own actions inganting consents departing from the standard and/or

e The zoning gf the land was unreasonable or inappropriate such that the
standards£or that zoning are also unreasonable or unnecessary.

The first justi@i%ation is applicable in this instance.

SNV
The follovcﬂ?g assessment of the proposal is provided against the objectives of
Clauseg(/z}’of Georges River LEP 2021.

(g}\‘ to ensure that buildings are compatible with the height, bulk and scale
ég/ of the existing and desired future character of the locality,

& It is my opinion that the proposal does provide for a built form that is

&< compatible with that of adjoining development and the desired future
& character of the locality.

Q(é/ 4|Page
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The proposed co-living housing and boarding house development is (&
considered to result in a built form which is compatible with the h éht and
scale of the surrounding and nearby development noting that only,a minor
non-compliance of 1320mm is proposed. 8&9

The proposal is consistent with the desired future characterof the locality
and will continue to result in a built form which is compatidle with the
desired future streetscape, particularly in relation to he;oi@ht of building.

NS

LPP019-26 Attachment 3

The proposal is therefore considered to be compliangwith this objective.

(b) to minimise the impact of overshadowing, vial impact, disruption of
views and loss of privacy on adjoining prop&rties and open space areas,

Reference is made to the Shadow Diagrams {Bwg No. A016) contained within
the Architectural Plans. The proposal will yesult in some overshadowing of
the adjoining property to the west and gguth. Notwithstanding, it is
considered that the adjoining propertj&s will continue to receive
satisfactory exposure to the sky and $dinlight. In addition, it is my opinion
that the extent of height non-compﬁ’ance will result in a negligible amount
of additional overshadowing. &

&
The proposed development ides for a modern high-quality design
comprising of significant artfulation and modulation and includes a
combination of building fiyishes including painted render, face brick,
concrete panel, stone %ﬁ’rhetal clad elements and vertical metal
balustrades. It is congidered that these elements in combination will
provide for a high-quality visual outcome for the site.

Q&
In terms of loss Qﬁ%rivacy, it is considered that the provision of adequate
setbacks in condbination with the building layout and design and provision of
window privasy treatments together with landscape screening along the side
and rear bo¥hdaries will ensure that the visual privacy between the
proposal\afﬁd the adjoining developments is acceptable. Furthermore, the
majorityyfooms have been orientated towards the orientated towards the
westerit and southern frontages of the site so as to ensure that there will be
appgpriate amenity provided to future residents of the development and
th@ residents of neighbouring properties.

9
<é%‘he proposal is therefore considered to be compliant with this objective.

& (c) to ensure an appropriate height transition between new buildings and—

R

& (i) adjoining land uses, or
ég* (ii) heritage items, heritage conservation areas or Aboriginal places of
heritage significance.
&
$
&
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9

4
The proposal is provided with adequate separation from adjoining lag uses
and heritage items to ensure that the proposed height of building i
appropriate. The majority of the building complies with the height of
building requirement with the non-compliance being 1,320mm §6.29%
which is considered minor. &

«
The proposal is therefore considered to be compliant witi@ﬁis objective.

>3
4. Are there sufficient environmental planning groundsgt% justify
contravening the development standard. &

Consistent with the findings of the Court in Initial Ac¥on P/L v Woollahra
Municipal Council (2018) 236 LGERA 256; [2018] NS®/LEC an applicant is
required to demonstrate in writing that there argssufficient environmental
planning grounds to justify the variation.

In Initial Action at [24], Preston CJ stated, @v:t the

Q\
“... focus of cl. 4.6(3)(b) is on the c??ct or element of the development
that contravenes the developmeni$tandard, not on the development as a
whole, and why that contraventl??n is justified on environmental planning
grounds”. «

&
Further he stated, Q§

“... the written request ol).lst demonstrate that there are sufficient
environmental plannigg grounds to justify contravening the development
standard so as to en@ble the consent authority to be satisfied under cl.
4.6(4)(i) that the gitten request has adequately addressed this matter”.

In order to determine environmental planning grounds relevant to the non-

compliance it is&ften accepted to relate the departure to the objects of the

Act as set outquection 1.3 - Objects of the Act.

The follow('sﬁ\g' objects of the Act are considered to be relevant to the proposal.
v

(g) to promote good design and amenity of the built environment,
(h) ...,
(i') ey
G) ...
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Relevant to the proposal the following submission is provided in relationgo the
question as to whether there are sufficient environmental planning grg@wds to

justify the non-compliance.

7

What is the aspect or element of the development that cont%es the
development standard &
&

The subject site is located within Building Height Zone ‘(‘;JR" and which is
subject to a maximum building height control of 21m. &

&
Building height is defined under the LEP as meaningf)
NV

building height (or height of building)
between ground level (existing) and th
building, including plant and lift ove
communication devices, antennae,
chimneys, flues and the like. OV\J

ans the vertical distance
ighest point of the

ns, but excluding

ellite dishes, masts, flagpoles,

The proposal as detailed on the acco \anying plans will result in a
maximum building height of 22.32myand which exceeds the maximum 21m
requirement. &L

The maximum non-compliance 3 1,320mm or 6.29%

<
The proposed non-compliaaige relates to the lift overrun and a portion of
the level 5 walls and roofo The extent of non-compliance is illustrated on
the accompanying heigh§¢limit diagram (Dwg No. A017) contained within the
architectural plans. <$

What are the envv'@'nmental grounds associated with the departure
Q
It is my opinioé’che environmental planning grounds associated with the
proposed de@?rture primarily relate to:
X

N
1. Tthsubject site is located upon land zoned R4 - High Density
sidential and where the maximum permissible height is 21m.
2, ~The proposal is provided with an overall height of building of 22.32m
£ and which results in a minor non-compliance with this control.
Q3. The proposal will therefore result in a built form which is generally

located within the surrounding locality.

ﬁ? consistent with the existing and desired future height of development

7|Page
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O
The proposed design is such the mg/ ity of the proposal is contained
within the 21m height control.

5. The non-compliant height is assgciated with the proposed lift overrun
and a portion of the level 5 walfs and roof.

6. The subject site comprises ofégently sloping land having a cross fall
over the site in a southerléﬁirection which contributes to the non-
compliance. &

7. The proposed non-comgliant height will allow for the provision of
additional affordabl éfbusing in the form of eight (8) boarding rooms
and forty-six (46) cogﬁving rooms in a manner which does not result in
any unreasonablegi%pacts.

N
Are the <r_>nvironmen&1|§){f7 planning grounds sufficient to justify contravening
the development s,‘liandard

It is my opinio\g}%r the reasons as set out within this submission that there
are sufficients€nvironmental planning grounds to justify contravening the
developmengstandard.

Q\/

It is my op@On based upon the above that the proposed non-compliance will:

1. \/mote the orderly and economic use and development of land,
2. .promote the delivery and maintenance of affordable housing, and

3,)Q-promote good design and amenity of the built environment.

g!?therefore my opinion based upon the above that this submission has
emonstrated that there are sufficient environmental planning grounds to

L justify contravening the development standard as required by Clause 4.6(3)(b)
&  of the LEP.

% 8§|Page
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¥
- "3
Conclusion \i"
It is therefore my opinion based upon the content of this submission th £
variation of the maximum height of building control as required by Clag&e 4.3 of
Georges River Local Environmental Plan 2021 is appropriate in this ingtance.
&
&
A
>
AN
p &
9

% &

. QY
Andrew Minto
Graduate Diploma (Urban & Regional Planning), Assogtate Diploma (Health &
Building Surveying). MPIA.
MINTO PLANNING SERVICES PTY LTD
12th December 2025 Al
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Town Planning Consultants Qé"

&
Proposed Demolition of Existing Structures and Construction of gﬁ%/ew Co-Living
Housing and Boarding House Development Pursuant to SEPP '@Iousmg) 2021
5 Mona Street, Allawah 5
9
AN
Clause 4.6 - Exceptions to Development Standards (Minirg)ym Lot Size)

This Clause 4.6 Submission is prepared in support of a D&elopment Application
which seeks approval for the demolition of the site’s ekisting structures followed
by the construction of a new co-living housing and bedrding house development
containing forty-six (46) co-living rooms and eight boarding rooms and two (2)
levels of basement carpark upon the subject lanvq_)

A variation is sought in respect of complianc \?/ith Chapter 2 - Part 2 - Division 2 -
Section 25 (1)(g) and Chapter 3 - Part 3 - Section 69 (1)(b) of the State
Environmental Planning Policy (Housing) %621 and which relates to minimum lot
size for both boarding houses and co-li\gng housing.

Section 25(1)(g) of the SEPP states: ¢ L
Q

(¢)  the minimum lot srg)% for the boarding house is not less than—

(i) for develop %nt on land in Zone R2 Low Density Residential—
600m?, e?

Q&
(ii) for dgzw%lopment on other land—800m?Z.
Section 69(1)(b) ofgséjSEPP states:
(b) thehinimum lot size for the co-living housing is not less than—

\é)y for development on land in Zone R2 Low Density Residential—
if}' 600m2, or

N
< (ii) for development on other land—800m2, and

9
é,‘ég/ (iii)  (Repealed)

&
Fhe subject site is located within the R4 High Density Residential zone and has an
&area of 677.1m? and therefore does not comply with the numerical requirements of
69* these sections.

\2(4/ www.mintoplanning.com.au
postal address: po box 2290 dangar 2309
telephone: 9875 4788 email: planning@mintoplanning.com.au
abn 68 091 465 271
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This submission is to be read in conjunction with Architectural Plans includi
Shadow Diagrams, Sun Eye Diagram, Tree Removal Plan, Height Limit Diagsam,
Streetscape Analysis & Material Schedule prepared by Texco Design P/LgProject
No. 2538, Drawing No’s A0O1 to A404, Revision A and dated 05/12/20?

This Clause 4.6 variation has been prepared in accordance with thg,(ag;proach
adopted by the Land & Environment Court of NSW in its recent géurt decisions.

>3
It is submitted that the variation is well founded and is wortlw(oof the support of
the Council. &
&

The following is an assessment of the proposed variatiorfl\égainst the requirements

of Clause 4.6.
1. What are the objectives of Clause 4.6 an@ie proposal consistent with
them. ?\./

The objectives of Clause 4.6(1) of the LEgére:

(a) to provide an appropriate deg?gée of flexibility in applying certain
development standards to ﬁrticular development, and

Q.~«
(b) to achieve better outcé‘hes for and from development by allowing
flexibility in particué)é?r circumstances.
&

It is my opinion, as is de Q/strated by the responses to the questions below,
that the proposed variatggn is consistent with the objectives of this clause.
N
It is also considered %{/the circumstances, a flexible approach to the
application is warr Nted.
%\
2. Is the standatd to be varied a Development Standard to which Clause 4.6
applies. <
SNV
A “devel ent standard” is defined in Section 4 of the Environmental Planning
& Asse@nent Act as:

N
%elopment standards means provisions of an environmental planning instrument or the
gulations in relation to the carrying out of development, being provisions by or under which
requirements are specified or standards are fixed in respect of any aspect of that
development, including, but without limiting the generality of the foregoing, requirements or
&  Standards in respect of:
/@ (a) the area, shape or frontage of any land, the dimensions of any land, buildings or works, or

6 the distance of any land, building or work from any specified point,

(b) the proportion or percentage of the area of a site which a building or work may occupy,
(c) the character, location, siting, bulk, scale, shape, size, height, density, design or external
appearance of a building or work,

(d) the cubic content or floor space of a building,

(e) the intensity or density of the use of any land, building or work,

2|Page
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&
(f) the provision of public access, open space, landscaped space, tree planting or of
treatment for the conservation, protection or enhancement of the environment, )
(g) the provision of facilities for the standing, movement, parking, servicing, man(fé\'uvring,
loading or unloading of vehicles, 7
(h) the volume, nature and type of traffic generated by the development, g
(i) road patterns, é,
(j) drainage, &
(k) the carrying out of earthworks, ,QZ‘

() the effects of development on patterns of wind, sunlight, daylight og shadows,

(m) the provision of services, facilities and amenities demanded by ggvelopment,

(n) the emission of pollution and means for its prevention or contraXor mitigation, and
(o) such other matters as may be prescribed. 0{)0

LPP019-26 Attachment 4

Section 25 of SEPP (Housing) 2021 is titled Standardsdor boarding houses and
Section 69 of the SEPP (Housing) 2021 is titled Stanards for co-living housing.
It is also considered that the wording of both Sec&®%ns is consistent with
previous decisions of the Land & Environment rt of NSW in relation to what
matters constitute development standards. &

O
It is also noted that Sections 25 & 69 do ngt contain a provision which
specifically excludes the application ofq/(ﬁfause 4.6 and vice a versa.

On this basis it is considered that Segﬁon 16 are development standards for
which Clause 4.6 applies. {

Q.\

3. Is compliance with the dev, <fi)pment standard unreasonable or

unnecessary in the circug)%tances of this case.

&

%
Sub-clause 4.6(3) sets ou ﬁe matters that must be demonstrated by a written
request seeking to justif§’a contravention of the relevant development
standard (that is not gypressly excluded from the operation of clause 4.6 under

Georges River Localﬁvironmental Plan 2021):

(3) Developr@rzt consent must not be granted to development that
contrav@es a development standard unless the consent authority is
satisfi@\(j the applicant has demonstrated that—

SNV

(gf compliance with the development standard is unreasonable or
ig- unnecessary in the circumstances, and
« (b) there are sufficient environmental planning grounds to justify the
contravention of the development standard.

9
ﬁehbe v Pittwater Council [2007] NSWLEC 827, Preston CJ set out five
justifications that may be used to demonstrate that compliance with a

&
L development standard is unreasonable or unnecessary:
&
S\ e The objectives of the development standard are achieved
ég notwithstanding non-compliance with the standard.
&
$
&
‘2(4/ 3|Page
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&

e The underlying objective or purpose would be defeated or thyfarted if
compliance was required.

e The standard has been virtually abandoned or destroyed bf#the Council’s
own actions in granting consents departing from the sta@fdard and/or

e The zoning of the land was unreasonable or inappropr'ka\‘te such that the
standards for that zoning are also unreasonable or u\zmecessary.

Ry
It is submitted that the first justification is applicable{&é‘this instance.

NV

th Sections 25 & 69 of SEPP
my opinion that the
appropriate size to allow

or the purpose of a boarding

Whilst there are no stated objectives contained wi
(Housing) 2021 in relation to minimum lot size, it §
underlying objective is to ensure that a lot is of
orderly and economic development of the lan
house and/or co-living housing development g

The subject site is located within the R4 \gh Density Residential zone and has
an area of 677.1m? and therefore doesgot comply with the numerical
requirements of these sections. R

It is my opinion that the proposal p<fovides for a new co-living housing and
boarding house whilst maintainigg the existing character and future desired
character and is considered tagbe compatible with the surrounding
development. &

K%
The subject site is imme\dﬁltely adjoined by an existing residential flat building
to the east and part tqu>9<band three storey buildings comprising of shops to the

north.
&

It is therefore noEé?ossible to consolidate the subject site and surrounding
properties into &3ingle development site. As a result, the subject site is
undersized indzglation to its site area being less than 800m2.

SNV
Strict com@ﬁance with the minimum allotment size of the SEPP would prohibit
the devg[dpment of the site as proposed and in the circumstances of this case
would\ﬁ@t provide for the orderly and economic development of land.
Q.

In gpport the proposal it is my opinion that the proposal despite its area will

vide for development which will be consistent with the existing and future

esired character for the area.

Notwithstanding the non-compliance in relation to lot size, the proposal does

comply with Council’s FSR controls and is provided with a deep soil area well in
excess of the minimum required.

4|Page
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N
e The underlying objective or purpose of the standard is not relevz&@'to
the development. Q>
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It is also submitted that the proposal does provide for a landscape outcg&'e

which is in keeping with the objectives of Council and which will makepa
positive contribution to the character of the locality. &

Furthermore, a variation is considered appropriate in this instangg given that a
boarding house development has previously been approved on ~Eg)e subject site
under DA2021/0465. &&

0}
On this basis it is my opinion that strict compliance with the standard is

unreasonable and unnecessary in the circumstances of tis case.

4. Are there sufficient environmental planning gro%\/nds to justify
contravening the development standard.

Consistent with the findings of the Court in Iniggal Action P/L v Woollahra
Municipal Council (2018) 236 LGERA 256; [20%8] NSWLEC an applicant is
required to demonstrate in writing that thete are sufficient environmental
planning grounds to justify the variation.ég\

In Initial Action at [24], Preston CJ sta:g%/d, that the

“... focus of cl. 4.6(3)(b) is on the aspect or element of the development
that contravenes the develogfient standard, not on the development as a
whole, and why that contrg¥ention is justified on environmental planning
grounds”. 5
&
%
Further he stated, @\
N2

“... the written redtfest must demonstrate that there are sufficient

environmental p@&nning grounds to justify contravening the development

standard so as{@) enable the consent authority to be satisfied under cl.

4.6(4)(i) thagthe written request has adequately addressed this matter”.
X

N
In order to d\g%ermine environmental planning grounds relevant to the non-
compliancg)it is often accepted to relate the departure to the objects of the
Act as s%_t\out at Section 1.3 - Objects of the Act.

The fgtlowing objects of the Act are considered to be relevant to the proposal.

4

& (b) .,

/{244/ (c) to promote the orderly and economic use and development of land,

(d) to promote the delivery and maintenance of affordable housing,

e) ...,
(f) woveee ,

(g) to promote good design and amenity of the built environment,

(h) e,

5|Page
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Y
(i) e 50
G) ... ©
Q\'
Relevant to the proposal the following submission is provided in relagtion to the
question as to whether there are sufficient environmental planningtgrounds to
justify the non-compliance. &
%
What is the aspect or element of the development that cd%zfravenes the
development standard 0}'\
AN

The subject site has an area of 677.1m? and therefogg does not comply with
the numerical requirements of this clause. K

Q
Therefore, the subject site is undersized in relg®ion to its site area being
less than 800m?.

What are the environmental grounds assc@'ated with the departure

It is my opinion the environmental plaghing grounds associated with the

proposed departure primarily relateql :

&L

e The subject site is immediatedy adjoined by an existing residential flat
building to the east and parftwo and three storey buildings comprising
of shops to the north. &

e |t is therefore not possigﬁe to consolidate the subject site and
surrounding propertiq/s)ainto a single development site. As a result, the
subject site is under§zed in relation to its site area being less than
800m?2. \g)\

e Thereis no othel‘bproperty which the subject property can amalgamate
with in orde;g@'achieve an allotment which complies with the minimum
allotment siz€ requirements of Sections 25 & 69 of the SEPP.

e Enforcing sﬁ‘ict compliance with this clause would prohibit the use of
the site $\r a co-living housing and boarding house which is a suitable
built erR anticipated by the SEPP for this locality.

. Thneé%;oposal provides for the orderly and economic development of
land’

AQy\ériation is considered appropriate in this instance given that a
oarding house development has previously been approved on the

Q\‘subject site under DA2021/0465.

This submission together with the documentation provided in support of
the proposal demonstrates that the site is capable of otherwise
supporting development which satisfies the objectives of the zone and
provides for development which will make a positive contribution to the
character of the area.

e The proposal complies with council’s controls in relation to floor space
ratio and deep soil landscaping.
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2
Q
%
Are the environmental planning grounds sufficient to justify contra\@'nnq
the development standard Q>

7
It is my opinion for the reasons as set out within this submissi{g@hat there

are sufficient environmental planning grounds to justify contrgyening the
development standard. o
<
N
It is my opinion based upon the above that the proposed 4on-compliance
will:

A\

1. promote the orderly and economic use and Q’elopment of land,
2. promote the delivery and maintenance of gffordable housing and
3. promote good design and amenity of the§uil t environment.

It is therefore my opinion based upon the azéﬁ/ that this submission has

demonstrated that there are sufficient envi®nmental planning grounds to

]ustlfy contravening the development stagdard as required by Section
25(1)(g) and Section 69(1)(b) of the SEP@(Housmg) 2021.

Conclusion ,\f*"
It is therefore my opinion based upon content of this submission that a
variation of the minimum lot size as required Section 25(1)(g) and Section 69(1)(b)
of the SEPP (Housing) 2021 is apprqjéiate in this instance.
Q?‘
&

. g
QQ &

Andrew Minto &
Graduate Diploma (Ur] Sn & Regional Planning), Associate Diploma (Health &
Building Surveying).
MINTO PLANNING S@VICES PTY LTD
12t December 2
SNV

&

v
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@
REPORT TO GEORGES RIVER LOCAL PLANNING PANEL MEETING OF Qé"
THURSDAY, 07 MAY 2026 g
LPP020-26 2-4 GLADSTONE STREET KOGARAH NSW 2217 §é/

&
Development 2.
LPP Report No LPP020-26 Application No DA@25/0443
Q_

Site Address & Ward 2-4 Gladstone & 10 Victor Street KOGARAHQg‘f(SW 2217

Locality Kogarah Bay Ward &

Proposed Development | Demolition works and construction of 14&§orey mixed use
development comprising in-fill aﬁorda@% shop-top housing (5
units), a shop and co-living housing €101 rooms)

2

owners Victor Street Pty Ltd R

24

Applicant Cindy Park &

R4

Planner/Architect JSA Studio S

Date Of Lodgement 9/10/2025

R
Submissions Four (4) Nl
¢

Cost of Works $14,353,578.00 &

Local Planning Panel Chapter 4 (Desig;gf‘bf residential apartment development) of

Criteria State Environmgntal Planning Policy (Housing) 2021 applies to
this proposal. «

o <

Report prepared by Principal Plgnner

K
é(/
RECOMMENDATION Refusat
o
Q&
EXECUTIVE SUMMARY Qv%

This application is referred to&€ouncil’s Local Planning Panel (the Panel) in accordance with
Schedule 1 of the Local Pla@ng Panels Direction — Development Applications and Applications
to Modify Development Coasents, issued by the Minister for Planning and Public Spaces under
Section 9.1 of the Envirgnmental Planning and Assessment Act 1979. The application seeks
consent for a ‘sensitivedevelopment’, for which State Environmental Planning Policy (Housing)
2021 applies and is fgﬁr or more storeys in height.
Q\‘

BACKGROUND &
On 8 Decembgf 2025, the Applicant commenced proceedings in Class 1 of the Land and
Environment Q@ourt’s jurisdiction appealing against the deemed refusal of the development
application.,

*é<
PROPOSAL
The agplication seeks consent for the demolition of all structures on the subject site and
consgfiction of a 14-storey mixed-use development over basement car parking, comprising in-fill
affgz able shop top housing (5 units), a 58.5sgm shop and co-living housing (101 rooms).
N
2

N

o
N

?
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Specifically, the application seeks consent for the following: &
&

o One shop as shown on Ground Floor drawing DA3.05 Rev 1 dated 25/08/202% on the
corner of Gladstone Street and Railway Parade. The Statement of Environmeutal Effect,
prepared by Design Collaborative dated September 2025 (SEE) refers this as a
‘restaurant and café’. One accessible car space is allocated to the shop. P&t 10 GRDCP,
section 12, Control 3 requires one car space per 40m2 of commercigfretail space at
ground level, being a requirement for 1.46 (car spaces. (;g’

o Five residential apartments (three x 2 bedroom and two x 3 bedroof#) described in the
application as being for ‘affordable housing’ under s16 of State E;ﬁlronmental Planning
(Housing) 2021 (SEPP Housing). There is no communal open sp allocated specifically
to the residential apartments. Four car spaces in the basemergrare allocated to the five

apartments. &
.o . N

o The co-living housing component has: A

o 101 double occupancy rooms A\"}

e  two communal rooms, on the Ground Floor and onkevel 12

o a communal kitchen with accessible WC on Levek13

o three communal terraces/open spaces, on the§-round Floor, Level 12 and Level 13

o 15 car spaces for the co-living rooms including’one car share EV space.
ASSESSMENT

?\./
Development Application No. DA2025/0451 has b assessed having regard to the matters for
consideration contained in section 4.15(1) of the d&nvironmental Planning and Assessment Act
1979, requiring an assessment against the proviﬁons contained within:

State Environmental Planning Policy (§<§PP) (Biodiversity and Conservation) 2021;
State Environmental Planning Polic§{SEPP) (Resilience and Hazards) 2021;
State Environmental Planning Pogﬁy (SEPP) (Transport and Infrastructure) 2021,
State Environmental Planning P§ficy (SEPP) (Housing) 2021; and

Georges River Local Environggental Plan 2021 (GRLEP 2021); and

Georges River Developmerg,%ontrol Plan 2021 (GRDCP 2021).

The assessment has identifiegaqnon-compliances with statutory controls and non-discretionary
development standards, ressiting in an unacceptable planning outcome. As detailed in the
assessment report, the prgﬁosal fails to satisfy key non-discretionary standards for co-living
housing under the SEPPgHousing) 2021, including minimum requirements for communal living
area, communal openS8pace, landscaping and compliant building setbacks and separation
distances. These failufes give rise to unacceptable amenity, urban design and heritage impacts.
Q\‘

The proposal excegds the maximum building height and floor space ratio prescribed under clause
4.3 and 4.4 of the' GRLEP 2021. Reliance on the affordable housing incentives under Chapter 2
of SEPP Hougng 2021 is misconceived. The additional height allowance under section 16(3)
applies only‘%zé buildings used for residential flat buildings or shop top housing, whereas the
developmghift‘t is properly characterised as a mixed-use development incorporating co-living
housing.& he resulting height exceedance is not supported by a Clause 4.6 variation request,
which falls to accurately quantify the non-compliance, demonstrate that the development standard
is urgéasonable or unnecessary, or establish sufficient environmental planning grounds.

Q
&
2

N

o
N

4,
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The proposal further fails to exhibit design excellence as required under Clause 6.10 Qﬁ%he
GRLEP 2021 and does not comply with the landscaped area requirements under Clause 512 of
GRLEP 2021. Additional non-compliances with the GRDCP 2021 including basergent and
building setbacks, streetscape interface and waste management, result in adverse‘é'g#pacts on
adjoining land, the public domain and the orderly and economic development of the &rea.
&

A detailed consideration of these matters is provided in the attached assgssment report.
Collectively, the unresolved issues confirm that the proposal does not represeﬁt a suitable form
of development for the site, cannot be supported on planning merits, angform the basis of
Council’'s contentions in the appeal. &

&

NOTIFICATION

The application was notified in accordance with Council's Community Engagement Policy
between 22 October 2025 to 19 November 2025. Four (4) submissj\é\ns were received during the
neighbour notification period. Details of the submissions are Oli\tﬁﬁed in Council’s assessment

report.
g &

&
RECOMMENDATION Q

Pursuant to Section 4.16(1)(b) of the Environmental nning and Assessment Act 1979,
Development Application DA2025/0443 for the demolitjoh works and construction of 14 storey
mixed use development comprising in-fill affordable sHép-top housing (5 units), a shop and co-
living housing (101 rooms) on Lot 80 Sec A DP 1397§'Lot 81 Sec ADP 1397 & Lot 78 Sec A DP
1397 & Lot 79 Sec A DP 13970n land known as 24 Gladstone & 10 Victor Street KOGARAH
NSW 2217, be refused for the following reasons;g/
N
1. The application fails to satisfy Section@% of the Environmental Planning and Assessment
Regulations 2021 with regard to a cggnmunity housing provider [Pursuant to the provisions
of Section 4.15(1)(a)(i) of the Envi5§nmental Planning and Assessment Act 1979].
%
2. The application fails to satisfy §&O(J:tion 19(2)(b) of the State Environmental Planning Policy
(Housing) 2021 with regarqbﬁo solar access [Pursuant to the provisions of Section
4.15(1)(a)(i) of the Environvr%@ental Planning and Assessment Act 1979].

Q
3. The application fails to s€tisfy Section 68(2)(d) of the State Environmental Planning Policy
(Housing) 2021 with regiard to communal open space [Pursuant to the provisions of Section
4.15(1)(a)(i) of the E@Y/ironmental Planning and Assessment Act 1979].

SNV
4. The application fé%lys to satisfy Section 68(2)(g) of the State Environmental Planning Policy
(Housing) 20%4? with regard to landscaping [Pursuant to the provisions of Section
4.15(1)(a)(i)0)@¥ the Environmental Planning and Assessment Act 1979].

5. The appjcation fails to satisfy Section 20(3) and Section 69(2)(f) of the State
Envirorgnental Planning Policy (Housing) 2021 with regard to design requirements
[Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and
Asgésment Act 1979].

6. She application fails to satisfy Section 69(2)(a)(ii) and Section 69(2)(b) of the State
\$Environmental Planning Policy (Housing) 2021 with regard to building setbacks and
& separation [Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental

/3(" Planning and Assessment Act 1979].
%

N

o
N
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7.

10.

11.

12.

13.

14.

15.

@
The proposed development fails to satisfy the relevant requirements of Clause 147&)(b)
of the State Environmental Planning Policy (Housing) 2021 with respect to the fofowing
parts of the Apartment Design Guide [Pursuant to the provisions of Section 4.15& (@)() of

the Environmental Planning and Assessment Act 1979]: §

a. Design criteria of objective 3F-1: Visual privacy; and &

b. Objectives of 3C-1 and 3C-2: Public domain interface; and &

c. Design criteria of objective 3E-1: Deep soil zones; and N4

d. Objectives of 3G-1 and 3G-2: Pedestrian access and entries; an§

e. Objectives of 3H-1: Vehicular Access; and CO‘?

f. Objectives of 4B: Cross ventilation; and

g. Design criteria of objective 4C-1 and objective 4C-2 and 4¢»3: Ceiling heights; and
h.

Design criteria of objective 4F-1 and objective 4F-2: Comgnon circulation and spaces
N

A
The application fails to satisfy Schedule 9 design principals for residential apartment
development of the State Environmental Planning Policy (ﬁousing) 2021 with regard public
and private interface [Pursuant to the provisionsqy%f Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Act 1979]. <

The application fails to satisfy Clause 2.3 of the gggrges River Local Environmental Plan
2021 relating to the ‘“Zone Objectives and Land YUse Table’ as the proposed development
type is not permitted within the R4 High Dens@Residential zone.

Q\
The application fails to satisfy Clause 4.349(#the Georges River Local Environmental Plan
2021 with regard to building height [Purs\ﬁant to the provisions of Section 4.15(1)(a)(i) of
the Environmental Planning and Asse ent Act 1979].
Q.~«
The application fails to satisfy Clau Q’4.4 of Georges River Local Environmental Plan 2021
with regard to floor space ratio [Jg,ursuant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and As§essment Act 1979].
NG
Q
The application fails to satisfy Clause 4.6 of Georges River Local Environmental Plan 2021
with regard to departureg#from development standards [Pursuant to the provisions of
Section 4.15(1)(a)(i) of te Environmental Planning and Assessment Act 1979].
%\
%
The application failaz% satisfy Clause 5.10 of Georges River Local Environmental Plan
2021 with regargivto heritage conservation [Pursuant to the provisions of Section
4.15(1)(a)(i) of th¢’ Environmental Planning and Assessment Act 1979].
Q_

The applicati@n fails to satisfy Clause 6.10 of the Georges River Local Environmental Plan
2021 with rggard to design excellence [Pursuant to the provisions of Section 4.15(1)(a)(i)
of the Eny@fonmental Planning and Assessment Act 1979].

&
The p%lication fails to satisfy Clause 6.11 of the Georges River Local Environmental Plan
202 with regard to Environmental sustainability [Pursuant to the provisions of Section
4@(1)(a)(i) of the Environmental Planning and Assessment Act 1979].
Q

i
16. <$The application fails to satisfy Clause 6.12 of the Georges River Local Environmental Plan

%
&

9

N

o
N

2021 with regard to landscaping [Pursuant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Act 1979].

4,
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Q_.

17.  The application fails to satisfy the provisions Part 3 of the Georges River Develogfﬁent
Control Plan 2021 with regard to general planning considerations [Pursy@nt to
S4.15(1)(a)(iii) of the Environmental Planning & Assessment Act 1979]. &

18.  The application fails to satisfy the provisions Part 6.3 of the Georges River ﬁvelopment
Control Plan 2021 with regard to the high density residential controlg/[Pursuant to
S4.15(1)(a)(iii) of the Environmental Planning & Assessment Act 1979].§</g>

19. The application fails to satisfy the provisions Part 10.1 of the Georgesﬁﬁiver Development
Control Plan 2021 with regard to the Kogarah North Precinct ¢®ntrols [Pursuant to
S4.15(1)(a)(iii) of the Environmental Planning & Assessment Actg@f/”m].

20. The proposed development is unsatisfactory, as insufficient infggmation has been provided
by the applicant to allow a proper and thorough assessment Qﬂhe impacts of the proposed
development and the suitability of the site for the deve|gpment [Pursuant to Sections
4.15(1)(a)(iv) of the Environmental Planning and Assess(gp%nt Act 1979]

21. The development is considered to result in the unordefly development of land [Pursuant to
Section 1.3(c) of the Environmental Planning & Assgssment Act 1979]; and

22. The site is considered unsuitable for the propos®d development [Pursuant to S4.15(1)(c)
of the Environmental Planning & Assessmentcﬁ\'ét 1979]; and

Q\

23.  For the reasons stated above, it is consig/éred that the development is not in the public
interest [Pursuant to S4.15(1)(e) of the Efvironmental Planning & Assessment Act 1979].

el

ATTACHMENTS &£

Attachment §1  Architectural Plans (OQV
Attachment §2 Assessment Reportg?
Attachment 83~ Clause 4.6 Variatjgh Request

S
QVV%
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SCHEDULE OF ACCOMMODATION

2-4 Gladstone St, Kogarah

[site Area (m?) | 807.80 m* ] CO-LIVING - COMMUNAL ROOMS
Area of rooms REQUIRED (SEPP 2021) Area of rooms PROVIDED
LANDSCAPING AND COMMUNAL OPEN SPACE On level 13 I ?
Areas REQUIRED Areas PROVIDED [Communal rooms area 2200m?  [On level 12 | TR0 m? | 203m?
g
Required Deep soil planting (DCP) 7% 56.5m® 58 m? On Ground level _| ‘gh“ m 1
On level 13 488 m? [ TN &
On level 12 23.1m?
Communal Open Space (SEPP) 20% 161.6 m* = |commercial (shop) - Total Area Provided | 58.5m?
0On Ground level 180.4 m No requirement
205 Total 2523 m? |commercial (sh%z,@ales Area Provided [ arsm
Soft Landscaping - - 182 m? 23%
AFFORDABLE HOUS|
TLOOR SPACE RATIO ] GFA of affordable housing REQUIRED | % of affordable housing PROVIDED (5 Units)
g
Max. FSR ALLOWED Total FSR PROVIDED Affordable Housing area (15%) esm || 2] 306.0m” 638.0m?
1 vell | 332.0m’ 1
FSR per LEP A
Including bonus (30%) Number ¢f Jpartments |
|2 bedroom apartment (double-storey) [ X7 3 [Total number of e
GROSS FLOOR AREA |3 bedroom apartment A 2 |apartments
Max. GFA ALLOWED (LEP) Total GFA PROVIDED
Excluding bonus 3723 i 4,230 m* C: king for Co-Living REQUIRED (DCP) ,QIVCAR S C: king PROVIDED
Including bonus (30%) 4,201 m? S S parking for Co-Living REQH (DCP) ar parking
Co-living - total parking required ,(’1
- (1 space / 5 rooms) S O basement 1 4
GFA Provided m2/ level # of levels Area per Level type
Level 13 136 m* 1 136 m? 2
eve "" . [Car parking for. REQUIRED (SEP!
Level 12 269 m 1 269m 2 Bedroom Unit (0.5 Parking Space) 15 On basement 1A 3
Levels 10-11 333m? 2 666 m* 3 Bedroom Unit (2x 1.0 Parking Space) </ 2
Levels 5-9 319 m? B 1,595 m? |Apartments - total parking required &2 4 20
Level 4 315 m? 1 315m? On basement 2 5
Level 3 315 m? 1 315 m? [Car parking for C: ial REQUIR ]
Level 2 306 m* 1 306 m? [Commercial - total parking req | a |
Levels 1 332m? 1 332m? (1 space per 40 m2) & On basement 2A 6
Ground Level (Communal rooms) 296 m? 1 296 m?
[ToTAL cAR PARKING Ri ED [ 2
BUILDING HEIGHT >
Max. HEIGHT ALLOWED Max. HEIGHT DESIGNED Acce€s\ple car parking REQUIRED ‘Accessible car parking PROVIDED @
Height per LEP 33.0m 429m [Accessible car @-ng - Residents on basement 1 2
Height incl. affordable housing bonus 20% 42.9m (at % of accessible rooms to all rooms) DZI‘:'
ccessible - - On basement 1A 2
M%E r parking - Commercial
CO-LIVING ROOMS O
yo BICYCLE AND MOTORBIKE PARKING —=
Level Type # of rooms Number of Levels |Number of rooms per Level Rooms Total Bicycle parking REQUIRED Bicycle parking PROVIDED .J
per Level (Type) Type [QiTcle parking - Co-living (SEPP 2021) . By,
Level 13 3 1 3 Q-adequa(e o
Bicycle parking - Apartments -
Level 12 s 1 © /{2\ yele pertine e 0n basement 3 30 30 <
Levels 10-11 1 2 22 Bicycle parking - Commercial (DCP) 2
Levels 5-9 10 5 50 8‘ 1 parking space for 5 related cars =
Level 4 10 1 10 101 L% TOTAL BICYCLE PARKING REQUIRED 1 =
Level 3 10 1 10 )
Level 2 0 1 0 Q.\ %
Levels 1 0 2 0 Q/
Ground Level (Communal rooms) 0 1 0 § parking REQUIRED parking PROVIDED es
Motorbike parking - Co-living (SEPP 2021) @
CO-LIVING - ACCESSIBLE ROOMS ~ . adequate - (On basement L & 1
Accessible rooms REQUIRED (NCC) Accessible rooms PROVIDED O,J M
on level 13 1 Motorbike parking - Apartments - On basement 1A 1 a
Required for 101 -125 units 6 On level 5 1 Motorbike parking - Commercial - On basement 2 1 ME
On level 4 2 §
Percentage of accessible rooms 5.94% On level 3 2 N TOTAL BICYCLE PARKING REQUIRED 0 On basement 2A 1 (@)
N
Q
SR e T e e wonars [Re Revision Descripion Chc | Date | Project < Tile Sk Dan
(CGRED N Ay FORM O 81 ANYHEANS WITHOUT THE WRITTEN PEassion | € |Design Development - For consultant's review (1st) 0170572025 . .
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Tim en: 14th May 2025, 12.07pm
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Gamera: Sony DSC-HX90

RAILWAY LANE

amera setting: focal lenght 24mm, /3.5, 1/1600 sec

% Stand point: as shown on diagram

§/ Height: 1.6m above footpath (at eye level)

§g- Direction: looking straight ahead towards the site
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Image data é/ //
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Time taken: 14th May 2025, 11.54am sg/ 4
Camera: Sony DSC-HX90 & {
Camera setting: focal lenght 24mm, /3.5, 1 /@0 sec ~_

Stand point: as shown on diagram A\

Height: 1.6m above footpath (at eye | )

Direction: looking towards Gladsto;
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Image data

Time taken: 14th May 2025, 12.00pm

Camera: Sony DSC-HX90 &
Camera sefting: focal lenght 24mm, f/tgl /2000 sec

Stand point: as shown on diagram A\

Height: 1.6m above footpath (olgé level)

Direction: looking straight chd}owcrds the site
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Im, data
taken: 14th May 2025, 12.06pm

Q/ Camera: Sony DSC-HX90

Camera setting: focal lenght 24mm, /5, 1/2000 sec
Stand point: as shown on diagram
Height: 1.6m above footpath (at eye level)

Direction: looking straight ahead towards the site
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Time taken: 14th May 2025, 11.50am

Camera: Sony DSC-HX90

Camera setting: focal lenght 35mm, f/4, 1/320 sec
Stand point: as shown on diagram

Height: 1.6m above footpath (at eye level)

Direction: looking straight ahead towards the site
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Georges River Local Planning Panel Meeting CO\/‘& IL

&
Georges River Council acknowledges the Bidjigal people of the Eora Nation, who are tlrg,zT raditional
Custodians of all lands, waters and sky in the Georges River area. Council recognises Aborigé%a and Torres
Strait Islander peoples as an integral part of the Georges River community and values their spctal and cultural
contributions. We pay our respect to their Elders past and present and extend that respegdio all Aboriginal
and Torres Strait Islander peoples who live work and meet on these lands.

&

Introduction ,{f"
A
Application Number DA2025/0443 >
J
PAN PAN-574156 cf)o
Description Demolition works and construction of 14 stor&y/’ mixed use development comprising
P in-fill affordable shop-top housing (5 units), &shop and co-living housing (101 rooms)
Address 2-4 Gladstone Street KOGARAH NS 217 & 10 Gladstone Street KOGARAH
NSW 2217
Lot 80 Sec A DP 1397 & Lot 81 SeQ"A DP 1397 & Lot 78 Sec A DP 1397 & Lot 79
Lot/ DP
Sec A DP 1397 ?\'/
Applicant Cindy Park N
Owner(s) Victor Street Pty Ltd éf
Responsible Officer Sophie Griffiths A
&
Rqummendation
Summary The development has been@%sessed having regards to the Matters for Consideration under

Section 4.15(1) of the En(\gponmental Planning and Assessment Act 1979.

The assessment reco@n((/ends that Georges River Local Planning Panel as the Consent
Refusal Authority in accordan& with Section 4.16 (1)(b) Environmental Planning & Assessment Act
1979, refuse to the Igévelopment Application due to the reasons discussed within this report.

4
&

Proposal
Car Parking %%\ 20 Parking Spaces.
Demolition Q All structures to be removed as detailed in demolition plan.
v
Estimated Developm@YCost $14,353,578.00
~
Q- The maximum permitted floor space ratio under the Georges River Local
i" Environmental Plan 2021 is 4:1.
o
12} Section 12A(2) states the following:
ﬁ/ (2) If the development proposes to use the additional floor space ratio
FSR éf/ permitted under more than one relevant provision, the maximum floor space
& ratio must not exceed 130% of the maximum permissible floor space ratio
,Qz‘ for the development on the land.
6 Pursuant to Section 16 of Housing SEPP, the proposal seeks to apply an infill
S\ affordable housing bonus of 15%, which permits an additional floor space ratio bonus
Cﬁ of up to 30%. This results in a bonus floor space ratio of 5.2:1.
$<<9
&
&
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>
2
%
Proposal \{3'

N

The submitted floor space calculations indicate a non-compliancggyith the maximum
permissible gross floor area, noting that a floor space ratio @24:1 is proposed,
which exceeds the maximum allowable FSR of 5.2:1.

No Clause 4.6 variation request in relation to the Flog/Space Ratio has been
N

provided.
A
Land Use Shop Top Housing >
N
Maximum Height of Building 42.8m 0{)0
Number of Units e 101 Co-Living Rooms \(/‘?

e 3 xtwo bedrooms and 2 x three be&room in-fill affordable rooms.
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Assessment - Section 4.15 Evaluation >
&
The Provisions of any applicable Act 8(5(?

Water Management Act 2000 &

Developments are required to obtain approvals by Water NSW under the Water Managemenff@ct 2000 for the following
three (3) scenarios: N
89.  Water use approvals: confers a right on the holder to use water for a particular purgose at a particular location.
90. Water management works approvals: Applies to three (3) kinds of works:
2. Water supply: work for the purpose of taking water from a water sourceMor the purpose of capturing or
storing water, for the purpose of conveying water to the point where & is to be used, for the purpose of
diverting the flow of water from a water source or impounding water a source.

3. Drainage: work for the purpose of draining water from land (such ag’¥ pump, pipe or channel) but is not for
sewerage work. Q
4. Flood works: work within the vicinity of a river or in a floodplain@ﬂich is likely to influence the flow of water

or the distribution of floodwaters.
91.  Activity approvals: Applies to two (kinds of works):
2. Controlled activity approval: erection of a building or carpig out of works, the removal of material by way
of excavation or otherwise, the depositing of material on Jand or the carrying out of other activity that affects
the quantity or flow of water in a water source on wate| t land.

3. Aquifer interference approval: the penetration of arQquifer, the interference with water in an aquifer, the
obstruction of flow of water in an aquifer, the takin 'water from an aquifer or disposal of water taken from
an aquifer.

Is an activity approval requil;e:ég Y N
Has a geotechnical report been provided which notes th esence of groundwater on site? X O
Is there a basement or a pool proposed? Q$ X O
Is it expected that dewatering would be required d&ing construction? O
&

& N

Is a WaterNSW referral required? §\
oo X O

Q’
Referral Date: 14.10.2025 §

Response: A response was provig?on 12 February 2026, by WaterNSW, which requested the following:

1. Confirmation of the p, \osed basement construction design, being either tanked (fully watertight) or drained
(requiring permanen&ongoing dewatering).

2. Ifatanked baseméﬁfdesign is proposed, the following information is requested.

i.aVolume of water to be extracted annually if available.
i Duration of the water take for dewatering if available.
.  Method of measuring the water take and recording.

3. Ifa drainﬁasement design is proposed, WaterNSW and the NSW Department of Climate Change,Energy,
the Envir: ent and Water (DCCEEW) will require additional modelled data to support a hydrogeological
review @xd assessment. The Geotechnical report (or equivalent) will need to be updated accordingly and satisfy
requj@ments detailed in the Minimum requirements for building site groundwater investigations and reporting.

r information can also be found at https://www.industry.nsw.gov.au/water/science/groundwater/aquifer-

erence-activities.

No re§§9nse was provided by the Applicant in relation to the above.
N
Org April 2026 the below was issued by WaterNSW:
no response to this request has been received to date, WaterNSW wishes to advise of our intention to refuse General

erms of Approval (GTA). Should the requested information not be supplied within 14 days of the date of this letter
(insert date), WaterNSW will be required to formally refuse GTA’s within the Planning Portal.
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The Provision of any Applicable State Environmental Planning Policy (SEPPs) ol
Environmental Planning Policies %Q- N
SEPP (Biodiversity Conservation) 2021 (éé O
SEPP (Housing) 2021 é/ X O
SEPP (Resilience and Hazards) 2021 &&2(4/ X O
SEPP (Sustainable Buildings) 2022 A\O} X O
SEPP (Transport and Infrastructure) 2021 0{)0 X O
Georges River Local Environmental Plan 2021 Q\(’(? X O

Compliance with the identified applicable State Environmental PlanninggPolicies (SEPP) is detailed below.
SEPP (Biodiversity and Consepgation) 2021

Chapter 2

Chapter 2 of SEPP (Biodiversity) aims to protect the biodiversity val@®s of trees and other vegetation in non-rural areas of
the State, and to preserve the amenity of non-rural areas of the Staf@through the preservation of trees and other vegetation.
Chapter 2 applies to the whole of Georges River Council, includi(& the subject development site.

&
Part 2.3 of SEPP (Biodiversity) requires a permit for the remm}i\al of any of the following types of vegetation in accordance
with Council’s DCP as follows: 8.

. Works to any part of a tree (above or below ground) that meets the definition of a tree (height = 3m, diameter =
100mm at ground level, or branch spread 2 3n1$'fmless the works are listed as exempt in Appendix 8.
o Removal of dead, dying, or hazardous s, unless exempt.

Pruning of live canopy or roots, includilg selective pruning near structures.

Installation of root barriers.

Tree removal for construction or sgtctural conflict, where no feasible alternatives exist.

Works on heritage-listed trees roperties, including those on the Significant Tree Register.

Tree works on land with threaé?eod ecological communities or native fauna habitat.

Any tree works associated with"development activity.

Works within 5m of a tree t&ghk or Tree Protection Zone (TPZ), requiring an Arboriculture Impact Assessment.

Any works to trees on p| land, unless exempt under Appendix 8 or carried out by authorised persons.

O 0O 0 OO0 OO0 O

Trees located within 3m of the exé?nal wall of an approved dwelling, not including a secondary dwelling are exempt from
protection as well as any treesgerenced in Appendix 8 of Council’s DCP.

NV

SEPP (Biodiversity and Conservation) 2021 Chapter 2

Assessment
~

Complies QL

The proposed veg&ation removal has been assessed against the provisions of Chapter 2 of SEPP (Biodiversity and
Conservation) 2§21. The vegetation identified for removal is not exempt under GRDCP 2021 and therefore requires
consideration gnder SEPP (Biodiversity). The application complies with Section 2.6, as the clearing will be authorised
through con ns of consent issued by Council and does not exceed the biodiversity offsets scheme threshold. The works
are not locgted on biodiversity certified land. Accordingly, the development complies with the relevant provisions of Chapter
2 of the P.

&
Qs
N
& SEPP (Biodiversity and Conservation) 2021 Chapter 6
Intro
A

hapter 6 of SEPP (Biodiversity) applies to all development on land in a regulated catchment. The following parts of
Georges River Council fall within the regulated catchment of the Georges River:
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o &
Q\'

Kingsgrove

State Environmental Planni
<
The subject development site falls ou?é the regulated catchment and accordingly Chapter 6 of SEPP (Biodiversity)

&
?%olicy (Biodiversity and Conservation) 2021 Chapter 6
Not Applicable

does not apply to this application.

> SEPP (HOUSING) 2021
§ CHAPTER 2 AFFORDABLE HOUSING
QY DIVISION 1 - IN-FILL AFFORDABLE HOUSING
&
Standard v Proposed Compliance
Q_

1) The maximumﬁéor space ratio for development that The maximum permitted floor space ratio [J Yes

includes resi@ential development to which this under the Georges River Local o\

division lies is the maximum permissible floor Environmental Plan 2021 is 4:1.

space f@fio for the development on the land plus an Pursuant to Section 16 of Housing SEPP
additignal floor space ratio of up to 30%, based on the proposal seeks to apply an in-fill
thgminimum affordable housing component affordable housing bonus of 15%, which

#diculated in accordance with subsection (2). permits an additional floor space ratio
bonus of up to 30%. This results in a

2)6"I'he minimum affordable housing component, which  bonus floor space ratio of 5.2:1.

B must be at least 10%, is calculated as follows—
<59 The submitted floor space calculations

indicate a non-compliance with the
maximum permissible gross floor area,
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affordable housing component = additional floor space 1atio _ o
= (asa percantags)

3) If the development includes residential flat buildings
or shop top housing, the maximum building height for
a building used for residential flat buildings or shop
top housing is the maximum permissible building
height for the development on the land plus an
additional building height that is the same percentage
as the additional floor space ratio permitted under
subsection (1).

<
g
Q@
&
9
&
&

noting that a floor space ratio of 5.24:1 is
proposed, which exceeds the maximum
allowable FSR of 5.2:1.

&
No Clause 4.6 variation request g

relation to the Floor Space Ratio {#s
been provided. %
&

The maximum building heightundercl 4.3 [0 Yes
of GRLEP 2021 is 33m, wm}h with a No
height bonus of 30% wduld be a
maximum building heightéf/42.9m.

The RFB componentj‘%f the building
requires an additional6.2m in height (the
two apartment fl are 3.1m Floor —
Floor (F-F)). e bonus provision is
invoked, but an 18% increase in the
maximum bulding height is needed for
the two SYditonal RFB floors. The
remainir@bonus height (3.6m) (proposed
build&gg height 42.8m — 33m) is not used
for the RFB component but for co-living

ing. The concern is that, part of the

(gbuilding height bonus that applies only to

a RFB has been transferred to another
land use to which the height bonus does
not apply.

At 42.8m high, the building is 3.6m over
the maximum building height allowable
under section 16(3) of SEPP Housing.

N
SECION 19 NON-DISCREIﬁNARY DEVELOPMENT STANDARDS - THE ACT s.4.15

Standard 0’

1) The following are non-discretior%ry development
standards in relation to the r ential development
to which this division appl@—

<

N
(a) a minimum site area of250m2,

v
(b) a minimum Iandsceég(] area that is the lesser of—
(i) 35m2 per dweling, or
(ii) 30% of thge area,

&
£

(e) thﬁollowing number of parking spaces for dwellings
used’fer affordable housing—
(ff(i) for each dwelling containing 1 bedroom—at least

§ 0.4 parking spaces,

(i) for each dwelling containing 2 bedrooms—at
least 0.5 parking spaces,

Proposed Compliance

O Yes
No relates only
to landscaping and

Sit 807 8m? car parking control.
ite area: .8m

Five dwellings require a minimum
landscaped area of 35m?2 per dwelling
being a total of 175m2. This is the lesser
of 30% of the site area, which would
require landscaped area of 242.34m?

161.2m?2 provided.

25 spaces required, but only 20
provided.
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(iii) for each dwelling containing at least 3 (8‘
bedrooms— at least 1 parking space, @4
(f) the following number of parking spaces for dwellings &
not used for affordable housing— (?/
(i) for each dwelling containing 1 bedroom—at least é/
0.5 parking spaces, &
(ii) for each dwelling containing 2 bedrooms—at &2\
least 1 parking space, A
(iii) for each dwelling containing at least 3 \"}
bedrooms—at least 1.5 parking spaces, Q/A
(g) the minimum internal area, if any, specified in the Noted. Complies. (3@
Apartment Design Guide for the type of residential QY
development, $
2) Subsection (2)(c) and (d) do not apply to Noted.
development to which Chapter 4 applies.
SECTION 20 DESIGN REQLQREMENTS
Standard Propoigg} Compliance
3) Development consent must not be granted to Th sign of the development is not 0 Yes
development under this division unless the consent  cgl$istent with the expected future X No
authority has considered whether the design of the (gjesired character of the area.
residential development is compatible with— &
(a) the desirable elements of the character of th
local area, or &

(b) for precincts undergoing transition—the Qgéired
future character of the precinct. %)

9
Chapter 4 - State Environmental Planni@Dolicy (Housing) 2021 applies to the assessment of DAs for residential

flat developments of three (3) or more &toreys in height and containing at least four (4) dwellings.
N

Clause 147 of Chapter 4 of Sta nvironmental Planning Policy (Housing) 2021 requires that the consent
authority take into consideration ffie following as part of the determination of DAs to which applies:

(a) the quality of the de%ﬁ?h of the development, evaluated in accordance with the design principles for
residential apartmen{evelopment set out in Schedule 9,

(b)  the Apartment Des@n Guide,

(c) any advice recejw¥d from a design review panel within 14 days after the consent authority referred the
development a\/ ication or modification application to the panel.

Q_
The table below aﬁ‘éesses the proposal against the provisions outlined in the Apartment Design Code.

o
Standard (/9 Proposal Complies
Qc-é/ 3C- Visual Privacy
3¢ é/ The proposal is inconsistent with ADG No

Objectiye
Tran&ition between private and public domain is achieved
w@out compromising safety and security.
3C-2
bjective
Amenity of the public domain is retained and enhanced.
3E — Deep Soil Zones

Objectives 3C-1 and 3C-2.
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3E1

Objective

Deep soil zones provide areas on the site that allow for and
support healthy plant and tree growth. They improve
residential amenity and promote management of water and
air quality
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There is no COS defined for exclusive Ngg-

use of the RRB residents.

Q\'

&
Design Criteria ’Qz\
650m? — 1500m? = 3m minimum dimension \&
7% deep soil zone (% of site area) A\OJ
3G - Pedestrian Access and Entries &
gs‘ijlz:;th:tﬁel and pedestrian access connects to and The location of the((ffts and fift lobby e
9 . P ) between the 2 fireairs is inconsistent
addresses the public domaln with ADG Objecdive 3G-2. The lift lobby
Objective 3G-2 is not clearlyNisible from the public
Access, entries and pathways are accessible and easy to domain ang3dmmunal spaces.
identify
The proposed building entryis not
clearly Xidentifiable and not consistent
wit DG Objective 3G-1 —Building
egdlrtes and pedestrian access connects
49 and addresses the public domain.
K
3H- Vehi@rlar Access
3H-1 « _ No
Objective o Thg proposed .vehlcular access off
) . . . Railway Lane is located at the NE
Vehicle a.ct?es's p0|nt§ are designed and Ic?cated Q@ hleve boundary and not integrated with the
safety, minimise conflicts between pedestrians aon)ﬁ vehicles building's overall fagade.  This is
and create high quality streetscapes & inconsistent with ADG Objective 3H-1.
\% The vehicular entry disrupts and
\? dominates the streetscape especially
Y ) ;
- given the corner location.  The Om
%‘/ setback to the NE to the driveway
Q further exacerbates the dominance of
éa the vehicular access given the lack of
%\ opportunity to incorporate any deep soil
?% planting / landscaping.
Q\/
v 3F- Visual Privacy
3F-1 (5Y The proposal does not provide for No
Objective h adequate building separation distances

Q_

Adequate buildi@/ separation distances are shared
equitably betw@en neighbouring sites, to achieve
reasonable lggels of external and internal visual privacy

Design eria
1. Separation between windows of habitable rooms and

balcp@‘es is provided to ensure visual privacy is achieved.

ﬁmum required separation distances from buildings to the
éside and rear boundaries are as follows:

$Q9 Up to 12m (4 storeys)
@

as nominated within this control.
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Habitable and balconies - 6m
Non-habitable — 3m

Up to 25m (5-8 storeys)
Habitable and balconies — 9m
Non-habitable — 4.5m

Over 25m (9+ storeys)
Habitable and balconies — 12m
Non-habitable — 6m

4A- Solar and daylight access

4A-1

Objective

To optimise the number of apartments receiving sunlight to
habitable rooms, primary windows and private open space

Design Criteria

Living rooms and private open spaces of at least 70% of
apartments in a building receive a minimum of 2 hours direct
sunlight between 9am and 3pm at mid-winter in the Sydney
Metropolitan Area

no direct sunlight between 9am and 3pm in midwinter.

The proposal doe
adequate solar
within this contgL

ot provide for
ss as nominated

Ovy

N

&

&

A maximum of 15% of apartments in a building may receive™>

4C - Ce<ﬁing Heights

4C -1
Design Criteria Q
3.3m for ground and first floor to promote futurecexibility of
use Qc,o
I
N

N

g
&
g

The Ground Floor and Level 1 ceiling
heights does not comply with the ADG
Objectives 4C-1, 4C-2 and 4C-3, and
not supported.

42 Common circulation and spaces

4F-1 o
Objective Q§

Common circulation spaces acifigve good amenity and
properly service the number oféo rtments

Design Criteria

1. The maximumamnumber of apartments off a
circulation cogy/on a single level is eight

2. For buildggs\{)f 10 storeys and over, the maximum

42\'v~

number partments sharing a single lift is 40
Q\_
4F-2 )
Objective
Commo ‘culation spaces promote safety and provide for

sociali&/ raction between residents
&

&

A

&

The ground floor communal circulation
is convoluted with blank wall and
electrical cupboards at the building
entry and the lift located behind the fire
stairs linked with a 1m wide corridor

The communal circulation space does
not promote safety or provide
opportunity for social interaction. This is
inconsistent with ADG Objective 4F-2.

No

No

No
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 (8'
CHAPTER 3 DIVERSE HOUSING Q\-A

PART 3 — CO-LIVING HOUSING
géompliance
N N/A

Development for the purposes of co-living housing may be carried out with consent onQ;md in a zone in which
development for the purposes of co-living housing, residential flat buildings or shop4op housing is permitted
under another environmental planning instrument. The subject development is @uated within an R4 High
Density Residential Zone, resulting in the permissibility of the proposed developmient.

The following are non-discretionary development sta@erds in N
relation to development for the purposes of co-living hoqgi"ng—

N/
The maximum p ffnitted  floor
space ratio undessthe Georges
River Local Epgfonmental Plan

(a) for development in a zone 2021 is 4:1.

in which residential flat

buildings are permitted— Pursuant t@gection 16 of Housing
a floor space ratio that is  SEPP, tigp proposal seeks to apply
not more than— an in-fill affordable housing bonus

(i) the . maximum e g , which permits an additional
permissible floor f . p
space rato  for IQor spa}ce ratio _bonus of up to
residential %. This results in a bonus floor
accommodation ong..space ratio of 5.2:1.
the land, and

(i) an additional 10%®f The submitted floor space
the —  maxium g0 jations indicate a
permissible ¢ floor . . .

68 Non- space ratiof the non-compliance with the maximum

discretionary additionaI% floor Permissible gross floor area, noting
development space ig used only that a floor space ratio of 5.24:1 is
standards— for theX¥purposes of proposed, which exceeds the

co-livigfg housing, maximum allowable FSR of 5.2:1.

the Act, s 4.15 - .
No Clause 4.6 variation request in
%%\ relation to the Floor Space Ratio

N has been provided.

(b) for” co-living  housing
6}‘ontaining 6 private
v

Q (i) a total of at least

§/ 30m2 of communal 101 rooms  proposed.  Not
Q living area, and applicable.
7

(i) minimum
ég/ dimensions of 3m for
é, each communal
living area,

*Zg/ c) for  co-livin housin
~ © co-living USING " 220m2 of communal living area
(3 containing more than 6

private rooms— required based, noting that
ng (i) a total of at least proposal seeks consent for 101
30m? of communal rooms.

Q? living area plus at
ES least a further 2m2
@

g& 11
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 (8'
CHAPTER 3 DIVERSE HOUSING \A
PART 3 — CO-LIVING HOUSING <

géompliance
é/ N N/A

for each private room 220.34m?2 of communal living areg,,
in excess of 6 private  proposed. ,Qz‘
__ rooms, and \&
(i) mﬁg::’gns of 3m for To note, the inclusionxg% a
each communal communal living a at
living area, ground-floor level res@S in the
proposal being inconsfstent with a
shop-top housing elopment, as
the ground flooss required to
comprise compggfcial development
only.
20% of the@% area = 161.56m?
(d) communal open >
spaces— The rﬁ%posal fails to provide
(i) with atotal area of at g, f¥nt communal open space,
least 20% of the site : . -
area, and ngiing that the areas |der1t|f|ed as
(i) each with minimum g6mmunal open space fail to meet
dimensions of 3m, ,&the minimum dimension of 3m
Q§ throughout.

12 0.2 x 101 =20.2 spaces.
(e) unless a @vant
planning i?rument In addition to the required 20

specifies ay’ lower Ki : f ~
mUmber—— parking spaces required for co

(i) for deﬁ)pment on living, 4 parking spaces are
land @%an accessible required in accordance with the

ar@?—o.z parking ADG for the RFB dwellings, along

ces for each with additional commercial parking
ivate room, or
(iQvotherwise—0.5 spaces.
~ Pparking spaces for
each private room, The  proposal provides 20

basement parking spaces.

v
i{%‘) for development on land
Q& in Zone R2 Low Density
Residential or Zone R3

7
(g/ Medium Density
& Residential—the ~  Not Applicable
minimum landscaping
& requirements for multi
~ dwelling housing under a
& relevant planning
A instrument,
<59 (g) for development on land 10% of the Site or 80.78m2 in
Q? in Zone R4 High Density accordance with the GRLEP 2021.
$ Residential—the
Q/é?
o )
8

12

RN
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 (8'
CHAPTER 3 DIVERSE HOUSING \A
PART 3 — CO-LIVING HOUSING <
géompliance
é/ N N/A
minimum landscaping 161m2 is provided. &
requirements for &L
residential flat buildings A
under a relevant planning >
instrument. J

Development consent must not be granted for developme§/( for the
purposes of co-living housing unless the consent\/ thority is
satisfied that— $Q

(a) each private room has a
floor area, excluding an
area, if any, used for the

purposes of  private
kitchen or bathroom Achieved. ch room is provided

facilities, that is not more with a midimum area of 16m2 of
than 25m2 and not less g, sd8ce excluding the areas

than—
(i)anfor a private room usedj@for the purpose of private

intended to be used kigfw\en or bathroom facilities.
by a single
occupant—12m2, or
(i) otherwise—16m?, (%
and Q
(b) the minimum lot szeﬁor
the co-living hou is
69(1) not less than—

(i) for develggﬁent on
Standards for land in Zone R2 Low N

co-living Densit Complies.
housing Re5| tial—600m2,

(i) development on
% land—800m?,

I\ nd
(c) for development on land
Zone R2 Low Density
< Residential or an
ig- equivalent land use zone,
N the co-living housing—
< (i) will not contain more
9 than 12  private
(g/ rooms, and
(i) will be in an
& accessible area, and
X - . .
K (d) the co-living housing will
& contain an appropriate A small room for the manager is

A workspace for the shown in the Ground Floor

ng manager, either within the |
communal living area or communal room.

in a separate space, and

Not applicable

g& 13
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021

CHAPTER 3 DIVERSE HOUSING
PART 3 — CO-LIVING HOUSING

69(2)

Standards for

&

co-living
housin%

N

(e) for co-living housing on
land in a business zone—
no part of the ground floor
of the co-living housing
that fronts a street will be

used for residential
purposes unless another
environmental planning
instrument permits the
use, and

(f) adequate bathroom,
laundry and  kitchen
facilities will be available
within the co-living

housing for the use of
each occupant, and

(g) each private room will be
used by no more than 2
occupants, and

(h) the co-living housing wiﬁ‘/

include adequate bicyg¥e
and motorcycle pz?oching
spaces. é(/

&
N
A
>
Not applicable. é)(/
&
Q

&

Each room ﬁ;vided with a

private batvoom, kitchen and

Iaundry.Q\O
The groposed rooms are to be

limifed to a maximum of 2
upants. Conditions of consent to
apply, subject to approval.

Thirty (30) bicycle spaces and one
(1) motorcycle spaces.

Development consiu)g‘;* must not be granted for development for the
purposes of co-f¥ing housing unless the consent authority

considers whetkgf—

(a) the front,Q8ide and rear
setbackgfor the co-living
housigg are not less

tha&%

(ixvor development on

« landin Zone R2 Low
Density Residential

~ or Zone R3 Medium
Density
Residential—the
minimum setback
requirements for
multi dwelling
housing under a
relevant planning

instrument, or
for development on
land in Zone R4 High

(ii)

Density
Residential—the
minimum setback

requirements for

The proposal fails to meet the
setback requirements of Part 6.3.3
of GRDCP 2021.

géompliance
N N/A

14

RN
Page 151 (9&
N

N

LPP020-26 Attachment 2



Georges River Local Planning Panel Meeting - 7 May 2026

Georges River Local Planning Panel Meeting

STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021
CHAPTER 3 DIVERSE HOUSING

PART 3 — CO-LIVING HOUSING

residential flat
buildings under a
relevant planning
instrument, and

(b) if the co-living housing
has at least 3 storeys—
the building will comply
with the minimum
building separation

>
Design Criteria in 3F-1 Nisual
Privacy of the Apartm Design
Guide prescribes & minimum
separation distancesdothe side and
rear boundaries of 6m  from
habitable rooms¢ghd balconies and
3m from non-<Qabitable rooms for
the first 4 stapeys. From 5-8 storeys,
9m of segaration is required from
habitab, <<rooms and balconies and

4.5m4f;om non-habitable rooms to

the/gfie and rear boundaries. From
98'12m of separation is required

distances specified in the ffom habitable rooms and balconies

Apartment Design Guide

and
QV‘

9
&
Y
&

&
&

S
(c) atd&st 3 hours of direct
lar access will be
rovided between 9am
< and 3pm at mid-winter in
Q- atleast 1 communal living
\i" area, and
< (f) the design of the building
7 will be compatible with—
Qé%/ (i) the desirable
elements of the
& character of the local
O
N area, or
6 (i) for precincts
undergoing
ng transition—the
desired future
character of the

Q
$Q/ precinct.
@

&and 6m from non-habitable rooms.

The 13 storey built form will
significantly alter the visual setting
and context of the heritage item.
For the RFB component, the
proposed 2.7m and 6m setback for
the lower three storeys and 6m for
the 4th storey and above for the co-
living component is considered
inadequate.

Complies.

The proposal does not demonstrate
design excellence and fails to
achieve compatibility with the
desirable elements of the existing
character of the local area.

N/A
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 (g'
CHAPTER 3 DIVERSE HOUSING Q\-A

PART 3 — CO-LIVING HOUSING
géompliance
é/ N N/A

Development consent must not be granted for the subdivision of 0(32;‘,

living housing into separate lots. AN
0}&
SEPP (Resilience and Hazards) 2021 >
Chapter 4 Remediation of land o()(’

Chapter 4, Section 4.6 requires a consent authority to consider whether the land ig\gﬂaminated prior to granting consent
to the carrying out of any development on that land. Should the land be contaminated, the consent authority must be
satisfied that the land is suitable in a contaminated state for the proposed . If the land requires remediation to be
undertaken to make it suitable for the proposed use, the consent authority m e satisfied that the land will be remediated
before the land is used for that purpose.

. The subject site is zoned R4 High Density Residential.

. A site inspection reveals the site does not have an obvious h&%/ry of a previous land use that may have caused
contamination. N

. Historic aerial photographs do not indicate an obvious 8gtory of a previous land use that may have caused
contamination.

. A search of Council records did not include any referen/ié{(o contamination on site or uses on the site that may have
caused contamination.

. The Statement of Environmental Effects states that Q&' property is not contaminated.

The subject site is not contaminated. Pon
Q@
The subject site is suitable for the proposed land LQ%'.
&
SEPIﬁlstainable Buildings) 2022
> Intro

SEPP (Sustainable Buildings) 2022 air@/to encourage the design and delivery of sustainable buildings, ensure consistent
assessment of sustainability in buildigs, minimise the consumption of energy, reduce greenhouse gas emissions,
minimise the consumption of mainRsupplied potable water and to ensure good thermal performance of buildings. The
SEPP sets standards for BASIX ings, which are defined as developments which include at least 1 dwelling (excluding
boarding houses, hostels and <3 iving housing which accommodate more than 12 residents or have a gross floor area
exceeding 300m2. S

N
Schedule 1 of the SEPP s\e/t% out standards which apply to the erection of a new BASIX building.
Schedule 2 of the SEPESZ;ts out standards which apply to alterations to a BASIX building with construction costs in excess
of $50,000.00 as wegéﬁ to the construction of a swimming pool, spa or combination thereof which serve a single dwelling

and which have a acity of 40,000L or more.

N
Note: if a swim <?ﬁg pool and spa are to be constructed as part of the same application as alterations to a dwelling which
exceed $50, .00 in construction costs, then BASIX requirements adhere to the pool regardless of volume.

Note: stag@dards may not apply to heritage items or an item in a heritage conservation area where the Planning Secretary
is satisfied the development is not capable of achieving compliance.
~ SEPP (Sustainable Buildings) 2022
éf Assessment
rtificate Number: 1810259M
Certificate Date: 27 August 2025

16
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The application has been assessed against the relevant provisions of SEPP (Sustainable Buildings) 2021.

The proposal complies with the objectives of the EPI.

SEPP (Transport and Infrastructure) 2021

Division 5 Electricity transmission or distribution
Subdivision 2 — Development likely to affect an electricity transmission or distribution netféOrk
(Ausgrid) N

This section applies to development or modification applications which include:
Penetration of ground within 2 metres of an underground power line

Works within 10 metres of any part of an electricity tower
Works immediately adjacent to a substation

Works immediately adjacent to an electricity easement
Works within 5m of an overhead power line

Installation of a pool within 30 metres of supporting overhead electricity@nsmission lines or
within 5 metres of overhead power lines

2.48(2)(a)

2.48(2)(b)

Division 15 Railways

Subdivision 2 Development in or adjacent to rail cok

Written notice to the electrical supply
authority has been carried out.

Any response to the above has been
considered.

notification and other requirements

2.98 Development adjacent to rail corridors

This section applies to development on land that is ad

2.98(2)(a)

2.98(2)(b)

ped
QQ/
Council must notify the ra&%‘uthority.

Council must take int%’z%nsideration
any response given. <&
N

&

A
>

&
2
Q\(’X

Notified.

Co?(\cﬁfons of consent imposed.

&

ors and interim rail corridors—

i?_gent to a rail corridor.

Notified.

Conditions of consent imposed.

X

The application has been assessed again%%ﬁe relevant provisions of SEPP (Transport and Infrastructure) 2021.

The proposal complies with the objectiwé

A

&

&Q
$
&

&

nd controls of the EPI.

Geop%s River Local Environmental Plan 2021

A

Section Text
N
z 2'.2 Re%r to LEP map.
oning §,
v R4
§3‘ « To provide for the housing
needs of the community within a
Q high density residential
9 environment.
2. * To provide a variety of housing
Zone ctives types within a high density
residential environment.
& *  To encourage development that
/Qb maximises  public  transport
6 patronage and promotes
walking and cycling.
27 The demolition of a building requires
Demolition development consent.

Comment

R4 High Density

The proposal seeks development
consent for a shop top housing
development, which is a permissible
land use in the zone. Although, the
substantive use of the Ground Floor
is a combination of commercial, co-
living housing and services for the co-
living housing and the residential
apartments above.

The configuration of the proposal
does meet the definition of shop
top housing.

Demolition plan provided.

RN
Page 154 (9&
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N

EIEVORGES
co,&u_
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N N/A
O O
O O
N N/A
O O
O O
N N/A
O O
O
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&
Georges River Local Environmental Plan 2021 \{3'
N
Section Text Comment (/)ﬁ- N N/A
Standard: 33m Cg/
&
&
Proposed: 0}/\

cl 4.3 of GRLEP 20 33m, which
with a height bonu% 30% would be
a maximum bU|Id|ﬁg height of 42.9m.

N
The maximum buildin% f%ight under

The RFB col nent of the building
(@) to ensure that buildings are requires angdditional 6.2m in height
compatible with the height, bulk (the two rtment floors are 3.1m

and scale of the existing and _ -~
desired future character of the Floo'r. .I(?or (F-F). The bonl:s
43 locality, provi is invoked, but only an 18% - -
Height of Buildings  (b) to minimise the impact of incgpase in the maximum building =

overshadowing, visual impact, hé’g t is needed for the two RFB
disruption of views and loss of ¢floors. The remaining bonus height
privacy on adjoining propertie®(3.6m) (proposed building height
and open space areas, 8‘ 42.8m —33m) is not used for the RFB
component but for co-living housing.

Q> Putting it another way, part of the
& building height bonus that applies
only to a RFB has been transferred to
cg) another land use to which the height
é<’ bonus does not apply.

N
\’? At 42.8m high, the building is 3.6m
@ over the maximum building height
g allowable under section 16(3) of
Q SEPP Housing.

3
S Standard: 4:1
42\'v~
Proposed:

6Y The maximum permitted floor space
v ratio under the Georges River Local
ig- Environmental Plan 2021 is 4:1.

& To ensure that buildings are Pursuant to Section 16 of Housing
4.4&{-’, compatible with the bulk and scale of SEPP, the proposal seeks to apply

Floor spaé ratio  the existing and desired future an in-fill affordable housing bonus of u X U

character of the locality, 15%, which permits an additional

Cg/ floor space ratio bonus of up to 30%.
& This results in a bonus floor space
A~ ratio of 5.2:1.

A The submitted floor space
§ calculations indicate a
non-compliance with the maximum

permissible gross floor area, noting

g& 18
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Section

4.5
Calculation of floor
space ratio and site

area

4.6
Exceptions to
development

standards

5.10
Heritage conservation

6.2
Earthworks ig-

Q}
&
y:

,QZ(‘/ 6.3

Stormwater
6 management
A

S

@ Airspace operations

$
>

Georges River Local Environmental Plan 2021

Text

To set out rules for the calculation of
the site area of development for the
purpose of applying permitted floor
space ratios

(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 particular
circumstances.

Comment

that a floor space ratio of 5.24:1 i

proposed, which exceeds

maximum allowable FSR of 5.2:2(./
Q

No Clause 4.6 variation request in
relation to the Floor Space@{atio has
been provided. RN

&
The application has een assessed
in accordance witQ e provisions of

this section.

No Clayse 4.6 Variation Request
provig}e R

N

&

/{gfhe proposed development would

&

&
Q&

To conserve the environmgntal and
cultural heritage of the Gegrges River
local government ar€g, including
heritage items, con ation areas,
archaeological sitegy and Aboriginal
places of signific§e.

g
&

N
S

<2\’v
ensure that earthworks for which
'evelopment consent is required will

~vnot have a detrimental impact on

environmental functions and
processes, neighbouring  uses,
cultural or heritage items or features
of the surrounding land

To minimise the impacts of urban
stormwater on land to which this Plan
applies and on adjoining properties,
native bushland and receiving waters

To ensure the safe and uninterrupted
operation of Sydney (Kingsford
Smith)  Airport by preventing

have an unacceptable adverse
impact on the adjacent heritage item
‘House and Garden - Lindhurst
Gallery’, 6-8 Victor Street.

The proposed development is
contrary to the objectives of Clause
5.10 of the GRLEP in that the
proposed development does not
ensure the retention of the
significance of the adjacent heritage
item, including fabric, setting and
views.

The Geotech Report refers to a
previous DA which had different
basement setbacks and levels. An
updated report for this development
application, addressing the
requirements of clause 6.2 of GRLEP
and including detailed analysis of the
proposal with regards to the proximity
of the adjoining heritage building is
required.

Appropriate stormwater

management proposed.

Insufficient information has been
provided.

5

O

X

>
&
&

N

X

O

g&-

GEORGES
RIV,

N/A
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&
Georges River Local Environmental Plan 2021 \{3'
~
Section Text Comment (/)ﬁ- N N/A
development that penetrates its g/
operational airspace and protecting (3/
the community from associated risks. «
The property must have in place by &2\
determination the following services: A
(a) water, >
(b) electricity, AN
6.9 (c) telecommunications facilities, Appropriate management of O O
Essential services  (d) the disposal and management of essential services isﬁosed.
sewage, N
(e) stormwater drainage or on-site Q
conservation, $

(f) suitable vehicular access.

Applies to residential

accommodation within the Foreshore The propésal is contrary to the

Scenic Protection Map Area as well objecti\Qas of 6.10 of the GRLEP O O
as buildings 3 or more storeys in 2021¢)

height in R4 zone. N

6.10
Design excellence

Development consent must not be éf
granted to development on land to,zg/
which this clause applies unless
least the following percentages oftfe
site area consists of Iandscﬁﬁoed
areas or natural rock outcrop@—

(c) for development in e R3
Medium Density R@'dential—
20% of the site area

(d) for development i ne R4 High
Density Residentid—10% of the
site area >

If a lot is a battle@xe lot or other lot

with an access handle, the area of

the access )é?cﬂe and any right of
carriagewaR¥s not to be included in
calculati@jhe site area.

6.12
Landscaped areas in
certain residential and
conservation zones

The proposal does not meet clause

6.12(4)(a), (b) and (d). o | o

The application has been assesg®d against the relevant provisions of the Georges River Local Environmental Plan 2021.
The proposal does not compl\/ ith one or more of the aims or controls of the EPI.

GRLEP 2021 Clause Variation
Clause 4.6 Exceptioff@to Development Standard of Georges River Local Environmental Plan (GRLEP) 2021
states in subsecti@\é, that development consent must not be granted to development that contravenes a
development stangérd unless the consent authority is satisfied the applicant has demonstrated that—

oy

(a) cgmpliance with the development standard is unreasonable or unnecessary in the circumstances,

here are sufficient environmental planning grounds to justify the contravention of the development
ndard.

&
Variaftion of a Development Standard
Th&proposed variation relates to floor space ratio (Clause 4.4 of GRLEP 2021), building height (Clause 4.3 of
<§)SLLEP 2021) and car parking (Section 68(2)(e)(1) of the Housing SEPP). This matter is a Development
tandard as defined in the Environmental Planning and Assessment Act 1979 and, as a result, the matter can
be considered through Clause 4.6.

20
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&
Written Request (8-

Clause 35B of the Environmental Planning and Assessment Regulation 2021 requires the appligént to prepare
a document (written request) that sets out the grounds on which these matters are de 8?1strated. The
development application was accompanied by a written request for a Clause 4.6 variat%m relation to car
parking; however, no written request was provided for the proposed variations to buildin%/ ight or floor space
ratio. As a result, the development application cannot be approved.

&
Proposed Variation A
The development application was accompanied by a written request for a Clause&:6 variation in relation to car
parking only. However, the proposal also involves variations to the LEP deve’ré\pment standards for building
height and floor space ratio. No written request has been submitted to justify thgée variations in accordance with
Clause 4.6(3). As a result, the consent authority is unable to be satisfied th\/ he statutory tests required under
Clause 4.6 have been met for these development standards. $Q

While the submitted Clause 4.6 request addresses a parking variati nder the Housing SEPP, this does not
remedy the absence of a written request addressing the contrave§lions of the LEP standards for height and
floor space ratio. Clause 4.6 must be applied separately to each.gontravened LEP development standard, and
reliance on a variation request for a SEPP provision does nc@gtisfy the requirements of the clause for LEP
controls. 6\

Accordingly, as the mandatory written request required lause 4.6 has not been provided for all relevant LEP
development standards, the development application§_ not capable of approval.

0%

Provisions of any Proposed Instrument o

There is no proposed instrument that is or has @v@%n the subject of public consultation under this Act which is

relevant to the proposal. (OQ

&
Provisions of any Development Contrg&lan

The proposed development is subject Sthe provisions of the Georges River Development Control Plan 2021.
The following comments are made wjth respect to the proposal considering the objectives and controls
contained within the DCP. §

Q

Part 3 — General Planning nggiderations

%\
The proposal fails to satisf: @art 3.3 — Landscaping Objectives, as the extent and quality of proposed
landscaping is insufficientQ% achieve the desired visual amenity, environmental performance and site
integration. Furthermorgythe development is contrary to the objectives of Part 3 Section 3.7.6 of the GRDCP,
as it does not provid appropriate landscape response that mitigates bulk and scale, contributes to
streetscape charac&g*/, or provides adequate deep soil and planting to support sustainable urban outcomes.

Part 10.1 - Ko&rah North Precinct

The propos 2 inconsistent with the Vision for the Kogarah North Precinct under GRDCP Part 10.1, as it does
not adequgately respond to the intended built form character, streetscape outcomes or landscape setting for the
area. Th@¥development is further non-compliant with Part 10.1, Section 3 — Street Frontage Height and

Sectiog4 — Setbacks, resulting in excessive bulk and scale, insufficient transition to the public domain and an
inappfOpriate relationship with adjoining properties. In addition, the proposal does not satisfy Part 10.1.6,
Se?on 5 — Trees and Landscape, as it fails to retain and provide adequate tree planting, deep soil zones and
lapdscape treatments necessary to support environmental outcomes, visual amenity and precinct character.

Appendix 4 — Waste Management

21
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The proposal fails to comply with Appendix 4 — Waste Management of the GRDCP 2021, as it do ot
demonstrate an adequate and functional waste management system for the development. Insuffisiént
information has been provided to confirm appropriate waste storage areas, collection arrangen@\nts, vehicle
access and manoeuvring, or measures to minimise amenity impacts. As a result, the proposgfis likely to result
in inefficiencies in waste servicing and potential adverse impacts on adjoining properties aggthe public

domain. (3/

Any Planning Agreement Under Section 7.4 ,¢Z(</

There are no planning agreements that has been entered into under section 7.4, orany draft planning
agreement that a developer has offered to enter under section 7.4 applicable to th& proposal.
NS

AN
The Regulations &
Section 4.15 (1) (a) (iv) the regulations (to the extent that they prescribe ma@rs for the purposes of this
NV

paragraph) Q

to the proposal.

There are no regulations (to the extent that they prescribe matters for t $purposes of this paragraph) applicable
The Likely Impacts of the Development

Section 4.15 (1) (b) the likely impacts of the development, includigg environmental impacts on both the natural
and built environments, and social and economic impacts in ths cality,

N
Likely Impacts of theéevelopment

Natural Environment The development is considered to result in unreasonable impact on the natural
environment. 8—
Built Environment The built form and supporting infrastructure are inappropriate for the setting and are
inconsistent with @”desired future character of the site.
Social Impact The proposal vl have a significant social impact on the locality.
]
Economic Impact The propcgé?is not considered to result in unreasonable economic impact
9
Site Suitability Q

The site is zoned R4 High Density R@$idential. The proposal is not considered a suitable outcome for the
subject site for the following reaspfs:

e  The proposed use is ncrgér’missible in the subject zone.
e  The proposed developpgent will result in unreasonable impacts to the natural and built environment.
e  The proposed develq?xent will result in unreasonable amenity impacts to the adjoining neighbours.

Submissions ,d‘\/

The application was Qptified in accordance with Council policy by letter and given twenty-eight (28) days in
which to view the pfans and submit any comments on the proposal. Four (4) submissions were received during
the neighbour ngt#ication period.

&

The mattez&’evant to this application raised in the submissions are considered below:

(g/ Issue Comment
&
Vehisﬁiar Access Concern is raised with regard to the impacts on the lane and
6 its ability to service the proposed development. The proposal
N vehicular access is not supported in its current form and fails
to comply with Objective 3H of the Apartment Design Guide.
Building Height Concern was raised regarding the height of building of the

development. The proposed development has been
assessed in accordance with the definition of height of

22
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Heritage impact

Overshadowing and Loss of Amenity
Mental Health and Quality of Life

Overdevelopment and bulk

Impact on property prices
Building Separation

: Z
Parking é</

&
Landscaping
Q

S
QVV%

Railway Line

Waste ~
&
Q\'
The Public JgRrest

CO& 1L
N
&
building. The proposal in its current form excee@he
maximum allowable height of building and is r}zq_ upported.
Concern is raised in relation to the impacts 6s the adjoining
heritage item. The proposal fails to comply¥¥ith the
objectives of Clause 5.10 of the GRLEPZ921.

assessment of the application has s&vealed that the
application complies with the mil)i\m m requirements for
adjoining solar access and ove@hadowing is considered
acceptable. RN

Council acknowledges %oncems with regard to

Issues of solar access and oversh)a%wmg were raised. An

implications on persona ntal health as a result of the
development proposal,sgithough Council is limited to
considering matters under s4.15 of the Environmental
Planning and Asseg ent Act 1979.

Issues of ‘over lopment’ are raised. The proposed
development j&& permissible form of development on the
site. However, detailed assessment has revealed the
proposal faiB’to achieve compliance with objectives,
standard€)and controls of relevant legislation. The proposal
is not beng supported in this regard.

Property value decline does not form part of the assessment

crterion within Section 4.15(1) of the Environmental

ganning and Assessment Act 1979 No.203. As a result, this
not considered further in assessment.

Concern is raised in relation to the proposed building
setbacks. The proposal fails to comply with the relevant
building separation controls found in the Apartment Design
Guide and its not supported in its current form.

The proposal in its current form is not compliant with the
required vehicle parking on site and is not in accordance
with State Environmental Planning Policy (Housing) 2021
and its not supported in its current form.

Concern is raised in relation to landscaping. The proposal
fails to provide sufficient deep soil planting in accordance
with the relevant controls and its not supported in its current
form.

The proposal was referred to Transport for NSW for
comment in relation to the railway line. Conditions of consent
were issued, subject to the approval of the application.

An appropriate waste management plan has not been
proposed in relation to the development and is not supported
in its current form.

&
$&Q§

The prop@al is not in the public interest for the following reasons:

. Irlgleequate information has been submitted to enable a proper assessment

. fﬁsufficient parking and car parking layout will impact the surrounding locality.

. he proposed development will result in unreasonable impacts to the natural and built environment.
The proposed development will result in unreasonable amenity impacts to the public and the safety of the

children and staff.

23
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&
Referrals (/Q-
Ry
Q\'
Internal Referrals 74
Specialist Comment ﬁ;ome
Development Engineer No objections raised with regard to Conditi@s provided.
the proposal. &&
Urban Design Additional information required. Un\éble to be supported.
S
Traffic No response received at the time of
preparing this report. QY
Waste Additional information required. $ Unable to be supported.
Environmental Health Additional information requip&d. Unable to be supported.
%
(¢}
External Refegrals
Referral Body Corg@‘nent Outcome
K
Ausgrid The referral bogy has considered the  Conditions of consent imposed.
following pla g provisions:
- Clause 2.48 of SEPP
(Kgansport and Infrastructure)
21.
O . .
No gfffections raised with regard to
thq$roposal and conditions
<rb ommended.
WaterNSW Q)/Additional information requested. No response provided by the
Applicant.
Q
Sydney Trains éa No objections raised with regard to Conditions of consent imposed.
S the proposal and conditions
v% recommended.
Sydney Airport QY Clarification required regarding the Insufficient information
§’ overall building height. provided.

v
Contributions ‘QQ/-
No Section 7.11\6} 7.12 development contributions have been calculated as the proposal is recommended for
refusal.
9

Conclusi
The pro;@éal has been assessed with regard to the matters for consideration listed in Section 4.15 of the
Envir’oé(vnental Planning and Assessment Act 1979.

Thegapplication is not considered suitable with regards to the matters listed in Section 4.15 of the Environmental
Rhanning and Assessment Act 1979 for the reasons as follows:

&
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&
For the reasons outlined within this report, it is considered that the proposal is not satisfactory havi@g regard to
the matters of consideration under Section 4.15 of the Environmental Planning and AssessmentXct 1979 and
is recommended for refusal. '
9
Determination 86/
&
Refusal of Application &
&

Pursuant to Section 4.16(1)(b) of the Environmental Planning and Assessment At 1979 (as amended), the
delegated officer determines DA2025/0443 for the demolition works and constrt\ﬁfion of 14 storey mixed use
development comprising in-fill affordable shop-top housing (5 units), a shop andlco-living housing (101 rooms)
on Lot 80 Sec A DP 1397 & Lot 81 Sec A DP 1397 & Lot 78 Sec A DP 1397(3( Lot 79 Sec A DP 13970on land
known as 2-4 Gladstone Street KOGARAH NSW 2217, should not be appm}ied subject to the refusal reasons
referenced below: QY

LPP020-26 Attachment 2

1. The application fails to satisfy Section 26 of the EnvironmentgkPlanning and Assessment Regulations
2021 with regard to specifying a registered community hougifg provider [Pursuant to the provisions of
Section 4.15(1)(a)(i) of the Environmental Planning and Ag3éssment Act 1979].

2. The application fails to satisfy Section 19(2)(b) of theo&':\te Environmental Planning Policy (Housing)
2021 with regard to solar access [Pursuant to the prog‘smns of Section 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act 1979].

3. The application fails to satisfy Section 68(2)(d){§/the State Environmental Planning Policy (Housing)
2021 with regard to communal open space rsuant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment A& 1979].

4. The application fails to satisfy Section g&-é)(g) of the State Environmental Planning Policy (Housing)
2021 with regard to landscaping [Purs@ht to the provisions of Section 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act 1979%0

Y

5. The application fails to satisfy %tion 20(3) and Section 69(2)(f) of the State Environmental Planning
Policy (Housing) 2021 with rgdard to design requirements [Pursuant to the provisions of Section
4.15(1)(a)(i) of the Environrgntal Planning and Assessment Act 1979].

6. The application fails to ﬁsfy Section 69(2)(a)(ii) and Section 69(2)(b) of the State Environmental
Planning Policy (Hou%g) 2021 with regard to building setbacks and separation [Pursuant to the
provisions of Sectionéé 5(1)(a)(i) of the Environmental Planning and Assessment Act 1979].

7. The proposed d opment fails to satisfy the relevant requirements of Clause 147(1)(b) of the State
Environmental Rlanning Policy (Housing) 2021 with respect to the following parts of the Apartment
Design Guid ursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and
Assessmentsgct 1979]:

a. Dggign criteria of objective 3F-1: Visual privacy; and
b. Objectives of 3C-1 and 3C-2: Public domain interface; and
c. ‘besign criteria of objective 3E-1: Deep soil zones; and
2 Objectives of 3G-1 and 3G-2: Pedestrian access and entries; and
g/ Objectives of 3H-1: Vehicular Access; and
f. Objectives of 4B: Cross ventilation; and
g. Design criteria of objective 4C-1 and objective 4C-2 and 4C-3: Ceiling heights; and
,QZ‘ h. Design criteria of objective 4F-1 and objective 4F-2: Common circulation and spaces

Aéé' The application fails to satisfy Schedule 9 design principals for residential apartment development of

<59 the State Environmental Planning Policy (Housing) 2021 with regard public and private interface
[Pursuant to the provisions of Section 4.15(1)(a)(i) of the Environmental Planning and Assessment Act
$Q9 1979].
&
&

g& 25
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

>
&
The application fails to satisfy Clause 2.3 of the Georges River Local Environmental Plan 2821 relating
to the ‘Zone Objectives and Land Use Table’ as the proposed development type is not pe¥mitted within
the R4 High Density Residential zone. el

regard to building height [Pursuant to the provisions of Section 4.15(1)(a)(i) he Environmental

&
The application fails to satisfy Clause 4.3 of the Georges River Local Environr(;%l Plan 2021 with
t
Planning and Assessment Act 1979].

&
&
The application fails to satisfy Clause 4.4 of Georges River Local Environméntal Plan 2021 with regard
to floor space ratio [Pursuant to the provisions of Section 4.15(1)(a)(i) ofthe Environmental Planning
and Assessment Act 1979]. A

&

The application fails to satisfy Clause 4.6 of Georges River Local E:ﬁfronmental Plan 2021 with regard
to departures from development standards [Pursuant to the prow@ions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessment Act 1979]. $

The application fails to satisfy Clause 5.10 of Georges River gpcal Environmental Plan 2021 with regard
to heritage conservation [Pursuant to the provisions ofdection 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act 1979]. &

The application fails to satisfy Clause 6.10 of the Ggorges River Local Environmental Plan 2021 with
regard to design excellence [Pursuant to the prO\éions of Section 4.15(1)(a)(i) of the Environmental
Planning and Assessment Act 1979]. Qg,

K

The application fails to satisfy Clause 6.11 nghe Georges River Local Environmental Plan 2021 with
regard to Environmental sustainability [Plﬁfsuant to the provisions of Section 4.15(1)(a)(i) of the
Environmental Planning and Assessmenéz‘\ct 1979].

Q
The application fails to satisfy CIauseQX12 of the Georges River Local Environmental Plan 2021 with
regard to landscaping [Pursuant to ﬂ% provisions of Section 4.15(1)(a)(i) of the Environmental Planning
and Assessment Act 1979]. \é"

The application fails to satisfyQihe provisions Part 3 of the Georges River Development Control Plan
2021 with regard to generajglanning considerations [Pursuant to S4.15(1)(a(iii) of the Environmental
Planning & Assessment g@ 1979].

The application fails toéaatisfy the provisions Part 6.3 of the Georges River Development Control Plan
2021 with regard to @high density residential controls [Pursuant to S4.15(1)(a)(iii) of the Environmental
Planning & Assesgﬁ"ent Act 1979].

The applicatiopsfails to satisfy the provisions Part 10.1 of the Georges River Development Control Plan
2021 with ré&gard to the Kogarah North Precinct controls [Pursuant to S4.15(1)(a)(iii) of the
Environmegf\a/l Planning & Assessment Act 1979].

The préBosed development is unsatisfactory, as insufficient information has been provided by the
t to allow a proper and thorough assessment of the impacts of the proposed development and
itability of the site for the development [Pursuant to Sections 4.15(1)(a)(iv) of the Environmental
ning and Assessment Act 1979]

2 Q’The development is considered to result in the unorderly development of land [Pursuant to Section

&

s\ 22.
&

&Q
$
&

1.3(c) of the Environmental Planning & Assessment Act 1979]; and

The site is considered unsuitable for the proposed development [Pursuant to S4.15(1)(c) of the
Environmental Planning & Assessment Act 1979]; and

26

LPP020-26 Attachment 2
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23. For the reasons stated above, it is considered that the development is not in the public intergt [Pursuant <C
to S4.15(1)(e) of the Environmental Planning & Assessment Act 1979]. \4
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&

Written Request pursuant to Clause 4.6 of Georges River Local En\gﬁonmemol Plan 2021
Providing Grounds for Variation of the Non-discretionary §%rking Development
Standard under Clause 68 of the SEPP (Housing) 2021 oz)(,

Mixed Use Development at 2-4 Gladstone Street and 10g4ctor Street, Kogarah NSW
2217

Infroduction & Assessment Context ﬁ/

This written request has been prepared pursuant to cl 6 of Georges River Local Environmental
Plan 2021 (the LEP) to accompany an application wh@h seeks development consent under the
provisions of the State Environmental Planning Pogfey (Housing) 2021 (the Housing SEPP) for
demolition of structures and construction of a } 3 storey mixed-use development comprising
shop top affordable housing (five units) overﬁgground floor commercial premises, co-living
housing (101 double rooms) and public do@ain works, at 2-4 Gladstone Street and 10 Victor
Street, Kogarah (the Site). &
Qa

The Development Application seeks@o vary the non-discretionary development standard
contained within Cl. 68(2)(e)(1) of th@%ousing SEPP that requires 0.2 parking spaces for each
private room for co-living housing?development in an accessible area (the development
standard). For the proposed de pment, this equates to a requirement for 20 parking spaces.

The proposed development provides 15 parking spaces (12 standard, 2 accessible and 1 shared
EV space). The proposed gvelopment represents a variation of 5 spaces or 25% from the
numerical standard in g’g Housing SEPP. It is proposed to offset the loss of 5 spaces by
designating one space%\ a shared vehicle to be provided by the developer.

S
Clause 4.6 of the LEfX)rovides:

(1) The objectiwg$ of this clause are as follows—

(a) to previde an appropriate degree of flexibility in applying certain development
sti&ards to particular development,

(b) £ achieve better outcomes for and from development by allowing flexibility in

particular circumstances.
(2)%e/opment consent may, subject to this clause, be granted for development even though
the development would contravene a development standard imposed by this or any other
& environmental 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 to development that contravenes a
development standard unless the consent authority is satisfied the applicant has
demonstrated that—

Se2 Level 8 /99 York St, Sydney NSW 2000
Ph: (02) 9262 3200 enquires@designcollaborative.com.au
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OMNIA Clause 4.6 Variation Request§
&
(a) compliance with the development standard is unreasonable or unnecessary inthe
circumstances, and §,

(b) there are sufficient environmental planning grounds to justify the contra\@’ution of
the development standard. [Emphasis added in bold] Q\_A
9
This written request has been prepared in accordance with the NSW Departme®t of Planning
and Environment’s ‘Guide to Varying Development Standards’ (November 20Z8) and relevant
caselaw.!
&

A development standard may be varied if strict compliance is conside;@é is unreasonable or

unnecessary in the circumstances. That may be demonstrated if: >
N

e The objectives of the development standard are achieved notwighstanding non-compliance
with the standard (Initial Action at [17]); &

. S . N .
e The underlying objective or purpose is not relevant t8 the development with the
consequence that compliance is unnecessary (Initial Actigat [19]);

e The underlying objective or purpose would be defegy€d or thwarted if compliance was
required with the consequence that compliance is unQgasonable: (Initial Action at[19]); and

e The development standard has been virtually aba Fned or destroyed by the Council's own
decisions in granting development consents jhdt depart from the standard and hence
compliance is unnecessary and unreasonable dnitial Action at[20]).

&
Further, Preston CJ found in Initial Action, at pg\ragraphs 87 and 88, in the context of Clauses
4.6(3)a) and (b) that: P

"...Clause 4.6 does not directly or indire¢ly establish a test that the non-compliant development
should have a neutral or beneficial eqf@ct relative to a compliant development...

...The requirement in Clause 4.6(3)@()?/'3 that there are sufficient environmental planning grounds
to justify contravening the develog®ent standard, not that the development that contravenes
the development standard g;e a better environmental planning outcome than a
development that complies V(V(I>i’/ the development standard...” [Emphasis added in bold].

Planning Instrument, Deveﬁpment Standard and Proposed Variation
1. Whatis the enviro%r@qem‘ol planning instruments you are seeking to vary?2
X
State Environmenta®Planning Policy (Housing) 2021.
v

2. Whatis the gfe’s zoning?
v

The Site is &%-ed R4 High Density under Georges River Local Environmental Plan 2021.
Q&

ify the development standard to be varied.

velopment standard to be varied, the non-discretionary parking standard, is set out in Cl.
(e)(i) of the Housing SEPP:

" Preston CJ in Initial Action Pty Ltd v Woollahra Municipal Council [2018] NSWLEC 118 (Initial Action),
wherein the applicability of the findings in Wehbe v Pittwater Council [2007] NSWLEC 827 to cl 4.6 of the
Standard Instrument were confirmed.

DESIGN COLLABORATIVE
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Clause 4.6 Variation Request§

&

OMNIA

(2) unless a relevant planning mstrument specifies a lower number— Q‘;}

(1} for development on land m an accessible area—0.2 parking spaces for each private roamé/pr
X
N

The site is within an accessible area as defined in the Housing SEPP as it is within 890m walking
distance of the entrance to Kogarah Railway station (see Figure 1).

y
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Figure 1: Walking Distance to Kogarah Railv\gff Station entry (Source: Google Maps)
Q
Under clause 68(2)(e)(i) of the Hous}gug SEPP, 20 parking spaces are required for the proposed
development comprising co—Iiving\_«.(ousing with 101 private rooms.
N

4. Identify the type of develofment standard.
N

<
The development standarﬁa numerical development standard.

5. Whatis the nume§é\’/olue of the development standard in the environmental planning

insfrumente
Q\/
The numeric valug of the non-discretionary development standard for parking is 20 spaces.

6. What is thexdifference between the existing and proposed numerical values? What is the
percentgge variation (between the proposal and the environmental planning instrument) 2

N
The num,gqric value of the proposed variation from the development standard arising from the

propogdd development is five spaces.

Thecg/ercentage variation is 25%.

AN . L
67. Visual representation of the proposed variation.

§ Figure 2 below shows a visual representation of the proposed variation.

DESIGN COLLABORATIVE
242042.10WR

N
&

o
&

&

LPP020-26 Attachment 3



Georges River Local Planning Panel Meeting - 7 May 2026

RN
Page 168 &&
2

o
&

o
&

&

&

OMNIA Clause 4.6 Variation Request§

|5‘
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&
Figure 2: Proposed Basement Plans shgmng proposed parking (Source DA3.01 JSA Studio)
N\
Justification for the Proposed V@riation

N
8. How is compliance wifé/he development standard unreasonable or unnecessary in the

circumstances of this Sarticular case?

It is considered that stet compliance with the non-discretionary parking development standard
is unreasonable andCunnecessary because the underlying objectives of the development
standard are met{]/gtwithstanding the non-compliance with the standard.

The Housing 5@ does not contain objectives for the non-discretionary parking development
standard (ogmny other standard). It is considered that the underlying objectives of the non-
discretionagy standard may be inferred from the principles of the Housing SEPP, which are as
follows: ¢,

rinciples of Policy

’Qf" The principles of this Policy are as follows—

_\6 (a) enabling the development of diverse housing types, including purpose-built rental

housing,

DESIGN COLLABORATIVE
242042.10WR
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OMNIA

(b)

(c)

(d)

(e)
(f)

(9)

(h)
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Clause 4.6 Variation Request§

Q'/.
encouraging the development of housing that will meet the needs of more vu/ner@%le
members of the community, including very low to moderate income househo/ds,@iors
and people with a disability, Q@

&
ensuring new housing development provides residents with a reasona¥e level of
amenity, 7
promoting the planning and delivery of housing in locations Whereg/gi/// make good
use of existing and planned infrastructure and services, Q(‘/

AN

minimising adverse climate and environmental impacts of new f{/susing development,

reinforcing the importance of designing housing in a way thatreflects and enhances its
locality, 0{)0

>~
supporting short-term rental accommodation as a home%sharing activity and contributor
to local economies, while managing the social and epsffonmental impacts from this use,

mitigating the loss of existing affordable rental hgdsing.

In addition, the underlying objective of a parking de%lopment standard would typically be
expected to relate to such matters as ensuring pagking is provided to meet the needs of the
development and to minimise adverse external tra¥fic and parking impacts on the locality.

The above Principles and inferred objectives afgaddressed below.

A.

g
ol

Housing SEPP Principles

Principle 3(a): enabling the developg@nt of diverse housing types, including purpose-built

rental housing

)
&

The proposed development co@rises a mixture of housing types including 5 affordable
housing units and 101 new coing housing rooms on the Site. The affordable housing units
comprise a mixture of two bedroom and three-bedroom units, catering towards smaller family
households seeking to Iiv%{ apartments which are presently undersupplied in the housing

market

Co-living housing is s@ciﬂcally defined as one of the types of “diverse housing” provided for in
Chapter 3 of the Hql¥ising SEPP. In addition, co-living housing is a type of housing which is

purpos
be rent
for sho

e-built rental’housing, as co-living housing is managed wholistically and rooms may only
ed to tenghts for a minimum of three months. Further, co-living housing may not be used
rt-term r visitor accommodation, but must provide a primary place of residence for all

occupa nts.§

N

Therefoys, the proposed development, including the parking variation, provides for the

devel
buil

ent of the Site for diverse housing types, including affordable housing and purpose-
ntal housing, meeting the above principle of the Housing SEPP.

Rl%/ciple 3(b): encouraging the development of housing that will meet the needs of more
6vulnerable members of the community, including very low to moderate income households,

A seniors and people with a disability,
<59 The Application proposes five affordable housing units which will cater to low to moderate
& income households. One of the three-bedroom units is adaptable and able to cater to seniors
&
\2(4/ DESIGN COLLABORATIVE
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&

OMNIA Clause 4.6 Variation Request§
/&.

or people with a disability. The Application additionally proposes six (6) accessible co-lging

units further catering to people with disability. §</b

Co-living housing is a type of housing which provides a more affordable housing optio.n((?;r small
households (1-2 persons) by virtue of the compact size of private facilities provi@ed (which
distinguishes it from apartments in residential flat buildings) and that smaller roo Rizes are off-
set by shared spaces and communal facilities. In addition, the private and &nhared facilities
provided are furnished and ready-to-occupy, making it a type of hous@®g more readily
accessible by lower income groups. &

The proposed development, including the parking variation, is theref &e considered to meet
the above Principle as it provides housing suitable for the needs & some more vulnerable
members of the community, including those with lower incomes. (f)o

The provision of a shared car on demand is considered to bQ“an additional benefit via the
variation not provided through strict compliance with the con@l. For those on low incomes, the
provision of a private vehicle can be a high expense. Direct €cess to a shared vehicle provides
access at a lower cost.

Principle 3(c): ensuring new housing development pr&\v’ides residents with a reasonable level
of amenity Q\O

As set out in the submitted Statement of Envirgnmental Effects, the proposed development,
including the parking variation, provides for an@propriate level of residential amenity for future
occupants of the development, including: Q@'

e Measures to address noise impacts f@m traffic and private and communal rooms to ensure
that the proposed development W&k@:omply with relevant noise criteria;

. 9 . . !
e Good solar and daylight accesggd private rooms, private balconies and communal spaces;

N
e Arange of communal Iivingﬁaces and facilities in several locations, as required under the
Housing SEPP;
9 g

e Communal open spa &'in excess of the requirements of the Housing SEPP accessible from
the internal areas a% providing a range of settings for different outdoor activities;

<

e Privacy to priva@ooms and communal spaces through separation and screening;

Vv
e A satisfactoEgYevel of parking, taking into account the proposed car share space (see further
below); ant¥

* A safgsresidential environment with appropriate levels of surveillance, control and
manggement.

The grrovision of parking for the proposed development is addressed in the submitted Traffic
an arking Report as follows:

N 4.2.1 Parking

... Itis proposed to provide a total of 20 car parking spaces, including 4 accessible spaces and
one car share space. The site is located some 400m from both Kogarah Train Station, providing
the site with highly accessible public transport options to the T4 and South Coast Line. For this
reason, residents will be more likely to utilise the available public transport options.
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OMNIA Clause 4.6 Variation Request§

Q'/.
The parking requirements are sufficiently addressed by introducing a car share s &e,
ensuring the parking provisions are well-suited to a development of this nature. Adﬁga/
details are outlined in Section 4.2.2 below. Q@
&
4.2.2 Car Share <

7

Research indicates that car-sharing services can significantly reduce pg¥Sonal vehicle
ownership. Studies, including those by GoGet, suggest that one car share vgpicle can replace
up to 10 privately owned cars. In the context of the proposed developmegt, the inclusion of a
dedicated car share space is expected to offset the need for multipiéz\tradit/onal parking
spaces, thereby reducing overall parking demand. 0}'\
The idea of car share spaces accounting for multiple standard{(}%\arking spaces has been
presented and affirmed in the Land and Environment Court on @lltiple occasions, including
the following &

e Commissioner Smithson found that the provision of 1 cgi¥hare space replaced up to 10 to
12 private cars.

e NSWLEC 1020/2019 Arkibis P/L v Randwick City vquncil

e Commissioner Dickson found that the propoged provision of 1 car share space negated
the shortfall of 8 parking spaces as ind/cateo(%y the DCP.
&

<
o NSWLEC 1186/2016 Turner Architects v éity of Botany Bay

&

«

e Commissioner O'Neill found that tha_proposed provision of 1 car share space negated the
shortfall of 8 parking spaces as ian(zated by the DCP.
X

Furthermore, Georges River Cou(gzzi/ has an established Car Share Policy that facilitates the
integration of car-sharing serv&s within the local government area. The policy outlines
criteria for Car Share OperatSBs (CSOs) and supports the allocation of dedicated car share

parking spaces. <
~

<
The proposed share ca&@i!/ be provided, managed and maintained by the facility operator
and reserved for the ge-Living residents only. There will be a booking system in place, with
the option to converfo another space if the demand frequently exceeds the capacity for the

1 car. §

~N
Thus, the reduggion in conventional parking will be effectively addressed by providing a car
share space g the parking scheme. This approach will help meet parking demand while
aligning Wé't_‘lvGeorges River Council's car-sharing policy

Accordingly, the proposed development, including the parking variation, provides sufficient
parking tg meet the likely demands of the development and is considered to meet this principle
of the k#using SEPP.

Prij é%)le 3(d): promoting the planning and delivery of housing in locations where it will make
d use of existing and planned infrastructure and services

Cff’l’he proposed development provides for new co-living housing in a location which has been
identified for additional development/housing on the basis of its locational advantages,
including access to existing transport (including road, rail, buses), educational and health
infrastructure within the Kogarah Town Centre and employment opportunities.
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A

&

Q'/.
As shown above in Figure 1, the site is within an accessible area for the purposes of the Howging
SEPP, being within walking distance of the entry to Kogarah Railway Station and closeﬁbus
stops served by a regular bus route. As noted above, given the availability and progimity to
public transport, residents are more likely to use it. Q\-i(/
The proposed development, including the parking variation, is consistent with t§&’ planning of
the area and seeks to deliver new housing in a desirable and accessible locagdn, with public
transport options in proximity, and therefore meets the above Principle of theé{ousing SEPP.

Principles 3(e): minimising adverse climate and environmental imp'gé\s of new housing
development S

N
The parking variation minimises adverse climate and environmenggl impacts by allowing for
access to a shared vehicle. This reduces unnecessary waste in thelg(?ovision of multiple vehicles
by occupants. QY

Principle 3(f): reinforcing the importance of designing h $ing in a way that reflects and
enhances its locality

Assessment: Y

o
The proposed development, including the parking@uariation, has been designed to reflect and
enhance its locality, by proposing a built form which is compatible with the desired future
character of the area. /\Q‘é/

The Kogarah North Precinct is an area undg@oing transition to a high density residential area
with mixed use opportunities concentrated towards the Kogarah Town Centre. The re-
development of the area aims to progde a balance of housing, employment and transit
opportunities whilst also capitalisingXon use of the agglomerated health and education
infrastructure. 1%}

&
The proposed development,@ding the parking variation, is considered to be a well-
articulated contemporary form@hat will contribute to the public domain and locality through its
form, design and integrated {gndscape treatment.

Accordingly, the propos%ézdevelopment, including the parking variation, is designed to reflect
and enhance its Iocali’% y proposing a built form which is compatible with the desired future

character of the areav%
N

Principle 3(g) supgporting short-term rental accommodation as a home-sharing activity and
contributor to lg¢al economies, while managing the social and environmental impacts from

this use N
Q_

Principle Qﬂ‘ mitigating the loss of existing affordable rental housing.

9
The a(?ée principles are not applicable to the Site or the proposed development.

B. é/ Other Inferred Underlying Objectives
R

6Provision of Parking to Meet Demand

As described above, the proposed development, including the parking variation, is considered
to provide parking to meet the likely demand of the co-living housing, noting the availability of
public transport and the provision of one car share space within the development. The
submitted Traffic and Parking Report states that 1 car share space can accommodate the parking
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Q'/.
~
demand of some 10 regular residential parking spaces (p. 10) and therefore the propgsed
development satisfies the parking demand for 20 spaces, while aligning with GeorgegRiver
Council's car sharing policy. It will therefore not result in any significant adverse extema}zparklng
impacts. R
Q>
Traffic Generation 2
The submitted Traffic and Parking Report (see Annexure 12 to the SEE) provid€s that the traffic
generation of the proposed development will be low based on the typesof accommodation
proposed, the reduced parking provided and proximity to public transpo%ptlons and will not

create any discernible traffic impact. 0}
AN
Accordingly, the proposed development, including the parking vagatlon will not result in any
significant adverse external traffic impacts. &
QY

9. Are there sufficient environmental planning grouno@ to justify contravening the
development standard?

There are sufficient environmental planning grounds to sépport the variation to the parking non-
discretionary development standard applicable to the $ite, being:

e the proposed development, including the parrsquzg variation, is in an accessible location, in
proximity to public transport options in the fo&/ of rail (and buses);

e asset outin the Traffic and Parking Reporigthe provision of one parking space as a car share
space enables the proposed developmé¥t to satisfy the parking demand, as 1 car share can
accommodate the parking demand og;ome 10 regular residential parking spaces (p. 10).

e the proposed development, mcltfgng the parking variation, aligns with Georges River
Council's car sharing policy, aggset out in the submitted Traffic and Parking Report (see
Annexure 12 to the SEE); \

Q : . - . .
e the proposed development, including the parking variation, will not result in adverse external
parking impacts or excegsive traffic generation beyond the capacity of the surrounding road
system; and Q

* the proposed develspment, including the parking variation, achieves compliance with the
inferred underlyln§ob1ect|ves of the standard, as expressed through the Principles of the
Housing SEPP armatters typically underlying such parking standards.

v

The above facta@e confirm that there are sufficient environmental planning grounds to justify the

variation andéb\ét the Clause 4.6 variation request is well-founded.

10. Is ther@any other relevant information relating to justifying a variation of the development

& The Application will provide a diverse range of housing for a range of members in the

community, as discussed above, which meets the needs of the Georges River Council area;

e The Application proposes 58.5sgm of retail ‘shop’ space which can be adapted and used to
provide services and facilities which meet the day to day needs of residents;

DESIGN COLLABORATIVE
242042.10WR
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OMNIA Clause 4.6 Variation Request§
/&.

e The proposed shop space is located on the Gladstone Street and Railway Lane cghner
frontage and will serve to activate the street and contribute to the vibrancy the
neighborhood. The proposed shop is modest in area and will ensure the Kogargh Town
Centre will remain the focus of business activity; and Q\_AQ/

e The Application proposes high density residential development within m walking
distance of Kogarah Train Station and buses, maximising the number of pedple with access
to public transport and encouraging active transport such as walking and &¢ling.

It will also give effect to the objects of the Environmental Planning andégzs\essment Act 1979,
specifically S. 1.3(a) and (c): S
AN
(a)  to promote the social and economic welfare of the communi%(,and a better environment
by the proper management, development and conservatigys of the State’s natural and
other resources, QY

(c)  to promote the orderly and economic use and dev:gjgigvent of land,

The proposal satisfies the zone and development staqidard objectives and therefore strict
compliance with the standard is not required in order tggchieve compliance with the objectives.
Strict compliance would resultin an inflexible applicat®n of policy. It does not serve any purpose
that should outweigh the positive outcomes ofthegﬁ/elopment and therefore a better planning
outcome overall. ﬁ/
N
The development as proposed, including thegearking variation, is consistent with the provisions
of orderly and economic development as & provides for the redevelopment of the Site in an
accessible location in a manner whigh- responds appropriately to existing surrounding
development and the emerging chara@r of the area, which is undergoing transition to a high
density residential area. (OQ

&
The proposed development, iQ‘éﬁ/Jding the parking variation, is compatible with future
anticipated developmentin thedocality. In this regard, the proposal also meets the object of the
Act with respect to good des'{gn and amenity of the built environment.

Higher density developm®&nt in close proximity to transport will generate positive economic,
environmental and sociafoutcomes consistent with the planning for the Kogarah North Precinct.
A flexible planning sgStem capable of delivering well-designed, lower cost housing in a
desirable and acce<2 le location is in the public interest.

. N
Conclusion (SY

~
It is unreasg@able and unnecessary to maintain strict compliance with the parking non-
discretionary” development standard applicable under the Housing SEPP in respect of the
proposeo) evelopment, including the parking variation.

Theregfdre sufficient environmental planning grounds to justify the variation of the parking non-
disqﬁzftionary development standard on the basis that compliance with the standard would be
ué@easonable and unnecessary in the circumstances of this particular case. As demonstrated
fbove, the proposed development will be in the public interest and it is consistent with the
inferred objectives of the parking non-discretionary development standard and the objectives

(SSA of the R4 zone.

&Q
$
&

Moreover, it is considered that there would be no public benefit in maintaining the particular
planning control in question, in the case of this specific development.

DESIGN COLLABORATIVE
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OMNIA Clause 4.6 Variation Request§

Q'/.
The proposal also meets the objects of the EP&A Act 1979 with respect to good design@&nd
amenity of the built environment and will contribute to a better environment by providin@%uilt
form of development which responds appropriately to existing surrounding developrgent and
the emerging character of the area undergoing transition. It provides sufficient parkiryto meet
demand with the provision of a car share space and minimises external trafﬂc(oé%d parking
impacts.

This request is considered to adequately address the matters required bgg/CIause 4.6 and
demonstrates that compliance with the development standard would b@unreasonable and
unnecessary in the circumstances of this case. &&

?\'/
e
N
(06
&
Q&
Q.-
QQ/
QV
(%]
&
R
&
&
&
N
§
Q\/
o
Q-\/
©
Q\_
&
&
&
&L
&
CSSA
Q
&
K
&
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REPORT TO GEORGES RIVER LOCAL PLANNING PANEL MEETING OF \ig.
THURSDAY, 07 MAY 2026 f
LPP021-26 3 DINJERRA CRESCENT, OATLEY NSW 2223 §é/

&

Development

LPP Report No LPP021-26 Application No

>
DAZB25/0596

Q_
Site Address & Ward 3 Dinjerra Crescent, Oatley NSW 2223 gq’
Locality Peakhurst Ward &
Proposed Development | Alterations and additions to dwelling hou’yég

&
Owners Yau Cheung Wong; Siu Chun Wong &
Applicant Anthony Milou \\(’}
Planner/Architect Milou Associates é"
X/
Date Of Lodgement 9/01/2026 R
e
Submissions One ,§’
Cost of Works $715,000.00 &
XS
Local Planning Panel This application is Q{é?erred to Georges River Local Planning
Criteria Panel for determinaffon as the proposed variation exceeds 10%
of the applicable g&velopment standard.
Report prepared by Senior Developi%ent Assessment Planner
Q[Q-\
RECOMMENDATION Approval <
(g;)
NI
EXECUTIVE SUMMARY @59

This matter is reported to Geogges River Council's Local Planning Panel (the Panel) in
accordance with Schedule 1, I%‘ﬁrt 3 of the Local Planning Panels Direction — Development
Applications and Applications&to Modify Development Consents, issued by the Minister for
Planning and Public Spacesainder section 9.1 of the Environmental Planning and Assessment
Act 1979 on 6 March 20244%

SNV
The application seeks céﬁsent for a development which seeks a variation of Clause 4.3 Height of
Buildings of the Georg%s River Local Environmental Plan 2021 by greater than 10%.
Q\‘
PROPOSAL 7
Development lication No. DA2025/0451 proposes alterations and additions to a dwelling
house. The p@tlculars of the proposal are as follows:
A~

- Dequlition of portions of the existing dwelling, entry path, external stairs and decking

- C@struction of a new lower ground floor consisting of two bedrooms

- gonstruction of a new foyer/entry area adjacent to the existing garage
SConstruction of a new lift for all floors

. & Construction of a non-trafficable green roof

/3(" Landscaping works

~
\OJ
L

?
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&
ASSESSMENT

N
Development Application No. DA2025/0451 has been assessed having regard to the ma grs for
consideration contained in section 4.15(1) of the Environmental Planning and Asses%/ ent Act
1979, requiring an assessment against the provisions contained within: §

State Environmental Planning Policy (SEPP) (Biodiversity and Conservatiog) 2021,
State Environmental Planning Policy (SEPP) (Resilience and Hazards) 2@21;
State Environmental Planning Policy (SEPP) (Sustainable Buildings) 208

State Environmental Planning Policy (SEPP) (Transport and Infrastruggﬁ]re) 2021,
Georges River Local Environmental Plan 2021 (GRLEP 2021); and(o‘?

Georges River Development Control Plan 2021 (GRDCP 2021). éﬁ

The proposed development is generally complaint with the relevant matters of considered
prescribed by Section 4.15(1) of the Environmental Planning and A\s‘sessment Act 1979 with the
exception of the following proposed variations: >
N

The proposal exceeds the maximum building height prescribegéﬁnder Clause 4.3 of the GR LEP
2021 and relies on a Clause 4.6 variation statement that is Satisfactory. The submitted request
accurately quantifies the extent of the non-compliance anq@lemonstrates that there are sufficient
planning grounds to justify the proposed variation.

There are further non-compliances with Section 6.1.%.§'of GR DCP 2021 as there are five storeys
proposed on the site. This variation however does ot provide an adverse impact onto adjoining
properties and is compatible within the existing gireetscape and is deemed to be satisfactory to
the objectives of the clause. &

&

&
A detailed consideration of these matters- is provided in the attached assessment report.

Collectively, the non-compliances within $ie proposal have been justified accordingly and the
development can be supported subject%a conditions of consent.
N

NOTIFICATION &
The application was notified in gccordance with Council's Community Engagement Policy
between 12 February 2026 and@ February 2026. One (1) submission was received during the
neighbour notification period. Petails of the submissions are outlined in Council’s assessment
report. S

<2\’v
RECOMMENDATION
Pursuant to Section 4&%(1)(a) of the Environmental Planning and Assessment Act 1979,
Development Applicagion No. DA2025/0596 for alterations and additions to dwelling house at 3
Dinjerra Crescent, @atley is recommended for approval subject to the recommended conditions
held in Council’s essment report. The reasons for these recommendations are:

. The prg@%sed development is permissible with the subject zone;

. The ig(*oposed development complies with the requirements of the relevant environmental
planking instruments, or any variations are adequately justified;

. T@ proposed development is consistent with requirements of the Georges River

Hevelopment Control Plan 2021; and
. \$The proposal, subject to conditions, will not result in unreasonable environmental and
& amenity impacts.
&
N
2

N

o
N

4,
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ATTACHMENTS %
Attachment §1  Statement of Environmental Effects - 3 Dinjerra Crescent Oatley.pdf-éy
DA2025/0596-3 Dinjerra Crescent, OATLEY NSW 2223.pdf - DAéﬁZS/OS%
Attachment §2 Clause 4.6 Written Request - 3 Dinjerra Cr Oatley
Attachment 43  Architectural Plans No Floor Plans - 3 Dinjerra (;"
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Qg DEVELOPMENT APPLICATION
ST%EMENT OF ENVIRONMENTAL EFFECTS
&
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&
&
&
&
&

%%\ March 2026
\/?’

Alterations and additions to an existing dwelling house

Corona Projects Pty Ltd | ABN 33 122 390 023 | Suite 106, Level 1, 35 Spring Street, Bondi Junction NSW 2022 | info@coronaprojects.com.au
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §
&
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects

PROJECT DETAILS

Client:
Subject land:
Lot Description:

Proposed development:

The report is prepared by

The report is reviewed by

&
Mr Yau Cheung Wong & Siu Chun Wong AQ(’Z-
3 Dinjerra Crescent, Oatley Q>
Lot 4 of Deposited Plan 227582 ?
Dwelling house alterations and additions (3/?/
&
Emma Rogerson A

N
Master of Urbanism (Urban and Regio&\éPPlanning) (USYD)
Bachelor of Architecture and Envir%ents (USYD)

Q\(fy
Mathew Fortunato $
Bachelor of Architecture asg Enviornment (USYD)

Planning Institute of Aug¥falia (Assoc.)

%

I certify that the contents of the Statement of Environmengal Effects to the best of my knowledge, has been

prepared as follows:

&

e Inaccordance with Section 4.12 of the Envirgfimental Planning and Assessment Act 1979 and Clause 24

&

of the Environmental Planning and Assessfgéent Regulation 2021;

e The statement contains all availabl&formation that is relevant to the environmental impact

assessment of the proposed develoﬁ%ent;

2
e To the best of my knowledge t@fcrmation contained in this report is neither false nor misleading.

9

Q
Q&
Quality Management Q§
1 Final Report § 18.12.2025 ER MF
2 AmendmentsQ0 Part 4.13 and 4.15 26.03.2026 MF MF
~
&
Q&
&

6@) Corona Projects Pty Ltd, 2025

§ Reproduction of this document or any part thereof is not permitted without written permission of Corona Projects Pty Ltd. The document

document in any form whatsoever is prohibited.

~ © Corona Projects Pty Ltd

may only be used for the purposes for which it was commissioned and in accordance with the Letter of Instruction. Unauthorised use of this
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §
&

1.0 INTRODUCTION Qc)/}

This Statement of Environmental Effects has been prepared for Mr Yau Cheung Wong & Siu Chu@Vong to

accompany a Development Application (DA) to Georges River Council for dwelling house al@rations and

additions at 3 Dinjerra Crescent, Oatley. g(?

More specifically, the proposed development comprises the: Q(‘/

&
e Demolition of portions of the existing dwelling on all floors, and entry path, eAternaI stairs, and decking;

LPP021-26 Attachment 1

N
e Construction of new works on all floors of the dwelling, a non—traffic&ffé green roof, a new lower
ground floor, a new lift and staircase at garage level providing direct, ggzp-free entry; and
e Extensive native revegetation and landscaping across the entire sif¢, including the front yard, green

roof, planters on the dwelling, rear yard and foreshore areas. $

The proposal is permissible with consent and is suitable for the sit€fnd the area. The proposal has been
designed to relate to its site and to the streetscape in terms o@ﬁ)earance, envelope, setbacks, bulk, and
scale. The proposal will operate without any significant imp&gt to the amenity of neighbouring properties.

&
This statement assesses any numeric non-compliang_/%s acceptable on merit, resulting in no adverse impacts
and in compliance with all relevant DCP and LEP obfjéctives.

&

The purpose of this SEE is to: &
e Describe the site to which the ?cation applies and its context;
e Describe the proposed deve@ment

e Describe the legislative f@mework against which the application is to be assessed and determined; and

e Provide an assessmer&§the environmental impacts in accordance with the Section 4.15 of the EP&A

Act 1979. Y
S
3
\/?'
This Statement has be&n prepared in reference to the following:
SV
Architectural P!Qn\s/ Milou & Associates November 2025
&
Landscape ZP)I\_a% B+E Landscape Architects 17 November 2025

~ © Corona Projects Pty Ltd 4]
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §
&
2.0 SITE ANALYSIS & CONTEXT Q(;}
2.1 The Sit
e Site Aé’z-
The site is located at 3 Dinjerra Crescent, Oatley and is legally described Lot 4 in Deposited Plan 22%82. The site
is located on the western side of Dinjerra Crescent, at the end of the cul-de-sac. 8(_8/
S ¥ > ¥ Anthony
s & P ) ~
S @ A £ A Conne
& O > *~ ) N
~ @0 r$ (2] § S o
X g ¥ N 3
T O
o< o
w®

O LookoutiReserve

' Oatley Point Reserve 0
o :
¢

d

ad Q>
&

@‘ 0Old Como Bridge ,é"

' &

&
Coronatio” Bay

Qa-
&
 Grounds @) Q@Green Point - .

Figure 1: Site locality map (Google Maps 202515’)
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&
The site is rectangular with a total area of 1,068.8 square metres by survey, with a 13.83 metre street frog¥age
to Dinjerra Crescent. The northern side boundary measures 76.585 metres and the southern side bé/ndary
Q.
measures 73.755 metres. The rear boundary measures 18.07 metres. The site falls steeply fromﬁ&he street
Q\.

towards the rear.
&

The site currently contains a four-storey detached dwelling house. The rear of the site is Ialf&caped with shrubs

and grass. Vehicular access is available from Dinjerra Crescent. N
A
>
The land is zoned R2 Low Density Residential under the provisions of Georges Ri¥er Local Environmental Plan

%
2021 (LEP). The site is not identified as a Heritage Item, nor is it located wi&%ﬁ a Heritage Conservation Area

(HCA). It is also not considered to be located within the close vicinity of a@’ltem or HCA, or as a contributory

item. $
Vid

© Corona Projects Pty Ltd 6]
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §
&
2.2 The Locality Qso\

The site is located within the local residential area of Oatley. The locality comprises primarily of |022L density
residential development of multiple storeys high. The area predominantly features buildings of a c<% emporary
architectural style. The development site adjoins detached dwelling houses to the north and&®puth, and the

Georges River to the rear.

Notable sites in the area include:

e QOatley Point Reserve

e Simpson Reserve

&
e Old Como Bridge QY
QY

© Corona Projects Pty Ltd 8]
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §

Figure 7: View towards the northern neighbour at 2 Dinjerra Crescec.gf_‘orona Projects, 2025)

2.3 Development History ’éé/

A search on Council’s DA Tracker found that there &&ho recent recorded planning history for the site.

3.0 THE PROPOSAL <2§

&
3.1 Overview &

The Development Application propogés dwelling house alterations and additions at 3 Dinjerra Crescent, Oatley.
More specifically, the proposedé?;elopment comprises the:
e Demolition of portiggs of the existing dwelling on all floors, and entry path, external stairs, and decking;
e Construction of 8w works on all floors of the dwelling, a non-trafficable green roof, a new lower
ground floor,@¥ew lift and staircase at garage level providing direct, step-free entry; and
e  Extensive itive revegetation and landscaping across the entire site, including the front yard, green
roof, plawters on the dwelling, rear yard and foreshore areas.
X
The propgsal has been designed to relate to its site and to the streetscape in relation to appearance, envelope,
setbagks; bulk and scale. The contemporary design utilises high quality materials and detailing, enhanced by
exténsive native planting and green roof elements, to present an unobtrusive visual outcome for the locality
ile delivering environmental benefits such as reduced stormwater runoff, improved biodiversity, carbon
6sequestration, and alleviation of the urban heat island effect. This approach demonstrates exemplary native

§ regeneration within a foreshore scenic protection area. Please refer to plans prepared by Milou & Associates.

© Corona Projects Pty Ltd 9]
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects

The proposed development comprises the following:

Bedrooms x 2
Lower Ground 5

Bathrooms x 2

Bedrooms x 2
&
Lower Ground 4 Bathrooms x 3 A
>
Living Room and Patio AN
&

Bedrooms x 2 (3(?
Lower Ground 3

Bathrooms x 2 Q

Open Plan Dining/Living

Kitchen &’
Ground Floor >

Bathroom

¢

Storage 6‘(

Garage é{/
Garage Floor ~

Foyer/Lounge 8—

«

Qa-

Each floor is connected by an internal lift anggtair access. The steeply sloped terrain renders numerous levels

most suitable, in order to step with the stgp ground level.

9
&

N

%
A brief numerical overview ofé@ development parameters for the proposed development is included in the

below table. éa
Site area Q 1,068.8m?
Gross Floor Area ’(y\/ 305m?
Floor Space Ratio\y 0.28:1
Va)
Height gf 12.5m
Boundary s@backs
Front In line with existing
Sid In line with existing
\Z'Qrge (S) In line with existing

&Rear

>15% of site length

A Car spaces

2

~ © Corona Projects Pty Ltd
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §
&
4.0 STATUTORY PLANNING FRAMEWORK AND ENVIRONMENTAL ASSESSMENT Q()/}
This Chapter provides an environmental assessment in accordance with Section 4.15 of the Env@nmental
Ry
Planning and Assessment Act 1979. Pod
6&0
The relevant matters for consideration under Section 4.15(a) of the EP&A Act, 1979, ar&fﬂentiﬂed as:
e State Environmental Planning Policy (Resilience and Hazards) 2021 \'\
9
e State Environmental Planning Policy (Sustainable Buildings) 2022 AN
e Georges River Local Environmental Plan 2021 (3(5/
e  Georges River Development Control Plan 2021 QY

&

The primary statutory document that relates to the subject site and proposed development is Georges River
Local Environmental Plan 2021. The primary non-statutory plan relating to the subject site and the proposed

development is Georges River Development Control Plan 2021y
~

&

4.1.1 State Environmental Planning Policy (Resilizéi‘e and Hazards) 2021
This Policy is to provide for a state-wide planning ap@bach to the remediation of contaminated land. Subject to

Clause 4.6, considerations should be given to thgzguitability of land in terms of contamination.

&
§
The subject site has a long history of bei%ggused for the residential purpose. Thus, the land is not likely to be
contaminated and, given that no chan f use is proposed, no further consideration is required under Clause
4.6(1)(b) and (c) of the Resilience an@%azards SEPP.

Q’
4.1.2 State Environmental Planning Policy (Sustainable Buildings) 2022

L

This SEPP applies to the <§oposed development. A BASIX Certificate is submitted with the application and

S

confirms that the proon\&I will comply with the water, thermal comfort, and energy efficiency requirements of
the policy. v

\/(SY

&
Q&
é‘f
&
$
$«9
&
&
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&
4.1.3 Georges River Local Environmental Plan 2021 Qc;}
Zoning and permissibility Q-§/
The site is located in Zone R2 Low Density Residential. AQ’
Q&
RE1 @/@J
: - &
A
2 >
~ f A\
((/ 1 £
L ) “Ery “®
|| \(/(3~ \\\\\ A
| Q o

Figure 8: Land Zoning Map (NSW Spatial Planning Vi@er 2025)

&
9
The development is identified to be wo&' to a dwelling house, which is permitted with consent in the R2 Low
N\
Density Residential zone. <§

Q’
The objectives of the zone are;{z§
e To provide for the housin\#eeds of the community within a low density residential environment.
e Toenable other land @s that provide facilities or services to meet the day to day needs of residents.
e Topromote a high Q}lndard of urban design and built form that enhances the local character of the suburb and achieves

N/
a high level of (/g?identia/ amenity.
e To provide fonhousing within a landscaped setting that enhances the existing environmental character of the Georges
River /oc&govemment area.
o
9
The prdgosed development meets the relevant land use zone objectives. The development will provide
add@énal bedrooms in a growing area where there is high demand for additional housing, delivering a
fé’%tional, spacious and high-quality family home suited to multi-generational living. The proposal will not

(ffprevent other sites from hosting land uses that provide facilities or services to meet the day to day needs of

(ﬁA residents.

&
L 12

© Corona Projects Pty Ltd
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&

Importantly, the proposal incorporates enhanced accessibility features, including a new lift and staircay at

garage level to provide direct, step-free entry, providing an improved level of residential amenity. Furt-&r, the

Q.
extensive native revegetation, green roof, and landscaping demonstrate positive environmenta]ﬁé’utcomes,
N

promoting biodiversity, reducing stormwater runoff, and setting a positive precedent fcgg-sustainable

development within the zone. (?/

Clause 4.3 Height of buildings A

The LEP Height of Building Map stipulates that the maximum building height perg\i@ed for the site is 9 metres.

The proposed height of the development is 12.5 metres. This results in a non-cg)mpliance of 3.5m or 38.89%.

Q\(’X

Refer to Clause 4.6 Variation Request submitted with this DA addressing$t1is non-compliance.

Clause 4.4 Floor space ratio and Clause 4.4A Exceptions

The LEP Floor Space Ratio Map stipulates that the maximum fls?;(r space ratio permitted for the site is 0.55:1.
The site is also marked as subject to ‘Area 1’ on the FSR MapQwCEich triggers Clause 4.4A. Clause 4.4A states that
sites with an area of between 1,000 — 1,499sqm showng; ‘Area 1’ and proposing a dwelling house are subject

to a prevailing maximum FSR measured with a formula™

2%

= [(site area - 1000) x 0.2 + 462.5] + site area:lé/Z—“

Q
=1[(1,068.8 — 1000) x 0.2 + 462.5] + 1,068.8:]QV'
=(68.8 x2 +462.5) + 1,068.8:1 Cg)

$
=0.56:1 §
Q

Q’
The proposal has a floor spaceﬁo of 0.28:1 and therefore complies.

S
Clause 5.10 Heritage Co@rvation
The site is not identifiéa\és a Heritage Item, nor is it located within a Heritage Conservation Area (HCA). It is also
N
not considered to&?located within the close vicinity of any Item or HCA, or as a contributory item.
~
Q_
Clause 6.1 zgg/sulphate soils
The Aci Iphate Soils Map stipulates that the site is Class 5. The proposed works will not be below 5 metres
Austrgiian Height Datum, and are unlikely to lower the water table below 1 metre Australian Height Datum on

ad@cent Class 1, 2, 3, or 4 land.
&

~ © Corona Projects Pty Ltd 13]
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&
Clause 6.2 Earthworks >
Q
The objective of this clause is to ensure that earthworks for which development consent is required will néfhave

a detrimental impact on environmental functions and processes, neighbouring uses, cultural or heﬁége items

Q\'
8&0’

The proposal is considered to be consistent with the requirements of this clause as the(ﬁévelopment is not

or features of the surrounding land.

expected to disrupt or have a detrimental effect on the drainage patterns and soil staqug//of the locality. Nor is
it likely to disturb relics and have an adverse impact on any waterway, dri g water catchment or
environmentally sensitive area. This is due to the minor extent of cut and fill includ®d within the proposal, which
will not drastically alter the existing terrain and environmental functions andlgé/cesses.

QY
Clause 6.4 Foreshore area and coastal hazards and risk $
This clause applies when new works will result in a footprint of the ding extending further forward than the

footprint of the existing building into the foreshore building lil& he proposal will not result in any changes

within the foreshore building line. )

N
Figure 9: %g;hore Building Line Map (NSW Spatial Planning Viewer 2025)

&

C@se 6.6 Foreshore scenic protection area

‘Fhe site is located within a “Foreshore scenic protection area” on the Foreshore Scenic Protection Area Map.

A Therefore, Council must be satisfied that the development would facilitate the following:

© Corona Projects Pty Ltd 14]
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/8'/.

(a) the protection of the natural environment, including topography, rock formations, canopy vegetaticy or
other significant vegetation, §/

Q.
(b) the avoidance or minimisation of the disturbance and adverse impacts on remnantﬁégetation
Q&
&
(c) the maintenance and enhancement of native vegetation and habitat in parcels of a 8, condition and

communities, habitat and threatened species and populations,

configuration that will facilitate biodiversity protection and native flora and faunt(?rﬁovement through

biodiversity corridors, ,@
A

>

(e) the avoidance of clearing steep slopes and facilitation of the stability of the&’and,

(d) the achievement of no net loss of significant vegetation or habitat,

(f) the minimisation of the impact on the views and visual environmentéﬂcluding views to and from the
Georges River, foreshore reserves, residential areas and public placeﬁ,\’
(g) the minimisation of the height and bulk of the development by stegping the development to accommodate

the fall in the land

%

The proposal strongly supports these objectives through@s sensitive design and extensive environmental
enhancements. No tree removal is proposed, with all ne&\fﬁorks confined to existing built-upon areas, thereby
retaining remnant vegetation communities, habitat, a@any threatened species or populations while avoiding
disturbance to the natural topography, rock forma(éw-s, or steep slopes.
&

The development provides compliant deenz%'oil zones supporting future tree canopy establishment. Most
significantly, extensive native revegetatio@?nd landscaping is proposed across the entire site, including the front
yard, dwelling (via planters and a @n-trafﬁcable green roof), rear yard, and foreshore areas, delivering
substantial enhancement of native\/v@getation and habitat. The green roof further contributes benefits® such as:

e Reduced heating and céﬁng requirements for the building;

e Reducedand slowe@:ﬁormwater runoff;

e Improved soundﬁ\sulation;

e Carbon seque@f?étion;

e  Capture ccjgfa/seous and particulate pollutants;

. AIIeviQEi_B/n of urban heat island effects; and

. Inc{gz‘gged biodiversity.

9
New \ﬁ(/s step with the sloped site to minimise height and bulk, and views and vistas to and from the Georges
Riygégre reasonably shared and preserved. The incorporation of extensive native planting and green elements
é\ﬁo softens the visual appearance of the dwelling from the streetscape and foreshore, minimising impacts on

the views and visual environment. Overall, the proposal sets a positive precedent for sustainable development

<59 and native regeneration within the foreshore scenic protection area.

$«9

! https://www.yourhome.gov.au/materials/green-roofs-and-walls

© Corona Projects Pty Ltd 15]

LPP021-26 Attachment 1



Georges River Local Planning Panel Meeting - 7 May 2026

&
Clause 6.13 Landscaped areas in certain residential and environmental protection zones >

Y
The minimum landscaped areas or natural rock outcrops for a dwelling house located on land wité(n the

Q.
Foreshore Scenic Protection Area is 25% of the site area. The proposal has a landscaped area of moé"than 25%

- Yol
and thus complies with the standard. g(?
4.1.4 Georges River Development Control Plan 2021 (3/
The development had been considered against the provisions of Georges River Developé]‘ént Control Plan 2021
A
below. A\o}
&
& |
3.2.1 TREES & VEGETATION ‘g/é(
4 For the purpose of this section, a tree is defined | No trees are?osed for removal under this | N/A
as vegetation having a: DA.
® Height of 3 metres or more, or Ov\./
* Diameter of 100mm or more when measured at éfQ\
ground level, or é{/
® Branch spread of 3 metres or more. N
7 Approval is required for the & No trees are proposed for removal under this | Yes
e Removal of tree(s) in conflict with built® DA.
structures, where all engineering an@
practicable management alternatgyes have
been considered and not feasi&,
e  Removal of tree(s) for con%ﬁction or
extension of buildings were there is no
feasible alternative ﬁwill allow for the
retention of the '@(s).
3.3 LANDSCAPING §
1 Landscaping onQil‘e should be incorporated into | Generous deep soil and plantings are retained. | Yes
the site plang¥g of a development.
3.4 BUSHFIRE PRQ\}“E LAND
1 Devegé‘ﬁent should be located and designed to | No new habitable works are proposed on | Yes
mirQ}\ise the need for bushfire hazard reduction | portions of the site affected by bushfire. The
ﬁhin native vegetation areas. need for any hazard reduction in native
(ég- vegetation areas is therefore mitigated.
3{'}.1 EXCAVATION (INCLUDING CUT AND FILL)
N Natural ground level should be maintained within | Natural ground level is unchanged within | Yes
900mm of a side and rear boundary. 900m of any boundary.
2 Cut and fill should not alter natural or existing | The natural ground level is being retained as m
ground levels by more than 1m. far as practical, however, cut and fill beyond | upon merit

© Corona Projects Pty Ltd 16|
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&
&
1m are proposed to accommodate the new §’
lower ground floor works. This is necessary g,z-
and considered the optimal planning outcome Q\-
as it allows the building to better integr
with the land and reduce its external bujkand
scale. \7(4/
3 Habitable rooms (not including bathrooms, | Habitable rooms have windows abbve ground | Yes
laundries and storerooms) are to be located level. o}&
above existing ground level. Q,A\
3.8 VIEWS IMPACTS (j?
1 Development shall provide for the reasonable | The proposal has beéh\/carefully designed to | Yes
sharing of views. reduce impacts tosgiew obstruction as far as
practical. Propgrfles in the area enjoy views to
Georges Riv&wand associated water and land
interfac&%
N
R f§ to Part 4.1.5 of this SEE for further
/Q%Ecussion on view sharing, and how the
<<(gi-'proposal successfully achieves this with
consideration of principles established under
Q$ Tenacity.
Qv‘
3.10 WATER MANAGEMENT 0(;/)
1 Development must comply w@/ Council’s | Drainage as per the existing system is suitable. | Yes
Stormwater Management Polic o ich
provides detail of drainagevrequirements for
different development t\s& Consultation
with Council is recomggnded.
3.13 PARKING ACCESS AN@ANSPORT
1 The car parkin&fa?e for development types are | 2 parking spaces are proposed within the | Yes
outlined in Tagte 1 — Parking garage.
Requirenk/eé?)
. @ce per 1 and 2 beds
. @ spaces per 3 beds or more
12 dFernal car park layouts, space dimensions, ramp | Compliance is achieved. Yes

Fgrades, access driveways, internal
circulation aisles and service vehicle areas shall
be designed in accordance with the
requirements set out in AS 2890.1 (2004) and AS
2890.2 (2002) for off street parking

and commercial vehicles.

© Corona Projects Pty Ltd
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16

Basement car parking is to be located within the

building footprint.

No basement parking is proposed.

i

6.1.2 SINGLE DWELLINGS

&

11

New buildings and additions are to consider the
Desired Future Character statement in Part 5 of

this DCP

Refer to section later in this tableﬁch

considers the Oatley area. &
&
A

Yes

1.2

Developments on sites with two (2) or more

frontages are to address all frontages.

There is only one street frontagd
AN
&

N/A

1.4

Dwelling houses are to have windows presenting
to the street from a habitable room to encourage

passive surveillance.

Passive surveillance is aggé/ved with windows
. . N
and balconies facing tRe public waterway, and

the driveway entrygSacing Dinjerra Crescent.

Yes

1.6

The maximum size of voids at the first floor level
should be a cumulative total of 15m2

(excluding voids associated with internal stairs).

Voids are redﬁyx.

Ovy

Yes

21

New buildings are to consider and respond to the
predominant and desired future scale of
buildings within the neighbourhood, and

consider the topography and form of the site. ch

2.3

A maximum of two (2) storeys plus basequ.t is

permissible at any point above groun@ evel
. Q

(existing). Basements are to protrude,no more

than 1m above existing ground Iev#’

The osal retains the single-storey scale of
tQ{e/ streetscape, with the new works
'@%\ncealed from view from the Dinjerra
LCrescent frontage and integrated with the

slope and design to reduce appearance.

Yes

Yes

24

Where topography conditi%ﬁ require a
basement, the area of the %sement should not
exceed the area requiredfmeet the car parking
requirements for the @elopment,

access ramp to theﬁfking and a maximum 10m2
for storage andé@?nz for plant rooms.
Additional ment area to that required to
satisfy th{g;:uirements may be included

as flogspace area when calculating floor space

ratig®

No basement is proposed.

N/A

WRere the entry to the basement carpark is
Fvisible from the street, the entry should be
recessed a minimum of 1m (from the edge of the
external wall or balcony) from the
levels above and the external walls of the garage
differentiated from the walls above

through articulation and external materials.

No basement is proposed.

N/A

© Corona Projects Pty Ltd
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3.1 The minimum setback from the primary street | The proposed front setback is as per the | Yes §’
boundary is: existing dwelling. g,z-

i. 4.5m to the main building wall / facade; Q\-

ii. 5.5m to the front facade of a garage or carport; (g(?

or (3/

iii. Where the prevailing street setback is greater

than the minimum, the average setback of

LPP021-26 Attachment 1

dwellings on adjoining lots is to be applied. 0}&
Note: The “Prevailing Street Setback” is the
setback calculated by averaging the setback of (3(3{7(/
two (2) adjoining residential properties on both Q\/
sides of the development. «/$

3.3 For corner lots, the setback from the secondary | The site is n?rner lot. N/A

street boundary is to be at least:
i. 1.2m to the building line if the site is less than %
15m in width (see Figure 1); or Q\O
ii. 2.0m to the building line if the site is 15m or 6

greater in width (see Figure 2). N

3.4 Buildings are to have a minimum rear setback ?< The proposed rear setback is much greater | Yes
15% of the average site length, or 6m, than 15% of the site length.
whichever is the greater (excluding devé‘tfhed
secondary dwellings — see Point 12 in (./)Q

Section 6.1.2.12- Secondary Dwe 'cogs of this

N
DCP).
&
5 The minimum side setbacksqf)cy ground and first | Proposed side setbacks are as per the existing | Yes
floor are: § dwelling, achieving an average of 1.5m.

i. 900mm for lots up tgbZ.Sm in width measured
at the front buildingne for the
length of the de&g%pment.
ii. 1.2m for dQts greater than 12.5m in width
measured é%w_ front building line

~
for th gth of the development.

iii. é\5m for all lots within the Foreshore Scenic

:Sgﬁ(ection Area measured at the
d_ ront building line for the length of the

development.

7
«Q&\l Private open space is to be located at the rear of | Private open space is provided in the rear | Yes
6 the property and/or behind the building line and | setback and achieves the minimum 60sgm w/
§ is to have a minimum area of 60m2 with | 6m dimensions at ground level. Balconies also

minimum dimensions of 6m and located on the | provide POS at numerous levels.

same level (not terraced or over rock outcrops).

~ © Corona Projects Pty Ltd 19]



Georges River Local Planning Panel Meeting - 7 May 2026

3 Dinjerra Crescent, Oatley — Statement of Environmental Effects

&
&
4.4 Private open space is to be designed to minimise | Privacy is achieved by way of angling new | Yes §’
adverse impacts upon the privacy of the | openings and balconies across the rear of the g,z-
occupants of adjacent buildings. site, rather than sides. Trees also screen side- Q\-
facing views. né(/o
5.1 Landscaped area (has the same meaning as | Compliant landscaping is provided. 6/0 Yes
GRLEP 2021) is to be provided in accordance with &
the table contained within Clause 6.12 'Qz\
Landscaped areas in certain residential and o}&
environmental protection zones of GRLEP 2021. X
5.4 Impervious areas are to occupy no more than: Impervious area withinzg% front setback is | Acceptable
i. 60% of the street setback area where the front | unchanged by this prQ\)ésal. Due to the need | upon merit
setback is less than 6m, or for paved drive access, compliance is
ii. 50% of the street setback area where the front | unable to be aghiBved.
setback is 6m or greater, or
iii. 50% of the primary street setback area on V\'/
corner allotments. ‘/Q\O
5.5 The front setback area must accommodate at Trepplanting within the front setback is | Acceptable
least one (1) tree capable of achieving a x&changed by this proposal. Due to the need | upon merit
minimum mature height of 6-8m with a spreadirﬁgfor paved driveway access, compliance is
canopy. A schedule of appropriate Q- unable to be achieved. Additional trees in this
species to consider is provided on C@(«cil’s area would contribute to view loss.
website. r,‘:’)Q
6.1 Any excavation must not extenr@/eyond the | Excavation is limited to the building footprint. | Yes
building footprint, including foré@basement car
park. o
6.2 The depth of cut or fillq@t not exceed 1.0m | Cut and fill is limited as far as practical. Yes
from existing ground le@el, except where
the excavation is f@‘ basement car park.
7.2 A dwelling is to&%vide one (1) garage and one | Two parking spaces are accommodated within | Yes
(1) tandem dgjveway parking space the garage,
forward ﬁe garage (unless otherwise
accon&@dated within the building envelope).
7.6 Thq?fnaximum driveway width at the street | The existing driveway width is maintained. Yes
ndary is 4.0m.
7.7 Basements are permitted where the LEP height | No basement is proposed. N/A

development standard is not exceeded, and it is
demonstrated that there will be no adverse
environmental impacts (e.g. affectation of
watercourses and  geological  structure).
Basements on land where the average grade is

less than 12.5% are permitted only where they

© Corona Projects Pty Ltd
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are not considered a storey (see definition in the
LEP) and the overall development presents as

two (2) storeys to the street.

7.9

The maximum width of a garage opening is 6m.

The garage opening is as per existing.

8.1

Windows from active rooms are to be offset with
windows in adjacent dwellings, or appropriately
treated so as to avoid direct overlooking onto

neighbouring windows.

New openings are angled towards the E§Of

the site as far as practical. &
&
A

8.3

Upper level balconies should not project more
than 1500mm beyond the main rear wall
alignment so as to minimise adverse visual

privacy impacts to adjoining properties.

Balconies are reasonable in,size and location.

Yes

10.1

New buildings and additions are sited and
designed to facilitate a minimum of 3 hours direct
sunlight between 9am and 3pm on 21 June onto
living room windows and at least 50% of the

minimum amount of private open space.

The rear rpéﬁe open space and rear
habitable areds of the southern neighbour
receivegﬁpliant sunlight.

N

&

10.3

Direct sunlight to north-facing windows of

open space area of adjacent dwellings shoulgzgot

be reduced to less than 3 hours between 8400am

and 3.00pm on 21 June. 5
Oy

habitable rooms and 50% of the principal privagg

%
R

Yes

Yes

K%

6.4.3 OUTBUILDINGS R4

1

Outbuildings are not to bz\/lpcated within the
front building line setbac@d must be set

back a minimum (éﬁ%Omm from all site
boundaries. Wind(@and glass doors must face

into the yardQ\XI; the subject site or be

appropriately$reated to reduce visual impacts if
facing a bouring property.

No new outbuildings are proposed.

N/A

The s@'of the floor space of all outbuildings on
a si@-\(excluding carports and open
ctures such as pergolas, awnings and the like)

F'must not exceed 30m2.

No new outbuildings are proposed.

N/A

The maximum height of outbuildings is 3.5m to
the ridge and 2.5m to the underside of

the eaves, above existing ground level.

No new outbuildings are proposed.

N/A

The minimum setbacks for garages, gyms,

cabanas and sheds are 900mm from all

No new outbuildings are proposed.

N/A

© Corona Projects Pty Ltd
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boundaries.

6.4.4 SWIMMING POOLS/SPAS

from streets and public places.

report.

1 Swimming pools/spas are to be located to the | No swimming pool is proposed. @\J/A
rear of properties. Oé(/o

2 For corner allotments or where the property has | No swimming pool is proposed. (3(/) N/A
two street frontages, swimming &
pools/spas are not to be located in the primary &&2\
frontage. >

3 Swimming pools/spas must be positioned a | No swimming pool is propo&/e\ . N/A
minimum of 900mm from the property (3@
boundary with the water line being a minimum of Q\/
1500mm from the property boundary. f

4 In-ground swimming pools shall be built so that | No swimmingégzl is proposed. N/A
the top of the swimming pool coping is as
close to the existing ground level as possible. On O‘V\J
sloping sites this will often require Q\
excavation of the site on the high side to obtain Q/éf
the minimum out of ground exposure of the /QZ\
swimming pool consistent with the low side. chg

5 Swimming pools/spas are to be no more @an No swimming pool is proposed. N/A
500mm above existing ground level. OV'Q

7 Decking around a swimming pool mgst not be | No swimming pool is proposed. N/A
more than 600mm above existing ggﬁnd
level. \’?\

£%9)
Q&

5.10.2 OATLEY WEST LOCALITY gﬁ'EMENT

1 Retain and enhance@fhe prominence of the | Generous deep soil and tree plantings are | Yes
bushland landscap, \characterin new retained, upholding the landscape character
development Qh%ugh tree planting and | of the area.
Iandscapin?ﬁyy

2 Encourageb!onsistent setbacks of buildings from | Nor reduction of landscaping in setbacks is | Yes
the st§$f and the provision of proposed.
Ian&aping within the front setback.

3 /'(':ourage the retention of trees and sharing of | Trees are preserved, and views are shared as | Yes

Cg;"water views wherever possible, including per Part 4.1.5 of this report.
\7(4/ screening via vegetation rather than solid walls.
~N Public views to waterways should be retained | Views are shared as per Part 4.1.5 of this | Yes

© Corona Projects Pty Ltd
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’@.
4.1.5 View Loss Assessment Qc;}

Properties along Dinjerra Crescent enjoy west-facing views toward the Georges River, its surrounding Iazz_ water
interface, and the Old Como Bridge. Notably, the front-facing windows and balconies at 1 Dinjer-lg/Crescent

&

Figures 11 through 14 below form the basis of this view loss assessment. These image@illustrate the view

currently have sightlines across the development site in a westerly direction.

orientation and provide a comparison of pre- and post-development conditions, using iages captured from the

front facing first floor balcony of 1 Dinjerra Crescent to assess the extent and reasog)a%leness of view sharing.

Water, land and

bridge views

Figure 11 — View sightlines diagram from the fror@gcing windows and balconies at 1 Dinjerra Crescent (Nearmap, 2025)

Annotated by Corona Projects (2025). Q
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Existing
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/8'/.

View impacts resultant of the proposed works will be assessed via the four-step assessment Planning Pringples

established by Senior Commissioner Roseth under Tenacity Consulting v Waringah [2004] NSWLEC&40 as

The first step is the assessment of views to be
affected. Water views are valued more highly
than land views. Iconic views (eg of the Opera
House, the Harbour Bridge or North Head) are
valued more highly than views without icons.
Whole views are valued more highly than partial

views.

Q&
follows: i(’
Q\-
(@
1. View Type The view subject to this assessment (Figure 13)@@tures the Georges

River waterway and sightlines to the Old&égmo Bridge, a notable

structure in the local context adding distiqctiveness and scenic value
>
RN
&

to the subject view.

The views are partially obstru&@ by existing foliage and dwellings,

but remain of high valuege all due to the combination of water
e

interface and sightlines Old Como Bridge.

2. Viewing Location

The second step is to consider from what part of
the property the views are obtained. For example,
the protection of views across side boundaries is
more difficult than the protection of views from
front and rear boundaries. In addition, whether
the view is enjoyed from a standing or sitting
position may also be relevant. Sitting views are
more difficult to protect than standing views. Tféé
expectation to retain side views and sitting v[gﬂ/s

is often unrealistic.

2
Y A

The affected views obtained from the front-facing first-floor
balcony and windQws of No. 1 Dinjerra Crescent. These are standing
Views across tI"@Street, rather than from secondary/rear elevations
or sitting gﬁions. Front-boundary views warrant consideration,
though ectations for full retention across adjoining lots are
mmér_éfed.

K

&

3. Extent of Impact
This should be done for the whole ?f

[

property,
not just for the view that is affec@¥.

S
The impact may be assess%guantitatively, but in
many cases this can be Q}/aningless. For example,
it is unhelpful to saySfiat the view loss is 20% if it
includes one of the sails of the Opera House. It is
usually mor(é‘ﬂseful to assess the view loss
qua/itativeg\' as negligible, minor, moderate,

severe evastating.

As illustrated in Figures 13 and 14, the central and most valuable
components of the view, the Old Como Bridge and the Georges River
water-land interface, remain fully visible and unobstructed. Only a
peripheral portion of the lateral water elements are partially
obscured by the proposed additions, representing an estimated loss
of less than 15% of the total horizontal field of view from the primary

standing position on the balcony.

The view impact is therefore classified as minor.

6§he proposal that is causing the impact.

4. &Easonableness of Proposal

gg fourth step is to assess the reasonableness of

A development that complies with all planning

controls would be considered more reasonable

Whilst the proposal is generally compliant with the applicable
planning controls, it includes an exceedance of the maximum
permissible height under Clause 4.3 of the Georges River LEP 2021.
This height variation is comprehensively addressed in the submitted
Clause 4.6 Written Request (Corona Projects, March 2026) which

demonstrates that strict compliance with the maximum building

© Corona Projects Pty Ltd
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects

&

&

&

than one that breaches them. Where an impact on
views arises as a result of non-compliance with
one or more planning controls, even a moderate

impact may be considered unreasonable.

With a complying proposal, the question should
be asked whether a more skilful design could
provide the applicant with the same development
potential and amenity and reduce the impact on
the views of neighbours. If the answer to that
question is no, then the view impact of a
complying development would probably be
considered acceptable and the view sharing

reasonable.

(OQ
&
Y
&

g
&

4

height is both unreasonable and unnecessary in the circumstagyes
of the case. The variation is necessitated by site-specific cons.@ints,
including the steep topography requiring a stepped built , prior
excavation distorting the height plane, consisten@‘ with the
established pattern of multi-storey stepped dwellipgs'along the low
side of Dinjerra Crescent, and a low street-leve) @lesentation. Refer

to the Clause 4.6 Written Request for full deggils.

N
The design effectively minimises via@ﬁaulk and view impacts by
responding to the site's steep topo§aphy. Additions are stepped
within the existing building footg#nt, avoiding outward expansion,

while a non-trafficable greer‘@dof further reduces perceived height

and mass. Extensive natj@ revegetation and planters soften the

building’s profile and .Dtegrate it into the surrounding bushland.
Collectively, these tegies reduce the perceived scale from key
vantage points,v\'fncluding the Georges River, neighbouring

properties, an he public domain, notably the Old Como Bridge.

Alternaé% designs achieving full compliance whilst delivering
eqL@lent functional outcomes would likely require greater site
disturbance, increased bulk, further expansion beyond the existing
Xbuilding footprint, or forfeiture of key benefits. It is therefore
considered that a more skilful design could not achieve the same
level of amenity, environmental merits, and view protection while

further reducing the already minor view impact.

On this basis, the proposal is deemed reasonable

~

It can therefore be concl@d that, although the front-facing balcony and windows of No. 1 Dinjerra Crescent

enjoy locally high—valuqxiews of the Georges River and the Old Como Bridge, the skilfully designed proposal

results in only a ver;

demonstrates reagonable and equitable view sharing and is supportable on merit.

© Corona Projects Pty Ltd
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&
4.1.6 Draft Planning Instruments Q(;’}
Georges River Council does not have any current Draft Planning Instruments that apply to theg%osed

development, thus as demonstrated, the development achieves a high level of compliance with the{fa’pplicable
N

(oQ-
ri
&

As noted in the above assessment against the provisions of the relevant Environmg&'t%l Planning Instruments

Environmental Planning Instruments.

and Development Control Plan, the development is of a reasonable scale and &\eﬁlre, and does not present
unreasonable environmental, social, and economic impacts. 0{)0

Q\(/(y
4.2.1 Natural and Built Environment Impacts $

The development does not impact upon native vegetation, soil conditigws, foreshore environment or air quality.

The proposed built form allows the neighbouring sites to retailﬁheir access to privacy, solar access, pleasant
outlook and overall residential amenity. The location of all pr@posed works to the rear ensures that the aesthetic

quality of the streetscape is preserved as is.

&
&L
&

4.2.2 Social and Economic Impacts 2%
The development increases the social amenit the property with the increased habitable floor space and
available housing. This will improve the wayﬁ?life for future residents.

&
The short term economic impacts ar\gﬁlositive, with the generation of employment opportunity through the
physical construction stages. The 39 of high quality materials will ensure a durable final built outcome, reducing

the need to rebuild in the neaﬁure, resulting in a positive long term financial and sustainability outcome.

gé’
\/V‘
The subject site is ccm/ydered suitable in size and shape to accommodate the development. The proposal does

not introduce any@compatible uses to the site. The works are permissible under the R2 Low Density Residential
~

zone. §3‘
Q&
9 .
4.3.1 ss to Services
The is located within an established residential area with excellent access to services and public transport.

gkgrhe site is within an established urban area, electricity, sewer, telephone, and water services are readily

6avai|ab|e to the subject site.

© Corona Projects Pty Ltd 27|
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/&.
4.3.2 Parking and Access >

Y
The on-site parking provided complies with the parking requirements as prescribed by Georé_e%River
Development Control Plan 2021. It provides a logical and considered approach to the provision of ofgﬁtreet car

o
parking. The design and layout of on-site parking and vehicle access/egress is compliant with Asgﬁ%-o.l.

4.3.3 Hazards Cg/

&
The site is in an area recognised by Council as being subject to bushfire. The proposed d&elopment is not likely
to increase the likelihood of such hazards occurring and is considered appropriate@ this instance. New works

N
are entirely outside of the bushfire mapped area, and no changes to affecte%élacuation routes or dwelling
2)

numbers are proposed. (3‘
Q\/
&
V\'/
¢
éf\
&
KZ\ \\\“\V\N\
ped
Q& \\\'-S\\\\\U\
<
Q
&
\@%
N2
Qo
&
QO

Figure 15: Bushfire Prone L@Map (NSW Planning Portal)

Q\/
~
The proposal ig-considered to be in the public interest as it produces nominal environmental, social and
economic i@pacts, Furthermore, it improves the residential amenity of the site with the upgraded habitable
space apfP private open space without preventing neighbouring sites from achieving adequate levels of
residg@tial amenity themselves.

«
fr

e proposed development has been designed to relate to the size, shape and context of the site and has been

.\ designed in accordance with the desired future character for development in the area.

© Corona Projects Pty Ltd 28|
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3 Dinjerra Crescent, Oatley — Statement of Environmental Effects §

&
The proposal seeks to provide a residential development that makes efficient use of space on the site in a(gb'\me
location that is in high demand for spacious and functional residential accommodation. In addition, the p&posal
has been designed to minimise as far as practical any adverse effects on existing and future néér;bouring

o
properties. The proposal is consistent with the applicable LEP and DCP provisions except wher%ol%entiﬁed and
justified in this Statement of Environmental Effects. Accordingly, the proposed development(ignsidered to be
in the public interest. (3/
R
A
>
5.0 CONCLUSION N
&

The Statement of Environmental Effects (SEE) has been prepared to consiqgc?the environmental, social, and
economic impacts of the dwelling house alterations and additions at 3 Dinjg\'lfa Crescent, Oatley. The report has
addressed the applicable policies and plans, and has provided an envir ental assessment in accordance with
Section 4.15 of the Environmental Planning and Assessment Act 19

The application proposes a permissible development within r\@ibject site locality. The proposal incorporates
appropriate design considerations to minimise any adversémpacts on the natural and built environment, and

the amenity of the surrounding neighbourhood. /3\

&

&

Given the benefits of the development and conzgliance with the relevant policies and plans, we conclude that
the proposed development at 3 Dinjerra eragcent, Oatley as described in this application is reasonable and

supportable, and worthy of approval by G%orges River Council.

&
0
N2
Prepared By: g Reviewed By:
é;z
\/?' ‘
Q b
o
Emma Rogers&_ﬁ*’ Mathew Fortunato
Town Plan\ Town Planner

Bachelor,_p%_Architecture and Environments (USYD) Bachelor of Architecture and Environments (USYD)

Mastép'of Urban and Regional Planning (USYD) Planning Institute of Australia (Assoc.)
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&

& DEVELOPMENT APPLICATION
Cl4.6 VARIATION RERIUEST - Clause 4.3 Height of Buildings
QV’

(%]
&
&
&
&
&

%%\ March 2026
5

Alterations and additions to an existing dwelling house

Corona Projects Pty Ltd | ABN 33 122 390 023 | Suite 106, Level 1, 35 Spring Street, Bondi Junction NSW 2022 | info@coronaprojects.com.au
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
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&

3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
<N
&
N

&

Client: Ms. Meillie Wong and Mr. Eric Tran &
&
Subject land: 3 Dinjerra Crescent, Oatley Pod
Lot Description: Lot 4 of Deposited Plan 227582 ?
Proposed development: Alterations and additions to an existing dwellin use
Clause being varied: Clause 4.3 Height of Buildings Q(‘/
Extent of variation: 38.89% &&
>
AN

The report is prepared by Mathew Fortunato 0()(/

Bachelor of Architecture and Er}z\kﬁfz}nments (USYD)
The report is reviewed by Madeline Maric

Bachelor of Planning ( )

%

N

&
&

| certify that the contents of the Clause 4.6 Variation /équest to the best of my knowledge, has been prepared
as follows: %
® Inaccordance with Section 4.12 of the@'\?ironmental Planning and Assessment Act 1979 and Clause 24
of the Environmental Planning and Q?éessment Regulation 2021;
e The statement contains all a\(ﬁble information that is relevant to the environmental impact
assessment of the proposedS?velopment;
e To the best of my knowlc;_ggg the information contained in this report is neither false nor misleading.
&

Quality Management éﬁ

1 Final Report Q¥ 18.12.2025 MF MM
2 Revised Report 26.03.2026 MF MF
EY
&
Q\‘

6@ Corona Projects Pty Ltd, 2026
<§ Reproduction of this document or any part thereof is not permitted without written permission of Corona Projects Pty Ltd. The document
may only be used for the purposes for which it was commissioned and in accordance with the Letter of Instruction. Unauthorised use of this

Q
Q/ document in any form whatsoever is prohibited.
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §

&Q'/.
>

&

This Clause 4.6 variation is a written request to vary a development standard to support a d%&opment

1.0 BACKGROUND

application (DA) for alterations and additions to an existing dwelling house at 3 Dinjerra Crescent,@atley.

9
More specifically, the proposed development comprises the: &(é/
e Demolition of portions of the existing dwelling on all floors, and entry path, exfﬁnal stairs, and
N

decking; A

LPP021-26 Attachment 2

N
e  Construction of new works on all floors to the dwelling, a non-trafficableig(?een roof, and a new lower
ground floor; and (5)0
e Retention of portions of the exiting dwelling, driveway and Iandsc&%g.
Clause 4.3 of Georges River Local Environmental Plan (LEP) 2021 rel to the height of buildings requirement
and states that: “The height of a building on any land is not to exceed the maximum height shown for the land

on the Height of Buildings Map.”. The height of buildings mapé_tY\ﬁ/ulates that a maximum building height of 9m
N

applies to the site. 6

Maximum Building Height (m)
[
]n
] 12
§/ ] 13
Q& 15
i" 16

Figure eight of Buildings Map (Georges River LEP 2021) Subject site identified with red arrow (Annotated by

Coro, rojects)
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings

Q'/.
R
The architectural plans submitted with the DA indicate that the proposed development has a maximum @ght

of 12.5m. This results in a 38.89% variation to the development standard and non-compliance of 3.5m.§/

N
The documentation upon which this report has been prepared is as follows: (OQ-
Ve
Architectural Plans Milou & Associates Néémber 2025
Statement of Environmental Effects Corona Projects Pty Ltd ‘ﬁecember 2025
N
A
>
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
&
Clause 4.3 of the Georges River Local Environmental Plan (LEP) 2021 states that: AQ(’Z-
Q&
2) The height of a building on any land is not to exceed the maximum height shog@r the land on
the Height of Buildings Map. (3/
&
A development standard is defined in Section 1.4 of the Environmental Planning and Aésessment Act 1979 (“EPA
Act”) to mean: A\o}
&

"provisions of an environmental planning instrument or the regulations\ﬂfy relation to the carrying out of
development, being provisions by or under which requirements are specged or standards are fixed in respect of
any aspect of that development, including, but without limiting the gesrality of the foregoing, requirements or
standards in respect of:
%
a) the area, shape or frontage of any land, the dimens@ns of any land, buildings or works, or the
distance of any land, building or work from any <Qx}ecified point,
b) the proportion or percentage of the area of a$ite which a building or work may occupy,
c) the character, location, siting, bulk, scal ape, size, height, density, design or external
appearance of a building or work, (8‘"
d) the cubic content or floor space of c@[n‘lding,
e) the intensity or density of the us@%‘ any land, building or work,
f)  the provision of public accesig}pen space, landscaped space, tree planting or other treatment for the
conservation, protection o\rjebnhancement of the environment,
g) the provision of facilitéféi)r the standing, movement, parking, servicing, manoeuvring, loading or
unloading of vehic/é?
h) the volume, nat@ and type of traffic generated by the development,
i) road povtternssz\’v~
j) drainage,
k) the cagyfng out of earthworks,
1) the éﬁécts of development on patterns of wind, sunlight, daylight or shadows,
m) provision of services, facilities and amenities demanded by development,
nﬁ emission of pollution and means for its prevention or control or mitigation, and
such other matters as may be prescribed.”
&

CffThe height of buildings control falls under subsection (c); therefore, the control is a development standard and

<59 Clause 4.6 of the Georges River Local Environmental Plan 2021 is applicable.

© Corona Projects Pty Ltd 7]
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
S

/&.
The Standard Instrument LEP contains its own variations clause (Clause 4.6) to allow the v@ation of
development standards. Clause 4.6 of the Standard Instrument is similar in tenor to the @rmer State
Environmental Planning Policy No. 1; however, the variations clause contains considerations w are different
to those in SEPP 1. The language of Clause 4.6(3)(a)(b) and case law suggests a similar apprdach to SEPP 1 may
be taken in part. &\2(4,
A
There is abundant judicial guidance on how variations under Clause 4.6 variation&fﬁ\iould be assessed. Some of

these cases are taken into consideration in this request for variation. 0()(/
Q\(’X

While it is not necessary to refer to case law, we do so as it has become $lstomary in sustaining requests under

Clause 4.6.
V\'/
¢
Q\
Under Clause 4.6(3)(a), it is the onus of the applicant to de@onstrate: -

&
a) that compliance with the development stzl@ard is unreasonable or unnecessary in the circumstances

of the case, and

Q.n
b) that there are sufficient environmen@oplanning grounds to justify contravening the development
Q
standard.
&
¢

N\
The judgement by Chief Justice Pre:éz in Initial Action Pty Ltd v Woollahra Municipal Council [2018] NSWLEC
118 clarified the correct approag&é Clause 4.6 variation requests, including that:
Q
Paragraph 13 -15 of the ju$§nent states: -
S
N

The permissive pQuer in cl 4.6(2) to grant development consent for a development that contravenes the

development\/ ndard is, however, subject to conditions. Clause 4.6(4) establishes preconditions that must

be satisfie@'efore a consent authority can exercise the power to grant development consent for

developQ}ent that contravenes a development standard

9

TR first precondition, in cl 4.6(4)(a), is that the consent authority, or the Court on appeal exercising the

/Qféfunctions of the consent authority, must form two positive opinions of satisfaction under cl 4.6(4)(a)(i) and
6 (ii). Each opinion of satisfaction of the consent authority, or the Court on appeal, as to the matters in cl
f 4.6(4)(a) is a jurisdictional fact of a special kind: see Woolworths Ltd v Pallas Newco Pty Ltd (2004) 61
NSWLR 707; [2004] NSWCA 442 at [25]. The formation of the opinions of satisfaction as to the matters in cl

© Corona Projects Pty Ltd 8]
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&

3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
<N
&
4.6(4)(a) enlivens the power of the consent authority to grant development consent for development tha¢
contravenes the development standard. §/
&

The first opinion of satisfaction, in cl 4.6(4)(a)(i), is that the applicant’s written request seeking% Jjustify the
contravention of the development standard has adequately addressed the matters requiregto be
demonstrated by cl 4.6(3). These matters are twofold: first, that compliance with the d{&’lopment standard
is unreasonable or unnecessary in the circumstances of the case (cl 4.6(3)(a)) and, s@é‘:/ndly, that there are
sufficient environmental planning grounds to justify contravening the developm(s/)q‘tstandard (cl 4.6(3)(b)).
The written request needs to demonstrate both of these matters. AN
&
Accordingly, the matters required to be demonstrated by cl 4.6(3) are set o below using the relevant principles

established by the Court.

Clause 4.6 (3) (a) - Compliance with the development stan@rd is unreasonable or unnecessary in this

particular case.
~

&

In Wehbe V Pittwater [2007] NSW LEC 827 (Wehbe) iﬁ@e—part test was established in which a variation to a
development standard is considered to be unreaso@ble or unnecessary as per Clause 4.6(3A). The five tests
established in Wehbe are (emphasis added):
&
<
1. The objectives of the standard are aghjeved notwithstanding non-compliance with the standard;
2. The underlying objective or purpgé’ of the standard is not relevant to the development and therefore
compliance is unnecessary; <§
3. The underlying object or purglfse would be defeated or thwarted if compliance was required and therefore
compliance is unreasonalfg
4. The development st$?%rd has been virtually abandoned or destroyed by the Council’s own actions in
granting consents, ﬁartl’ng from the standard and hence compliance with the standard is unnecessary and
unreasonable; (,
5. The zoning\/ he land is unreasonable or inappropriate so that a development standard appropriate for
that zon&@' is also unreasonable and unnecessary as it applies to the land and compliance with the standard

would®e unreasonable or unnecessary. That is, the particular parcel of land should not have been included

& .
/(rgé particular zone.

S@éfaction of any one of these tests is sufficient to demonstrate the compliance with the standard is
N

6unreasonab|e or unnecessary. This variation is based on the first test, which is addressed below.

© Corona Projects Pty Ltd 9]
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
S

&
N
Consistency with the objectives of the standard: >

Y
The first test of Wehbe requires demonstration that the objectives of a development standard can be a§fieved

Q.
notwithstanding noncompliance with that particular standard. The objectives of Clause 4.3 are arﬁ@ulated at

o
Clause 4.3(1): - g(;z-
1) The objectives of this clause are as follows— (3/
(a) to ensure that buildings are compatible with the height, bulk and scale of the exjg€ing and desired future
character of the locality, 0}&

(b) to minimise the impact of overshadowing, visual impact, disruption of viewdand loss of privacy on
adjoining properties and open space areas, 9
(c) to ensure an appropriate height transition between new buildings afdY—
(i) adjoining land uses, or $

(ii) heritage items, heritage conservation areas or Aboriginal Rlaces of heritage significance.

Objective (a) The desired future character of the Oatley East lagality is outlined within Part 5.10.1. of the GRDCP
2021 as follows: é;(\
&
Future Desired Character 8—
e Retain and enhance the prominence of 135 bushland landscaped character in new development through
tree planting and landscaping. v_QQ/
e Encourage consistent setbacks ofcobyildings from the street and the provision of landscaping within the
front setback, alongside low fe\ié{{ng to enhance visual permeability.
e Encourage the retention of @es and sharing of water views wherever possible, including screening via
vegetation rather than s&ird walls.
e Public views to watgjv?ays should be retained from streets and public places.
S
The proposed develop&nt retains the existing bushland character of the site, noting that no significant
vegetation is propo, <2for removal. The new works build upon the existing building footprint with a modest
extension to the{/éﬁhich integrates sensitively into the steep slope, minimising impacts on native vegetation.
The proposal ggtains the existing front setback with additional plantings proposed within this setback area. No

front fence‘%\'proposed, retaining the visual permeability of the site.

Thegzsign retains all significant trees on site, primarily located to the rear of the site away from the building
fsgfprint. Equitable view sharing is achieved with views towards the Georges River, the Old Como Bridge, and
6surrounding land water interface to be retained as captured from adjoining properties and the public domain. A
comprehensive assessment against in accordance with the principles established in Tenacity Consulting v

Warringah [2004] NSWLEC 140 demonstrates this within the submitted Statement of Environmental Effects.

© Corona Projects Pty Ltd 10|
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Q/.
Overall, the proposal integrates sensitively with the lands topography, existing view corridors, Iands?/:)e
qualities, and established residential character. It preserves and enhances key built-form elements,&livers
improved landscape outcomes, and fully aligns with the desired future character outlined in the GRJigP? 2021.

Q&
&

Objective (b) The proposal will retain a compliant impact on adjoining properties in terms%vershadowing,
bulk, and privacy. No public views over the site are anticipated to be obstructed. Furthermé‘é, the proposal will
not unreasonably impact private views from adjoining properties to the north or southqg/he site. This outcome
is achieved through the provision of a large rear setback, combined with the fact 'Ejg:ét each adjoining dwelling
currently enjoys expansive, largely unimpeded views to the rear. The proposed builtform is located substantially
behind the primary viewing corridors of these properties and is not anticipz?@d to interrupt significant water
views. $Q\’
West facing views over the site captured from the first floor front p@icony of No.1 Dinjerra Crescent are to be
reasonably preserved with only a very minor portion of the wew& rame to be obstructed and significant views
of the land-water interface and the Old Como Bridge to be retaf[hed The proposal has been assessed against the
view loss principles established in Tenacity Consulting v W@r/ngah [2004] NSWLEC 140 and determined to have
a reasonable impact and demonstrate equitable view %gf'mg.

&

Refer to the comprehensive view loss assessment within Part 4.1.5 of the submitted Statement of Environmental
Q@
QV'

&

Objective (c) The subject site is not Ioéfed in close proximity to a land zone boundary, alternate land use,
N\

Effects (Corona Projects, 2026).

heritage item, or heritage conservatjg?area.
Q’
For the above reasons, | am of @k view that the variation requested and the resultant development is consistent
with the objectives of tg development standard and an appropriate degree of flexibility is warranted.
Consequently, | conclu\l;e that the first test of Wehbe is achieved and thus strict compliance with the
development standagd is unreasonable or unnecessary in this particular case.
~
Clause 4.6 (?&36) - That there are sufficient environmental planning grounds to justify contravening the
developmegt standard
9
Satisfarction as to sufficient environmental planning grounds is a matter for the Council to determine and can be
s[{é/specific as set out in the judgement of Initial Action Pty Ltd v Woollahra Municipal Council [2018] NSWLEC
N
118.

Paragraph 23 -24 of the judgement states: -

© Corona Projects Pty Ltd 1]
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings

Q'/.
As to the second matter required by cl 4.6(3)(b), the grounds relied on by the applicant in the written r%;}fest
under cl 4.6 must be “environmental planning grounds” by their nature: see Four2Five Pty Ltd vsglhfield
Council [2015] NSWLEC 90 at [26]. The adjectival phrase “environmental planning” is not definedﬁgzjt would
refer to grounds that relate to the subject matter, scope and purpose of the EPA Act, includin%g\ﬁe objects in

s 1.3 of the EPA Act. (?/

&

The environmental planning grounds relied on in the written request under cl 4.6 m}(flo be “sufficient”. There
are two respects in which the written request needs to be “sufficient”. First, g){% environmental planning
grounds advanced in the written request must be sufficient “to justify ce)}travening the development
standard”. The focus of cl 4.6(3)(b) is on the aspect or element of the gg@élopment that contravenes the
development standard, not on the development as a whole, and wlﬁ\’that contravention is justified on
environmental planning grounds. The environmental planning grou advanced in the written request must
justify the contravention of the development standard, not simplgpromote the benefits of carrying out the
development as a whole: see Four2Five Pty Ltd v Ashfield CVQ'L/J”CH [2015] NSWCA 248 at [15]. Second, the
written request must demonstrate that there are sufﬁg@nt environmental planning grounds to justify
contravening the development standard so as to enéﬁe the consent authority to be satisfied under cl
4.6(4)(a)(i) that the written request has adequately/\,&dressed this matter: see Four2Five Pty Ltd v Ashfield

Council [2015] NSWLEC 90 at [31]. &
2%

Qa-
The term ‘environmental planning grounds’ is?_ﬁ%/t defined and may be interpreted with wide scope as has been
the practice of the Land and Environmentcgyurt. The environmental planning grounds supporting variation are

on the basis of: é(/

&

o Existing height non-comgifdnce
The existing dweIIingQgi:ntly exceeds the 9m height limit, with a maximum height of 11.88m and a
corresponding n(& ompliance of 2.88m or 32%. The proposal increases the existing building height by
a minor O.62m\/§5.2% (as a percentage of the existing height), representing a modest intensification

within the ggtablished building envelope.

v

. Togo@ghy of the site

Th@site falls steeply from Dinjerra Crescent toward the Georges River. This topography necessitates a
ﬁlepped built form to achieve functional internal layout, step-free accessibility (via the new lift), and a

&

\2(4/ fragmented or compromised design, increasing visual bulk and site disturbance. The proposed variation

practical building footprint. Strict compliance with the 9m height limit would force an overly

is limited to the upper floor, roof form, and eaves, allowing the development to respond sensitively to

the land’s natural fall.
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings

&
Streetscape appearance o}
The maximum height of the dwelling as measured from street level is 3.35m, as is visible on th&éﬁstern
elevation (Figure 4). As a consequence, the height variation will be largely imperceptible fronﬁ&e public
domain and will not interrupt established street level sightlines toward the wateg)%nt, thereby
maintaining the visual amenity and character of the Dinjerra Crescent streetscape&/fully compliant
scheme with a maximum building height of 9m would present almost identically fﬁa’m the street, with
no major difference in appearance, bulk, or scale. ,Qg/

A
N\

Consistency with adjoining development N

&
The established built-form character along the low side of Diz@ra Crescent is predominantly
characterised by two to four storey buildings that step down th% steep slope toward the rear as is
evident in Figure 5 below. This includes properties as No. 2 an .4 Dinjerra Crescent, adjoining either

side of the subject site.

These existing dwellings achieve their addltlonal ﬁ}lght for the same reasons advanced in this
application, namely, the need to respond to the @nlflcant fall of the land. The proposed dwelling at
No. 3 sits comfortably within the height envel already established by these neighbouring properties

and presents a scale, bulk and vertical articgation that is consistent with the prevailing and built-form
&

pattern.

© Corona Projects Pty Ltd 13|
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings

®  Prior excavation of the site

Y
The existing dwelling has been partially excavated into the hillside creating an artificial and &/ered
Q.
height plane. In the judgement of Merman Investments Pty Ltd v Woollahra Municipal Colﬁﬁ/cil [2021]

o
q.gg-pre-existing

NSWLEC 1582, a similar variation to maximum building height was proposed that inclu

excavation. The court stated at [74] that —

“the prior excavation of the site within the footprint of the existing bu@f)g, which distorts the
height of the buildings development standard plane overlaid aboveo}{he site when compared to
the topography of the hill, can properly be described as an environsental planning ground within
the meaning of cl 4.6 (3)(b) of LEP 2014.” (3.

Q\/

It is considered that this application proposes a height vagstion under similar conditions and is

consistent with this aspect of the judgment, given the existiQ¥ excavation on site.

%

e  Orderly and economic development of land o)
~

Given the suitability of the site and the lack of ir@Qact arising from the development, the proposal is

consistent with object (c) of the EP& Act 1972%5 promote the orderly and economic development of

land.
ped

Q.-
As set out in ‘Initial Action Pty Ltd v Woolla@g Municipal Council [2018] NSWLEC 118’, the aforementioned
environmental planning grounds do not rely on the benefits of the development as a whole, but rather they

directly relate to the proposed Height o\é’uildings aspect that contravenes the development standard.

Y

For the reasons detailed in this§){uest, | am of the opinion that there are sufficient environmental planning

grounds for Council to be satisfRed that the request is adequate and to allow appropriate flexibility.

S
$
Q\/
o
Q-\/
K
Q§
&
&
&
&
&
CSSA
Q
L
$
Q/é?
'Qb © Corona Projects Pty Ltd
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3 Dinjerra Crescent, Oatley - Cl4.6 Variation Request Report - Clause 4.3 Height of Buildings §
<N
&
N
&
The purpose of the application is to apply for the alterations and additions to an existing dwelling }(@use at 3
Dinjerra Crescent, Oatley. The nature of the proposal necessitates a variation to the heightz\gf buildings
development standard; however, the proposal will be commensurate in bulk and sitir;c-@ surrounding
development within the locality. (3/
R

As development standards tend to be strictly numerical in nature, they fail to take intgconmderation the nature

LPP021-26 Attachment 2

N
of the development, any site constraints, or qualitative aspects of the develi{&nent or of the particular

circumstances of the case. Clause 4.6 of the standard instrument LEP allows su@:an analysis to be carried out.

&

o
It has been demonstrated in this request that strict compliance withghe height of buildings development

standard is both unreasonable and unnecessary and that there are icient environmental planning grounds
to allow Council to form the opinion of satisfaction that this wrigyén request has adequately addressed the
matters required to be demonstrated by Cl.4.6(3)(a) and (b). ol

\O
Therefore, | request that Council support the variation o&ﬁ%e basis that this Clause 4.6 variation demonstrates
that strict compliance with the development standard {gzl:\)oth unreasonable and unnecessary and that there are

sufficient environmental planning grounds to justif¢a variation to the development standard.

9 . .
Prepared By: éf’o Reviewed By:

*Z %Eﬂ‘ms;g Mpsie

D
Mathew Fortunato ?% Madeline Maric
Q\/

Town Planner Town Planner
Bachelor of Arcmsz;ture and Environments (USYD) Bachelor of Planning (MQU)

~
Planning Instiute of Australia (Assoc.) Planning Institute of Australia (MPIA)
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Delegated
Assessment
Report

DA2025/0596
Lot 4 DP 227582

3 Dinjerra Crescet:t, OATLEY NSW 2223

Acknowledgment of Country

Georges River Council acknowledges the Bidjigal people of the Eora Nation, who are the Traditional
Custodians of all lands, waters and sky in the Georges River area. Council recognises Aboriginal and
Torres Strait Islander peoples as an integral part of the Georges River community and values their social
and cultural contributions. We pay our respect to their Elders past and present and extend that respect to
all Aboriginal and Torres Strait Islander peoples who live work and meet on these lands.
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Report Summary & =
. & <
The development has been assessed having regards to the Matters for Consideration u\lﬁer Section
4.15(1) of the Environmental Planning and Assessment Act 1979. O)Q‘ ©
N
1
The assessment recommends that Council as the Consent Authority pursuant to Séction 4.16 (1)(a) R}
Environmental Planning & Assessment Act 1979, grant consent to the before rgentioned 8
Development Application, subject to the imposed conditions of consent. N Q
& —
N
Proposal .
[
The works proposed in this application are specifically outlined belcaﬁY
Alterations and Additions $
Alterations and additions to the existing dwelling house as follg®s.
- Demolition of portions of the existing dwelling, entry , external stairs and decking

- Construction of a new lower ground floor consistin two bedrooms
- Construction of a new foyer/entry area adjacent te,the existing garage
- Construction of a new lift for all floors Q>

- Construction of a non-trafficable green roof

- Landscaping works

N
A site plan is provided below: ,,8-
A
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Figure 13/ Qégite plan (Source: Architectural Plans)

Sité’and Locality
&

ite Description

he site is currently identified as Lot 4 DP 227582 and is commonly known as 3 Dinjerra Crescent,
$Q/ Oatley NSW 2223. The irregular shaped lot has a total site area of 1031sqm by title, with a primary

9 $ Delegated Assessment Report — DA2025/0596 3
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street frontage of 13.8m. The site has a steep topography, falling towards the rear waterway. &

Currently on the site is an existing three storey dwelling house with a detached garage at str,
level. Adjoining the site in the immediate locality are low density residential dwellings, with &nse
bushland and water in close proximity. ig-

Aerial Image of Land Zoning

Neverfail Bay

Figure 2 —Aerial view of development sé# outlined in red (Source: IntraMaps)

Delegated Assessment Report — DA2025/0596 4
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Background >
<

Processing §
Application History ) e

"/
Action Date Comment Q_@’
Submission Date Monday, 29 December |- (‘;/j

2025 K4

Lodgement Date Friday, 9 January 2026 |- /\/\
Site Inspection Conducted Thursday, 5 March - &Q

2026

rQ/

Request for Additional Information Sent

Thursday, 19 March
2026

&

i

)
R&quested the following
QMformation:
- Adequate view loss
assessment and Clause
4.6 variation statement

Revised Documentation Received

~N
Tuesday, 31 Mg.;ch
2026 o)

Site Inspection

Image(s) from the site inspection are available bI :

Delegated Assessment Report — DA2025/0596
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Figure 4: Street view of development site (Source: Assessing Officer) O}&Q’ .
Q
Assessment - Section 4.15 Evaluation /;@
AV

The following is an assessment of the application with regard to Section 4.15(1) Evalg)ﬁon of the
Environmental Planning and Assessment Act 1979.

Section 4.15 (1) Matters for consideration — general &
In determining an application, a consent authority is to take into consideratiomé‘éch of the following
matters as are of relevance to the development the subject of the developnzbnt application:

2

LPP021-26 Attachment 4

. . . L J
The provisions of any environmental planning mstrgment (EPI)
Section 4.15 (1) (a) (i) The provisions of any environmental planninggxstrument (EPI)

The Provisions of any applicable Act f

The Provision of any Applicable State Enviréhmental Planning Policy
(SEPPs)

N

Site Affectations Relevant Under SEPPs &

SEPPs & Applicable
Affectation SEPP Name ch- Yes No
Water Catchment SEPP (Biodiveqlzlgjiy Conservation) 2021 O
Land Contamination SEPP (Resi@ce and Hazards) 2021 O X
Coastal Zone SEPP (Réé;ﬂience and Hazards) 2021 O
Adjoins Classified Road SEPP, @‘ransport and Infrastructure) 2021 O

<
Adjoins Rail Corridor SEé@P (Transport and Infrastructure) 2021 O
Gas Pipeline Buffer SfPP (Transport and Infrastructure) 2021 O X
O
S
SEPPs S Applicable
Q\/
Name of SEPP P Yes No
C
SEPP (Biodiversit)o%onservation) 2021 O
Q_

SEPP (Housi@”zom 0 b

SEPP (In ry and Employment) 2021 O

SEPP (Sgsilience and Hazards) 2021 X O

Ve
SEP@ZResource and Energy) 2021 O
&
rqué'lr:’P (Sustainable Buildings) 2022 O
QOJSEPP (Transport and Infrastructure) 2021 O
$Q/
&

$ Delegated Assessment Report — DA2025/0596 6
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Compliance with the identified applicable State Environmental Planning Policies (SEPP) is detéfféd
2
below. &
4

State Environmental Planning Policy (Biodiversity and Conservation) 2021§

State Environmental Planning Policy (Biodiversity and Conservation) 2021 is applicabl@to the
development as the subject site is located within the Georges River Catchment angg@ects 9 trees
near the proposed development. (3/

Council’s landscape officer reviewed the application and raised no objection tqfﬂ'\e proposal. The
proposal will not result in adverse environmental and ecological impacts to the Georges River
Catchment. The proposal complies with SEPP (Biodiversity and Conserv&%’on) 2021, subject to tree
protection and sediment control conditions. 0()(,

&
Q\/

State Environmental Planning Policy (Sustainable Buildings) 2022

The State Environmental Planning Policy (Sustainable Building§) 2022 (Sustainable Buildings

SEPP) applies to all residential development (excluding alteg§fions and additions less than $50,000,

and pools less than 40,000L) and all non-residential develepments (except those excluded in
chapter 3.1 of the Policy). R

L
A BASIX Certificate accompanies the development Qpplication addressing the sustainability
requirements for the proposed building. The propoSal achieves the minimum performance levels and
targets associated with water, energy, thermal gﬁ’ciency, and embodied emissions.

Q.n
The details of the provided BASIX Certificagf/are provided below:

BASIX Certificate Details &Q‘

Author: Mr Anthorggﬂllou

Certificate Number: A1828148

Certificate Date: Wedg¥sday, 24 December 2025
Q

State Environmental Plg¥ining Policy (Resilience and Hazards) 2021
Chapter 2 and Chapter 4t State Environmental Planning Policy (Resilience and Hazards) 2021 are
relevant to the proposaﬂ.\'

SV

Chapter 2 — Coast anagement
&
The subject si® is located within the Coastal Zone and the proposed development is identified on
land within following areas:
- Ppgximity area for coastal wetland
- astal Environment area
- Coastal Use area

fore granting development consent on any land within the coastal zone the consent authority
ust be satisfied that the proposed development is not likely to cause increased risk of coastal

@ g@' Delegated Assessment Report — DA2025/0596 7
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hazards on that land or other land. Council is satisfied that the proposal is unlikely to cause \&Q’.
increased risk of coastal hazards on that land or other land. §<§°

Clause 2.8 - Development on land in proximity to coastal wetlands or littoral rainforest §

The consent authority is to be satisfied that the proposed development will not significafitly impact

on
(a) the biophysical, hydrological or ecological integrity of the adjacent coastalgﬁand or littoral
rainforest, or

&
(b) the quantity and quality of surface and ground water flows to and fronﬂ%e adjacent coastal
wetland or littoral rainforest. 0}&

The application was referred to Council’s Environment Officer who reviz/\ﬁ\ed the application and
raised no environmental concern. On that basis, it is considered thatg@ proposal satisfies Clause
2.8 of the SEPP. QY

LPP021-26 Attachment 4

Clause 2.10 - Development on land within the coastal environme®t area

The consent authority to consider the integrity and resilience gfthe biophysical, hydrological
(surface and groundwater) and ecological environment; coastal environmental values and natural
coastal processes; the water quality of the marine estateéx\ﬁthin the meaning of the Marine Estate
Management Act 2014); marine vegetation, native vegetation and fauna and their habitats,
undeveloped headlands and rock platforms; existin blic open space and safe access to and
along the foreshore, beach, headland or rock pIathF‘m for members of the public, including persons
with a disability; Aboriginal cultural heritage, prz@i‘ces and places and the use of the surf zone.

These factors have been considered in the essment of this application and Council is satisfied
that subject to appropriate conditions the dé/elopment has been designed, sited and can be
managed to avoid any adverse impact goe)tailed in Clause 2.10(1).

%
Cause 2.11 - Development on land mﬁin the coastal use area

The consent authority must consid& whether the proposed development is likely to cause an
adverse impact on existing, salg%cess to and along the foreshore, beach, headland or rock
platform for members of the p&®lic, including persons with a disability; overshadowing, wind
funneling and the loss of vie&% from public places to foreshores; the visual amenity and scenic
qualities of the coast, inclkﬁ'\lng coastal headlands; Aboriginal cultural heritage, practices and places,
and cultural and built e@¥ronment heritage.

SNV
These factors haveéé%en considered in the assessment of this application and Council is satisfied
that subject to a;@ropriate conditions the development has been designed, sited and can be
managed to ay d any adverse impact detailed in Clause 2.11(1).

O
Further Coihcil has considered the bulk, scale and size of the proposed development and its impact
on the ounding coastal and built environment. The proposal is compliant with the GRDCP 2021
contrgfs for these type of waterfront structures and consistent with all of the other similar structures
withifthe nearby waterway. The relevant matters within Clause 2.11(1) have therefore been

cQ idered and the proposal is satisfactory.

{9 Chapter 4 — Remediation of Land

\\’@ Delegated Assessment Report — DA2025/0596 8
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Clause 4.6 of State Environmental Planning Policy (Resilience and Hazards) 2021 is applicab@%
the development. The clause is in relation to remediation of contaminated land. §<§0

As part of the assessment process, a site inspection was conducted, and Council’s Conlgfz-nination
Records and arial imaging (inc. historic imaging) were reviewed. The site has historicaﬂ\y been used
for residential purposes and there is no evidence that any use under Table 1 of the ggntaminated
land planning guidelines has occurred on site. Given this, there is no evidence trﬁ site is
contaminated and the site is considered suitable for the proposed developmerjz&/

State Environmental Planning Policy (Transport and Infrastructm) 2021
State Environmental Planning Policy (Transport and Infrastructure) 202113 applicable to the
development and the following clauses apply: 0()(,

&
Q
&

Pursuant to Clause 2.48, this application was referred to Ausﬁor comments as the development
is located within 5m of an overhead electricity power line or @Within or immediately adjacent to an
easement for electricity purposes. Ausgrid raised no objeooﬂﬁn to the proposal.

Division 5 — Electricity transmission or distribution

N
The Provisions of any Local Environmeﬁ‘tal Plan
&

<
Georges River Local Environmental,Plan 2021

The extent to which the proposed development“complies with the relevant provisions of the Georges
River Local Environmental Plan 2021 (GRL@ZOZU is detailed and discussed below:

Site Affectations o)Q?
Site Affectations Relevant Under G§I’_EP 2021 Applicable
Clause No. Clause NamelAffectgﬁon Yes No
5.7 Development Belgﬂ\/lean High Water Mark O
5.10 Heritage Consigg‘ation Area and/or Heritage ltem O
5.21 Flood Liableééand O
6.1 Acid Sulfage Soils O
6.4 Foresg§\r/e Building Line O
6.4 Co{gs?’al Hazard and Risk a
6.5 @Barian Lands & Waterways O
6.6 <§545/""Foreshore Scenic Protection Area — also consider Design O
Excellence
6.8 ~Z‘ V Impacted by airspace operations |
~ (NOTE: Applies to 67-89 Croydon Road, 1-7 Somerset (odd

_\é( only), 2-8 Bristol (even), 1-5 Bristol (odd) in Hurstville)

<53.10 Design Excellence — FSPA or R4 land Od

& Other Affectations
@ Delegated Assessment Report — DA2025/0596 9
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Bushfire Prone Land

Crown Land

O
Council Owned Land O
O
O

Easements Within Lot Boundaries

Narrow lot housing precinct O gg

Other (if yes describe) @

LPP021-26 Attachment 4

GRLEP 2021 Part 2 — Permitted or prohibited development >
Clause 2.3 — Zone objectives and Land Use Table
Standard Proposal ra Compliance
The subject site is zoned R2 Low The proposal is consistth/Vwith the X Yes
Density Residential. zone objectives and is\éatisfactory. 0 No

The objectives of the zone are:
e To provide for the housing Y
needs of the community; S
e To enable other land uses that
provide facilities or services to é(
meet the day to day needs of /\é‘/
residents; 8_
e  The promote a high standard of %
urban design and built form that @
enhances the local character of QQ/
the suburb and achieves a high (¥
level of residential amenity, (g
e To provide for housing within aé"
landscaped setting that >
enhances the existing 89
environmental character gf'the
Georges River Local
Government Area. (¢
Clause 2.7 - Demolitio@quires development consent

Standard %’ Proposal Compliance
The demolition of a\t/)‘ﬁilding orwork | Considered. X Yes
may be carried og?bnly with 7 No
development consent.
Y

GRLEP 2034 Numeric Controls
Site Areg= 1031sqm
Stangg& Required Proposed Compliance
Cl. 4.,?3/ Maximum 9m 12.85m (refer to below U Yes
Hé;sht of Clause 4.6 variation No

ildings assessment)

N @ Delegated Assessment Report — DA2025/0596 10
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Cl. 4.4A
Exceptions to
floor space
ratio—certain
residential
accommodation

[(site area - 1000) x

Maximum 0.45:1 (468.7m?)

0.28:1 (290.74m?)

4

0.2 +462.5] + site &\2{(’
area:1 A
>
Cl6.12 Minimum 25% (257.75m?) 78% (807m?) = Yes
Landscaped & [ No
Area Q\(/X
S

GRLEP 2021 Part 5 — Miscellaneous Provisions Y
Clause 5.7 — Development below mean high water marlx?’

Standard Proposal ‘N\' Compliance
Development consent is required to The proposabﬁ‘oes not involve works Yes
carry out development on any land below theg@an High Water Mark. 0 No
below the mean high water mark of &«

any body of water subject to tidal ,;Z‘

influence (including the bed of any Q@‘

such water). o

é&

GRLEP 2021 Part 6 — Additional Loc4l Provisions

Clause 6.1 — Acid sulfate soils gc/

Standard ,5 Proposal Compliance
(2) Development consent is requifed The site identified as containing X Yes
for the carrying out of works dfscribed | Class 5 acid sulfate soils, but the 00 No

in the Table to this subclause*‘on land
shown on the Acid SulfateBoils Map

as being of the class spgtified for
those works. X
Q\/

Class 5 >
The site is identi{/gas containing
Class 5 Acid %/Qlfate Soils.
Consent mé?not be granted for any
Works wij 100 metres of adjacent
Class or 4 land that is below 5
metr ustralian Height Datum and
by which the water table is likely to be
loviered below 1 metre Australian
&feight Datum on adjacent Class 2, 3
Aor 4 land unless an acid sulfate soils
management plan has been prepared.

works are not located on land within
500m of land of a lower class, and is
not below 5m Australian Height
Datum. No further action is therefore
required.

Clause 6.2 - Earthworks

Delegated Assessment Report — DA2025/0596
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(a) the likely disruption of, or any
detrimental effect on, drainage
patterns and soil stability in the
locality of the development,

(b) the effect of the development on
the likely future use or redevelopment
of the land,

(c) the quality of the fill or the soil to
be excavated, or both,

(d) the effect of the development on
the existing and likely amenity of
adjoining properties,

(e) measures to minimise the need for
cut and fill, particularly on sites with a
slope of 15% or greater, by stepping
the development to accommodate the
fall in the land,

(f) the source of any fill material and
the destination of any excavated
material,

(h) the proximity to, and potential fog?
adverse impacts on, any waterw
drinking water catchmentor <
environmentally sensitive are&’

(i) appropriate measures pr@posed to
avoid, minimise or mitigaé’the
impacts of the develo@nt.

(9) the likelihood of disturbing relics, 2

'Standard Proposal Compliangé".
Council must consider the following The proposed earthworks are X Yes §<§J
prior to granting consent for any satisfactory with regards to the O No g
earthworks: matters identified. Q\_A‘"

Clause 6.3 — Stormwater Management

Standard r%/

Proposal

Compliance

(2) In deciding wh§fher to grant
development cgfsent for development,
the consent guthority must be satisfied

that the dgyzlopment—
(a)is igned to maximise the use of

wate®ermeable surfaces on the land
hg\xémg regard to the soil
aracteristics affecting on-site
I\ Infiltration of water, and
(b) includes, if practicable, on-site

stormwater detention or retention to

The proposal is satisfactory with
regards to the matters identified.

Yes
O No

Delegated Assessment Report — DA2025/0596

12

RN
Page 240 (9&
N

N
&

o
&

LPP021-26 Attachment 4



Georges River Local Planning Panel Meeting - 7 May 2026

y,
Sty %}9

LPP021-26 Attachment 4

minimise stormwater runoff volumes
and reduce the development’s
reliance on mains water, groundwater
or river water, and

(c) avoids significant adverse impacts
of stormwater runoff on adjoining
properties, native bushland, receiving
waters and the downstream
stormwater system or, if the impact
cannot be reasonably avoided,
minimises and mitigates the impact,
and

(d) is designed to minimise the impact
on public drainage systems.

&
2
&g
N

Clause 6.4 — Foreshore area and coastal hazards and ris@

Standard

Proposal e

Compliance

(3) Development consent must not be
granted for development on land to
which this clause applies except for
the following purposes—

(a) the alteration, or demolition and
rebuilding, of an existing building if
the footprint of the building will not
extend further forward than the
footprint of the existing building into— <
the foreshore building line, or QC/g’
the land identified on the Coastal \%
Hazard and Risk Map, ég)

(b) the erection of a building ifghe
levels, depth or other exceponal
features of the site make éﬁ
appropriate to do so, <

(c) boat sheds, cycling‘paths, fences,
sea walls, swimming pools, water
recreation struct\gﬁzs or walking

tracks. Q&
©

N

(4)In dec@%g whether to grant
develo nt consent, the consent
auth must consider the following
magers—
g}whether the development

ddresses the impacts of sea level
rise and tidal inundation as a result of

No work is propo¥ed below the FBL,
and therefore~to further
consideratjgh with this Clause is
required
&
&
ped
Qa-
<
§

climate change,

X Yes
O No

Delegated Assessment Report — DA2025/0596
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(b) whether the development could be
located on parts of the site not
exposed to coastal hazards,

(c) whether the development will
cause congestion or generate conflict
between people using open space
areas or the waterway,

(d) whether the development will
cause environmental harm by
pollution or siltation of the waterway,
(e) opportunities to provide
reasonable, continuous public access
along the foreshore, considering the
needs of property owners,

(f) appropriate measures proposed to
avoid, minimise or mitigate the
impacts of the development.

(5) In this clause—

foreshore area means the land
between the foreshore building line
and the mean high water mark of the
nearest bay or river.

Foreshore building line means the

line shown as the foreshore building 4

line on the Foreshore Building Line &
%
Map. <

P

g
&
&

Clause 6.5 — Riparian land an@’aterways

Standard Q

Proposal

Compliance

following— o

(3) In deciding whether to grag
development consent for d@?elopment
on land to which this cla@ applies,
Council must consider {ffe following—
(a) whether the devglopment is likely
to have an adver:

impact on the
v
i. the \A@ﬁfér quality and flows
witgj the waterway,
i. tH& stability of the bed, shore
nd banks of the waterway,
iii.g, the future rehabilitation of the
A waterway and riparian areas,
the biophysical, hydrological or
ecological integrity of adjacent
coastal wetlands, including the
aquatic and riparian species,

Following consideration of the
matters identified in Clause (3), the
proposal is considered to suitably
respond to this criterion.

The proposal also appropriately
addresses the matters identified in
Clause (4).

X Yes
O No

Delegated Assessment Report — DA2025/0596
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habitats and ecosystems of the
waterway,

V. indigenous trees and other
vegetation,

vi.  opportunities for additional
planting of local native riparian
vegetation,

(b) whether the development is likely
to increase water extraction from the
waterway,

(c) whether the development will
cause environmental harm by pollution
or siltation of the waterway,

(d) appropriate measures proposed to
avoid, minimise or mitigate the
impacts of the development.

(4) Development consent must not be
granted to development on land to
which this clause applies unless
Council is satisfied that—

(a) the development is designed, sited
and will be managed to avoid
significant adverse environmental

(b) if that impact cannot be reasonabk®’
avoided—the development is NI
designed, sited and will be managéd

to minimise that impact, or ol

(c) if that impact cannot be
minimised—the developm@t will be

managed to mitigate thaf¥mpact.

impact, or <

Clause 6.6 Foresho;g,@cenic protection area

Standard

Proposal

Compliance

(3) In deciding wté?h/er to grant
development cgﬁéent for development
on land to w this clause applies,
the conse%%uthority must be satisfied
that the elopment would facilitate
the follgwing—
(a) protection of the natural
enfironment, including topography,

ck formations, canopy vegetation or
other significant vegetation,
(b) the avoidance or minimisation of

the disturbance and adverse impacts

The proposal is satisfactory with
regards the matters identified in (3).

The proposal satisfies the objectives
of this clause. The proposal
recognises, protects, and enhances
the natural, visual, environmental
and heritage qualities of the scenic
areas of the Georges River.

Yes
O No

Delegated Assessment Report — DA2025/0596
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on remnant vegetation communities,
habitat and threatened species and
populations,

(c) the maintenance and enhancement
of native vegetation and habitat in
parcels of a size, condition and
configuration that will facilitate
biodiversity protection and native flora
and fauna movement through
biodiversity corridors,

(d) the achievement of no net loss of
significant vegetation or habitat,

(e) the avoidance of clearing steep
slopes and facilitation of the stability of
the land,

(f) the minimisation of the impact on
the views and visual environment,
including views to and from the
Georges River, foreshore reserves,
residential areas and public places,
(9) the minimisation of the height and
bulk of the development by stepping
the development to accommodate the
fall in the land.

&«
&L
&

&
Q.w
OQ/

Clause 6.9 Essential Services

&

Standard

Proposal

Compliance

Development consent must not be
granted to development unless &
Council is satisfied that any ofgie
following services that are eg®ential for
the development are avai@ble, or that
adequate arrangementsstave been
made to make them zy%"ilable when
required ~
a) the supplxﬁ?f water,
b) the sup@l}’ of electricity,
c) the supply of
teleg mmunications facilities,
d) tH&’disposal and management
sewage
stormwater drainage or on-site
S conservation,
. f) suitable vehicular access.

7
&
<
N

The proposal has, or includes
arrangements that will make

available these essential services.

X Yes
O No

Clause 6.10 Design Excellence

Standard

Proposal

Compliance

Delegated Assessment Report — DA2025/0596
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(2) This clause applies to The proposal is located within the X Yes \’(/V
development on land within the Foreshore Scenic Protection Area O No §<§0
Foreshore Scenic Protection Area for residential accommodation. As >
involving— such, Clause 6.10 applies. Q\_AQ’

(a)  the erection of a new building,
or

(b)  additions or external alterations
to an existing building that, in the
opinion of the consent authority, are
significant.

(3)  Forland identified in on the
Foreshore Scenic Protection Area
Map:

(i) bed and breakfast
accommodation,

(ii) health services facilities,

(i)  marinas,

(iv)  residential accommodation,
except for secondary dwellings,

(4) Development consent must not be

The proposal has been considered
with regards the matters identified in
Clause (5) and is considered to 54/
suitably demonstrate compliance S
with the Clause. &

granted for development to which this &
clause applies unless Council «
considers that the development ng'"
exhibits design excellence. X
&
S Y
(5) In considering whether the <

>
development exhibits design <§)
excellence, Council must havyegard
to the following matters—
(a) whether a high standagd of
architectural design, mgerials and
detailing appropriate {§ the building
type and location V(iﬂ be achieved,
(b) whether the f@% and external
appearance ont_Tfe development will
improve the\(ﬁfality and amenity of the
public dorg)ng,

(dHow the development addresses
Cfﬁe following matters—
i.the suitability of the land for

development,

Delegated Assessment Report — DA2025/0596
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ii.existing and proposed uses and \'Q/V
use mix, §3§0
iii.heritage issues and streetscape >
i <&
constraints, S
iv.the relationship of the development <@
. . 7
with other development (existing or 8@/
proposed) on the same site or on (3
neighbouring sites in terms of f‘/
separation, setbacks, amenity and N
urban form, 0}&
v.bulk, massing and modulation of N
buildings, &
vi.street frontage heights, \‘,X
vii.environmental impacts such as $Q
sustainable design, overshadowing
and solar access, visual and f/
acoustic privacy, noise, wind and
reflectivity, OV\J
viii.pedestrian, cycle, vehicular and >
service access and circulation é(
requirements, including the /\j\o
permeability of pedestrian 8—
networks,
ix.the impact on, and proposed §
improvements to, the public x
domain, cg)
x.achieving appropriate interfacegé‘t
ground level between the builfihg
and the public domain, N
xi.excellence and integratioRrof
landscape design,
xii.the provision of comgunal spaces
and meeting placesy’
xiii.the provision of public art in the
public domai
xiv.the provisi0@_\6f on-site integrated
waste angg/ecycling infrastructure,
xv.the pronfotion of safety through the
appligation of the principles of
crigie prevention through
g)Vvironmental design.
N
(iRSLEP 2021 Clause 4.6 Variation
6/’13 identified in assessment above, a Clause 4.6 Written Request has been submitted by the
< applicant, seeking a departure from the height of buildings development standard.

&

&

9 @ Delegated Assessment Report — DA2025/0596 18
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Name of Clause Proposed Variation o}/{v
4.3 - Height (a variation of 38.89% or a non-compl@ﬁce of
3.5m); &
=X

N
Under Clause 4.6 of the GRLEP 2021, development consent may be granted even thg%_gh the
development would contravene a development standard imposed by this or any othé’environmental
planning instrument. (3/

Under Clause 4.6(3), development consent must not be granted for developrzgﬁt that contravenes a
development standard unless the consent authority is satisfied the appllcank s demonstrated that:

(a) compliance with the development standard is unreasonabl&* or unnecessary in the
circumstances of the case, and (f)o

(b) there are sufficient environmental planning grounds to justy contravening the development
standard.

The extent of the proposed variation is indicated below: ﬁ/

| ¥

H \
- \ N
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__________________ : _ 3170 (PROPOSED GARAGE OO - (/Q'!
5 ]
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1
1
]
1
1
1
|
1
&
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1
]
:
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'

Q LIFT ’___j | e g :
. IR -t
Q’ D
siu@@ﬁg@sj}aﬁi:::::::::zzfg:::::::é % = T ]
gg A prall| | eeoRoous
%\ 3 il 2z ‘
[(F GROUND FLOOR FFL 1825~~~ — — T T T % 77777777777777777777777777 - b, =
< SECTION A-A 7,
Q\/ 1:100 SCALE

e —

Figure 5: Extent of gy\i'posed variation (Source: Submitted Applicant Plans)
v
The assessmerk@'f the Clause 4.6 variation request is contained below:

Adequacy oof)@\e written request pursuant to the matters outlined in Clause 4.6 (3)

CIausecgg‘?)(a) compliance with the development standard is unreasonable or unnecessary
in the umstances

Wehbe V Pittwater Council (2007) NSW LEC 827, the Hon. Justice Preston CJ set out the five

foI ing criteria where compliance with a development standard would be unreasonable or
<59‘?mecessary
$Q9 1. The objectives of the standard are achieved notwithstanding non-compliance with the standard;
<</Q<ZE
&
\"—’ @ Delegated Assessment Report — DA2025/0596 19
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The underlying objective or purpose of the standard is not relevant to the deve/opme{?g’énd

therefore compliance is unnecessary; Y
The underlying object or purpose would be defeated or thwarted if compliance was rg@%?red and
therefore compliance is unreasonable; X

The development standard has been virtually abandoned or destroyed by the Louncil's own
actions in granting consents departing from the standard and hence cong$fiance with the
standard is unnecessary and unreasonable;

The zoning of the particular land is unreasonable or inappropriate s%g;at a development
standard appropriate for that zoning is also unreasonable and unnecesSary as it applies to the
land and compliance with the standard that would be unreasonable oébnnecessary. That is, the

particular parcel of land should not have been included in the partilar zone.
&
Q

The first Wehbe test is considered of relevance to the proposed deyngpment.

First Test: The objectives of the standard are achieved notwithsza%dinq non-compliance with the

standard;

In response to this criterion, the applicant indicated the following:

A

Objective @;plicant Assessment

(a) to ensure that buildings are e The prgp %sed development retains the existing

compatible with the height, bushlam@ character of the site, building upon the existing

bulk and scale of the existing footpgﬂt
and desired future character| o The“design retains all significant trees on site, with no
of the locality i ct towards the waterway.

nguitable view sharing is achieved with views towards
(oche Georges River, the Old Como Bridge, and
Q‘/O surrounding land water interface to be retained.
\%. The proposal maintains the existing front and side
Q}? setbacks with additional plantings.

(b) to minimise the impact Qf e The proposal will retain a compliant impact on adjoining

(c)

(i) adjoinigg land uses, or
(i) heritage items,  heritage

overshadowing, visaal properties in terms of overshadowing, bulk and privacy.

impact, disruption of gews e The proposed built form is located substantially behind

and loss of priv on the primary viewing corridors is not anticipated to

adjoining properties gid open interrupt significant water views.

Space areas QY e There are minor views from the western properties that
> will be obstructed, however, the majority of the views are

(SY not affected.

to ensure Qan appropriate ¢ Not applicable

height tra%s%on between new

building

corfsérvation areas of
Aforiginal places of heritage
&Ign/f/cance

C

U

A
<founcil Comment: The applicant notes that the objectives of the development standard are

hieved notwithstanding noncompliance with the development standard. In this regard:

Delegated Assessment Report — DA2025/0596 20
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a) to ensure that buildings are compatible with the height, bulk and scale of the existing al\fé’ .
desired future character of the locality

The overall building height is compatible with the existing and desired future character of thé*‘ilbocality
due to the existing topography of the land and the siting of the dwelling house. The propqged
entry/foyer level’s roof RL is measured at 1m greater than the existing garage on stree %vel, and
the dwelling will not be perceived as bulky when viewed from the street. Further togtgh& bove, the

proposal is compliant regarding floor space ratio and landscaping stipulated under LEP 2021.
b) to minimise the impact of overshadowing, visual impact, disruption of vie% and loss of
privacy on adjoining properties and open space areas &
The proposed extension provides minimal impact in terms of overshadowing, Visual impact and loss
of privacy when on adjoining properties and from the waterway, due to thejocation and setback of

the existing dwelling. AN
As assessed in this report, there is minor view loss from the rear adjoi@ag property, however, it has

been assessed as satisfactory due to the limited views that will be okgffucted of the waterway.
Q\/
c) to ensure an appropriate height transition between new b@ding and —
a. adjoining land uses, or
a) heritage items, heritage conservation are of Aboriginal places of heritage
significance
This section is not applicable due to there being no otheroazeljoining land uses or heritage items.

As discussed above, the applicant’s justification satisf; \forily demonstrates that compliance with the
development standard is unreasonable or unnecessg/ in the circumstances of the case.

<

N
Clause 4.6(3)(b) there are sufficient er84ronmental planning grounds to justify the
contravention of the development standard&

Q.n
In response to this subclause, the applicanéﬁdicated the following:
Q

e The existing dwelling currently gceeds the 9m height limit, with a maximum height of
11.88m and a corresponding -compliance of 2.88m or 32%. The proposal increases the
existing building height by affinor 0.62m or 5.2% (as a percentage of the existing height),
representing a modest intefRification within the established building envelope.

o The site falls steeply frog¥Dinjerra Crescent toward the Georges River. This topography
necessitates a steppedduilt form to achieve functional internal layout, step-free accessibility
(via the new lift), an(@ practical building footprint. Strict compliance with the 9m height limit
would force an ovi fragmented or compromised design, increasing visual bulk and site
disturbance. The g;)osed variation is limited to the upper floor, roof form, and eaves,
allowing the de\fb\fopment to respond sensitively to the land's natural fall.

e The maximu@ﬁeight of the dwelling as measured from street level is 3.35m, as is visible on
the eastern Slevation (Figure 4). As a consequence, the height variation will be largely
impercepfgble from the public domain and will not interrupt established street level sightlines
toward € waterfront, thereby maintaining the visual amenity and character of the Dinjerra
Crescébit streetscape. A fully compliant scheme with a maximum building height of 9m would
presgnt almost identically from the street, with no major difference in appearance, bulk, or
Sc4le.

. 'fgfe established built-form character along the low side of Dinjerra Crescent is predominantly

Leharacterised by two to four storey buildings that step down the steep slope toward the rear
K as is evident in Figure 5 below. This includes properties as No.2 and No.4 Dinjerra Crescent,
adjoining either side of the subject site.

69* o These existing dwellings achieve their additional height for the same reasons advanced in

this application, namely, the need to respond to the significant fall of the land. The proposed
dwelling at No.3 sits comfortably within the height envelope already established by these
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neighbouring properties and presents a scale, bulk and vertical articulation that is cons\i&?’ent
with the prevailing and built-form pattern. &

o The existing dwelling has been partially excavated into the hillside creating an aﬁiﬁs§7 and
lowered height plane. In the judgement of Merman Investments Pty Ltd v Woolla
Municipal Council [2021] NSWLEC 1582, a similar variation to maximum building"height was
proposed that included pre-existing excavation. The court stated at [74] that- ;[fhe prior
excavation of the site within the footprint of the existing building, which dist the height of
the buildings development standard plane overlaid above the site when copared to the
topography of the hill, can properly be described as an environmental pldéning ground within
the meaning of ¢/ 4.6 (3)(b) of LEP 2014." It is considered that this app#ation proposes a
height variation under similar conditions and is consistent with this agpect of the judgment,
given the existing excavation on site. >

o Given the suitability of the site and the lack of impact arising fromXhe development, the
proposal is consistent with object (c) of the EP& Act 1979 to prggnote the orderly and
economic development of land.

LPP021-26 Attachment 4

Q\/
It is considered that the proposal demonstrates sufficient environ@ental planning grounds to warrant

the variation for the following reasons: ﬁ/

¢ ltis noted that there is an existing height non-compliance of 11.8m or 32% from the top of
the existing roof to the existing ground level. There®re, the proposed works constitutes an
increase of 600mm or 5.2% of the developmentéft%ndard.

e ltis also noted that the dwelling house has alrgady been excavated to a lower ground floor
area, resulting in a greater non-compliance gye to the topography of the site.

e The proposed works on the dwelling house@ill be perceived as a one storey dwelling from
the street, resulting in no impact within tt@'existing streetscape.

e The dwelling house is compliant with alother relevant controls, including floor space ratio,
landscaping, setbacks, privacy and Qgershadowing, with minimal amenity impacts and
limited perceived bulk when vieweg$rom adjoining properties.

The proposal seeks to vary Clause 4.3@01-|eight of Building of the Georges River Local
Environmental Plan. The 4.6 variatio %equest has been assessed and is considered to be
satisfactory with regards to the ma&s it is required to address under Clause 4.6(3). Given the
above, the 4.6 request is suppor}g;i and a variation to the control is recommended.

Provisions of any Pgﬁsed Instrument

Section 4.15 (1) (a) (i) - Pravisions of any proposed instrument that is or has been the subject of
public consultation underghis Act and that has been notified to the consent authority (unless the
Planning Secretary hasQr\wlotiﬁed the consent authority that the making of the proposed instrument
has been deferred i5§\"e/ﬁnitely or has not been approved).

v

There is no pro;igs-ed instrument that is or has been the subject of public consultation under this Act
which is relevatit to the proposal.

Provisjohs of any Development Control Plan

Sectigzg, .15 (1) (a) (iii) The provisions of any development control plan
A~
Théproposed development is subject to the provisions of the Georges River Development Control
n 2021. The following comments are made with respect to the proposal considering the
objectives and controls contained within the DCP.
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& 1. The views to be affected The view to be affected relates to views of the Georges River with

&

Georges River Development Control Plan 2021 0}’\
The following GRDCP 2021 controls are applicable to the development and the following clgdses
apply: <
s

View Impacts
3.8 View Impacts
Control Proposal \fcompliance
1. The development shall provide for |See below a detailed discussion OQ\ Yes
the reasonable sharing of views. the view sharing impact. A\fo O No

(f)o
Note: Where a proposal is likely to V«S’
adversely affect views from either <
private or public land, assessment of $
applications will refer to the Planning f/
Principle established by the Land and
Environment Court in Tenacity OV\"
Consulting vs Warringah Council ~
(2004) NSWLEC140. &

&

&
&

&
The Planning Principle established the follo%i_ljg four (4) questions that need to be addressed as

part of a view loss assessment: é‘/
Q

View Loss Assessment:

1. The first step is the assessmergg%f views to be affected
2. The second step is to consl??from what part of the property the views are obtained.
3. The third step is to assess e extent of the impact. This should be done for the whole of
the property, not just for gre view that is affected.
4. The fourth step is to aaéz(s the reasonableness of the proposal that is causing the impact.
A development thatéémplies with all planning controls would be considered more
reasonable than @ that breaches them.
42\'v
The subject site and gdjoining properties gain views to the Georges River and Old Como Bridge,
which are land an& ater interface views. As a view loss compliant was lodged, Council is required
to assess the vigw loss in accordance with the Planning Principle established by the Land and
Environmentg(grvt in Tenacity Consulting vs Warringah Council (2004) NSWLEC140.

1)
A site inﬁéﬂon was carried out on the submitter’s property to assess the view loss impact. The
table b@ summarises the observations of the view loss.
R
&
| Criterion Comments

interface between the land and water being present. There are
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also views of the old Como Bridge. The site with the proggsed
works sits in front of the house affected, however, at a mugh lower
level. (8'

2. What part of the property
the views are obtained

The view is obtained from the first-floor balcony an@ the master
bedroom. It is considered that partial views will Faffected from
both areas, however, primarily with minor an%/ terrupted water
views towards the river. »

3. Extent of impact

Based on the location of the developmenk@ative to the
objecting allotment, it is noted that theredwill be some loss of
views as a result of the proposed works, however the loss is
considered to be minor to negligiblegiven the extent of view
corridor that is currently available gnd the view corridor that will
be retained as a result of the a@ition to this subject allotment.

Given the location of the prgposed development in comparison to
the objector's property, jt is considered that minor view loss
towards the eastern s@g)of the Georges River will be impacted,
however, existing VigWs facing near the old Como Bridge will be
unaffected. &

4. Reasonableness
proposal

of

the

The proposal &es not comply with planning controls relating to
height, howeq%?, a variation to this is supported. The proposal
complies ygth all other planning controls relating to floor space
ratio a%? setbacks. The proposal therefore is considered
reasocrgg le from a view sharing perspective.

Proposed

Figure 6: Proposed view from 1 Dinjerra Crescent once works are completed (Source: Submitted

Applicant Plans)
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Figure 7: Existing view from balcony o;/(),jinjerra Crescent (Source: Assessing Officer)

&

Given the reasons above, the propg%al is not considered to cause unreasonable view loss impact
on the adjoining property. &

N

Waste Management
3.12 Waste ManagemeR
oY

Control B Proposal Compliance
1. Development nwos't comply with A condition of consent has been X Yes
Council's Wastgdanagement imposed to satisfy this control. 1 No
requirements@egarding construction
waste and gflgoing management of
waste mgterials (per Appendix 4 of the
GRDCH.
&
&
A e ble Desig
§B.17 Universal / Accessible Design
Control Proposal Compliance
Delegated Assessment Report — DA2025/0596 25
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3. Accessways for pedestrians and Provided. X Yes O}&V
vehicles to be separated O No §‘§7

e
6.1.2.1 Streetscape Character and Built Form
Control Proposal 06/ Compliance

- Ry

1. New buildings and additions are to No void proposed. A X Yes
consider the Desired Future Character > I No

statement in Part 5 of this DCP.

2. New buildings and additions are to
be designed with an articulated front
fagade

4. Dwelling houses are to have
windows presenting to the street from a
habitable room to encourage passive
surveillance

5. Development must be sensitively
designed so as to minimise adverse
impacts on the amenity and view
corridors of neighbouring public and
private property while maintaining
reasonable amenity for the proposed
development and is to balance this
requirement with the amenity afforded cg
to the new development. &

6. The maximum size of voids at th‘gj
first floor level should be a cumyjative
total of 15m2 (excluding voids

The proposal is designed with ewell-

articulated fagade, promotesgyassive
surveillance, and is compggble with the
streetscape. $
o
o)
N

associated with internal stai@?.
<

A
Building Scale and Height

6.1.2.2 Building Sc}§e and Height
Control o-y Proposal Compliance
1. New buildiggs are to consider and Storeys proposed: Five (four being > Yes
respond to e predominant and presented to the water). O No
desired fyfdfe scale of buildings within
the neigigbourhood, and consider the | Due to the existing structure being that
tOPO%@ hy and form of the site. of a four storey development, the
2. Qn sites with a gradient or cross fall proposed building scale of a fifth storey
greater than 1:10, dwellings are to is considered acceptable. The proposed
d dopt a split-level approach to minimise | fifth storey is measured at 1m above the
excavation and fill. The overall design
Delegated Assessment Report — DA2025/0596 26
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of the dwelling should respond to the
topography of the site.

existing roof line of the garage, providing
minimal visual and amenity impacts onto

3. A maximum of two (2) storeys plus
basement is permissible at any point
above ground level (existing).
Basements are to protrude no more
than 1m above existing ground level.

the existing street frontage and adjoining
properties.

§

Due to the nature of the proposed use &

4. Where topography conditions require
a basement, the area of the basement
should not exceed the area required to
meet the car parking requirements for
the development, access ramp to the
parking and a maximum 10m2 for
storage and 20m2 for plant rooms.
Additional basement area to that
required to satisfy these requirements
may be included as floor space area
when calculating floor space ratio.

for easier access into the dwelling
house, the fifth storey is measure At
being 300mm higher than the exgsting
garage >
&
&g

&

5. Where the entry to the basement
carpark is visible from the street, the
entry should be recessed a minimum of
1m (from the edge of the external wall
or balcony) from the levels above and
the external walls of the garage
differentiated from the walls above
through articulation and external
materials.

&

6.1.2.3 Setbacks

Control Q

Proposal

Compliance

Front Setbacks >

1. The minimum setbag¥ from the
primary street boundgyy is:

i. 4.5m to the mainJuilding wall /
facade; QL

ii. 5.5m to thegront facade of a garage
or carport, gpat least 1m behind the
main buil@dig wall / fagcade, whichever
is the grggter;

iii. ngre the prevailing street setback
is\g‘éater than the minimum, the
awerage setback of dwellings on
?djoining lots is to be applied.

Front setback: As existing
Rear setback: 51.6m (67%)
Side setbacks: As existing

No balcony proposed within the front
setback area.

The proposed reduced side setback is
acceptable as it remains in keeping with
the existing side setback and does not
adversely affect compliance with the solar
access and landscaped area controls or
adversely impact upon the visual and

Yes
O No

Delegated Assessment Report —
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Note: The “Prevailing Street Setback”
is the setback calculated by averaging
the setback of two (2) adjoining
residential properties on both sides of
the development.

2. Balconies cannot encroach into the
front setback space.

Side and Rear Setbacks

4. Buildings are to have a minimum
rear setback of 15% of the average
site length, or 6m, whichever is the
greater (excluding detached
secondary dwellings — see Point 12 in
Section 6.1.2.12- Secondary
Dwellings of this DCP).

5. The minimum side setbacks for
ground and first floor are:

i. 900mm for lots up to 12.5m in width
measured at the front building line for
the length of the development.

ii. 1.2m for lots greater than 12.5m in
width measured at the front building
line for the length of the development.
iii. 1.5m for all lots within the

Foreshore Scenic Protection Area
measured at the front building line for
the length of the development.

&

6. Where alterations and additions \éQ
(ground and first floor) to an existin§
dwelling are proposed, an existi

side setback less than the seéi
required in Control 2 can b®
maintained, provided the, Sduced
setback does not advegsely affect
compliance with the sglar access and
landscaped area coixrols or adversely
impact upon thequ'\s’ual and acoustic

amenity of neighbouring dwellings.

acoustic amenity of neighbouring
dwellings.

&
Private Czen Space

6.1.2#,Private Open Space

N
Cdntrol

Proposal

Compliance

Ay
éSI Private open space is to be located

at the rear of the property and/or
behind the building line and is to have

Adequate private open space provided,
all with compliant dimensions and on the

Yes
[ No
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a minimum area of 60m? with minimum |same level, provided which attempts to O}&V
dimensions of 6m and located onthe | maximise solar access. §<}7
same level (not terraced or over rock
outcrops). \{3‘

Q&
2. Private open space is to be provided 12

for all dwellings, (with the exception of
secondary dwellings, which are able to
share the private open space of the
principal dwelling).

3. Private open space is to be located
so as to maximise solar access.

4. Private open space is to be
designed to minimise adverse impacts
upon the privacy of the occupants of

adjacent buildings.

Landscaping

6.1.2.5 Landscaping

Control

Proposaljélu

Compliance

1. Landscaped area (has the same
meaning as GRLEP 2021) is to be
provided in accordance with the table
contained within Clause 6.12
Landscaped areas in certain residentialg
and conservation zones of the GRLER{?
2021. N

@st

2. Soft soil landscaping is to be .,
provided in all landscaped areagas
required by the GRLEP 2021 @hd must
have a minimum dimensioré?f 1.2miin
all directions. Existing nafgral rock
outcrops can be countgdfiowards the
calculation of soft soil l@ndscaping.

3. Provide a landsgdpe setting within
the primary and gecondary street
frontages, where impervious areas are
minimised. Impervious areas include
hard pavi gravel, concrete, artificial
turf, rockggdens (excluding natural
rock ou(ﬁfops) and other material that
doesp§ot permit soft soil landscaping.

Cn

4.cffnpervious areas are to occupy no

§hore than:

i. 60% of the street setback area where
the front setback is less than 6m, or

Suffici '\Iandscaped area has a
minimim dimension of 1.2m.
Im@rvious areas within the front
Qﬁback are remaining as is.

The proposed landscaped complies with
Clause 6.12 of the GRLEP 2021. The
proposal provides a landscape setting
within the street frontage(s), where
impervious areas are minimised.

Yes
] No
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"
ii. 50% of the street setback area Qg}
where the front setback is 6m or §/
greater, or §g-
ii. 50% of the primary street setback Q
area on corner allotments. Egc?
5. The front setback area must é’
accommodate at least one (1) tree
capable of achieving a minimum ,{f‘/
mature height of 6-8m with a spreading A
canopy. A schedule of appropriate >
species to consider is provided on AN
Council’'s website. &
&
6. Preference is to be given to Q
incorporating locally indigenous plants. 1/$
3.5.1 Earthworks o}
Control Proposal éf‘ Compliance
1. Natural ground level should be The propd‘é/al maintains existing ground Yes
maintained within 900mm of a side or | level nar site and rear boundaries. 0 No
rear boundary. «
3. Habitable Rooms (not including Hg&?able roorgsl arel located above
bathrooms, laundries and storerooms) CQQ Isting ground level.
are to be located above existing éf? o
> | Existing rock outcrops, overhangs,

ground level. 5;

&> boulders, sandstone platform, and
4. Rock outcrops, overhangs, boulders, | sandstone retaining walls are being
sandstone platforms or sandsigne retained.
retaining walls are not to begpmoved
or covered. s The proposed earthworks avoids
5. Development is to b@%cated so that | vegetation removal and will not
the clearing of veget@ion is avoided. |adversely affect the health of existing

—& . vegetations.
6. Cut and fill withia a tree protection
zone .Of a_‘ tree %gfhe development site Adequate soil depth is provided to
F)r adjoining Ia@rd. must be undertake.n sustain tree growth.
in accoicj;@ with AS4970 (protection
of treesu development sites). The earthworks proposed do not impact
7. Soif,depth around buildings should |adversely on stormwater or flood with
be capable of sustaining trees as well |regards to impacts on adjoining
zi hrubs and smaller scale gardens. |properties.
ﬁé. Earthworks are not to increase or
concentrate overland stormwater flow
Delegated Assessment Report — DA2025/0596 30
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or aggravating existing flood conditions | Condition(s) are to be applied to ensure O}'QV
on adjacent land. that any fill is to be VENM. §?
9. Fill material must be virgin Aq‘,z'
excavated natural material (VENM) Q>
9
10. For flood-affected sites, cut and fill éj/
is to comply with the requirements of éc/s
Chapter 6 of Council’'s Stormwater Q“’
Management Policy &/\
3.5.2 Construction Management/Erosion and Sediment Control &@\
Control Proposal é,o Compliance
1. Development must minimise any soil | The proposal includes a s@gment Yes

loss from the site to reduce impacts of
sedimentation on waterways through
the use of the following:

- Sediment fencing;

- Water diversion;

- Single entry/exit points

- Filtration materials such as straw

bales and turf strips.

2. Development that involves site
disturbance is to provide an erosion
and sediment control plan which details
the proposed method of soll
management and its implementation. ¢
Such measures are to be in é(’
>
accordance with The Blue Book —4550
Managing Urban Stormwater, S@'Ls &
Construction by LandCom Q§

3. Development is to mininlé% site
disturbance including img&cts on
vegetation and significgnt trees and the

il v
need for cut and fI||Iy.

4. Construction wo;k')ks within a tree
protection zonﬁ&PZ) of a tree on the
development&ite or adjoining land,

must be u rtaken in accordance with
AS 497 rotection of trees on
devel ent sites).

N

5. 'g/elopment which has a high

R ntial risk to groundwater must
ubmit a geotechnical report to

address how possible impacts on

groundwater are minimised.

control plan indicating i@plementation of
these measures. A syitable condition will
be included in the sent which
ensures compliag,pe with the control.

\O
The proposgfninimises cut and fill and
site distur%;;\nce. The proposal is not
consider&d to have a high potential risk
to gr

Q.n
Téé(proposal is accompanied by

dwater.

98dequate documentation that ensures

no adverse impacts result to
groundwater, significant trees, or
Councils public domain.

O No

Delegated Assessment Report — DA2025/0596
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6. Work must not be carried out in a
public road or footpath unless a permit
has been granted by Council (or other
relevant roads authority) under s.138 of
the Roads Act 1993, and / or s.68 of
the Local Government Act 1993. These
are separate approvals to development
consent or a Complying Development
Certificate. Consult with Council to
determine if a permit is required.

6.1.2.6 Excavation (Cut and Fill)

Control

Proposal Q\‘,‘y

Compliance

1. Any excavation must not extend
beyond the building footprint, including
for any basement car park.

2. The depth of cut or fill must not
exceed 1.0m from existing ground
level, except where the excavation is
for a basement car park.

3. Developments should avoid
unnecessary earthworks by designing
and siting buildings that respond to the
natural slope of the land. The building

cut and fill by allowing the building \%
mass to step in accordance with t

footprint must be designed to minimisg(‘/o9

slope of the land. >’

Excavation levels and fifMevels are
under 1m for the whalg"site. No
excavation is propgéed beyond the
building footprint%and the proposal
achieves the mhimisation of cut and fill.
Q\
&
&

Yes
] No

Q‘(

Visual Privacy
6.1.2.8 - Visual Priva

Control j Proposal Compliance
U
S -
1. Windows frongactive rooms are to ;LTEJV?:" tﬁ;‘;ﬁgfes demonstrate the Yes
be offset with @%gows in adjacent 9 ) I No
dwellings, or. gbpropriately treated so G/F: 1.5m
as to avoﬁﬁrect overlooking onto T
nelghb%l, g windows. The proposed living room and active
2. Fosactive rooms or balconies on an |/0°M wm(_jows_atre &emgdn_e_d .to allow
up ér level, the design should opaqur?_ wewsl Into the adjoining
in@brporate placement of room properties only.
indows or screening devices to only .
Fallow oblique views to adjoining Survey pIant supplied per DCP
properties. requirements.
Delegated Assessment Report — DA2025/0596 32
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&

3. Upper level balconies should not
project more than 1500mm beyond the
main rear wall alignment so as to
minimise adverse visual privacy
impacts to adjoining properties.

4. Windows for primary living rooms
must be designed so that they
reasonably maintain the privacy of
adjoining main living rooms and private
open space areas.

5. Development applications are to be
accompanied by a survey plan or site
analysis plan (to AHD) of the proposed
dwelling showing the location of
adjoining property windows, floors
levels, window sill levels and ridge and
gutter line levels.

6. Roof top terraces are not permitted
on top of dwelling houses, secondary
dwellings and ancillary structures, such
as boat sheds and garages.

Noise and Machinery

6.1.2.9 Noise

&
&

Control

(Ogﬁroposal

Compliance

1. Noise generators such as plant
machinery including air conditioni
units and pool pumps are locat way
from windows or other openingﬁr;a
habitable rooms; they are tcgg

screened to reduce noise
acoustically treated.

The noise generators are placed away
from and acoustically treated. Standard
conditions to be imposed to limit noise

generation.

Yes
] No

6.4.2 Air Conditionin@”
N/

Control

&

AV

Proposal

Compliance

. Y, S .
1. Air conditionif§§ units should be sited
so that they a# not visible from the
street. (7

The proposal complies with Part 6.4.2 of
the DCP and a suitable condition of
consent has been imposed to limit noise

2. The g&ise level from air conditioning
condggsers/systems is not to exceed
the KAeq 15 minute by 5dBA measured

atdhe property boundary.

generation.

Yes
[ No

Delegated Assessment Report —
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&£

sited and designed to facilitate a
minimum of 3 hours direct sunlight
between 9am and 3pm on 21 June
onto living room windows and at least
50% of the minimum amount of private
open space.

2. To facilitate sunlight penetration to
adjoining development, building bulk
may be required to be articulated to

achieve the required sunlight access.

3. Direct sunlight to north-facing
windows of habitable rooms and 50%
of the principal private open space
area of adjacent dwellings should not
be reduced to less than 3 hours
between 9.00am and 3.00pm on 21
June.

4. Note: Variations will be considered
for developments that comply with all
other requirements but are located on
sites with an east-west orientation or
steeply sloping sites with a southerly

orientation away from the street. 1,‘5

N

5. Shadow diagrams are required tg?

show the impact of the proposal off
solar access to the principal privgte
open space and living rooms
neighbouring properties. Exigting
overshadowing by fences xoof
overhangs and changesg® level should
also be reflected in theQfiagrams. It
may also be necessagy to provide
elevations or viewsgrom sun diagrams
to demonstrate gppropriate solar
access provisiofto adjoining
development

(%)
6. Considgfand minimise
overshagpwing impacts on the solar
photoyoftaic panels of neighbouring

buildidgs where a variation to the
buiding setbacks or number of storeys

,i‘_Qsought

direct solar access onto the living room
and the private open space between
9am and 3pm on 21 June. 6

The proposal enables at least 3 hourg of
direct solar access onto adjoining h-
facing windows and the adjoining private
open space between 9am and on
21 June. The proposal enabl

adequate solar exposure toﬁoining PV
panels. QY

ed per DCP

Shadow diagrams su
requirement.

o\%’

N

Q/é<
&

,(/{/.
6.1.2.10 Solar Access >
5%
Control Proposal Complﬁhce
-
1. New buildings and additions are The proposal enables at least 3 hours of \\cgé

No
7

Materials, Colour Schemes and Details

Delegated Assessment Report — DA2025/0596

34

RN
Page 262 (9&
N

LPP021-26 Attachment 4



Georges River Local Planning Panel Meeting - 7 May 2026

RN
Page 263 &&
2

o

o,
ON s

LPP021-26 Attachment 4

6.1.2.11 Materials, Colour Schemes and Details

Control

Proposal

1. Large expansive surfaces of
predominantly white, light or primary
colours which would dominate the
streetscape or other vistas should not
be used.

The proposal incorporates a material
and colour scheme that is sympathetic to
the existing streetscape and the desired
future character of the locality.

2. New development should
incorporate colour schemes that have
a hue and tonal relationship with the
predominant colour schemes found in
the street.

&

A
>

3. Matching buildings in a row should
be finished in the same colour or have
a tonal relationship.

&
2
&g

&

&

4. All materials and finishes utilised

V\J

should have low reflectivity.

o

L

&

6.1.2.13 Site Facilities

&

L%

X
®
Site Facilities

Control

Pr&)osal

Compliance

1. All dwellings are to be provided with
adequate and practical internal and cé
external storage (garage, garden

2

Q‘ﬁssite facilities provided per DCP
Drequirements.

sheds, etc.).

2. Provision for water, sewerage\;l%d
stormwater drainage for the sgf#hall
be nominated on the plans to@ouncil’s
satisfaction.

3. Each dwelling must @de
adequate space for thejstorage of

garbage and recycling, bins (a space of
at least 3m x 1m pegdwelling must be
provided) and arewiot to be located

within the front §§Tback.

4. Letterboxe&are to be located on the
frontage whéte the address has been
allocate accordance with Australia

Post reg¢irements.

X Yes
[ No

&

ore o otection Are

.5.1 — Foreshore Scenic Protection Area

Control

Proposal

Compliance

Delegated Assessment Report —
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1. Development applications are The proposal is supported by a site Yes 0}/\
supported by a site analysis and analysis and design response L No §?
design response demonstrating how demonstrating how the relevant (8‘
isi f the LEP and the objecti S

the relevant provisions of the LEP and provisions of the and the objectives >

of this part of the DCP have been <
the objectives of this part of the DCP 74
have been addressed. addressed. e

2. Removal of existing native
vegetation minimised to that which is
reasonably required to site and
construct a building.

4
The proposal minimises the remova@g
native vegetation and maintains the<
integrity of the edge of bushland él%sest
to the Georges River. The prop&sal
retains ridgeline vegetation to‘;‘provide a

3. The integrity of the existing edge of |backdrop to the waterwayq\/

bushland closest to the Georges River
is retained. Adequate complemen planting is

provided to lessen impact of the
4. Vegetation along ridgelines and on |proposed develonJ ent.
hillsides is retained and supplemented

LPP021-26 Attachment 4

¢
to provide a backdrop to the waterway. (S‘Q\
5. New, complementary planting and /\‘f‘o
landscaping is encouraged. 8.
&

6. Where on a steep site, vegetation is Q</z-
used to screen the impact of support Q§
structures such as piers. b

4= :
9. Natural features that make a .~ | Existing natural features are retained.

contribution to the environmental <
qualities and scenic landscape afues
of the foreshore, including ma®ire
native tree and sandstone \Fé%k
outcrops, platforms and @ cliffs, are
retained. QY

The proposal demonstrates suitable
visual bulk and sits discretely within the
landscape. The proposal minimises
earthworks and respects the existing

SN
10. The visual impgﬁ?of buildings is
minimised havingregard to building
size, height, byik, siting, external
materials azf; colours and cut and fill.

terrain.
1. Bui@ﬁbgys should be sited on the
block g0 Tetain existing ridgeline The proposal retains existing
vegétation, where possible. Siting topographic features and minimises

buifdings on existing building footprints | vegetation removal.
Ar reducing building footprints to retain
ﬁegetation is highly recommended.
&
$
o

Q
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4
12. Where on a steep site, buildings Qf;}/\
are sited to sit discretely within the Y
landscape using hillsides as a AQ‘,Z'
backdrop and below the tree canopy. Pod

The building footprint is to result in the
following:

i. The preservation of topographic
features of the site, including rock
shelves and cliff faces;

ii. The retention of significant tress
and vegetation, particularly in areas
where the loss of this vegetation
would result in the visual scarring of
the landscape, when viewed from
the water, and

iii. Minimised site disturbance
through cutting and/or filling of the
site.

&
2
Q\(’X

&

o\%’

N

&

13. Facades and rooflines of dwellings
facing the water are to be broken up
into smaller elements with a balance of
solid walls to glazed areas.
Rectangular or boxy shaped dwellings ¢
with large expanses of glazing and é(c?
reflective materials are not acceptaglia.
In this regard, the maximum amouftt of

glazed area to solid area for fa%?j/es

Q/
50% of th& water-facing elevation
consiitg‘of glazing.

T@z-f)roposal features a predominantly
@Zrthy tone and glazing that is
compatible to the background landscape
and the existing dwelling.

\)

The proposal has a compatible presence
when viewed from the waterway and

facing the foreshore is to be 5@ %-50%.
<

14. Colours that harmoni@%with and
recede into the backgr@vnd landscape
are to be used. In thigrregard, dark and
earthy tones are rgr:mended and
white and Iight@bured roofs and walls
are not permig_ed. To ensure that
colours are, gppropriate, a schedule of
propose lours is to be submitted
with thqﬁbevelopment Application and
will bééenforced as a condition of

co&sent.

incorporates a variety of design
elements that are in keeping with
themes within the locality.

A
35. Buildings fronting the waterway

must have a compatible presence

when viewed from the waterway and

Delegated Assessment Report —
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that are compatible with any design
themes for the locality.

16. Blank walls facing the waterfront
shall not be permitted. In this regard,
walls are to be articulated and should
incorporate design features, such as:

i. Awnings or other features over
windows;

ii. Recessing or projecting
architectural elements; or

iii. Open, deep verandas.

17. Adequate landscaping shall be
provided to screen undercroft areas
and reduce their impact when viewed
from the water.

o

N

é
&
S

incorporate design elements (such as 0}/{"
roof forms, textures, materials, the §?
arrangement of windows, modulation, Q@
spatial separation, landscaping etc) Q\_AQ/

18. The extent of associated paved
surfaces is minimised to that which
provides essential site access and

. &
reasonable private open space. \%

Thngxtent of paved surfaced proposed
S s essential to the site and
9f{easonable.

19. Buildings have external finish\g%’

that are non-reflective and corliﬁed to

blend with the surrounding Igj scape.
A

S

The proposal demonstrates external
finishes that are non-reflective and
coloured to blend with the surrounding
landscape. This will also be imposed by
way of condition.

~
27. Development proyj%es
opportunities to cr view corridors
from the public d@_h"\ain to the Georges
River. X

The development will not diminish the
opportunities to create view corridors
from the public domain to the Georges
River.

oy
<

%
Any Plgéfhing Agreement Under Section 7.4

Section @ 15 (1) (a) (iiia) any planning agreement that has been entered into under section 7.4, or

any q\‘éﬁ‘ planning agreement that a developer has offered to enter into under section 7.4

Tkere are no planning agreement that has been entered into under section 7.4, or any draft planning

greement that a developer has offered to enter under section 7.4 applicable to the proposal.
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&

The Regulations 0}/&
>

Section 4.15 (1) (a) (iv) the regulations (to the extent that they prescribe matters for the pucé@ses of
thi
is paragraph) AQ’
Q\'
There are no regulations (to the extent that they prescribe matters for the purposes ghthis
paragraph) applicable to the proposal.
&

The Likely Impacts of the Development &

Section 4.15 (1) (b) the likely impacts of the development, including enviror{fnental impacts on both
the natural and built environments, and social and economic impacts in tRe locality,

&
Likely Impacts of the Development Q\‘,X
Natural Environment The development is located within gh established residential area
and is not considered to result i reasonable impact on the natural
environment.
Built Environment The built form and supportiﬁ"mfrastructure is appropriate with its
setting and is conS|stent the desired future character of the site.
Social Impact The proposal will havg(/no significant social impact on the locality.
N
Vo
Economic Impact The proposal is né?considered to result in unreasonable economic
impact QQ</2—~
&

Site Suitability &
Section 4.15 (c) the suitability of the §‘§ for the development

The site is zoned R2 Low Densi esidential. The proposal is considered a suitable outcome for the
subject site for the following regSons:

e The proposed use is peé?lissible in the subject zone.
The proposed devel@nent will not result in unreasonable impacts to the natural and built
environment.

e The proposed dev%lopment will not result in unreasonable amenity impacts to the adjoining

neighbours. ol
- - V§
Submissiong

Section 4.15 (@ any submissions made in accordance with this Act or the regulations

The appliggtion was advertised and adjoining residents were notified by letter and given fourteen
(14)d in which to view the plans and submit any comments on the proposal. One submission
was xé\ceived during the neighbour notification period. The matters relevant to this application raised
in f¥e submissions are considered below:

,Q*
Q Issue Comment
&
S
Q<z>

@ $ Delegated Assessment Report — DA2025/0596 39
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&

View Loss Concerns were raised regarding the potentiagy
view loss impact the proposed developme

would have on the rear properties. A detailed
view loss impact assessment can be fqénd in this
assessment report, and the applicatj9 is
determined to be satisfactory.

&

Revised Plans - Re-notification 54/
K

LPP021-26 Attachment 4

A
The applicant lodged revised plans on Tuesday, 31 March 2026. In accordgnce with the
requirements of Georges River Community Engagement Strategy these ftans were not publicly

exhibited as, in the opinion of Council, the changes being sought did intensify or change the
external impact of the development to the extent that neighbours oygfit to be given the opportunity
to comment. $

The Public Interest ﬁ

Section 4.15 (e) the public interest. v\./v

N
The proposal is considered to be in the public interes@ﬁr the following reasons:

The proposed use is permissible in the subject gone.
The proposed development will not result ifr unreasonable impacts to the natural and built
environment.

e The proposed development will not resul<f in unreasonable amenity impacts to the adjoining

neighbours. &
Q

&

Referrals &
e\'
Internal Referrals Q}’?
Specialist Comrgﬁ\/ﬁt Outcome
Landscape Officer Th Qf‘ficer has considered the Conditions imposed as
gowing planning provisions: recommended.

J¥ SEPP (Biodiversity
< Conservation) 2021

SNV
& |- Part3.2 of GRDCP 2021
Q_\’ - Part 3.3 of GRDCP 2021
K% - Georges River Tree
of Management Policy 2024
&é& No objections raised to the proposal
& and conditions recommended.
&
B:g?/ersity/ Natural The officer has considered the Conditions imposed as
Environment following planning provisions: recommended.
$ :
§$
Q/é?
&
\"—’ @ Delegated Assessment Report — DA2025/0596 40
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- NSW Biodiversity Conservation 0}/{"
Act and Regulation 2017 §?

- SEPP (Resilience and Hazards) Q@
2021 Q\_AQ’

- Clause 6.1 of GRLEP 2021 &

- Part 3.2 of GRDCP 2021 8(_%

- Part 3.3 of GRDCP 2021 &

- Georges River Council Tree f‘/
Management Policy 2024 N

No objections raised to the proposal >
and conditions recommended.

External Referrals ]

Referral Body Comment @tcome

Ausgrid The referral body has considered és Conditions imposed as

the following planning provisions;z\_, recommended.

- Clause 2.48 of SEPP (Tra(@ort
and Infrastructure) 2021 éf‘

No objections raised to tfi€ proposal

and conditions recomghénded.

Q.n
&
Contributions &

é(/
The development is subject to Secti@ 7.12 Contributions. In accordance with the Georges River
Local Development Contributions\/ an 2021, a condition of consent requiring payment of the
contribution and identifying it isgtibject to indexation in accordance with the plan has been imposed.
Q

i s
Conclusion ¢

The proposal has b Vassessed with regard to the matters for consideration listed in Section 4.15
of the Environmentat Planning and Assessment Act 1979.

The proposal gas been assessed against the provisions of the relevant State Environmental
Planning Pofigy, Georges River Local Environmental Plan 2021 and Georges River Development
Control PL%O% and complies with the development standards of the Local Environmental Plan
and me& the objectives of the Development Control Plan. The proposal is recommended for
apprgfﬁl subject to conditions.

<gouncil’s delegate supports the request for variation under Clause 4.6 of Georges River Local
n

vironmental Plan 2021, in relation to the Clause 4.3 — Height of Buildings development standard,

Q? as the variation sought satisfies the objectives of the standard and sufficient environmental planning

grounds have been provided in the written request for variation justifying that compliance would be
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&
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&

unnecessary and unreasonable in the circumstances of the case. The proposal is also in the Qu%lic
interest and it satisfies the objectives of the zone resulting in no adverse environmental im[@’t’s but
rather a superior design outcome.
&
X
Q\'

. . 7
Determination &
&
Approval of Application ~§/
N

LPP021-26 Attachment 4

Pursuant to Section 4.16(1)(a) of the Environmental Planning and Assess @nt Act 1979 (as
amended), the delegated officer determines DA2025/0596 for alterationsand additions to dwelling
house on Lot 4 DP 227582 on land known as 3 Dinjerra Crescent, OAEZEY NSW 2223, as an
approval for the reasons below subject to the conditions referencedq\'rijAppendix 1.

&

Signed f/

S
A G v vt se el
o)
Assessing Officer: Alec Richardson (5‘\
Title: Senior Development Assessment Planner «
Date: 9 April 2026 &
ped

The application is recommended for determirggtion under the delegation associated with my position.

<

Q
Delegated Officer: (/)Qv
Title: &

é(/

Date:

The application is determined in @ecordance with the recommendation and delegation under PLNO3
associated with my position. Q§

N
Appendix 1 - @dnditions

Q
Development Detaié?/

~

1. Approved Rlans - The development must be implemented in accordance with the approved plans
and sup ing documentation listed below which have been endorsed by Council’s approved
stamp,g ept where marked up on the plans and/or amended by conditions of this consent:

%’icription Reference Date Revision | Prepared by
No.
4
N
6 Site Plan 10-2025 12/11/25 - Milou Associates
N Sheet 24
69 Demolition Plan 10-2025 12/11/25 - Milou Associates
Q? Sheet 25
$
Q/é?
&
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Garage Floor Plan 10-2025 12/11/25 - Milou Associates \KQ/
Sheet 10 S

Ground Floor Plan 10-2025 12/11/25 - Milou Associat 5&‘
Sheet 11 K%

Lower Ground Floor 10-2025 12/11/25 - Milou Assoates

Plan -03 Sheet 12 yi7s

Lower Ground Floor 10-2025 12/11/25 |- Milou &Sociates

Plan - 04 Sheet 13 &

Lower Ground Floor 10-2025 12/11/25 - Milgga Associates

Plan - 05 Sheet 14 A

North Elevation 10-2025 12/11/25 - SMilou Associates
Sheet 15 Ry

South Elevation 10-2025 12/11/25 - cf)" Milou Associates
Sheet 16 F

East Elevation 10-2025 12/11/25 A Milou Associates
Sheet 17 $

West Elevation 10-2025 12/11/25 g/ Milou Associates
Sheet 18 <§S

Section A-A 10-2025 12/1 1/25\./ - Milou Associates
Sheet 19 o

3

Separate Approvals Required Under Other Legisl%jon
N

2.

&

&

Section 138 Roads Act 1993 and Sectiogf-68 Local Government Act 1993 - Unless otherwise
specified by a condition of this consent, &pis Development Consent does not give any approval to
undertake works on public infrastructgfe.

R
Q

Separate approval is required un(}oé? Section 138 of the Roads Act 1993 and/or Section 68 of the

Local Government Act 1993 for@y of the following activities carried out in, on or over a public

road (including the footpath) listed below.
Q’
An application is requireﬁo be lodged and approved prior to the commencement of any of the

following works or actities;
\gﬁ

(@) Placing or stgying materials or equipment;

(b) Placing or.storing waste containers or skip bins;

() Erectingﬁyétructure or carrying out work

(d) Swin \é or hoisting goods over any part of a public road by means of a lift, crane or the like;
(e) Pugiping concrete from a public road;

(f)  Pymping water from the site into the public road;

(g) onstructing a vehicular crossing or footpath;

(hgy Establishing a “works zone”;
Digging up or disturbing the surface of a public road (eg Opening the road for the purpose of
connections to utility providers);

A () Stormwater and ancillary works in the road reserve;
(k) Stormwater and ancillary to public infrastructure on private land; and
()  If any excavation is to be supported by the use of below ground (cable) anchors that are

constructed under Council’s roadways/footways.
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These separate activity approvals must be obtained and evidence of the approval provi@tﬁ> to the

Certifying Authority prior to the issue of the Construction Certificate. @
&

o
The relevant Application Forms for these activities can be downloaded from C Sncil’s website

www.georgesriver.nsw.gov.au. For further information, please contact Council?ﬁstomer Service
Centre on (02) 9330 6400. (3/

3. Road Opening Permit - A Road Opening Permit must be obtained from Céuncil, in the case of local
or regional roads, or from the RMS, in the case of State roads, for eve &opening of a public road
reserve to access services including sewer, stormwater drains, water mains, gas mains, and
telecommunications before the commencement of work in the roa%(,

&

Requirements of Concurrence, Integrated and Other GovernmenfXuthorities

LPP021-26 Attachment 4

4. Ausgrid Overhead Powerlines are in the vicinity of theYevelopment - The developer should
refer to SafeWork NSW Document - Work Near Ove§éad Powerlines: Code of Practice. This
document outline the minimum separation requiremgnts between electrical mains (overhead
wires) and structures within the development siteérﬁfoughout the construction process. It is a
statutory requirement that these distances be maiggained throughout the construction phase.

Consideration should be given to the positioniﬁééénd operating of cranes, scaffolding, and sufficient
clearances from all types of vehicles that ar@xpected be entering and

leaving the site. 3
&

Q
The “as constructed” minimum cleargXces to the mains must also be maintained. These distances
are outlined in the Ausgrid Networlégtandard, NS220 Overhead Design Manual. This document can

be sourced from Ausgrid's webs@at www.ausgrid.com.au.

It is the responsibility of th@developer to verify and maintain minimum clearances onsite. In the
event where minimum s learances are not able to be met due to the design of the development,
the Ausgrid mains ma@eed to be relocated in this instance. Any Ausgrid asset relocation works
will be at the develo@'s cost.

<

N

5. New Driveways.; Proximity to Existing Poles - Proposed driveways shall be located to maintain
aminimum cl nce of 1.5m from the nearest face of the pole to any part of the driveway, including
the layback, this is to allow room for future pole replacements. Ausgrid should be further consulted
for any dewg@tion to this distance.

Q\_

6. New of?modified Connection - To apply to connect or modify a connection for a residential or
con%cial premises. Ausgrid recommends the proponent to engage an Accredited Service
Pl‘él der and submit a connection application to Ausgrid as soon as practicable. Visit the Ausgrid

~g,ebsite for further details; https://www.ausgrid.com.au/Connections/Get-connected
N

7. 6 Sydney Water - Tap in ™ - The approved plans must be submitted to a Sydney Water Tap in™ to

s\ determine whether the development application will affect Sydney Water’s sewer and water mains,

<59 stormwater drains and/or easements, and if further requirements need to be met. The approved
@ plans will be appropriately endorsed.
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For details please refer to ‘Plumbing, building and developing’ section of Sydney Water’s w\é%/ site
at www.sydneywater.com.au then see ‘Building’, or telephone 13000 TAP IN (1300 082 746). The
Certifying Authority must ensure that a Tap in™ agent has appropriately stamped thedg ans prior
to the issue of the Construction Certificate. Q\-AQ/
7
Prior to the Issue of the Construction Certificate 8@/

8. Fees to be Paid - The fees listed in the table below must be paid in accordagge with the conditions
of this consent and Council’s adopted Fees and Charges applicable at the tirke of payment (available
at www.georgesriver.nsw.gov.au). A

LPP021-26 Attachment 4

>
AN
Payments must be made prior to the issue of the Constructi%y Certificate or prior to the
commencement of work (if there is no associated Construction Ce}ificate).

Q\/

Council will only accept Bank Cheque or Electronic Funds Tyggtisfer (EFT) for transaction values of
$500,000 or over. Council must be contacted prior to paygsgent to determine correct total amount
to be paid and bank account details (if applicable).

%

A summary of the fees to be paid are listed below: Q&

Fee Type 8‘0 Fee

GENERAL FEES &

Long Service Levy (to Long Service Cofﬁoration) Or, provide evidence of Payment direct
to the Long Service Corporation. Se&https://portal.longservice.nsw.gov.au/bci/levy
Builders Damage Deposit QT $ 2,060.00

Inspection Fee for Refund of Dé‘n?lage Deposit $ 220.00

Georges River Council Loca Mfrastructure Contributions Plan | $7,150.00

2021 (Section 7.12) Y

g
&

General Fees

The fees and charg \bove are subject to change and are as set out in the version of Council's

Schedule of Fees aid Charges or as required by other Government Authorities, applicable at the

time of paymenty

&
A Section contribution has been levied on the subject development pursuant to the Georges
River Cogncil Local Infrastructure Contributions Plan 2021 (Section 7.11 And Section 7.12).
7

Indekation

THé above contributions will be adjusted at the time of payment to reflect changes in the cost of
&é%livering public amenities and public services, in accordance with the Georges River Council Local

6 Infrastructure Contributions Plan 2021.

A
<59 Timing of Payment
$Q9 The contribution must be paid and receipted by Council prior to the release of the Construction
Q/é?
&
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Certificate. &
>
&
Further Information @
A copy of the all current Development Contributions Plans may be inspected or a cop(~§ﬁrchased at
Council’s offices (Georges River Civic Centre, MacMahon Street, Hurstville and Kog‘aor%h Library and
Service Centre, Kogarah Town Square, Belgrave Street, Kogarah) or viewed o?buncil’s website
WWwWw.georgesriver.nsw.gov.au &
9. Damage Deposit - Minor Works - In order to insure against damage®6 Council property the
following is required: 0}&
AN

(@) Pay Council, before the issue of the Construction Certificate, agzlamage deposit for the cost of
making good any damage caused to any Council propertﬁs a result of the development:
$2,060.00 <

(b) Pay Council, before the issue of the Construction Certi§zate, a non-refundable inspection fee
to enable assessment of any damage and repairs whéxe required: $220.00

(c) Submitto Council, before the commencement of work, a photographic record of the condition
of the Council nature strip, footpath and drivegX\'}/I crossing, or any area likely to be affected
by the proposal. 6\

At the completion of work Council will inspe@&he public works, and the damage deposit will be

refunded in full upon completion of work V\@Ere no damage occurs. Otherwise the amount will be

either forfeited or partly refunded according to the amount of damage.
QQ/
10. Site Management Plan - A Site Mrﬁggement Plan detailing all weather access control points,

sedimentation controls, fencing, @ilder’s site sheds office, amenities, materials storage and
unloading arrangements must b\ bmitted with the application for the Construction Certificate.

11. BASIX Commitments - All/%nergy efficiency measures as detailed in the BASIX Certificate
submitted with this applicalon must be implemented on the plans lodged with the application for
the Construction Certificae.

12. Low reflectivity ro@- Roofing materials must be low glare and reflectivity. Details of finished
external materialsd'.ﬁéluding colours and texture must be provided to the Certifying Authority.

SV
13. Erosion & Se@&entation Control - Erosion and sediment controls must be provided to ensure:
v

(@) Comﬁ%ance with the approved Erosion & Sediment Control Plan
(b) Refioval or disturbance of vegetation and top soil is confined to within 3m of the approved
ﬁi‘)ilding area (no trees to be removed without approval)
()£ All clean water runoff is diverted around cleared or exposed areas
gj& Silt fences, stabilised entry/exit points or other devices are installed to prevent sediment
R from entering drainage systems or waterways
Aé (e) All erosion and sediment controls are fully maintained for the duration of demolition,

<59 excavation and/or development works
Controls are put into place to prevent tracking of sediment by vehicles onto adjoining
Q
$Q’ roadway
Q/é?
&
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(g) Alldisturbed areas are rendered erosion-resistant by turfing, mulching, paving or sinkﬂ(é/r.
(h) Compliance with Managing Urban Stormwater - Soils and Construction (Blue Book duced

by Landcom 2004. (8-
X

o
These measures are to be implemented prior to the commencement of work (incl%cﬂflg demolition

and excavation) and must remain until works are completed and all expg$éd surfaces are
landscaped/sealed. (3’

14. Stormwater System - The submitted stormwater plan has been assesseftas a concept plan only.
Final detailed plans of the drainage system, prepared by a professiogja engineer specialising in
hydraulic engineering, shall be submitted for approval with the Construction Certificate.

&

15.  Structural details - Engineer's details prepared by a practising $ffuctural Engineer being used to
construct all reinforced concrete work, structural beams, colur@Ys and other structural members.
The details are to be submitted to the Certifier for approval grior to construction of the specified
works.

LPP021-26 Attachment 4

A copy shall be forwarded to Council where Council isgy the Certifier.

16. Engineer’s Certificate - A certificate from a pxofessional Engineer specialising in structural
engineering certifying the structural adequacy of’the existing structure, to support all proposed
additional superimposed loads shall be sub\{ffftted to the Certifier prior to the issue of the

Construction Certificate. 8_
K
17. Landscape Plans - All landscape worl&g»shall be carried out in accordance with the approved
landscape plans. The landscaping sha@ e maintained in accordance with the approved plans in
perpetuity. ]
&

18. Tree Protection Plan - A site-spgcific tree protection plan and specification in accordance with AS
4970-2009: Protection of treeg@n development sites prepared by an AQF Level 5 Arborist must be
lodged for approval by the P(S/@ prior to the issue of a construction certificate. The plan mustinclude
the following as a minimu@

Q

e Drawn to sgdle
e North pogirt
e Locatigu of all existing trees on site, on adjoining properties within 5 metres of the
bour@y fence and street trees.
. Alhﬁées clearly labelled for retention, removal, transplanting or pruning
fsting and proposed RL’s at the base of each tree
o Qccurate TPZ, SRZ and canopy dimensions
& Incursion areas and percentages
ng Locations, dimensions and specifications for tree protection measures including fencing,
trunk and ground protection and Project Arborist supervision and certification as

e Name of A§(§£Vel 5 Arborist, contact information, plan number and date

& required.
19. ‘é\'ree Removal prohibited - This consent does not approve the removal or pruning (branches or
roots) of any trees on the subject property, Council’s public footway, public reserves or on
csg* neighbouring properties.

Q
L
®$ Prior to the Commencement of Work (including Demolition & Excavation)
Q,Q
&
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20. Demolition & Asbestos - The demolition work shall comply with the provisions ofytralian
Standard AS2601:2001 - Demolition of Structures, NSW Work Health & Safety Act 201 and the
NSW Work Health & Safety Regulation 2011. The work plans required by ASZ601:&&1 shall be
accompanied by a written statement by a suitably qualified person that the proposas contained in
the work plan comply with the safety requirements of the Standard. The work plans and the safety
statement shall be submitted to the Certifier prior to the commencement of woéf

For demolition work which involves the removal of asbestos, the asbestos ggmoval work must be
carried out by a licensed asbestos removalist who is licensed to carry outthe work in accordance
with the NSW Work Health & Safety Act 2011 and the NSW Work Healgy & Safety Regulation 2011
unless specified in the Act and/or Regulation that a license is not reg/u\-?red.

2
All demolition work including the removal of asbestos, shall be &ndertaken in accordance with the
Demolition Code of Practice (NSW Work Cover July 2015). $

LPP021-26 Attachment 4

Note: Copies of the Act, Regulation and Code of Practice be downloaded free of charge from the
SafeWork NSW website: www.SafeWork.nsw.gov.au.

21. Demolition Notification Requirements - The foll@ving notification requirements apply to this
consent: (3\

(@) The developer /builder must notify adf¥ining residents five (5) working days prior to
demolition. Such notification is to be@-clearly written note giving the date demolition will
commence, contact details of the de@eloper/builder, licensed asbestos demolisher and the
appropriate regulatory authorit Notification is to be placed in the letterbox of every
premises (including every resi¢¥ntial flat or unit, if any) either side and immediately at the
rear of the demolition site. cg)

<

N
(b) Five (5) working days<§ior to demolition, the developer/builder is to provide written

notification to Councé/advising of the demolition date, details of the SafeWork licensed
asbestos demolishexgand the list of residents advised of the demolition.

(c) On demolitiongsites where buildings to be demolished contain asbestos, a standard
commercially¥hanufactured sign containing the words “DANGER ASBESTOS REMOVAL IN
PROGRESS\”/ easuring not less than 400mm x 300mm is to be erected in a prominent visible
positionéﬁjom street frontage) on the site. The sign is to be erected prior to demolition work
comn@?{cing and is to remain in place until such time as all asbestos material has been
ren{éffed from the site to an approved waste facility.

Q.
O
22. De tion work involving asbestos removal - Work involving bonded asbestos removal work
(of &1 area of more than 10 square metres) or friable asbestos removal work must be undertaken

person who carries on a business of such removal work in accordance with a licence under
«Lrause 458 of the Work Health and Safety Regulation 2011.

28." Before You Dig Australia - The applicant shall contact “Before You Dig Australia” to obtain a

Service Diagram prior to the issuing of the Construction Certificate. The sequence number obtained

9 from “Before You Dig Australia” shall be forwarded to the Principal Certifier (PC) and Council for
$‘<’ their records.
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&
24. Registered Surveyors Report - During Development Work - A report must be submii@ to the
Certifier at each of the following applicable stages of construction: .
&
a)  Setout before commencing excavation. Q>
7

b)  Floor slabs or foundation wall, before formwork or commencing brickwo?/

) Completion of Foundation Walls - Before any construction of flooringgdetailing the location
of the structure relative to adjacent boundaries and floor levels re}g’%‘ive to the datum shown
on the approved plans. &>

AN

d) Completion of Floor Slab Formwork - Before pouring Q’concrete/walls construction,
detailing the location of the structure relative to adjacent Q@undaries and floor levels relative
to the datum shown on the approved plans. In multi-s@rey buildings a further survey must
be provided at each subsequent storey.

e)  Completion of any Pool Formwork - Before concrefihig of pool shell, detailing the location of
the pool relative to the adjacent boundaries and 1%9 height relative to the datum shown on the
approved plans.

Q\

f) Completion of any Roof Framing - Beforgéyoof covered detailing eaves/gutter setback from
boundaries. ~

ped

g)  Completion of all Work - Detailing-the location of the structure (including eaves/gutters)
relative to adjacent boundaries @d its height relative to the datum shown on the approved
plans. A final Check Survey m(ggt indicate the reduced level of the main ridge.

&

Work must not proceed beyond\.@ch stage until the Certifier is satisfied that the height and location

of the building is proceedingqyi&accordance with the approved plans.

25. Utility Arrangements -%rrangements are to be made with utility authorities in respect to the
services supplied by tl&e authorities to the development. The cost associated with the provision
or adjustment of serxﬁ\es within the road and footway areas is to be at the applicant’s expense.

Q\/

During Constructiogf,

26. Site sign - oil & Erosion Control Measures - Prior to the commencement of works (including
demolitior¥ind excavation), a durable site sign, issued by Council in conjunction with this consent,
must be &ected in a prominent location on site. The site sign warns of the penalties which apply to
pollu oﬁ, storing materials on road or footpath and breaches of the conditions relating to erosion
andﬁ&iment controls. The sign must remain in a prominent location on site up until the completion
oféi’l site and building works.

&

<
278 ours of construction for demolition and building work - Unless authorised by Council:

<59 a. Building construction and delivery of material hours are restricted to: 7.00 am to 5.00 pm
(inclusive) Monday to Saturday and no work on Sundays and Public Holidays.
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b. Demolition and excavation works are restricted to: 8.00 am to 5.00 pm (inclusive) l\él’}b((ﬁ.day
to Friday only. QO
4
Q.
Excavation work includes the use of any excavation machinery and the use of@%’khammers,
rock breakers, excavators, loaders and the like, regardless of whether the act'v?fies disturb or
alter the natural state of the existing ground stratum or are breaking up/réoving materials
from the site. (3/

28. Ground levels and retaining walls - The ground levels of the site shall no‘tz%e excavated, raised or
filled, or retaining walls constructed on the allotment boundary, t;%éept where indicated on
approved plans or approved by Council. N

&

29. Obstruction of Road or Footpath - The use of the road or footpagh for the storage of any building
materials, waste materials, temporary toilets, waste or skip@‘ms, or any other matter is not
permitted unless separately approved by Council under Secti@ﬁ 138 of the Roads Act 1993 and/or
under Section 68 of the Local Government Act 1993. Penaky'infringement Notices may be issued
for any offences and severe penalties apply.

30. Damage within Road Reserve and Council Asset%afll‘he owner shall bear the cost of restoring
any footpath, roadway and any other Council assegsdamaged due to works at, near or associated
with the site. This may include works by Publ@ tility Authorities in the course of providing
services to the site. Qg,

N

31. Waste Management Facility - All materiafgremoved from the site as a result of demolition, site
clearing, site preparation and, or excavagjon shall be disposed of at a suitable Waste Management
Facility. No vegetation, article, buildingfxaterial, waste or the like shall be ignited or burnt.

Copies of all receipts for the disposalg8r processing of all such materials shall be submitted to the
Certifier and Council, where Councﬂ;’is not the Certifier Authority.

<

>
32. Public Utility and Telecomr@%ication Assets - The owner shall bear the cost of any relocation
or modification required to,any Public Utility Authority assets including telecommunication lines
and cables and restoring a%‘footpath, roadway and any other Council assets damaged due to works
at, near or associated vgtaﬂ he site.

33. Cost of work to begorne by the applicant - The applicant shall bear the cost of all works
associated with thg«onstruction of the development that occurs on Council property. Care must be
taken to protect Council's roads, including the made footway, kerbs, etc., and, where plant and
vehicles enter£Me site, the footway shall be protected against damage by deep-sectioned timber
members lajdvcrosswise, held together by hoop iron straps and chamfered at their ends. This
constructiger shall be maintained in a state of good repair and condition throughout the course of
construcgon.

7

34. TregRemoval prohibited on adjoining properties - No tree on Council’s public footway, public
re@rves or on neighbouring properties or protected under the Georges River Tree Management
~%)licy 2024 may be removed, pruned or otherwise damaged without Council consent.

N

35& Tree Pruning - The consent from Council must be obtained prior to the undertaking of any tree
csg* pruning, including tree roots greater than 40mm in diameter. Only minor pruning will be permitted
by Council.

$ 36. Biodiversity - Erosion and sediment controls must be implemented at the rear of the property to
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ensure building materials, soil and debris do not enter the Georges River waterway. \’\Q/
2

Y
37. Landscape Works - All landscape works shall be carried out in accordance with the‘§f)proved
landscape plans and specifications, subject to the following - Alg-
Q\'

a) The applicant must engage a licensed and reputable nursery grower earlyithin the build
phase and order all trees and plant material early to ensure that all treeﬁ, plant material,
pot/bag sizes and quantities are guaranteed at the time of the landscapéand planting phase.

b)  Alltrees proposed upon the approved landscape plan shall comply with, AS 2303 - 2018, Tree
Stock for Landscape use and NATSPEC Specifying Trees: a guide to adSessment of tree quality
(2003). S

S
AN
38. Tree Protection - 0()(,

LPP021-26 Attachment 4

a) All trees within and adjoining the site must be protected if¥ccordance with Australian
Standards AS4970-2009 Protection of Trees on Developfent Sites.

b) The storage or mixing of materials, washing equip t, disposal of liquids or building
materials, site sheds etc. must not occur within 4 meters of the truck of any tree (inc.
neighbouring trees). >

N
c) Any excavation works (including stormwat%‘fnfrastructure) within the Tree Protection
Zone (TPZ) of any tree must be referred t%he Site Arborist with regards to tree protection,
prior to the commencement of the workss

d) All excavation works within the TPZ 5 any tree must be undertaken using non-destructive
methods (by hand/ Airspade/ hydtgf-vac etc.) to ensure no tree root greater than 30mm
diameter or section of root massqvgre damaged, pruned or removed.

e) Alternative installation methg#s for services such as redirection of services or directional
boring must be employed yuthere roots greater than 30mm diameter or a section of root mass
(palm tree roots) are engg¥intered during the installation of any services within the TPZ of

any tree.
d &

f) Trees specified for fRtention are to be inspected, monitored and remedial work undertaken
as required duriné%md after completion of development works by a qualified AQF Level 5
Project Arbori egular inspections and documentation from the Arborist to the PCA and
Council’s Treixompliance Officer are required at the following hold points:

o
~
Hold Poi@- Action Required by AQF Level 5 Project Arborist
1. @) Prior to commencement of Site meeting with builder to discuss and confirm
j demolition/construction works. understanding of tree protection measures
required.
é‘/ q
é 1. b) Prior to commencement of Supervise and certify installation of tree
6& demolition/construction works. | protection measures. Tree protection measures
N are to be installed as per the approved Tree
<59 Protection Plan. Clear and dated photographs of
$<<9
Q/é?
&
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Vi
the installed tree protection fencing must be 0}&
submitted to Council. §3’

2. Works within the TPZ areas of
trees to be retained.

Supervise, direct and photograph all A((‘,2-
approved works with the TPZ areag»f tree

to be retained. ?
a) During demolition of an%’;ng

structure within close pr@imity to Tree
Protection Zones (TPZ¥

b) During any excavatizn, trenching or
construction that been approved by
Council within th& TPZ of any tree to be
retained; &

c) During any la§[gscape works within the
TPZ of any @%¢e to be retained.

P

3. Arboricultural Compliance
Report.

&

Inspect, ph(;‘%gﬁ;ph and report on tree health
and conditiq)y, maintenance of tree protection

measures@id remedial tree works as required.
a) \@rtification tree protection measures
have been installed in accordance with
& the conditions prior to the
N commencement of works;

8‘ b) Certification of compliance with each
key milestone listed above within 48
hours of completion;

c) Details of any other works undertaken
on any tree to be retained or with
TPZ(s);

d) A final compliance report shall be
submitted prior to the issuing of the
Occupation Certificate.

NS
4. Priorto issueg Occupation
Certificate $\

42\/v~
v

&

v

Q_
&
Q\'
&

&

&

Final inspection of trees to be retained and
provision of follow up report detailing activities
during construction including any damage to the
trees and any remedial work required to ensure
the ongoing health and structural stability of the
trees and/or replacement trees required. Any
recommendations for remedial work and/or
replacement trees will be required to be
approved by Council’s Tree Compliance Officer
and actioned prior to the issue of an occupation

certificate for the development

&

Pgior to the issue of the Occupation Certificate

Q9 39. BASIX Certificate - All energy efficiency measures as detailed in the approved BASIX Certificate in

$ the plans approved with the Development Consent, must be implemented before issue of any
&
R
\‘0 @ Delegated Assessment Report — DA2025/0596 52

o
Ny

RN
Page 280 (9&
N

. A

&

LPP021-26 Attachment 4



<
Georges River Local Planning Panel Meeting - 7 May 2026 Page 281 (93
é?&
Q_.
&

N
&

. A

&

&

o_,\

40. BASIX Compliance Certificate - A Compliance Certificate must be provided to thegéertlfler
regarding the implementation of all energy efficiency measures as detailed in the ap@%ved BASIX
Certificate before any Occupation Certificate is issued. oS

7

41. Completion of Landscape Works - All landscape works, the planting of all tree@iid plant material
in accordance with approved landscape plans (at CC) and specifications and @nditions of consent,
must be completed prior to the issue of a final occupation certificate fozg site. A certificate of
compliance for the planting of all trees and shrubs proposed for the sité\must be prepared by a
qualified Horticulturist, Landscape Designer or AQF Level 5 Arborist an\cf‘forwarded to the PCA for
approval prior to the issue of an occupation certificate. A\

Occupation Certificate.

42. Completion of Tree Works - &

a)  All tree protection and Project Arborist works set 0ut$ the approved tree protection plan
and Project Arborist hold points must be completed g¥ior to the issue of a final occupation
certificate for the site. A certificate of complian repared by the AQF Level 5 Project
Arborist and all required monitoring documentation must be submitted to the PCA for
approval prior to the issue of an occupation%ertificate. Documentation must be made
available to Council’s Tree Compliance Office g’l request.

b)  All tree replacement works must be corré’;ted prior to the issue of a final occupation
certificate for the site. A certificate of cogipliance prepared by a qualified Horticulturist or
AQF Level 5 Arborist be submitted to th&PCA for approval prior to the issue of an occupation
certificate. Documentation must be n@de available to Council’s Tree Compliance Officer on
request.

&
43. Requirements prior to the issue, §f the Occupation Certificate - The following shall be
completed and or submitted to the gertifier prior to the issue of the Occupation Certificate:
p

a)  All the stormwater/draigdge works shall be completed in accordance with the approved

Construction Certificate®lans prior to the issue of the Occupation Certificate.

Q’
Q§
Operational Conditions (O@Oing)
S
44. Ongoing Tree Ma@&enance Works -

a)  All newly planted trees and plants must be maintained. Maintenance includes watering,
weedin emoval of rubbish from tree bases, fertilising, pest and disease control,
replacement of dead or dying trees and plants and other operations required to maintain
healty trees, plants and turfed areas.

b)  Trges mustbe maintained until they reach a height where they are protected by Councils Tree

nagement Controls. If any trees are found to be faulty, damaged, dying or dead before they
(ﬁi protected by Councils Tree Management Controls then they must be replaced with the
é, same species and pot/bag size.
Mature trees shall be inspected for health and structural integrity by an AQF Level 5 Arborist
;QZ“ 12 month post completion of works. A certificate of compliance and/or report with
6 recommendations for remedial work will be required to be approved by Council’s Tree
A Compliance Officer.

45. Noise Control - The use of the premises must not give rise to the transmission of offensive noise to
& any place of different occupancy. Offensive noise is defined in the Protection of the Environment

\"—7 @ Delegated Assessment Report — DA2025/0596 53
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Operations Act 1997 (as amended). \&Q’.
2

5y
46. Outdoor Lighting - To avoid annoyance to the occupants of adjoining premises or glare tl§r/notorist
on nearby roads, outdoor lighting must comply with AS 4282-1997: Control of the obt&&ive effects
of outdoor lighting. oS
7

47. Lighting - General Nuisance - Any lighting on the site shall be designed g§’as not to cause a
nuisance to other residences in the area or to motorists on nearby roads ar~1§/ 0 ensure no adverse
impact on the amenity of the surrounding area by light overspill or glare.

N
Flashing, moving or intermittent lights or signs are prohibited. A\OJ

&

48. Amenity of the neighbourhood - The implementation of this ggvelopment shall not adversely
affect the amenity of the neighbourhood or interfere unreasona®¥y with the comfort or repose of a
person who is outside the premises by reason of the emissio@r discharge of noise, fumes, vapour,
odour, steam, soot, dust, waste water, waste products, grit, &Y or other harmful products.

Operational Requirements Under the Environmental Planlving & Assessment Act 1979

%

o)
49. Requirement for a Construction Certificate - Theprection of a building must not commence until
a Construction Certificate has been issued.
&
. . N . .
50. Appointment of a PC - The erection of a bugimg must not commence until the applicant has:

K
(@) appointed a PC for the building wg.k; and
Q

&
(b) ifrelevant, advised the PC thagﬁle work will be undertaken as an Owner -Builder.
&
If the work is not going to be u@ertaken by an Owner - Builder, the applicant must:
g

N
(@) appoint a Principal @gﬁtractor to undertake the building work. If residential building work
(within the meagﬁg of the Home Building Act 1989) is to be undertaken, the Principal
Contractor mu§ e a holder of a contractor licence; and

(b) notify the PROf the details of any such appointment; and
v
(c) notify the Principal Contractor of any critical stage inspections or other inspections that are
requffed to be carried out in respect of the building work.
Q&
An 1 oJmation Pack is attached for your convenience should you wish to appoint Georges River
Couygil as the PC for your development.

51. %9 ification Requirements of PC - No later than two days before the building work commences,
e PC must notify:

A\ (a) theconsentauthority and the Council (if not the consent authority) of his or her appointment;

(59 and

Q? (b) the applicant of the critical stage inspections and other inspections that are to be carried out
with respect to the building work.

9 @ Delegated Assessment Report — DA2025/0596 54

LPP021-26 Attachment 4



N
<
Georges River Local Planning Panel Meeting - 7 May 2026 Page 283 (93
N

N
&

o
&

&
>3
52. Notice of Commencement - The applicant must give at least two days notice to the Coun@nd the
PC of their intention to commence the erection of a building. .
&
A Notice of Commencement Form is attached for your convenience. Yol

7

53. Critical Stage Inspections - The last critical stage inspection must be under?gr; by the PC. The
critical stage inspections required to be carried out vary according to Buildthg Class under the
Building Code of Australia and are listed in Clause 61 of the Envir ental Planning and
Assessment (Development Certification and Fire Safety) Regulation 202,1\

>

54. Notice to be given prior to critical stage inspections - The princi%al contractor for a building
site, or the owner-builder, must notify the PC at least 48 hours h&ore each required inspection
needs to be carried out.

LPP021-26 Attachment 4

Q\/
Where Georges River Council has been appointed as thefPC, 48 hours’ notice in writing, or
alternatively 24 hours’ notice by facsimile or telephongy’must be given when specified work
requiring inspection has been completed.
o

55. Occupation Certificate - A person must not com ce occupation or use of the whole or any part
of a new building unless an Occupation Certifica@ has been issued in relation to the building or

art. &
P &

Only the PC appointed for the building worjz&'an issue the Occupation Certificate.
Q.n
An Occupation Certificate Application éffm is attached for your convenience.
Q

2]
&
Prescribed Conditions 5}
o)

56. Building Code of Australi & Home Building Act 1989 - Requires all building work to be carried
out in accordance with ti€ Building Code of Australia. In the case of residential building work to
which the Home Buildiéé Act 1989 relates, there is a requirement for a contract of insurance to be
in force before any wgk commences.

N
57. Erection of Sign\s/Q- Requires the erection of signs on site and outlines the details which are to be

included on the¥ign. The sign must be displayed in a prominent position on site and include the
name and condact details of the PC and the Principal Contractor.

58. Home Bailding Act 1989 - If the development involves residential building work under the
ilding Act 1989, no work is permitted to commence unless certain details are provided in
writig to Council. The name and licence/permit number of the Principal Contractor or Owner

596 Shoring and adequacy of adjoining property - If the development involves excavation that
A extends below the level of the base of the footings of a building on adjoining land, this prescribed
<59 condition requires the person who benefits from the development consent to protect and support
the adjoining premises and where necessary underpin the adjoining premises to prevent any
damage.
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60. Site Excavation - Excavation of the site is to extend only to that area required for buildgg\ works
depicted upon the approved plans. All excess excavated material shall be removed fromthe site.
&
All excavations and backfilling associated with the erection or demolition of a bu@ding must be
executed safely and in accordance with appropriate professional standards. 8&0

All excavations associated with the erection or demolition of a building mlj%f%/e properly guarded

and protected to prevent them from being dangerous to life or property. &

A
N

If the soil conditions require it, retaining walls associated with theggjrection or demolition of a
building or other approved methods of preventing movement oftj)dae soil shall be provided and

adequate provision shall be made for drainage. \‘/(Y
Q

LPP021-26 Attachment 4

61. BASIX Commitments - This Clause requires the fulfilment of@ll BASIX Commitments as detailed in
the BASIX Certificate to which the development relates.

o
o
N
END CONDI@%NS
&
&
NOTES / ADVICES pel
&

1. Long Service Levy - The Long Service @rporation administers a scheme which provides a portable

long service benefit for eligible w%‘%ers in the building and construction industry in NSW. All

benefits and requirements are de ined by the Building and Construction Industry Long Service

pay to satisfy a condition of yga¥’consent can be found at http://www.longservice.nsw.gov.au.

Payments Act 1986. More inf(;;?ﬁion about the scheme and the levy amount you are required to

N
The required Long Servicé/‘evy payment can be direct to the Long Service Corporation via their

web site https://onlineggngservice.nsw.gov.au/bci/levy. Payments can only be processed on-line
for the full levy owingshd where the value of work is between $25,000 and $6,000,000. Payments
§0unts up to $21,000, using either MasterCard or Visa.

will be accepted for
Q\/

S
2, Stormwater ncillary Works - Applications under Section 138 Roads Act and/or Section
68 Local Government Act 1993 - To apply for approval under Section 138 of the Roads Act 1993
and/or Seg&n 68 Local Government Act 1993:
Q\‘
(a) mplete the Stormwater Drainage Application Form which can be downloaded from
eorges River Council’s website at www.georgesriver.nsw.gov.au.

@ In the Application Form, quote the Development Consent No. (eg. DA2018/0***) and

6 reference this condition number (e.g. Condition 23)
A
(59 (c) Lodge the application form, together with the associated fees at Council’s Customer Service
Q? Centre, during business hours. Refer to Council’s adopted Fees and Charges for the
$ administrative and inspection charges associated with stormwater applications.
&
&
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The developer must meet all costs of the extension, relocation or reconstruction of a@ art of
Council’s drainage system (including design drawings and easements) required to Ty out the
approved development. L
Q\'
The preparation of all engineering drawings (site layout plans, cross sections, longttudinal sections,
elevation views together with a hydraulic grade analysis) and specificgsfons for the new
stormwater drainage system to be arranged by the applicant. The design p@s must be lodged and

LPP021-26 Attachment 4

approved by Council prior to the issue of a Construction Certificate. &/\
>
NOTE: A minimum of four weeks should be allowed for assessment, <

3. Council as PC - Deemed to Satisfy Provisions of BCA - Should théZouncil be appointed as the PC
in determining the Construction Certificate, the building musf“comply with all the applicable
deemed to satisfy provision of the BCA. $Q

However, if an alternative fire solution is propose(‘i/ﬁ«rjust comply with the performance
requirements of the BCA, in which case, the alternativ®solution, prepared by an appropriately
qualified fire consultant, accredited and having speciﬁst qualifications in fire engineering, must
justifying the non-compliances with a detailed report, suitable evidence and expert judgement.
Council will also require if deemed necessarjg for the alternative solution to undergo an
independent peer review by either the Cs\lﬁo or other accredited organisation. In these
circumstances, the applicant must pay all cggs for the independent review.

exclude public access to the site througitout the demolition and/or construction work, except in the
case of alterations to an occupied dwglling. The fencing must be erected before the commencement
of any work and maintained throgﬁout any demolition and construction work.

N

4.  Site Safety Fencing - Site fencing We erected in accordance with SafeWork Guidelines, to

A demolition licence and/or élz%gh-risk work license may be required from SafeWork NSW (see
www.SafeWork.nsw.gov.agf’
Q

5. Ausgrid Overhead Po&erlines - Overhead Powerlines: Code of Practice, outlines the minimum
safety separation re@rements between these mains/poles to structures within the development
throughout the c§.1gstruction process. It is a statutory requirement that these distances be
maintained throughout construction. Special consideration should be given to the positioning and
operating ofcgﬁ"es and the location of any scaffolding.

v

These distdaices are outlined in the Ausgrid Network Standard, NS220 Overhead Design Manual.

This doc@ment can be sourced from Ausgrid’s website, www.ausgrid.com.au..
&

6. Niﬁ; modified connection - To apply to connect or modify a connection for a residential or
cofffmercial premises. Ausgrid recommends the proponent to engage an Accredited Service
ovider and submit a connection application to Ausgrid as soon as practicable.

&

o Visit the Ausgrid website for further details; https://www.ausgrid.com.au/Connections/Get-

<59 connected.

9
Y
$ 7. Review of Determination - Section 8.2 of the Environmental Planning and Assessment Act confers
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&
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&

on an applicant who is dissatisfied with the determination of the application the right to lo\d%’e an

application with Council for a review of such determination. Any such review must howg@ver be
completed within 6 months from its determination. Should a review be contemplatedSSufficient
time should be allowed for Council to undertake public notification and other proceﬁs involved
in the review of the determination. >

7

Note: Review provisions do not apply to Complying Development, Designateéf\:elopment, State
Significant Development, Integrated Development or any application detgmined by the Sydney
South Planning Panel or the Land & Environment Court. /\/\
>
N
8.  Appeal Rights - Part 8 (Reviews and appeals) of the Environmenta; 'léianning and Assessment Act

LPP021-26 Attachment 4

1979 confers on an applicant who is dissatisfied with the determigation of the application a right
of appeal to the Land and Environment Court of New South Wals\,

9. Lapsing of Consent - This consent will lapse unless the elopment is physically commenced
within 5 years from the Date of Operation of this consen accordance with Section 4.53 of the
Environmental Planning and Assessment Act 1979 as a ded.

o\%’
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