DA17/0084 — SEPP 65 ADG Assessment table

PART 3 — SITING THE DEVELOPMENT

Development objectives Assessment/Comment

A site analysis has been submitted with the subject
application which identifies the constraints and
opportunities of the site

The subject site comprises a land area of 2600sgm
and is surrounded by common property. The site is
currently vacant and is irregular in shape.

The proposed development seeks to add a three
storey development to an existing aged care facility.
The development is setback but visible from the road
reserve.

The street frontage to the site is to the North of the
site. However the proposed building is oriented along
the ‘depth’ of the site in a North/South configuration.
The site is currently development and this is the
remaining stage subject to approval.

Where possible given the configuration of the site
and setback, the proposed development is
considered to face the street frontage:
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Location of
development

The proposed development includes communal living
areas for the development along the proposed
buildings eastern elevation. The communal areas
are hatched in the below plan and include, café,
children’s play area, vegie garden, multi-purpose
area (applicant advised onsite this are can be used
for outdoor workshops, painting and general
recreation) lobby and secured garden.

The individual units are generally oriented along the
sites western and north western elevation. This is in
response to the subject application being the last
stage in the construction of the existing RSL seniors
living facility. With those located on the eastern
elevation being separated from the existing three
storey aged care by a garden area, setback
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approximately 6.0m.

The ground floor level includes Special Care units (no
POS), standard Residential Aged Care (no POS) and
6 Residential Aged care (POS), kitchen, staff rooms,
lobby, health and wellbeing and communal areas.

Levels 1 and 2 are comprised of Serviced
apartments, all with associated POS.

All rooms (excluding the proposed special care
rooms)

This section of the ADG advises that the subject
application is required to provide solar access in
accordance with 3D and 4A. The proposed
development is considered to comply, please refer to
these sections of this assessment for a full
assessment.

Notwithstanding the following table includes a
breakdown for the proposed apartments

The solar access to living rooms, POS areas and
balconies of adjoining properties is considered
minimal. From the submitted shadow diagrams — the
following is applicable at 21 June.

It considered that any adjoining dwellings which
benefit from Solar will not be affected, the site is
irregular in shape, however it is generally considered
that the building is oriented 90 degrees to the
boundary. The adjoining properties are separated
from the proposed development by the internal
access road, this separation has decrease the
potential overshadowing impacts.
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The subject application is for additions and
alterations to an existing aged care facility.

Units:

The ground floor is comprised of special care units
(no external living), residential aged care (no external
living) and premium residential aged care (6 units),
which have attached terraces. These areas are
located within the site and do not have direct street
entry.

Operational/Recreation:

The development includes a lobby, child’s play area
and green wall which present as the entrance to the
new ILA. This area is considered to offer a definite
entrance and presents to the public domain.

The development offers changes in level, balcony
locations and depths and landscaping. The location
of the building is setback from the road reserve,
however includes a design supportive of passive
surveillance and interaction within the site.

The building is comprised of a lobby at each level
which presents to the site entrance and the road
reserve. This design is considered to offer
surveillance of the public area and improves privacy
afforded to the residential units.

Complies — as discussed above

The site does not include any fencing; the
development is the last stage within an existing and
managed site.

The wall presenting the public elevation is
predominately glassed.

The wall presenting to the side elevation within this
site is comprised of a range of materials. No solid
wall.
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As discussed previously the site includes lobby areas
at each level. The design allows for interaction for
residents and clearly delineates areas and uses.

Overall the development is considered to transition
between public and private without compromising
safety or security.

The proposed development includes planting, within
the entrances and ground floor terraces. Additionally
includes green roof at the ground level and a
screened rooftop plant zone (neither of which are
accessible for residents).

The existing facility has internal mail systems
currently in place.

Not applicable — no underground parking.

The site is currently comprised of a pump station and
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maintenance area. No changes are proposed with
this regard. The subject application seeks to screen
and further landscape these areas.

No further controls under this objective are applicable
to the subject application.

In summary the proposed development maintains the
amenity of the public domain.

The proposed development includes compliance with
the required 25% area of the site for communal open
space. The site include approximately 700sgm which
has been provided for:

e Gardens;
Decks;
Vegetable gardens;
Multi-purpose areas;
Alfresco use/dining

Figure 3D.3 advises that these areas where possible
should be located together. The below image
generally highlights the location of communal open
spaces. It should further be noted that existing
communal spaces are onsite which the residential will
be able to utilise.

The communal areas are located along the north and
eastern elevation of the development and are
predominately external areas. Accordingly comply
with the minimum 50% direct sunlight requirement.

These areas are considered to comply with the
design guidance for the following reasons:

e Provided at ground level;

e Easily identified and useable;

e Co-located with landscaped areas
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Complies — the proposed development includes a
range of services and amenities particular to the
aged care development. These areas include:
Gardens

Kids playground

Café

Seating

Multi-purpose areas

Decks

As detailed previously these areas are located
predominately on the north/eastern elevation. And
there is additional dining located along the sites
western elevation.

The building is architecturally designed and offers,
green roofs and integration of services. There is not
considered to be any impact in terms of visualising
services.

The design of the development includes, central
eating/dining/communal areas at levels 1 and 2, with
associated POS areas overs looking the communal
areas with applicable. At ground level the areas
where applicable present to these areas.

North/Street elevation:

Western elevation (viewed from onsite)
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The proposed development is for the addition to an
existing aged care facility. As detailed previously the
proposed development offers a range of communal
areas and activities suited to clientele and guest.

The site is an irregular shape and is setback from the
public area.

The area is also within close proximity to a range of
recreational services, tennis, golf, pools, shopping
centres etc. Public transport is available in additional
to transport services provided by the facility.

It is considered that the proposed development is
responsive to the existing pattern and uses of the
neighbourhood.
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The subject site when viewed in its entirety is
compliant with the requirements.

The site includes 2488sgm; which equates to
approximately 12.

Of this area, there are three sections which comply
with the minimum area of 6m x 6m; two of which
include existing mature trees.

The area between the existing building and the
proposed building includes an area the length of the
development x 6m, the application seeks to include
planting trees within this area, which will provide
adequate shading.

All existing vegetation onsite is proposed to be
retained. The development footprint is currently
comprised of grassed area.

LANDSCAPE DATA :

COMMUNAL OUTDOOR SPACE 3410m2

DEEF SOIL ZOMES 2488m2

It should also be noted that the stormwater
management proposed is acceptable with this regard.
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The proposed development includes a height 13.5m.

The building is separated at closet point to the
existing aged care facility by 6.0m at ground level
and 9.0m at the upper levels.
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The proposed development at ground level does not
include POS areas for units 18-33 (Special Care and
Residential Aged Care), where these areas adjoin
communal spaces. These rooms are proposed to
include glazed windows to allow viewing of the
communal areas, without jeopardising the privacy of
these units.

The proposed development also includes:
Landscaping;

Planter boxes;

Lourves;

Screens etc

See indicate image below.
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The proposed development includes three clearly
identified lobby entrances (highlight in red below).

/ Main entrance

O
O

O

Main entrance, as located within the site.

As detailed above the access, entries and pathways
to the subject development are accessible and easy
to identify. The application is for Seniors living and
accordingly, complies with access requirements as
detailed under the application SEPP.
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As detailed previously within this report the subject
application is for the construction of the last stage of
an existing seniors living development. The site is
currently benefitted from existing infrastructure with
the proposed development considered to increase
connections.
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The access arrangements to the site will remain, with
no changes or additional access points required. The
proposed development does make some minor
amendments to the onsite parking as detailed in the
below plan.

The proposed parking and traffic plan has been
reviewed by Councils Traffic Engineer. No concerns
with this regard were raised. Parking is in
accordance with the provisions detailed under the
Seniors Living SEPP.
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As detailed above the proposed development
includes car parking in accordance with the
provisions of the Seniors Living SEPP.

The development includes a total of 81 onsite parking
spaces.

TOWN PLANNING CAR PARKING REQUIREMENTS :

+ 1 CARPARK /2 STAFF

+ 1 CARPARK [ 15 RACF SCU/ DEMENTIA RESIDENTS (INCLUDING VISITORS)
. 1 CARPARK / 10 RACF RESIDENTS (INCLUDING VISITORS)

+ 1 CARPARK/ 2 ILA BEDROOMS (INCLUDING VISITORS)

+  EXISTING MORNING = 36 STAFF / 18 CARPARKS

. EXISTING AFTERNOON = 16 STAFF / 8 CARPARKS
. EXISTING NIGHT = 4 STAFF { 2 CARPARKS

+  EXISTING RACF = 90 RAC / 9 CARPARKS

. PROPOSED NEW WING = 6 STAFF / 3 CARPARKS

- PROPOSED NEW WING = 36 ILAS / 19 CARPARKS

* PROPOSED NEW WING = 15 SCU/ 1 CARPARKS
PROPOSED NEW WING = 18 RAC | 2 CARPARKS

TOTAL CARPARKS REQUIRED = 62 (ACCOMMODATING OVERLAP IN SHIFTS.)

The proposed development includes an additional
five parking spaces, resulting in a total of 81 onsite
parking spaces.

The site is located with close proximity to public
transport and services. Notwithstanding this the
development is for seniors living including special
care units. The RSL site also provides a community
bus service.
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The carpark design and access is considered safe
and secure.

All areas are within close proximity to the proposed
facility.

All areas are provided security lighting.
All areas are clearly visible

Services are provided to residents in terms of
garbage maintenance etc

Not applicable — no underground parking is
proposed.
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Complies — the parking is generally existing, with the
exception of five parking spaces to be added onsite.

The parking for the proposed development is
generally located at the rear of the site.

Landscaping is existing with this regard.

As detailed above the bulk of car parking is currently
provided onsite.

The parking areas are not located along the street
frontage.

Additional parking proposed under the subject
application is minimal and surrounded by landscaping
where possible.

PART 4 — DESIGNING THE BUILDING
Development objectives ' Assessment/Comment
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Development objectives

Assessment/Comment

The above assessment table submitted to Council
includes the provisions for the Sydney Metropolitan
area (minimum 2 hours sunlight).

However the application is required to comply with
point 2, which requires a minimum of 3 hours
sunlight. Based on this the proposed development
includes 61% compliance (22 units / 36 units) and 8
units which, 6 (16%) are completely non-compliant.

Notwithstanding the above, of the 6 of the non-
compliant units are still receiving at least 2 hours of
direct sunlight during the nominated hours (resulting
in approximately 78% of the site complying with at
least 2 hours direct sunlight during 9am and 3pm in
mid-winter).

The variation to the prescribed requirement (9%
variation) is considered a response to maximising
development yield and the internal layout/design of
the units. Whilst it is acknowledged that the
development seeks a variation to this control it
should be acknowledged that the development is
consistent with the zoning and feasibility reports
undertaken resulting in an increased need for aged
care facilities.

All ILU and RAC units have operable doors/windows
allowing for natural ventilation.
The rooms proposed for Special Care and
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Development objectives

Assessment/Comment

The proposed development comprises aged care
rooms and small single aspect units. The
development is not typical of residential unit type
development. Given the size of the units ranging from
depths of 5m — 9m with large living areas and
external openings it is considered that adequate
natural ventilation would be achieved.

The proposed development includes ceiling heights
of 2.7m

Noted

Noted
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Development objectives Assessment/Comment

Whilst certain units don’t meet the minimum unit
sizes for 1 bedroom and 2 bedroom units as per the
ADG, the ILUs have been designed in accordance
with standard practice for retirement living, and are
designed to cater for the target demographic (i.e.
over 55 retirees).

As such, strict compliance with the minimum
requirements of the ADG are not deemed applicable
in this instance.

Complies — each unit is predominately comprised of
an external glass wall

Complies — the proposed development includes a
maximum depth for any of the habitable rooms of
approximately 6.5m. ceiling heights are 2.7m,
accordingly can have a maximum depth of 6.7m.

Not applicable — maximum depths are approximately
6.5m. All units are comprised of open plan living.
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Development objectives Assessment/Comment

As detailed above, given the nature of the proposed
development strict compliance with the minimum
requirements of the ADG are not deemed applicable
in this instance.

The proposal provides adequatefrivate open space,
with balconies ranging from 11m~to 27m?. All
balconies have a minimum depth of 2.0m

The proposed development incorporates terraces at
ground level for appropriate units (excluding special
care etc). The terraces associated with these areas
are 3.0m deep and have an approximate area of
12sgm; whilst it is acknowledged that these units do
not comply with the minimum area of 15sgm,
consideration has again been given to the Seniors
living SEPP and nature of the use. Accordingly, the
variation is supported with this regard.

Noted — the proposed development is considered
consistent with this regard.

The POS and balcony design is considered to
integrate into the overall architectural form and detail
of the building.
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Development objectives

Assessment/Comment

The location of the POS/balcony areas is considered
to maximise safety encourage passive surveillance of
the site.

As discussed throughout this report the subject
application is for Seniors Living, including Special
Care unit development. The ground floor is
comprised of 33 units, with levels 1 and 2 comprised
of 18 units each.

Each level includes stairs and lobby’s located on the
northern and southern end and a central
lobby/multipurpose area with lift access. The lobby
area breaks off into two circulations which service no
more than 10 units each for levels 1 and 2.

The ground level is an exception given the area
includes special care units. Again the nature of the
development does not permit for strict compliance
with these controls.

Complies — as discussed throughout this report the
nominate common circulation spaces are in areas to
promote safety and provide for social interaction
between residents.

As detailed above, given the nature of the proposed
development strict compliance with the minimum
requirements of the ADG are not deemed applicable
in this instance. The requirement for storage
ancillary to a regular apartment is not considered
applicable, though each unit has included the
provision of storage areas, varying in size.

Not applicable

The use and layout of the development, with central
common areas, and rooms with external wall
elevations is considered to minimise noise transfer as
appropriate for a seniors living development.

In accordance with the Seniors Living SEPP suitable
noise insulation measures will be installed in between
each unit to ensure acoustic privacy is maintained.
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Development objectives Assessment/Comment
As discussed above — in accordance with Senior
Living SEPP.

As discussed above — in accordance with Senior
Living SEPP.

The development includes a number and range of
units including, RAC, ILU and SCU. The
development is considered to cater for a range of
needs.

The proposed development has been designed in
accordance with the provisions of the Seniors Living
SEPP

Not applicable — the site does not have street
frontage. Notwithstanding this the use of the ground
floor is considered interactive and areas are clearly
definable.

As discussed throughout this report the ground floor
development offers a range of communal area and
accesses. The development is considered to

The proposed development is setback from the
street.

The development is a completely new architecturally
designed building. The new development is a
completely separate design from the existing
development.

With regards to the character of the development the
applicant has advised the following:

The contemporary facade language has been
developed to create a new identity for the wing
extension, whilst complementing the existing
buildings adjacent. The orientation of the building has
afforded spectacular views towards the Tweed Valley
from large balcony spaces, balanced with facade
treatments addressing the western aspect. This is
highlighted through the new ILA lobby form, which
creates a new entry statement for the development.
Screening elements have been distributed & layered
throughout the building facade in different
combinations. In doing so, the requirements for sun
shading, privacy and external articulation have been
addressed across the entire building.

Complies — the function of the building is clearly
expressed.

Page 24 of 28

R S e —




DA17/0084 — SEPP 65 ADG Assessment table

Development objectives

Assessment/Comment

Complies — all treatments are integrated into the
building and respond positively to the site.

The development includes a screened rooftop plant
zone. This area will not be accessible by residents.

The design of the roof maximises access to the
northern winter sun, however, provides shade for
openings and allows useability of private open space
areas during summer months.

The proposed development aims to retain as much of
the existing established vegetation as possible.

A condition will be applied required a landscape plan
and include the provision for planting of native
species.

The landscape design proposed is considered to
provide a positive contribution to site and amenity of
residents.

The proposed design incorporates planter boxes
along the western boundaries of the ground floor
courtyards. Species to be planted within these boxes
have not been identified, however, the design
guidelines indicate that the dimensions provided
would be suitable for shrubs only. Appropriate
conditions will be applied to any consent in relation to
native requirements, size requirements (based on
limited DSZ areas) and the provision of a
maintenance plan.
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Development objectives Assessment/Comment

A formal landscape plan is required to be submitted.
Appropriate conditions have been applied.

The proposed design satisfies the design objective
through the incorporation of planter boxes along the
western boundaries of the ground floor terraces.
These planter boxes provide for privacy, but also
enhance the quality and amenity of the private open
space areas.

Further to this, the communal areas located on the
norther and eastern elevations include tree planting,
landscaping and green roofs. This is considered to
increase the amenity of the communal area.

complies

The proposed variety of apartments is considered to
comply with the required needs for the area in terms
of aged care and the provisions of the Seniors Living
SEPP.

The proposed apartment layout is considered to
comply with the required needs for the area in terms
of aged care and the provisions of the Seniors Living
SEPP.

The development is a completely new architecturally
designed building. The new development is a
completely separate design from the existing
development.

With regards to the character of the development the
applicant has advised the following:

The contemporary facade language has been
developed to create a new identity for the wing
extension, whilst complementing the existing
buildings adjacent. The orientation of the building has
afforded spectacular views towards the Tweed Valley
from large balcony spaces, balanced with facade
treatments addressing the western aspect. This is
highlighted through the new ILA lobby form, which
creates a new entry statement for the development.
Screening elements have been distributed & layered
throughout the building facade in different
combinations. In doing so, the requirements for sun
shading, privacy and external articulation have been
addressed across the entire building.

This design objective is not applicable. The proposal
is for a new development.
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Development objectives Assessment/Comment

This design objective is not applicable. The proposal
does not include any mixed uses

This design objective is not applicable. The proposal
does not include any mixed uses

This design object is not applicable. The proposal
does not include any awnings

This design object is not applicable. The proposal
does not include any signage

The proposed development is considered to
incorporate passive environmental design. The
development complies with requirements for natural
lighting and offers sufficient private external areas for
clothes drying considering the nature of the use.

Additionally, window treatments are proposed on all
windows which enable the sun to penetrate through
the opening during winter and provide shade over the
window during warmer summer months.

The development is consistent with all BASIX
requirements.

The development incorporates large window and
door openings which provide sufficient access to
natural ventilation. All habitable rooms within the
development are provided with natural ventilation.

As discussed above the proposed development is
required to comply with BASIX requirements.
Accordingly, it is considered that the development will
minimise potable water use.

The proposed development incorporates deep soil
zones and ample impermeable areas, which are
designed to capture rainwater and minimise surface
water runoff.

Not applicable to the subject site.

Waste storage facilities for the proposed
development are included centrally to the
development. These facilities will then be emptied to
the existing (upgraded) bin collection/maintenance
area located toward the east of the site.

The proposed development includes areas within
each unit capable of accommodating waste and
recycling bins (typically beneath the kitchen sink).

The waste storage facility located within the site is
conveniently and centrally located adjacent the
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Development objectives Assessment/Comment

basement stairwell entrance and lift. These services
form part of the accommodation agreement.

The proposed development offers a range of building
materials, including rendered blockwork, glass
balustrade, aluminium screening, composite timber
etc. The proposed building design is considered to
suitable for weathering.

The development is considered to include minimal
windows which are inaccessible from the outside of
the building. All windows are accessible internally.

The maintenance areas for the building are generally
located within the centre of building.

The proposed materials of the development are
considered to reduce ongoing maintenance costs.

The development primarily comprises a rendered
blockwork facade which is considered to be a heavy
duty material.

Lydia Charman
Development Assessment Unit

83083
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