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1.0 INTRODUCTION
1.1

BRIEF

This Statement of Environmental Effects has been prepared on behalf of the
applicant to consider the environmental effects of the proposed demolition of existing
structures on the site and the construction of a three (3) storey mixed use
development at 302-304 & 282-298 Lawrence Hargrave Drive Thirroul.

This statement has been prepared under Section 4.12 of the Environmental Planning
and Assessment Act 1979 (NSW) (‘the EP&A Act’) and Clause 50 of the
Environmental Planning and Assessment Regulation 2000.

This statement details the development proposal and assesses the manner in which
the development complies with the relevant environmental planning instruments and
the way in which the proposal integrates into the area.

Supporting this statement are the following plans and reports under separate cover
required by Council as outlined at the Pre-lodgement meeting:

Survey Plan



Architectural plans including a Demolition Plan, Context Analysis Plan,
Streetscape Sketch Site and Photo Montages/Perspectives



Design Verification Statement, State Environmental, Planning Policy No 65Design Quality of Residential Apartment Development Assessment and
Apartment Design Guide Assessment (‘SEPP 65’ Report’);



Visual Impact Assessment



Traffic Impact Assessment



Heritage Impact Statement



Economic Impact Assessment



CPTED Assessment



Contamination Report



Geotechnical Report (including assessment of Acid Sulfate Soils)
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Access Report (including accessible units)



Structural engineer advice



Arborist Report



Acoustic Report



Stormwater Concept Plan



Flood Impact Report/Study



Landscape Concept Plan



Public Domain Plan



Soil and Water Management Plan



Water Sensitive Urban Design Report



Site Management Plan/Staging Plan



Construction Management Plan



Waste Management Plan (SWMMP)



BASIX Certification



A tabled assessment of WDCP Chapter D12 within this Statement



Cost Estimate Report



Electricity supply letter



Integrated Development submission requirements

1.2

SCOPE OF STATEMENT

This statement considers the location and environment of the proposed development,
provides a description of the proposal, and provides an assessment of the proposal
in terms of the relevant environmental planning controls. An assessment of the
proposal under Section 4.15 of the EP&A Act and the relevant environmental
planning controls are also considered in this statement.
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2.0 DESCRIPTION OF THE SITE AND LOCALITY
2.1

THE SITE

The subject site is legally described as Lot 103 in DP 706867, Lot 2 in DP 534253
and Lot 1 in DP 240526 and is known as 282-298 and 302-304 Lawrence Hargrave
Drive, Thirroul (‘the subject site’). The subject site is located in the northern part of
the Thirroul Village on the western side of Lawrence Hargrave Drive (‘LHD’) within
the Wollongong Local Government Area.

The site has a frontage of approximately 112 metres to Lawrence Hargrave Drive
and a depth of between 48 metres to 80 metres. The site also has a frontage of
approximately 50 metres to King Street to the north. The subject site has a total site
area of approximately 9,094.8m². Existing vehicular access to the subject site is from
the King Street site frontage. The location of the subject site is illustrated in Figure 1.
LHD is the main arterial road in the vicinity and is located along the eastern boundary
of the site.

Railway
corridor

Beaches Hotel site
Subject site

W F Jackson
Park

Lawrence Hargrave Drive

Figure 1: Site Location (Source: SIX Maps)
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The site falls to the south and south-west at average grades of approximately 1 in 10
to 1 in 20, from the northern corner of the site with a surface level of approximately
14 metres Australian Height Datum (‘AHD’) to the lowest point in south-western
corner of the site with a surface level of approximately 9 m AHD. A vegetated fill
embankment of up to about 2 metres in height is located in the northern part of the
site, adjacent to King Street

Adjoining along the western site boundary is the Illawarra Railway while to the east is
Lawrence Hargrave Drive. To the north beyond King Street comprises commercial
development including office and retail premises. Anita’s Theatre is located on the
opposite corner of Lawrence Hargrave Drive and King Street from the site and
comprises a two (2) storey theatre building, and is a local heritage item. To the south
is W F Jackson Park, an area of passive public open space. The Beaches Hotel is
located on an adjacent site to the north-east of the site, on the corner of Lawrence
Hargrave Drive and King Street, completely surrounded by the subject site.

2.2

EXISTING DEVELOPMENT

The existing development on the subject site consists of a single storey commercial
brick building, located over the majority of the site, known as Thirroul Plaza. This
existing development comprises a Coles supermarket, a number of retail shops and
a small arcade, with the Plaza being located on an elevated podium above street
level with a stepped entry and landscaped planters. Pedestrian access to this
building is via stairs from the footpath along LHD arising from this elevated
topography above street level. The existing centre contains 2,400m² of retail floor
space anchored by a small, older-style Coles supermarket of 1,241m²1.

There is also a large area of car parking in the rear, northern half of the site, with a
small raised area in the north-western corner, which is largely for staff parking. The
southern portion of the site (Lots 1 and 2) adjoining the park is currently vacant land
and comprises a grassed area with wire fencing along LHD. Relevant features of the
site are shown in the survey plan under separate cover.

1

Economic Impact Assessment prepared by Leyshon Consulting, December 2019
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PAGE 6

STATEMENT OF ENVIRONMENTAL EFFECTS – 282-298 AND 302-304 LAWRENCE HARGRAVE DROVE THIRROUL

There are several trees along the western side boundary adjoining the railway
corridor, which will be retained by the proposal, while there are also four (4) palm
trees along the eastern (Lawrence Hargrave Drove) frontage of the site. These trees
are proposed to be removed by the proposal, considered in further detail in the
accompanying Arborists Report under separate cover.

An aerial photograph of the site is illustrated in Figure 2. The existing development
on the site is illustrated in Figures 3, 4, 5, 6 and 7.

Figure 2: Aerial photograph of the Subject Site (Source: SIX Maps)
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Figure 3: Existing Development on the site - LHD Frontage (Source: Google Maps)

Figure 4: Existing Development on the site - LHD Frontage (Source: Google Maps)
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Figure 5: Existing Development on the site - King Street intersection looking south

Figure 6: Existing Development on the site - rear corner from King Street
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Figure 7: Existing Development on the site - rear corner adjoining the railway

2.3

THE SURROUNDING ENVIRONMENT

The subject site is located within the Thirroul Village Centre which is characterised as
a mixed-use retail and commercial village centre comprising generally single and two
storey brick commercial buildings. There are also a number of small pocket parks in
the locality and various retail and commercial areas in the vicinity of the site. The
area has good access to services and public transport with numerous bus stops
along LHD and Thirroul Railway Station a short distance to the south.
Adjoining development to the north comprises Anita’s Theatre, a local heritage item,
comprising a two-storey brick building with an awning at street level. To the east
beyond LHD, comprises a series of shopfront developments with a mix of retail uses
in single and two (2) storey buildings with continuous pedestrian awnings along the
front elevation. Adjoining to the south is the W F Jackson Park. These adjoining
developments are illustrated below (Figures 8 – 12).
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Figure 8: Adjoining Development to north - Anita's Theatre - local heritage item

Figure 9: Development to the east on the opposite side of LHD
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Figure 10: Adjoining Development - Beaches Hotel - northeast of the site

Figure 11: Development to the south-east on the opposite side of LHD
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Figure 12: Adjoining Development to the south-west - W F Jackson Park

2.4

SITE CONSTRAINTS

A review of the Planning Certificates issued pursuant to Section 10.7(2) and (5) of
the EP&A Act (‘Planning Certificates’) for the site reveals that the site is not
affected by critical habitat, conservation area, heritage, bushfire, coastal protection,
mine subsidence, road widening or any land acquisition. The site is also not affected
by any native vegetation or property vegetation plans, biodiversity, contaminated land
or any site compatibility Statements.

The site is noted as being affected by flooding hazard and the site is also noted as
being affected by Class 5 Acid Sulphate Soils (‘ASS’). These are considered below.

STEVEN LAYMAN CONSULTING
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There are a number of site constraints affecting the site which were discussed at the
Pre-lodgement meeting and which have been considered in the design of the
proposal, including the following:


Flooding – This issue is considered in detail in the accompanying Flooding
and stormwater plans under separate cover.



Contamination - This issue is considered in detail in the accompanying
Contamination Report under separate cover.



Acid Sulfate Soils – The site is affected by Class 5 ASS pursuant to Clause
7.5 of the WLEP 2009 and is considered in detail in the accompanying
Geotechnical Report under separate cover.



OSD concession zone - This issue is considered in detail in the accompanying
Stormwater plans under separate cover.



Site specific DCP (Chapter D12) – The site-specific controls of Chapter D12 of
the WDPC 2009 for Thirroul are considered in detail in Section 4 of this
Statement and found to be generally consistent with these controls.



Lot 102 (Community Land) – This allotment is owned by Council and is
currently within the community land category under the Local Government Act
1993. This allotment does not form part of the site or the proposal.



Nearby Local Heritage Items – There are a number of heritage items in the
vicinity of the site which are listed in Schedule 5 of the WLEP 2009. The
potential impact of the proposal on these items is considered in the Heritage
Report under separate cover.



Adjoining South Coast Railway Line – The proximity of the site to the adjoining
railway corridor to the west is considered in the design of this proposal and the
accompanying Acoustic Report under separate cover.

STEVEN LAYMAN CONSULTING
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Easements and Restrictions

There are three (3) allotments which comprise the site, with the relevant easements
and restrictions on these titles considered below:


Lot 1 DP 240526 – this allotment is a narrow strip of land on the southern side
of the site adjoining the park. The lot consists of 144.2 square metres
(approximately) and consists of a 3.65 metre wide street frontage. There are
no easements or restrictions on this lot.



Lot 2 DP 534253 – This allotment comprises a 15.76 metre wide parcel
between Lot 1 (outlined above) and Lot 103 (outlined below) and is benefited
by a right of carriageway (ROC) over the adjoining lot to the north (Lot 103).
This ROC can be extinguished upon lot consolidation which will be undertaken
as part of this proposal;



Lot 103 DP 706867 – This is the main portion of the site and comprises an
area of approximately 8,355 square metres. The following easements and
restrictions are relevant for the allotment:


F 109260 (Covenant) – This restricts the use of land for the
purposes of ‘exhibiting cinematograph films and or conducting
dancing’;



451186 (Covenant)

– Restricts the use of canvas or other

perishable material for the walls or roof of any structure;


531692 (Covenant) – Restricts the use of canvas or other perishable
material for the walls or roof of any structure;



ROC as outlined above (this has no effect given the lots all form part
of the site and will be consolidated into one (1) lot under the current
proposal);



Variable width strip for road widening purposes – A narrow strip of
land occurs along the frontage to LHD for road widening for the
STEVEN LAYMAN CONSULTING
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purposes of the bus stop pull-in area. This road widening has
occurred and is now located within the road reserve.


Piped watercourse – a piped watercourse occurs across Lot 103,
which is addressed in the Stormwater Concept Plan.

The easements and restrictions have been considered and do not impact on the
proposal as outlined above. It is noted that Lot 102 DP 706867 no longer forms
part of the site or the proposal.
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3.0 THE PROPOSAL
3.1

DEVELOPMENT HISTORY OF THE SITE

The existing shopping complex on the subject site was constructed in the early
1980’s and has existed on the site since that time with various consents issued for
uses and fit outs of the various shops. In 2004, consent was issued for alterations
and additions to the centre, which included the retention of the façade of a former
shop on the site. This façade, however, was demolished in 2014 due to structural
concerns.

3.2

PRE-LODGEMENT DISCUSSIONS AND DESIGN REVIEW PANEL

The proposed development has been discussed extensively with Council prior to
lodgement and was the subject of both a pre-lodgement meeting with Council and
also presented to the Design Review Panel. These discussions are outlined below.

3.2.1 Pre-Lodgement Meeting
A Pre-Lodgement Meeting was held with Wollongong City Council (‘the Council’) on
27 June 2019. The Council was generally supportive of the proposed redevelopment
of the site, however, outlined that a number of specialist consultant reports were
required to support the proposal and strongly encouraged the applicant to present
the proposal to the Wollongong Design Review Panel (‘the DRP’). The proposal was
presented to the DRP, which is discussed further below.

The Council highlighted that development in Thirroul and traffic congestion are
contentious issues in the community and that the proposal would be likely to
generate a significant amount of community interest. It was also noted that the
proposal would be determined by the Regional Planning Panel (RPP) due to the cost
of the proposal.
The main issues identified by Council are outlined below and a brief summary of how
they have been addressed in this proposal:
STEVEN LAYMAN CONSULTING
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Context / Streetscape – The proposal is located within a local centre, where
the prevailing building form comprises a two (2) storey street wall height with
active street frontages. This is achieved by the proposal, with the upper (third)
floor setback along both street frontages to provide a consistent building form.
The proposal provides active street frontages allowing a greater connection
with the street with a level transition from the street to the proposed retail uses
along LHD. This is a significant improvement from the current building which
has limited interaction with the street given the level differences and ‘big box’
form of the existing plaza development on the site.



Setbacks – The proposal provides a zero front setback to LHD, consistent with
the controls and existing development within the local centre. There is a minor
front setback around the bus stop to provide for increased accessibility to the
centre in this portion of the site. The side setbacks and internal setbacks
between building forms are consistent with the ADG while the third storey is
setback from the two (2) storey street wall to maintain the village character of
two storey development at the street. The deep soil zone provides adequate
setbacks at ground level for the adjoining park to the south and railway
corridor to the west. The upper levels are also adequately setback from these
adjoining properties.



Relationship to the street - The proposal encourages increased activity and
interaction along the LHD and King Street frontages, replacing the elevated
‘big box’ style supermarket with fine grain commercial/ retail along the street
level and tucking away the supermarket at the rear of the site. This is further
discussed further in the SEPP 65 and Urban Design Reports.



Relationship to Beaches Hotel – The ground floor is built to this side boundary
at ground floor level consistent with its location within a local centre setting,
and which is consistent with surrounding development. The upper residential
floors are appropriately setback in the likelihood of future redevelopment of
this adjoining site.

STEVEN LAYMAN CONSULTING
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Vehicular entry points – The proposed vehicle entry is from King Street which
is appropriate given this is the secondary street frontage and allows for greater
activation of the LHD frontage of the site. This façade has been appropriately
articulated and the vehicle entry point does not dominate this elevation of the
proposed built form.



Relationship to railway – The proposal provides a deep soil zone along this
boundary with the railway to allow for the setting back of the proposal as well
as for the on-site detention area. This allows landscaping to be established in
this area to screen the development from the railway corridor.



Community response – This will be considered during the public notification
period.



Escarpment – The views to the escarpment, Kennedy Hill and other local
landmarks is retained by the proposal as outlined in the Visual Impact
Assessment.

The matters discussed at this meeting to be addressed in the application are outlined
in Table 1.

Table 1: Pre-Lodgement Matters
MATTER
Environmental
planning
instruments
Integrated
Development

Site
Constraints

Council Land

REQUIREMENTS
COMMENTS
The relevant EPIs outlined which The EPIs are outlined in
must be addressed in the SEE.
Section
4
of
this
Statement.
Consultation by the applicant with Consultation has been
RMS
and
NRAR
required carried out.
confirming whether the proposal is
integrated development.
A Section 10.7 Certificate is A Section 10.7 Planning
required to outline constraints Certificate has been
affecting the site including the obtained and a survey
applicable
easement
and plan
provided.
The
restrictions to be addressed in the relevant site constraints
SEE.
and
easement
and
restrictions
are
considered in Section
2.4.
Lot 2 in DP 706867 is Council Lot 102 no longer forms
STEVEN LAYMAN CONSULTING
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MATTER

Wollongong
DCP 2009

REQUIREMENTS
owned land and categorised as
‘Community Land’. A Planning
Proposal would be required to
reclassify the land to ‘Operational
Land’.
The main issues raised in relation
to WDCP 209 include the
following:
 2 storey wall height to LHD
(Chapter D12)
 Visual
impact
assessment
required;
 Car parking rates outlined;
 Relationship of shopfronts to
LHD;
 Hours of operation of retail;

COMMENTS
part of the site or the
proposal.

COMPLY

These issues have been
satisfactorily considered
by the proposal and
relevant
amendments
have been made to the
final proposal.



Information Requirements

The Council required numerous plans and reports to be lodged with the development
application as outlined at the Pre-Lodgement Meeting, which have been provided
under separate cover, and as outlined in Section 1 of this Statement.

3.2.2 Design Review Panel

The proposal was presented to the Wollongong DRP meeting of 30 July 2019, which
was generally supportive of the proposed uses at the site and acknowledged the
importance of the proposal for the future of the Thirroul Town Centre. The DRP
highlighted several site constraints and opportunities which needed to be considered
further as well as numerous design elements which needed to be finessed. The
proposal has been amended since this DRP meeting with the matters outlined by the
DRP considered in the context of the submitted proposal in Table 2. It is considered
that these DRP matters have been adequately addressed.

STEVEN LAYMAN CONSULTING
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Table 2: DRP Recommendations
DESIGN
PRINCIPLE

DRP RECOMMENDATION

COMMENT

Context
& Railway corridor - Rail authority will The proposal is setback from
neighbourhoo have specific requirements for location rail boundary.
d character
and treatment of any building adjacent
to railway line, likely to impact setbacks
and balcony treatments along this
elevation.

Built Form

Flooding - The site is subject to
flooding; the extent of flooding needs
to be ascertained to determine the
level at which the retail outlets fronting
Lawrence Hargrave Drive can be set.

Flooding of the site is
considered in detail in the
Flooding
Report
under
separate cover.

Stormwater - Major storm water mains
across the site must be considered.
Views to Escarpment - design must
consider / limit impact upon views of
escarpment, from within and around
Thirroul.

Refer to the accompanying
Stormwater Concept plan.

Adjoining Park - The park to the south
provides an opportunity, including a
potential connection to the park.
Beaches Hotel site - Providing an
appropriate interface with the Beaches
Hotel site is required for the existing
and future redevelopment of this
adjoining site.
Two (2) storey wall height to LHD supports Council’s strategy to maintain
a consistent two storey street scale
along LHD. No compelling urban
design rational has been presented to
support the alternative form proposed.
If a third storey is proposed fronting
Lawrence
Hargrave
Drive
(or
anywhere else on the site) it must be
set back from the street, to maintain
the streets two storey scale

Access is provided to the
park from the subject site.

Retention of escarpment view - It must
be demonstrated that the proposed
built form does not limit views to the
escarpment. A comparative view
analysis
should
be
provided,
comparing the proposed built form and
a council compliant built form to justify

Views to the escarpment,
Kennedy Hill and other local
landmarks is retained by the
proposal as outlined in the
Visual Impact Assessment
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Views to the escarpment,
Kennedy Hill and other local
landmarks are retained by the
proposal as outlined in the
Visual Impact Assessment

Adequate
setbacks
are
provided to this boundary.

A two storey wall height is
provided to the LHD frontage
with the third storey setback
to preserve the two storey
wall height character of the
street.
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DESIGN
PRINCIPLE

Density

Landscape

DRP RECOMMENDATION
any departure from controls.
Central (open) space – This space
fulfils numerous functions (outlook for
units, entry space, communal open
space etc). Strategies that may be
considered to improve the quality of
this space, include provide clear
openings at each end, enlarge space,
provide front gardens/individual entries
to units to contributes to the space’s
street like presentation.
The proposal appears to comply with
councils maximum permissible FSR,
however, its distribution of height
across the site is not consistent with
DCP controls.

COMMENT

The communal open space
has been improved with
smaller
areas
provided
through
the
use
of
landscaping,
walls
and
seating.

The proposal complies with
the maximum FSR for the
site. The height of the
proposal complies with the
maximum height for the site
Achievable FSR on the site can be and provides a two (2) storey
expected to be limited by a full wall height to LHD.
investigation and resolution of the
significant site, context, engineering Refer above.
and planning constraints.
A View Analysis is provided.
Further testing, in the form of a view
analysis is required to demonstrate
that the proposal does not read as an
over-development of the site.
Solar access & cross ventilation - the The proposal complies with
proposal potentially meets minimum the ADG (refer to the SEPP
ADG requirements (sky lights needed). 65 Report).
Rainwater harvesting and solar - Refer to the Stormwater Pan.
Opportunities for rainwater harvesting
for
landscaping,
other
water
minimisation measures should be
introduced. The use of photovoltaic
cells and solar panels is also strongly
encouraged.
Energy & Water management report – Refer to the Stormwater Pan
required to confirm sustainability and BASIX Certification.
commitments incorporated.
Public Domain – landscaping needed A Landscape Plan and a
as well as the shops along LHD Public Domain Plan are
proposed at street level will assist in provided which address these
activating this streetscape. A public requirements.
domain plan required, showing new
street trees, low planting, all surface
treatments, and resolution of areas that
have potential to become spaces (at
STEVEN LAYMAN CONSULTING
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DESIGN
PRINCIPLE

DRP RECOMMENDATION

COMMENT

southern and northern ends and main
central
entrance).
Must
retain
connection
between
street
and
shopfronts and level change avoided.
King Street - Street trees and public
domain
improvements/resolution
should be demonstrated, particularly to
major residential entry.
Deep soil zone - must remain
permeable and have no structures
within it. Potential concerns include
courtyard walls to avoid intrusive
footings, diversion of stormwater mains
through this zone (and its negative
impact on tree planting), and potential
future paving over this area.
Central Communal Open Space –
landscape design raises issues:
- feels like circulation corridor with
series of open spaces
- Each space exposed to central
circulation with very little
protection or enclosure at their
interface, more privacy needed,
- Artworks exposed, could be
incorporated into garden beds.
- community garden problematic
(location, layout), co-location
with a BBQ area etc with border
plantings better.
- Interface
around
pool
problematic as
it adjoins
Beaches Hotel with no buffer as
well as a POS to east.
Surrounding
space
should
ensure adequate circulation,
areas for lounges/furniture, and
provide visual privacy and noise
buffering.
Amenity
Unit Access – access to many of the
units is currently awkward and
contorted.
Wherever
possible,
apartment buildings should have
access provided directly from the
street. Where this is not possible the
STEVEN LAYMAN CONSULTING
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A Landscape Plan and a
Public Domain are provided
which
address
these
requirements.
A deep soil zone is provided,
approximately 8% of the site
area. Refer to the Landscape
Plan and SEPP 65 Reports.

This communal open space
has been improved with
smaller spaces provided with
the use of garden walls,
landscaping, seating and
paving.

Separate residential entries
are provided from both street
frontages, with each building
proposed on the site having
their own entry/lifts etc. The
communal open space has
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DESIGN
PRINCIPLE

DRP RECOMMENDATION

COMMENT

quality and nature of the central space
should be developed to provide a
street like space that connects entry
points at both ends of the site (park
and King street) providing clear, legible
access to all buildings.
Building entry - Issues relating to the
building entry process to be resolved.

been improved and allows for
greater
identification
of
buildings and pedestrian
areas.

Traffic issues - including concentration
of vehicle access from King Street,
steep,
long
ramps,
and
residential/retail parking separation
(Traffic Study).

Vehicle access is from King
Street being the secondary
road frontage. The Traffic
Report addresses the traffic
and vehicle aspects.

Housing
Diversity
Social
Interaction

Social interaction – important areas
& include the public domain along LHD
and COS. Opportunities for interaction
must be provided in a variety of forms.

Interaction has been provided
in the communal open
spaces and along the retail
frontages of the site.

Aesthetics

Servicing - location of service risers,
car park exhausts, AC condensers,
down pipes and fire hydrant boosters
should be accommodated. It must also
be determined if a sub-station is
required.

Endeavour Energy consulted,
substation and risers located
towards the rear and side
boundaries and away from
the active street frontages
along LHD and King Street.

Services & Plant (commercial) - remote
and 'underground' location from the
supermarket and shops practical
concern.

Supermarket BOH areas are
located
adjoining
the
supermarket
including
loading dock and plant room.

Safety

3.3

Separate residential and
commercial
entry
areas/lobbies are proposed
which are clearly identified
from the street.

DESCRIPTION OF PROPOSED WORKS

The proposal seeks consent for the demolition of the existing structures on the site
and the construction of a three (3) storey mixed use development comprising two
levels of basement car parking, commercial premises on the ground floor and 82
residential apartments on the upper floors.

Specifically, the proposal involves the following:-
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Demolition of all existing strictures on the site and removal of four (4) trees
(outlined in the Arborist Report);



Excavation of two (2) basement levels for car parking (residential, retail/staff
and visitor), motorbikes and bicycle parking, services, waste storage areas
and storage;



Construction of a three (3) storey mixed use development comprising the
following:

Ground floor


Retail and commercial spaces adjoining the LHD frontage comprising
13 separate tenancies ranging from 52m² to 196m² in GFA with
individual entries from either the LHD frontage or the retail lobby of the
centre, which provides two small kiosks and access to the supermarket;



A supermarket comprising a GFA of 2,890m² to the rear of the ground
floor (with car parking, trolley bays and access ramps to Basement 1
below);



Outdoor eating area adjoining the southern boundary and a continuous
awning along the LHD frontage;



Servicing, loading dock, amenities and back of house area for the
retail/commercial spaces within a basement level adjoining the King
Street boundary; and



Residential lobby entry from LHD

First Floor Plan


Separate building forms comprising Blocks A, B, C, D, E and F
consisting of the following apartments:
-

1 bedroom – 8 apartments;

-

2 bedroom – 20 apartments;

-

3 bedroom – 6 apartments
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Communal open space internal to the site comprising landscaping and
entry areas to the proposed individual entries, as well as a swimming
pool and gym for communal use;



Two (2) shop fronts to the King Street elevation;



Pedestrian access from the adjoining Park; and



Vehicular access to the basement levels and a residential lobby from
King Street

Second Floor Plan


Separate building forms comprising Buildings A, B, C, D, E and F
consisting of the following apartments:
-

1 bedroom – 10 apartments;

-

2 bedroom – 20 apartments;

-

3 bedroom – 7 apartments

Third Floor Plan


One (1) building form comprising Block E

and F consisting of the

following apartments:



Provision

-

2 bedroom – 5 apartments;

-

3 bedroom – 6 apartments

of

associated

services

comprising landscaping,

stormwater

management and associated services.

Development Data


GFA – 13,621.88m²



FSR – 1.49:1



Max Height – 12 metres



Car Parking – 361 total car parking (132 residential, 212 retail and 17 visitor
spaces)



Deep soil zone – 736m² (8% of site area)
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Communal open space – 2492m² (27.4%)



Solar access – 63 apartments (76.8%)



Natural ventilation – 52 apartments (63%)



Apartment mix


1 bedroom – 18 apartments (22%);



2 bedrooms – 45 apartments (55%);



3 bedrooms – 19 apartments (23%).

Urban Design

The proposed building form provides for a contemporary building which significantly
improves the activation of the site with the street and provides a high quality building
form within the Thirroul Village Centre. The proposal encourages increased activity
and interaction along the LHD and King Street frontages, replacing the elevated ‘big
box’ style supermarket with fine grain commercial/ retail along the street level and
tucking away the supermarket at the rear of the site.

The proposal retains the village character by implementing a two (2) storey street
wall height and a zero front setback along most of site to increase this street
activation, with a minor setback near the signalised crossing and entry to the
supermarket on LHD for improved amenity and accessibility. Continuous awnings are
proposed along the LHD, with varying treatments which assist in defining the various
building uses and also add visual interest to the facades along the street.

The proposed design sets back the upper (third) floor of the development to ensure
retention of the two storey street wall that supports Council’s strategies to retain the
existing character within the northern section of the Village Centre. The close
proximity of the site to Thirroul Railway Station, the bus stop adjoining the site, the
village centre, and other local recreational amenities, provide existing infrastructure
and amenity that will help support the changes in density.

The proposed apartments on the upper levels support sustainable development
principles through the orientation of the apartments allowing a good level of solar
access in mid-winter, with good natural ventilation reducing energy demand for
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heating and cooling. The proposal also complies with the BASIX requirements of
ensuring the proposal is energy and resource efficient.
A deep soil zone has been provided along the rear and southern boundaries which
will allow for appropriate canopy tree planting and stormwater infiltration. This deep
soil zone also assists in softening the appearance of the development from the
railway and WF Jackson Park to the south. The landscaping of the site is further
enhanced by proposed street tree planting along both street frontages to Council
requirements.

Communal open space is also provided within the centre of the site, providing BBQ
facilities, seating, covered spaces, a gymnasium, pool and large areas of
landscaping, allowing for social interaction amount residents as well as stormwater
infiltration opportunities. This space, which also provides for a pleasant outlook for
the apartments above, contributes to the overall high amenity for residents and
visitors.

The proposal provides a high level of amenity for the proposed apartments due to the
majority of apartments having good solar access to living areas and balconies and a
high level of natural cross ventilation. The proposed private outdoor spaces generally
exceed the area requirements and appropriate lift access to al levels also contribute
to this amenity. A diversity of apartment sizes and types have been provided with
adaptable apartments, further adding to the amenity of the proposed development.

A high level of safety for the proposal is also achieved through compliance with the
CPTED Principles with casual surveillance of entry areas and communal space being
achieved while the activated frontages also contribute to the overall safety of the
proposal. The services and entry areas for the residential and retail uses on the site
are also clearly differentiated.
The colours and materials of the proposed building form uses a variety of natural
materials including timber and brick detailing as well as landscaping that adds visual
interest to the site when from the street. The light colour palette further integrates the
proposal into its coastal setting.
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The proposal is outlined in Figures 13 to 18. The architectural plans are provided
under separate cover.

Compliance with the relevant planning controls is outlined in Section 4 of this
Statement.

Figure 13: Proposed Development - along LHD (Source: Loucas Architects, February
2020)
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Figure 14: Proposed Development - from the south perspective form the Park (Source:
Loucas Architects, February 2020)

Figure 15: Proposed Development – King Street Elevation (Source: Loucas Architects,
February, 2020)
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Figure 16: Proposed Development – Communal Open Space (Source: Loucas
Architects, February, 2020)
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Figure 17: Proposed Development - Site Plan (Source: Loucas Architects, February, 2020)
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Figure 18: Proposed Development – Ground Floor (Source: Loucas Architects, February, 2020)

STEVEN LAYMAN CONSULTING
PAGE 33

4.0 RELEVANT STATUTORY CONTROLS
This section of the statement outlines the relevant environmental planning instruments,
draft environmental planning instruments and development control plans applying to the
site pursuant to Section 4.15(1)(a) of the EP&A Act. The matters for consideration
applicable to the site and the proposed development are also outlined.

The following instruments and policy documents are applicable to the proposal:


State Environmental Planning Policy (State and Regional Development) 2011



State Environmental Planning Policy (Infrastructure) 2007;



State Environmental Planning Policy No. 55 – Remediation of Land



State Environmental Planning Policy No. 64 – Advertising and Signage



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



State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004



Draft Environment SEPP;



Draft Remediation of Land SEPP;



Draft SEPP (Affordable Rental Housing) 2009



Wollongong Local Environmental Plan (WLEP) 2009



Wollongong Development Control Plan (WDCP) 2009



Wollongong City-Wide Development Contributions Plan 2018

It is noted that State Environmental Planning Policy (Coastal Management) 2018 does
not apply to the site having regard to the mapping pursuant to Clause 6 of the SEPP,
which is illustrated in Figure 19.
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Figure 19: Coastal Management SEPP - Coastal Zone and Management Areas
(Source:
http://webmap.environment.nsw.gov.au/PlanningHtml5Viewer/?viewer=SEPP_Co
astalManagement)

4.1

STATE ENVIRONMENTAL PLANNING POLICIES (S4.15 (1)(A)(I))

4.1.1 State Environmental Planning Policy (State and Regional Development)
2011
State Environmental Planning Policy (State and Regional Development) 2011 (‘the
SRD SEPP’) aims to identify development that is, among other things, is regionally
significant development. In this case, the proposal is considered to be regionally
significant development pursuant to Clause 2 of Schedule 7 of the SRD SEPP as it is
development that has a capital investment value of AUD 60,482,197 which is
substantially more than the $30 million threshold. Clause 20(1) of the SRD SEPP
declares the proposal to be regionally significant development for the purposes of the

STEVEN LAYMAN CONSULTING
PAGE 35

EP&A Act pursuant to Section 4.5(b) and designates the Regional Planning Panel as
the consent authority. The proposal is consistent with this Policy.

4.1.2 State Environmental Planning Policy (Infrastructure) 2007
State Environmental Planning Policy (Infrastructure) 2007 (Infrastructure SEPP) aims to
facilitate the effective delivery of infrastructure across the State and among other
things, identifies matters to be considered in the assessment of development adjacent
to particular types of development. The relevant clauses of the Infrastructure SEPP to
this proposal are considered below:
(i)

Clause 45 - Determination of development applications—other development

This clause applies to a development application for development involving (among
other things) the penetration of ground within 2 metres of an underground electricity
power line or an electricity distribution pole or within 10m of any part of an electricity
tower or development carried out within or immediately adjacent to an easement for
electricity purposes, electricity substation, or within 5m of an exposed overhead
electricity power line. The consent authority must consult with the electricity supply
authority for the area before determining a development application. Consultation has
been undertaken with Endeavour Energy, with further consultation to be undertaken by
Council during the assessment of the application.
(ii)

Clause 85 - Development adjacent to rail corridors

This clause applies to development on land that is in or adjacent to a rail corridor, if the
development is likely to have an adverse effect on rail safety, involves the placing of a
metal finish on a structure and the rail corridor concerned is used by electric trains,
involves the use of a crane in air space above any rail corridor, or is located within 5
metres of an exposed overhead electricity power line that is used for the purpose of
railways or rail infrastructure facilities. The consent authority must consult with the rail
authority for the area before determining a development application. Consultation will
be undertaken by Council during the assessment of the application.

STEVEN LAYMAN CONSULTING
PAGE 36

(iii)

Clause 86 - Excavation in, above, below or adjacent to rail corridors

This clause applies to development that involves the penetration of ground to a depth of
at least 2m below ground level (existing) on land (among other things) within 25 metres
of a rail corridor. In this case, the proposal involves excavation of more than 2 metres
for the basement within 6 metres of the adjoining railway corridor. Before determining a
development application, the consent authority must obtain the concurrence of the rail
authority for the rail corridor to which the development application relates. Consultation
will be undertaken by Council during the assessment of the application.
(iv)

Clause 87 - Impact of rail noise or vibration on non-rail development

This clause requires that the consent authority is satisfied that development for
residential accommodation on land adjacent to a rail corridor includes appropriate
measures will be taken to ensure that certain noise levels are not exceeded. An
Acoustic Report has been provided under separate cover which demonstrates that the
proposal complies with these requirements.
(v)

Clause 101 – Development with frontage to a Classified Road

Pursuant to Clause 101(2), a consent authority must not grant consent to development
on land that has a frontage to a classified road unless it is satisfied that:

(a) Where practicable, vehicular access to the land is provided by a road other than the
classified road, and
(b) The safety, efficiency and ongoing operation of the classified road will not be
adversely affected by the development as a result of:
(i) The design of the vehicular access to the land, or
(ii) The emission of smoke or dust from the development, or
(iii) The nature, volume or frequency of vehicles using the classified road to gain
access to the land, and
(iv) The development is of a type that is not sensitive to traffic noise or vehicle
emissions or is appropriately located and designed, or includes measures, to
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ameliorate potential traffic noise or vehicle emissions within the site of the
development arising from the adjacent classified road.

Lawrence Hargrave Drive is a State classified road and vehicular access to the
proposal is from King Street, which satisfies Clause 101(a). The vehicular access to the
proposal will not adversely impact on LHD given its location approximately 60 metres
from the intersection with LHD. The proposal will not result in any significant smoke or
dust which would impact on the classified road and the traffic generation from the
proposal is unlikely to adversely impact on LHD. The proposal is therefore consistent
with Clause 101(b).

An Acoustic report has been provided under separate cover in relation to road and
railway noise and concluded that the proposal was satisfactory subject to
recommendations. These recommendations will be imposed as conditions and
accordingly, the proposal is considered to be consistent with Clause 101(c).
(vi)

Clause 102 – Impact of road noise or vibration on non-road development

Pursuant to Clause 102, development on land in or adjacent to a road corridor with an
annual average daily traffic volume of more than 40,000 vehicles must take appropriate
measures to enquire that nominated LAeq levels are not exceeded, while roads with
between 20,000 and 40,000 are recommended to include such an assessment. LHD is
not included in either of these categories for this assessment.

Notwithstanding this, the application is accompanied by an Acoustic Report under
separate cover, which concluded that subject to the recommended measures, the
proposal is satisfactory with regards to traffic noise. Relevant conditions are to be
imposed requiring compliance with these report recommendations.
(vii)

Clause 104 – Traffic-generating development

Pursuant to Clause 104, certain development must be referred to the Roads and
Maritime Services (‘RMS’) for comment based on the type, capacity or location of the
proposal. In this instance, the proposal meets several of these criteria including more
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than 50 car parking spaces, more than 500m² of shops and more than 75 or more
dwellings within 90 metres of LHD as well as more than 200 car spaces and 2000m² of
shops with access to any road. Accordingly, a referral to the RMS is required.

The proposal is consistent with the Infrastructure SEPP.
4.1.3 State Environmental Planning Policy No. 55 – Remediation of Land
State Environmental Planning Policy No.55 – Remediation of Land (‘SEPP 55’) aims to
promote the remediation of contaminated land for the purpose of reducing the risk of
harm to human health or any other aspect of the environment. Pursuant to Clause 7 of
SEPP 55, a consent authority is required to consider whether a proposed development
site is affected by soil or other contaminants before granting consent. The subject site
is located within the B2 Local Centre zone and is currently being used for commercial
development.

A contamination report has been provided under separate cover, which reviewed the
site history information, undertook a site walkover and completed an investigation of the
site including the drilling of eleven boreholes and the excavation of five test pits to
depths in the exposed parts of the site and laboratory analysis on selected samples,
data assessment and reporting. The Contamination Report identified several potential
sources of contamination including filling of the site with materials of unknown quality
and origin, potential use of hazardous building materials in the construction of the
current and former structures on the site (including asbestos-containing materials and
lead-based paint) and the potential for the asphaltic concrete surfaced part of the site to
contain a coal tar binder.

The results of the testing revealed that all the samples were less than the relevant
criteria for general solid waste with the exception of B(a)P in one sample, total
chromium in six samples and lead in eight samples. Construction and demolition debris
were observed on the surface of the site and in fill in the existing staff car park in the
northern corner of the site and in the vacant southern portion of the site. Fibrous
cement sheeting fragments, which contained asbestos, were observed on the surface
and in fill in the existing staff car park in the northern corner of the site and in fill in the
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vacant southern portion of the site. No other potential indicators of soil contamination
were observed during the excavation or drilling of the sample locations and no
asbestos was reported in any of the soil samples tested.

The Contamination Report concluded that given the soil testing did not reveal any
significant contamination, that the proposal included two levels of basement car parking
and ground floor commercial uses and the proposal involved the removal of a large
amount of the existing soil for the construction of the proposed basement, that the site
is suitable for the proposed development subject to the following recommendations:


A pre-demolition hazardous building materials survey should be undertaken
prior to the demolition of the site structures;



Further investigation should be undertaken of the parts of the site where
existing buildings were present that were not accessible as part of this
investigation;



On the understanding that all existing site fill will likely be removed from site
as part of the proposed basement excavation, a waste classification
assessment, including TCLP analysis, must be undertaken following the
demolition of the existing structures but prior to removal of any surplus
material from the site. This should specifically target identified potential
sources of contamination for the purpose of waste classification;



As part of the off–site disposal or reuse classification for the natural
materials, assessment will be required to validate that natural materials have
not been impacted by former site activities, including the complete removal
of overlying fill;



Assessment of any fill that is proposed to be retained on-site. This would
include a review of existing data, data that would be obtained as part of a
waste classification assessment, and may require further assessment
depending on the extent and type of fill proposed to be retained; and



As a matter of due diligence and given the current non-accessible areas
precluding visual and physical access to the entire site, it is recommended
that an unexpected finds protocol be implemented as part of a construction
environmental management plan for any future proposed earthworks or
development.

It is considered that relevant conditions of consent can be imposed where required. The
proposal is considered to be consistent with SEPP 55 and the issue of contamination
has been adequately addressed in the proposal.
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4.1.4 State Environmental Planning Policy No. 65 – Design Quality of Residential
Apartment Development

State Environmental Planning Policy No. 65 - Design Quality of Residential Apartment
Building (‘SEPP 65’) aims to improve the design quality of residential apartment
development in NSW.

The relevant provisions of SEPP 65 to the proposal are

considered below.
(i)

Clause 6A - Development control plans cannot be inconsistent with Apartment
Design Guide

This Clause states that if a development control plan contains provisions that specify
requirements, standards or controls in respect of the objectives, design criteria and
design guidance set out in Parts 3 and 4 of the Apartment Design Guide in relation to
the following matters, those provisions are of no effect regardless of when the
development control plan was made:


visual privacy,



solar and daylight access,



common circulation and spaces,



apartment size and layout,



ceiling heights,



private open space and balconies,



natural ventilation,



storage.

This is reflected in the assessment of the DCP controls below.
(ii)

Clause 28 - Determination of development applications

Clause 28(2) of SEPP 65 requires that the consent authority is to take into
consideration the following matters in determining a development application for
consent to carry out development to which this Policy applies:
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(a) the advice (if any) obtained from the design review panel, and
(b) the design quality of the development when evaluated in accordance with the
design quality principles, and
(c) the Apartment Design Guide (‘the ADG’).

The design quality principles and the requirements of the ADG are considered in the
accompanying SEPP 65 Report.
(iii)

Clause 30 - Standards that cannot be used as grounds to refuse development
consent or modification of development consent

Clause 30(1) of SEPP 65 contains standards that cannot be used as grounds to refuse
development consent if a development complies with those standards. This includes
the following standards:


Car parking (Cl 30(1)(a)) - if the car parking for the building will be equal to, or
greater than, the recommended minimum amount of car parking specified in Part
3J of the Apartment Design Guide,

The proposal provides a total of 361 spaces car parking spaces, which is
consistent with Council’s DCP controls (further discussed n the DCP
assessment below).


Unit size (Cl 30(1)(b)) - if the internal area for each apartment will be equal to,
or greater than, the recommended minimum internal area for the relevant
apartment type specified in Part 4D of the Apartment Design Guide,

The proposal provides apartment sizes in accordance with the requirements of
the ADG as outlined in the accompanying SEPP 65 Report.


Ceiling height (Cl 30(1)(c)) - if the ceiling heights for the building will be equal to,
or greater than, the recommended minimum ceiling heights specified in Part 4C
of the Apartment Design Guide.
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The proposal provides ceiling heights in accordance with the requirements of the
ADG as outlined in SEPP 65 Report.

Pursuant to Clause 30(2), consent must not be granted if, in the opinion of the consent
authority, the development does not demonstrate that adequate regard has been given
to:

a) the design quality principles, and

b) the objectives specified in the Apartment Design Guide for the relevant design
criteria.

The design quality principles and the requirements of the ADG are considered in the
accompanying SEPP 65 Report. It is considered that the proposal is consistent with
SEPP 65 and the ADG.

4.1.5 State Environmental Planning Policy (Building Sustainability Index: BASIX)
2004
State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004
(‘BASIX SEPP’) applies to the proposal. The application is accompanied by BASIX
Certificate committing to environmentally sustainable measures. The Certificate
demonstrates the proposed development satisfies the relevant water, thermal and
energy commitments as required by the BASIX SEPP. Accordingly, the proposal is
consistent with the BASIX SEPP.

4.2

WOLLONGONG LOCAL ENVIRONMENTAL PLAN 2009 (S4.15 (1)(A)(I))

The principal environmental planning instrument applying to the subject site is the
Wollongong Local Environmental Plan 2009 (“WLEP 2009”), which was gazetted and
commenced on 26 February 2010. The particular aims of this Plan pursuant to Clause
1.2(2) include the following with the aims particularly relevant to this proposal in bold:-

(a) to provide a framework for land use management,
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(b) to

encourage

economic

and

business

development

to

increase

employment opportunities,
(c) to encourage a range of housing choices consistent with the capacity of
the land,
(d) to improve the quality of life and the social well-being and amenity of
residents, business operators, workers and visitors,
(e) to conserve and enhance remnant terrestrial, aquatic and riparian habitats,
native vegetation and fauna species,
(f) to conserve and enhance heritage,
(g) to ensure that development is consistent with the constraints of the land
and can be appropriately serviced by infrastructure,
(h) to ensure that significant landscapes are conserved, including the Illawarra
Escarpment, Lake Illawarra, the drinking water catchment and the coastline.

Objective (b) is of particular relevance in this instance as the proposal is considered to
encourage economic and business development to increase employment opportunities
by providing new and additional commercial floor space within the Thirroul town centre.
The proposal is also considered to achieve objective (c) in that it encourages a range of
housing choices consistent with the capacity of the land comprising one (1), two (2) and
three (3) bedroom apartments in close proximity to services and infrastructure.

Objective (d) is also achieved by the proposal as results in an improvement to the
quality of life and the social well-being and amenity of residents, business operators,
workers and visitors by providing a high quality built form for both commercial and
residential development. This is achieved by the creation of quality apartments, a good
level of private and communal open space as well as a number of retail opportunities
which will service the population as well as providing jobs and business investment in
the area.

Objective (f) is also achieved through the protection of heritage values of nearby
heritage items as outlined in this Statement. Objective (g) has been achieved by the
proposal given the constraints and opportunities of the site have been thoroughly
considered in the design (further discussed in Section 2.4 of this Statement) and can be
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appropriately serviced evidenced through the consultation with agencies and the
presence of serviced land on the site.

The proposal is considered to be consistent with these aims given it will provide a more
efficient use of the site for a mixed commercial and residential development. The
proposal is considered to be consistent with the aims of this Policy.

Compliance with the relevant clauses of WLEP 2009 is outlined below with respect to
the current proposal, which illustrates that the proposal is generally consistent with the
relevant planning controls.

4.2.1 Zoning and Permissibility

The subject site is located in the B2 Local Centre zone (Figure 20) pursuant to Clause
2.2 of WLEP 2009.

Subject site

Figure 20: Zoning of the Site (Source: www.legislaiton.nsw.gov.au)
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In terms of the proposed uses, the definitions of WLEP 2009 which are relevant to this
proposal include the following:

commercial premises means any of the following:
(a) business premises,
(b) office premises,
(c) retail premises.

business premises means a building or place at or on which:
(a) an occupation, profession or trade (other than an industry) is carried on for
the provision of services directly to members of the public on a regular basis, or
(b) a service is provided directly to members of the public on a regular basis,
and includes a funeral home and, without limitation, premises such as banks,
post offices, hairdressers, dry cleaners, travel agencies, internet access
facilities, betting agencies and the like, but does not include an entertainment
facility, home business, home occupation, home occupation (sex services),
medical centre, restricted premises, sex services premises or veterinary hospital.
Note. Business premises are a type of commercial premises—see the definition
of that term in this Dictionary.

retail premises means a building or place used for the purpose of selling items
by retail, or hiring or displaying items for the purpose of selling them or hiring
them out, whether the items are goods or materials (or whether also sold by
wholesale), and includes any of the following:
(a) bulky goods premises,
(b) cellar door premises,
(c) food and drink premises,
(d) garden centres,
(e) hardware and building supplies,
(f) kiosks,
(g) landscaping material supplies,
(h) markets,
(i) plant nurseries,
(j) roadside stalls,
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(k) rural supplies,
(l) shops,
(m) timber yards,
(n) vehicle sales or hire premises,
but does not include highway service centres, service stations, industrial retail
outlets or restricted premises.
Note. Retail premises are a type of commercial premises—see the definition of
that term in this Dictionary.

residential flat building means a building containing 3 or more dwellings, but
does not include an attached dwelling or multi dwelling housing. Note.
Residential flat buildings are a type of residential accommodation— see the
definition of that term in this Dictionary.

shop means premises that sell merchandise such as groceries, personal care
products, clothing, music, homewares, stationery, electrical goods or the like or
that hire any such merchandise, and includes a neighbourhood shop and
neighbourhood supermarket, but does not include food and drink premises or
restricted premises. Note. Shops are a type of retail premises—see the definition
of that term in this Dictionary.

shop top housing means one or more dwellings located above ground floor
retail premises or business premises. Note. Shop top housing is a type of
residential accommodation—see the definition of that term in this Dictionary.

The proposal involves commercial premises (shops and retail premises) on the
ground floor with Shoptop housing proposed along the Lawrence Hargrave Drive
frontage and a residential flat building along the western (rear) boundary and the
northern (King Street) boundary as this portion of the proposal involves residential
development at ground level. Accordingly, the proposal is permissible on the site with
consent.

The objectives of the B2 zone include:-
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To provide a range of retail, business, entertainment and community uses that
serve the needs of people who live in, work in and visit the local area.



To encourage employment opportunities in accessible locations.



To maximise public transport patronage and encourage walking and cycling.



To allow for residential accommodation and other uses while maintaining active
retail, business or other non-residential uses at the street level.

The proposal is considered to be consistent with the zone objectives as it provides for a
range of retail, business and community uses that serve the needs of local people and
visitors and encourages employment opportunities, all within an accessible location.
The proposal also maximises public transport patronage and encourages walking and
cycling due to its location within the local centre and in close proximity to transport
including Thirroul railway station and bus services along Lawrence Hargrave Drive.

The proposal also allows for residential accommodation while maintaining active retail,
business or other non-residential uses at the street level. The proposal will be
compatible with the surrounding development in terms of scale and design. The
proposal is generally consistent with the zone objectives.

4.2.2 General Controls

The proposal is generally compliant with the other controls of WLEP 2009, which are
outlined in Table 3 below.

Table 3: Consideration of WLEP 2009
WLEP 2009 Requirement
Proposal
Comply
Part 2: Permitted or prohibited development
Additional permitted uses for particular land (Cl 2.5)
Development on particular land that is described The site is not listed in
N/A
or referred to in Schedule 1
Schedule 1.
Subdivision (Cl 2.6)
Land to which this Plan applies may be Subdivision is not proposed.
N/A
subdivided, but only with development consent.
Demolition requires development consent (Cl 2.7)

Demolition requires consent.
Demolition is proposed and
will
be
undertaken
in
accordance with AS2601 –
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WLEP 2009 Requirement

Proposal

Comply

The proposal provides a high
quality
built
form
and
preserves views to and from
the escarpment, Kennedy
Hill
and
other
local
landmarks. The proposal
complies with the maximum
height of buildings control.



The maximum height of the
proposal is 12 metres
(Section E on the plans).



The proposal is considered
to be consistent with the bulk
and scale of surrounding
development
given
the
building has a two storey
wall height with a third storey
setback
and
provides
significant articulation and
modulation
through
numerous separate building
forms across the site. The
proposal complies with the
maximum FSR control
The total GFA of the
proposal is 13,621.88m² with
an FSR of 1.49:1 (refer to
GFA Plan).



There are no heritage items
located on the site and the
site is not located in a
Heritage Conservation Area.



2001.
Part 4: Principal development standards
Height of buildings (Cl 4.3)
(1) The objectives of this clause are as follows:
(a) to establish the maximum height limit in
which buildings can be designed and
floor space can be achieved,
(b) to permit building heights that encourage
high quality urban form,
(c) to ensure buildings and public areas
continue to have views of the sky and
receive exposure to sunlight.
(2) 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 – 12
metres.
Floor space ratio (Cl 4.4)
(1) The objectives of this clause are as follows:
(a) to provide an appropriate correlation
between the size of a site and the extent
of any development on that site,
(b)

to establish the maximum development
density and intensity of land use, taking
into
account
the
availability
of
infrastructure to service that site and the
vehicle and pedestrian traffic the
development will generate,

(c)

to ensure buildings are compatible with
the bulk and scale of the locality.

(2) The maximum floor space ratio for a building
on any land is not to exceed the floor space
ratio shown for the land on the Floor Space
Ratio Map – 1.5:1.
Part 5: Miscellaneous provisions
Heritage conservation (Cl 5.10(5))
Before granting consent to any development,
among other things, on land that is within the
vicinity of a heritage item or heritage conservation
area, a heritage management document may be
required that assesses the extent to which the
carrying out of the proposal would affect the
heritage significance of that item or area
concerned.

There are heritage items
located in the vicinity of the
site including the following: Item 6155 – Former
Kings theatre (now
Anita’s Theatre)
 Item 6498 - Old
Railway Barracks; and
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WLEP 2009 Requirement


Proposal
Comply
Item 6167 – Houses
at 2, 4 and 6
Raymond Road.

This is addressed in the
Heritage
Report
under
separate cover.
Part 7: Local Provisions
Public utility infrastructure (Cl 7.1)
(1) The objective of this clause is to ensure that
sufficient infrastructure is available to service
development.
(2) Development consent must not be granted for
development on land unless the consent
authority is satisfied that any public utility
infrastructure that is essential for the
proposed development is available or that
adequate arrangements have been made to
make that infrastructure available when it is
required.
(3) This clause does not apply to development for
the purpose of providing, extending,
augmenting, maintaining or repairing any
public utility infrastructure.
(4) In this clause:
public utility infrastructure includes infrastructure
for any of the following:
(a) the supply of water,
(b) the supply of electricity,
(c) the disposal and management of
sewage.
Acid Sulphate Soils (Cl 7.5)
(1) The objective of this clause is to ensure that
development does not disturb, expose or
drain acid sulfate soils and cause
environmental damage.
(2) Development consent is required for the
carrying out of works described in the Table to
this subclause on land shown on the Acid
Sulfate Soils Map as being of the class
specified for those works.


There
is
sufficient
infrastructure available to
service development.
There are sufficient services
available to the site.




Not proposed.

N/A

Refer above.



Following consideration of
this issue by qualified
consultants, it is considered
that this issue has been
adequately considered.
The Contamination Report
notes that the site is in an
area of “no known risk of
acid sulfate material” and is
approximately 140 metres to
the west of an area which is
mapped as having a “low
probability of occurrence of
acid sulfate soils".



Class 5 - Works within 500 metres of
adjacent Class 1, 2, 3 or 4 land that is
below 5 metres Australian Height
Datum and by which the watertable is
accompanying
likely to be lowered below 1 metre The
Geotechnical
Report under
Australian Height Datum on adjacent
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WLEP 2009 Requirement
Class 1, 2, 3 or 4 land.

Proposal
Comply
separate cover concluded
that the site is underlain by
colluvium to a depth of about
5 m underlain and residual
soils (which are inconsistent
with
the
formation
of
estuarine acid sulfate soils).
Taking into account the
geomorphology, the results
of the laboratory testing
indicate the presence of
acidic rather than acid
sulfate soils. As such, the
preparation of an acid sulfate
soil
management
plan
(ASSMP) is not considered
necessary for the site.
(3) Development consent must not be granted Refer above.
N/A
under this clause for the carrying out of works
unless an acid sulfate soils management plan
has been prepared for the proposed works in
accordance with the Acid Sulfate Soils
Manual and has been provided to the consent
authority.

(4) Despite subclause (2), development consent The
accompanying
is not required under this clause for the Geotechnical
Report
carrying out of works if:
considered
that
the
(a) a preliminary assessment of the preparation of an acid sulfate
proposed works prepared in accordance soil
management
plan
with the Acid Sulfate Soils Manual (ASSMP) is not considered
indicates that an acid sulfate soils necessary for the site.
management plan is not required for the
works, and
(b) the preliminary assessment has been
provided to the consent authority and
the consent authority has confirmed the
assessment by notice in writing to the
person proposing to carry out the works.
(5) Despite subclause (2), development consent No such works proposed.
N/A
is not required under this clause for the
carrying out of any of the following works by a
public authority (including ancillary work such
as excavation, construction of access ways or
the supply of power):
(a) emergency work, being the repair or
replacement of the works of the public
authority required to be carried out
urgently because the works have been
damaged, have ceased to function or
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WLEP 2009 Requirement
pose a risk to the environment or to
public health and safety,
(b) routine maintenance work, being the
periodic inspection, cleaning, repair or
replacement of the works of the public
authority (other than work that involves
the disturbance of more than 1 tonne of
soil),
(c) minor work, being work that costs less
than $20,000 (other than drainage
work).
(6) Despite subclause (2), development consent
is not required under this clause to carry out
any works if:
(a) the works involve the disturbance of less
than 1 tonne of soil, such as occurs in
carrying out agriculture, the construction
or maintenance of drains, extractive
industries, dredging, the construction of
artificial water bodies (including canals,
dams and detention basins) or
foundations or flood mitigation works, or
(b) the works are not likely to lower the
watertable.
Earthworks (Cl 7.6)
(1) The objectives of this clause are as follows:
(a) to ensure that any earthworks will not
have
a
detrimental
impact
on
environmental functions and processes,
neighbouring uses or heritage items and
features surrounding land,
(b) to allow earth works of a minor nature
without separate development consent.
(2) Development consent is required for
earthworks, unless:
(a) the work is exempt development under
this Plan, or
(b) the consent authority is satisfied the
work is of a minor nature.
(3) Before granting development consent for
earthworks, the consent authority must
consider the following matters:
(a) the likely disruption of, or any
detrimental effect on, existing drainage
patterns and soil stability in the locality,
(b) the effect of the proposed development
on the likely future use or redevelopment
of the land,
(c) the quality of the fill or of the soil to be

Proposal

Not applicable.

The
accompanying
Geotechnical
Report
concluded that the proposed
earthworks are satisfactory
subject
to
further
investigation.

The proposed earthworks
are a part of the proposal for
which consent is sought in
this application.

The
proposal
involves
earthworks. The depth of
excavation will increase from
about 6m on the south
eastern side to 10m on the
north-eastern and western
sides.
The
accompanying
Geotechnical Report under
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Comply

N/A



WLEP 2009 Requirement
excavated, or both,
(d) the effect of the proposed development
on the existing and likely amenity of
adjoining properties,
(e) the source of any fill material or the
destination of any excavated material,
(f)the likelihood of disturbing Aboriginal
objects or other relics,
(g) proximity to and potential for adverse
impacts on any watercourse, drinking
water catchment or environmentally
sensitive area.
Certain land within business zones (Cl 7.13)
(1) The objective of this clause is to ensure active
uses are provided at the street level to
encourage the presence and movement of
people
(2) This clause applies to land in Zone B1
Neighbourhood Centre, Zone B2 Local
Centre, Zone B3 Commercial Core or Zone
B4 Mixed Use, but does not apply to land to
which clause 7.19 applies.
(3) Development consent must not be granted for
development for the purpose of a building on
land to which this clause applies unless the
consent authority is satisfied that the ground
floor of the building:
(a) will not be used for the purpose of
residential accommodation, and
(b) will have at least one entrance and at
least one other door or window on the
front of the building facing the street
other than a service lane.
Minimum site width (Cl 7.14)
(1) Development consent must not be granted
for development for the purposes of multi
dwelling housing unless the site area on
which the development is to be carried out
has a dimension of at least 18 metres.
(2) Development consent must not be granted for
development for the purposes of a residential
flat building unless the site area on which the
development is to be carried out has a
dimension of at least 24 metres.

Proposal
Comply
separate cover concluded
that, based on the results of
the preliminary investigation,
the site is considered
suitable for the proposed
development
from
the
geotechnical
viewpoint.
Further
investigations
including borehole drilling
and groundwater monitoring
will be required as planning
and detailed design of the
development progresses.
Active uses are proposed at
street
level which
will
encourage the presence and
movement of people along
the LHD frontage.
The site is located in the B2
Local Centre zone and
accordingly
this
Clause
applies to the proposal.



The proposal provides for an
active street frontage along
the LHD frontage with small
retail shops proposed along
the frontage at ground level.
There is no residential
development at ground level
along this frontage.

Not proposed.

The site width is minimum
95.45 metre frontage to LHD
while the site depth is 47.42
metres.
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N/A



4.3

DRAFT ENVIRONMENTAL PLANNING INSTRUMENTS (S4.15(1)(A)(II))

There are a number of draft environmental planning instruments which may need to be
further considered for the proposed development. These draft instruments are
considered below in the consent of the proposal.
4.3.1 Explanation of Intended Effect – Proposed Draft Environment SEPP (2017)

A draft State Environmental Planning Policy (Environment) for the protection and
management of the natural environment is proposed. The Draft Environment SEPP
proposes to simplify the planning rules for a number of water catchments, waterways,
urban bushland, and Willandra Lakes World Heritage Property and seeks to combine
seven existing SEPPs into a simple, modern and accessible instrument. These
environmental policies will be accessible in one location, and updated to reflect
changes that have occurred since the creation of the original policies.

The site is not affected by any of these existing SEPPs which are sought to be
consolidated. Accordingly, this draft instrument is not relevant to the current proposal.
4.3.2 Explanation of Intended Effect – Proposed new Remediation of Land SEPP
and the Draft Planning Guidelines
The draft Remediation of Land SEPP will replace SEPP 55 when gazetted. The new
provisions which will be added in the new SEPP include:


To require all remediation work that is to carried out without development
consent, to be reviewed and certified by a certified contaminated land
consultant



To categorise remediation work based on the scale, risk and complexity of
the work



To require environmental management plans relating to post-remediation
management of sites or ongoing operation, maintenance and management
of on-site remediation measures (such as a containment cell) to be provided
to Council.

The proposed changes will deliver the following improvements:
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reduce the risks associated with remediation projects



encourage proponents to better consider and plan remediation work



better protect the community from unnecessary risks, disturbance and

inconvenience


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

The overarching objective of SEPP 55 is to promote the remediation of contaminated
land to reduce the risk of potential harm to human health or the environment, which
remains relevant and will be replicated in the new SEPP. In this way, the accompanying
Contamination report adequately addresses the requirements of both SEPP 55 and the
Draft Remediation of Land SEPP. The proposal is consistent with this draft instrument.
4.3.3 Explanation of Intended Effect – Proposed Amendment to SEPP
(Affordable Rental Housing) 2009

The proposal does not involve any affordable housing under the current State
Environmental Planning Policy (Affordable Rental Housing) 2009. Accordingly, this draft
instrument is not relevant to the current proposal.

The proposal is considered to be consistent with the relevant draft environmental
planning instruments.

4.4

WOLLONGONG DEVELOPMENT CONTROL PLAN 2009 ((S4.15 (1)(A)(III))

The Wollongong Development Control Plan 2009 (‘WDCP 2009’) was adopted by
Council on 15 December 2009 and came into effect on 3 March 2010. The purpose of
WDCP 2009 is to outline built form controls to guide development and supplements the
provisions of Wollongong Local Environmental Plan 2009.

Other relevant objectives of the WDCP 2009 include
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Objective d) To ensure that development contributes to the quality of the natural
and built environments.
Objective e) To encourage development that contributes to the quality of the
public domain.
Objective f) To ensure future development responds positively to the qualities of
the site and the character of the surrounding locality.
Objective g) To encourage the provision of development that is accessible and
adaptable to meet the existing and future needs of all residents, including people
with a disability.
Objective h) To ensure development is of a high design standard and energy
efficient.
Objective i) To ensure new development is consistent with the desired future
character for the area.
Objective k) To protect areas of high scenic and aesthetic value.
Objective l) To ensure new development contributes to the safe and liveable
environments

As outlined in this Statement, the proposal is considered to be consistent with these
aims and objectives as it provides for a use which is consistent with the commercial
and mixed use character of the locality within which it is located.

The chapters of WDCP 2009 which are relevant to the proposal including the following,
which are considered in detail below:


Chapter D12: Thirroul Village Centre



Chapter B3: Mixed use Development



Chapter B4: Development in Business Zones



Chapter E3: Car Parking, Access, Servicing/loading Facilities and Traffic
Management

There are numerous other chapters which are relevant to the proposal which are
addressed in the accompanying plans and reports provided with the application under
separate cover.

4.4.1 Chapter D12: Thirroul Village Centre

This chapter contains the controls specific to the Thirroul Village Centre pursuant to
Chapter D12 within the Locality Based DCPs/Precinct Plans section of the WDCP
2009. The proposal is consistent with these controls, with the Urban Design Report
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stating:

The proposed mixed-use development helps support the desired future
character of the Northern sector by retaining core retail components including a
supermarket, providing additional residential accommodation and strengthening
and expanding upon this retail/commercial focused precinct. The proposed
development provides a fine grain of commercial and retail uses at street level
along Lawrence Hargrave Drive and King Street with residential apartments
above. This integration of uses encourages a lively main street Village Centre
and enhances passive surveillance along Lawrence Hargrave Drive, King Street
and W F Jackson Park.

The relevant controls of Chapter D12 of the WDCP 2009 are considered in Table 4.

The proposal is generally consistent with the controls of Chapter D12 of WDCP 2009;
however, the maximum height of future development on the site requires further
consideration.

Building Height

Pursuant to Clause 8(1) of Chapter A1 of the WDCP 2009, a variation to building height
is requested as outlined below:
(a) The control being varied – Building height (Cl 5.3.2(a), Cl 13.2(a) and Cl 18.1 of
Chapter D12 of WDCP 2009);

(b) The extent of the proposed variation and the unique circumstances as to why
the variation is requested – One (1) storey contingent on interpretation of the
control as outlined below;
(c) Demonstrate how the objectives are met with the proposed variations – There
are no ‘objectives’ for each of the height controls (outlined below) however the
‘General’ and ‘Strategies’ controls are akin to objectives and are therefore
considered below in relation to the height controls. It is considered that the
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proposal is consistent with these objectives; and

(d) Demonstrate that the development will not have additional adverse impacts as a
result of the variation – The proposed two (2) storey street wall height and the
third storey setback in accordance with the DCP will not adversely impact on
any nearby development given it is consistent with the scale of surrounding
development and will not overshadow or overlook any residential development
as the site is essentially isolated being bound by roads, the park and the railway
corridor.

The maximum height of buildings on the subject site varies throughout Chapter D12 of
the WDCP 2009. It is also important to note that the proposal complies with the
maximum height of buildings development standard pursuant to Clause 4.3(2) of the
WLEP 2009, which is 12 metres.

The following controls are contained in Chapter D12 in relation to overall building height
(marked in red in Table 4):

Control: Section 4. Existing Character and Future Desired Character of Thirroul
Village Centre
4.2.2(2) North Village
“…..The ocean views and view to Kennedy Hill from Lawrence Hargrave Drive at
the crossing of the railway bridge will be maintained. The northern sector will be
the focal point for retail. It will be characterised by a two storey street wall that
maintains the village scale. Three storey buildings are located in the vicinity
of the Thirroul Plaza and the Beaches Hotel”
Comment: The proposal is for a mixed use development which maintains the focal
point for retail. The proposal retains views to and from the escarpment; Kennedy Hill
and other local features (refer to the Visual Impact Assessment). The proposal provides
for a two storey street wall and a three storey building with the upper level setback from
the street, thereby complying with this control for height.

Control: Section 5. Views
5.2.2 North Village (Strategies)
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(b)…Setback the third storey of any development to minimise the impact on
ocean views”
(c)…..Setback the third storey of any development to maintain the existing street
scale”

Comment: The third storey of the proposal is setback and does not impinge on this
view (refer to the Visual Impact Assessment) or the existing street scale which
comprises two (2) storey street wall height, thereby complying with this control for
height.

5.3.2 North Village (development controls)

(a)

Limit development to three storeys, as indicated in Figure 10.

(b)

The third storey of a development must be setback minimum distance of 6
metres from front boundary;

Figure 10, illustrated in Figure 21 below, and indicates a building height of two (2)
storeys for the site, contrary to the three (3) storey limit stated in Section 5.3.2 (a).

Figure 21: Building Heights Plan - Figure 10 of Chapter D12 of WDCP 2009
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Comment: The proposal comprises three (3) storeys at any one point. The King Street
elevation is also three (3) storeys with an additional level of basement below ground
given the slope of the land. The third storey is setback 6 metres at both street
frontages, thereby complying with Section 5.3.2(a) and (b). It is considered that the
proposal generally complies with these controls notwithstanding the inconsistency
between the text and the mapping of Figure 10.

Control: Section 12. Built Form
12.2 Strategies
(a) …Promote a three storey built form with a two storey street wall within the core
retail area in the northern part of the Village Centre to maintain a village scale.

Comment: The proposal has a two (2) storey street wall height along both LHD and
King Street frontages of the site. The third storey is setback 6 metres from the street
frontages, thereby complying with Section 12.2(a).

Control: Section 13. Building Height

13.1 General
1. Building heights contribute to enhancing view corridors, emphasising the identity and
legibility to significant structures, as well as framing important views and vistas.
Coordinating the scale of buildings can also assist in the development of street
character. In this regard, Thirroul Village Centre is best served by a uniform building
height and scale that relates well to each other and provides appropriate definition to
the street.

13.2 Building Heights
a) Building height is limited to two storeys except where specified in Figure 10.
Comment: The proposal is considered to be consistent with the ‘General’ controls for
this section as the proposed two (2) storey street wall height allows the maintenance of
view corridors to the escarpment and Kennedy Hill and emphasises the identity and
legibility to other significant structures in the area (including Anita’s theatre, heritage
item), as well as framing important views and vistas.
STEVEN LAYMAN CONSULTING
PAGE 60

The proposal partially complies with this control in that a two (2) storey street wall
height is proposed while the upper (third) storey is setback from the street.

Control: Section 15. Building Setbacks

15.1 General
1. Buildings in retail centres are typically built to the street and side boundaries,
creating a continuous retail strip that addresses the street and is directly
accessible from the footpath. The maintenance of perimeter block developments
defines streets and public spaces. This pattern of development contributes to the
intensity of retail developments, reinforces the potential for economies of scale
and offers pedestrian amenity and weather protection particularly where awnings
are provided.

15.2.1 Street Setbacks
a) Zero street setback and a street wall of up to two storeys to be maintained to
retain the character of the locality.
b) The third storey of a proposed development is required to be setback a minimum
of 6 metres from the front building line.
Comment: The proposal provides a zero front setback for the south-east section of the
frontage to LHD while an increased setback is proposed to the north consistent with the
DCP. The proposed third storey is setback 6 metres from the LHD and King Street
frontages of the site, thereby complying with this control and objectives (General).

Control: Section 18. Block Diagrams
18.1 General
1. This part of the Precinct Plan sets out building envelope controls for the Northern
and Southern sectors of the Thirroul Village Centre. The controls address
heights, setbacks, build-to-lines, building depth and site coverage.
2. The aim of the design controls are to ensure that all development proposals are
of an appropriate bulk and scale and maintain the desirable aspects of the local
character, as well as taking into account environmental considerations.
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3. This part of the Precinct Plan sets out the design controls for each block in the
Thirroul Village Centre (refer to Figures 11 and 15). The building envelopes
provided describe and give expression to required building forms and location,
and may be found at the conclusion of each locality.
4. The building envelopes for the Northern Village and the Southern Village are
defined by the following design controls as specified in Clauses 12 – 16 of this
Precinct Plan, namely:
a) Building heights;
b) Building depths;
c) Build to lines;
d) Building setback;
e) Building separation; and
f) Site coverage.
5. The specified building envelopes are critical in achieving the desired future
character of Thirroul. Any deviation from these diagrams or controls must be
sufficiently justified and must be consistent with the vision and strategies
contained in this plan.
The block diagrams relevant to the subject site include the following:




Figure 16 – 2 storey limit illustrated in Figure 22;
Figure 18 – 2 storey limit illustrated in Figure 23; and
Figure 19 – generic section illustrated in Figure 24.

Comment: The proposal achieves the aim of these controls as it is of an appropriate
bulk and scale as it provides a two storey wall height consistent with other existing
development in the area and maintains the important visual connections to local
landmarks. The proposal also maintains the desirable aspects of the local character,
being within a coastal setting and with good sightlines to the escarpment and Kennedy
Hill being maintained by the proposal. The proposal also takes into account
environmental considerations including limiting tree removal and providing additional
landscaping within a deep soil zone on the site.

The proposal complies with the generic section of Figure 19 of Chapter D12 in that a
two (2) storey street wall height is provided with a third storey setback 6 metres from
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the street. The building form and building envelope control plans (Figure 16 and 18
illustrated below) are consistent with Figure 10, however, are inconsistent with the
various other controls which deal with building height in Chapter D12 of WDCP 2009.

It is also noted that the proposal complies with the other controls outlined in this
section, including building depths, building setbacks, building separation and site
coverage controls. In this way it is considered that the proposal is generally consistent
with these controls and objectives of this section.

Figure 22: Figure 16: Building Form Control - North (Source: WDCP 2009)
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Figure 23: Figure 18: Indicative Building Envelope - North (Source: WDCP 2009)

Figure 24: Figure 19: Generic Section/ Building Heights (Source: WDCP 2009)
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Control: 19 Architectural Character
19.1 General
1.

A high level of urban design quality is greatly dependent on the design and
appearance of buildings. Well-designed buildings not only improve the character
and appearance of the streetscape but also contribute to the coherence of the
Village Centre.

19.2 Objectives
a) To promote high quality architectural design;
b) To ensure building designs reinforce the character of the street; and
c) To ensure building designs reflect the cultural distinctness of the local culture.

19.3.2 North Village
a) Development must not be more than 3 storeys in height, with the upper storey
set back a minimum of 6 metres from the street.
b) ….
c) Implement a continuous two storey street wall along Lawrence Hargrave Drive;

Comment: The proposal is a contemporary well-designed building which has taken into
consideration the thorough site analysis undertaken by the architect early in the design
process. The proposal achieves the objectives of the majority of planning controls,
maintaining the village feel of a two storey street wall height and maintaining important
view corridors to local landmarks and an active frontage to LHD. In these ways, the
proposed building design reinforces the retail and architectural character of the street.

The architectural design is of a high quality, evidenced in the photo montages and
elevations submitted with the proposal and the accompanying Urban Design and SEPP
65 reports. The use of coastal compatible materials such as timber and brick detailing
reflect the cultural distinctness of the local coastal culture.

It is considered that the proposal improves the character and appearance of the
streetscape and also contributes to the coherence of the Village Centre. In this way, the
proposal is considered to be consistent with the general controls and objectives in
relation to architectural character.
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In relation to the controls, the development comprises three (3) storeys with the upper
level setback 6 metres from the street boundaries. The proposal provides for a
continuous two (2) storey wall height along the LHD frontage.

In essence, the building height for the Thirroul Village Centre is set by Section 4 of
Chapter D12, which includes the desired future character controls for the Thirroul
Village Centre. These controls state (Cl 4.2.2(1) and (2)):

4.2.2 North Village
1. The northern sector of the Village Centre will retain core retail village
components, including supermarkets, the Beaches Hotel and the Thirroul Plaza.
Additional residential activity will be provided; residences will retain the
architectural character of the proximity and views to the ocean will be
maintained.

2. The ocean views and view to Kennedy Hill from Lawrence Hargrave Drive at
the crossing of the railway bridge will be maintained. The northern sector will be
the focal point for retail. It will be characterised by a two storey street wall that
maintains the village scale. Three storey buildings are located in the vicinity of
the Thirroul Plaza and the Beaches Hotel. The street character will be enhanced
and improved by providing increased setbacks to the public domain.

It is considered that the proposal is consistent with this desired future character as:


The proposal provides for core retail village components, including a
supermarket, as well as additional residential uses all of which is to be
constructed in utilising compatible materials such as timber and brick detailing
commiserate with its coastal setting which will retain the architectural character
of the area;



The ocean views and view to Kennedy Hill from LHD at the crossing of the
railway bridge will be maintained as well as general vistas throughout the locality
by the proposal given the proposed two storey street wall height and the setting
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back of the upper (third) level;


The proposal achieves a two (2) storey street wall height that maintains the
village scale and is consistent with existing development in the street, including
the adjoining Beaches Hotel, Anita’s Theatre and development located on the
opposite (eastern) side of LHD;



The third storey is setback from the street so as to reduce its scale and maintain
the two storey wall height to the street. The site is identified as being for three
storey development in the controls; and



The proposal is setback slightly at the northern end of the LHD frontage to allow
for the bus stop and enhance the public domain in this area which improves the
street character and improves the public domain required by the controls;

Accordingly, it is requested that Council grant a variation to Clauses 5.3.2(a), 13.2(a)
and 18.1 (for Figures 22 & 23 of the WDCP 2009) as the proposal is consistent with the
desired future character of the Thirroul Village Centre as outlined above.

Table 4: Consideration of Chapter D12: Thirroul Village Centre of WDCP 2009
DCP CH. D12 REQUIREMENTS
PROPOSAL
COMPLY
4. Existing Character and Future Desired Character of Thirroul Village Centre
4.2 Desired future character of Thirroul Village Centre

1. The significance of the Thirroul Village Centre The proposal is a mixed use
as a commercial and retail precinct with cultural development.
linkages to the community of Thirroul as well as
Thirroul’s history can be strengthened through
the expansion of existing commercial/retail
operations, the encouragement of mixed-use
development designed to foster a lively main
street Village Centre, and improvements to
community facility provisions.

2. The linkages between the Village Centre, the The proposal achieves this
history of Thirroul and the community will be vision in that the proposal
accommodated through the adoption of allows for ground floor retail
appropriate built forms and land uses that sues
with
upper
level
respond to the social and cultural aspirations of residential development.
the community. The Village Centre will retain
its identity as a low-rise township and a social /
cultural hub.
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3. Thirroul’s historic ‘gateway’ role to the Northern
Suburbs will be maintained through the
provision of retail and parking areas servicing
Lawrence Hargrave Drive.
4. Promoting economic growth within the Village
Centre particularly in retail and small
businesses will provide local employment and
support the needs of the community. A strong
local economy will enable people to shop, work
and relax near their home and enjoy the
benefits of high accessibility to services in
regional centres.
5. Development of the Village Centre should
appropriately
respond
to
the
natural
environment in Thirroul, which includes but is
not limited to the conservation and protection of
natural resources, the coastal climate, the
Illawarra Escarpment and the Pacific Ocean.
Refer to Figures 2 and 3 (Structure Plan).

6. The South and North Villages will retain the
character provided by the two contrasting
natural scenic elements of the Illawarra
Escarpment to the west and the ocean to the
east. Future built forms must maintain these
views and sightlines to preserve connections to
the escarpment and water. To ensure this,
building separation, building height limits and
roofline controls will ensure a built form that
does not obstruct views from the Village
Centre. The Villages will also retain their
distinctive cultural identity, but be better
supported by retail amenity and the convenient
clustering of community and educational
facilities in or near the Village Centre.
7. The existing street and built form character of
the Village Centre should be retained. New
buildings should be designed and articulated
through vertical components and roof forms
and contribute to the character of the Village
Centre by adding visual interest to the skyline
when viewed from street level or surrounding
key vantage points. Street frontages should
continue to have an active character with

PROPOSAL
COMPLY

The proposal is a mixed use
development with retail at
ground level and car parking
to the rear.

The proposal is a mixed use
development.

The proposal retains views to
the escarpment and provides
for additional landscaping
opportunities throughout the
site.
The proposal is consistent
with the Structure Plan (Figure
3) which denotes the site as
“core retail”. The proposal
involves retail at ground level,
comprising a supermarket and
speciality shops.
The proposal is a mixed use
development and retains view
lines to and from the
escarpment, Kennedy Hill and
all nearby landscape features
(refer to the Visual Impact
Assessment).

The proposal is a mixed use
development which provides
articulated facades to the
street and the upper levels
setback to reduce bulk and
scale.
Awnings are also
proposed along the street
frontage.
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continuous retail uses on the ground level.
Continuous awnings will also be retained along
footpaths.
8. The distinctive characteristics of the South and
North Villages give them individual identities,
functions and forms (described below).
4.2.2 North Village
1. The northern sector of the Village Centre will
retain core retail village components, including
supermarkets, the Beaches Hotel and the
Thirroul Plaza. Additional residential activity will
be provided; residences will retain the
architectural character of the proximity and
views to the ocean will be maintained.

PROPOSAL

COMPLY

Refer below.



The proposal is a mixed use
development which provides a
supermarket as well as
specialty shops, which fulfils
the
‘core
retail
village
component’.
Additional
residential activity is also
provided on the upper levels.
The proposal is for a mixed
use
development
which
maintains the focal point for
retail. The proposal retains
views to and from the
escarpment; Kennedy Hill and
other local features (refer to
the
Visual
Impact
Assessment).



2. The ocean views and view to Kennedy Hill from
Lawrence Hargrave Drive at the crossing of the
railway bridge will be maintained. The northern
sector will be the focal point for retail. It will be
characterised by a two-storey street wall that
maintains the village scale. Three storey
buildings are located in the vicinity of the
Thirroul Plaza and the Beaches Hotel. The
street character will be enhanced and improved
by providing increased setbacks to the public
domain.
The proposal provides for a
three storey building.
3. Access, appearance and views throughout the The proposal allows for vistas
Northern Village will be maintained.
up and down the street and
towards the escarpment to be
maintained.
5 Views
1. Existing views from the Village Centre to the The proposal retains views to
escarpment and water are important visual the escarpment (refer to the
components which should be maintained as a Visual Impact Assessment).
backdrop to the Village Centre.
2. Future built forms need to maintain views to the The proposal retains views to
escarpment and sightlines that preserve the escarpment (refer to the
connections to the escarpment and water. In Visual Impact Assessment).
this regard, building separation, building height
limits and roofline controls need to maintain a
built form rhythm that does not obstruct views
from the Village Centre.
5.2.2 North Village (Strategies)
a) Retain Ocean views and view to Kennedy Hill The
proposal does
not
from Lawrence Hargrave Drive at the crossing impinge on this view (refer to
of the railway bridge;
the
Visual
Impact
b) Setback the third storey of any development to Assessment).
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minimise the impact on ocean views; and
c) Setback the third storey of any development to
maintain the existing street scale.
5.3.2 North Village (development controls)
a) Limit development to three storeys,
indicated in Figure 10.

PROPOSAL

COMPLY

as The proposal comprises three
(3) storeys, at any one point.
The King Street elevation is
also three (3) storeys with an
additional level of basement
below ground given the slope
of the land.



b) The third storey of a development must be The third storey is setback 6
setback minimum distance of 6 metres from metres along both street
front boundary;
frontages (LHD and King
Street).



c) Any new development may be required to
lodge
a
photomontage
to
Council,
demonstrating the proposed development does
not detract from views of the escarpment;



A view analysis has been
provided, demonstrating that
the view lines are retained by
the proposal (refer to the
accompanying Visual Impact
Assessment).
The proposal maintains the
views to and from the
escarpment and Kennedy Hill
as
outlined
in
the
accompanying Visual Impact
Assessment. The existing
scale within the street is
marinated by the proposal,
achieved by setting back the
third storey of the proposal.

d) Any development above 1 storey, within the
boundaries of Lawrence Hargrave Drive,
McCauley Street, Station St and Raymond
Road, must demonstrate that views to the
ocean northbound on Lawrence Hargrave
Drive are not obstructed. Refer to Figure 4.
6 Activities
6.3 Development Controls
a) In the 3(a) General Business Zone, retail or
commercial activities must be provided at
ground floor along Lawrence Hargrave Drive;
and

The site is not located within
this area.

N/A

Retail uses are proposed at
ground level along the LHD
frontage, which takes into
consideration the change in
topography along this frontage
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PROPOSAL
COMPLY
by stepping these retail
spaces to align with the street
level. The proposed awnings
and outdoor dining areas
along this frontage and the
fine grain nature of the
proposed
individual
retail
tenancies along this frontage
all assist in activating the
street.

b) Commercial and residential activity is permitted Residential development is
above ground floor.
proposed on the upper levels
of the proposal.
7 Public Domain
7.2 Strategies
a) Strengthen the north-south connections The proposal is not contrary to
between the two sides of the Village Centre this requirement.
across the rail way line.
b) Strengthen the east-west pedestrian links The proposal is not contrary to
between the Village Centre and Thirroul Beach. this requirement.



c) Provide additional pedestrian links to public A footpath is proposed along
transport nodes and key locations within the the LHD frontage.
Village Centre. Refer to Figure 5.



d) Any new development must be designed to Accessibility is addressed in
allow equitable access to all people, including the
application
and
is
people with disabilities.
satisfactory subject to further
design
detail
at
the
Construction Certificate stage
(refer to Access Compliance
Assessment Report under
separate cover).



e) Improve the bicycle network through the Village
Centre, particularly in linking the cycleway that
runs from Wollongong to Thirroul, but
terminates at McCauley’s Beach.

The proposal is generally
consistent
with
this
requirement, providing level
access with the street.



Provide improved pedestrian links between the The proposal is generally
two sides of the Village Centre.
consistent
with
this
requirement.



f)

g) Provide clear pedestrian routes from parking The
proposal
provides
areas to retail and commercial areas wherever pedestrian oaths form the cart
site amalgamation is possible.
parking areas.
h) Maintain and enhance the existing open space The
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street system with landscaped links
surrounding open spaces.

PROPOSAL
COMPLY
to linkage to the adjoining public
open space (W F Jackson
Park).

i)

Retain identified significant vegetation within There are no significant trees
the Thirroul Village Centre such as the two proposed to be removed for
Moreton Bay Figs on the eastern and western the proposal.
sides of the railway line.



j)

Retain and enhance the landscape character of Landscaping
is
proposed
the area to reinforce the identity and function of throughout the site (refer to
the Village Centre and its relationship with the Landscape Plan).
escarpment.



The proposal will provide an
aesthetically
improved
development adjoining this
Park
with
landscaping
proposed throughout the site.



Enhance pedestrian amenity with appropriately The proposal provides a new
located art works and elements including footpath and awning across
lighting and landscape treatments.
the frontage of the site (refer
to public domain plan).
8 Pedestrian and Bicycle Circulation
8.1 Development Controls
a) Where sites are procured with a street frontage The proposal provides a level
of >50m, pedestrian laneways must be frontage between the street
incorporated into the development in order to and the shops at ground level.
increase the viability of the Town Centre.
A footpath is also provided
along the frontage of the site.



b) Vehicular laneways should also provide direct There is separate pedestrian
and unimpeded pedestrian access where car and vehicle access points to
parking areas for retail and commercial the development.
activities would otherwise be inaccessible for
pedestrians.



c) Access points must be appropriately lit and The car parking access is from
clearly legible from adjoining circulation the side street and shall be
spaces.
clearly lit and signposted.



d) Provide at grade access to
commercial uses along the street.

and The proposal provides a level
frontage between the street
and the shops at ground level.



e) The location of cycle ways and cycle racks Numerous bicycle racks are
must support cycle access to local amenities provided on Basement level 1
and public transport links.
for retail uses.



k) Improve the visual amenity of public spaces
and parks throughout the Village Centre
especially W. F. Jackson Park, the War
Memorial, and the proposed Southern square.

l)

retail
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PROPOSAL

COMPLY

Provide cycle racks for bicycle parking which
comply with council’s standards. Refer to
Figure 6 for proposed and existing pedestrian
and bicycle routes.
9 Footpaths and Parks
9.1 Development Controls
a) Provide parks with pedestrian linkages to the
Village Centre. These connections will be
strengthened with direct, accessible and legible
pathways.

Numerous bicycle racks are
provided on Basement level 1
for retail uses.



Direct access to the adjoining
park is provided in the
proposal.



b) Provide continuous pedestrian footpaths.

Pedestrian
footpaths
are
provided around the frontages
of the proposal.

f)





c) Enhance the quality of open spaces by Natural surveillance of the
increasing useable spaces for active and park is improved by the
passive recreational activities.
proposal.

d) Ensure appropriate landscape treatments exist Provided.
along pedestrian access ways.



e) Provide storage facilities for bicycles.



Numerous bicycle racks are
provided on Basement level 1
for retail uses.

10 Public Transport
10.2 Development Controls
a) Provide bus stops as indicated in Figure 7.
The existing bus stop along
b) Bus shelters must be located at every bus stop. the front of the site is retained
by the proposal.
11 Parking for Vehicles and Bicycles
11.2 Development Controls
a) Maintain parallel parking along LHD
No change to on-street
parking
b) Provide on-street parking as indicated in Figure No change to on-street
6.
parking






c) Pedestrian safety provided in design of parking Separate pedestrian access
areas.
provided to shopfronts & retail
lobby



d) Incorporate pedestrian access into vehicular Separate pedestrian access
laneways
(where
inaccessible
to provided to shopfronts & retail
retail/commercial parking).
lobby



e) Provide rear vehicle access where required.

None required
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DCP CH. D12 REQUIREMENTS
Sites between LHD, McCauley & Raymond Rd.

PROPOSAL
Site not located in this area.

g) Entry and exit ramps at grade for car length Provided
before crossing footpath.
h) Well-lit parking areas provided for night time Underground
use.
lighting

COMPLY
N/A


parking

with



i)

Parking areas - shade trees.

Underground parking provided



j)

Driveways - minimal impact on street/laneway Minimal impact to King Street
through appropriate design measures.
from vehicle entry.



k) Provide surface parking for retail / commercial Underground
uses (Part E).
supermarket

parking

for



Refer to Traffic Report.



m) Council will consider parking concessions Refer to Traffic Report.
where sufficient market evidence indicates is
acceptable.



n) Parking for residential uses underground.

Underground parking provided



o) No additional access to LHD.

No access to LHD



l)

Residential parking standards - Part E.

p) No access to LHD where existing/potential rear No access to LHD
laneway.



q) Maintain servicing areas to rear of properties.

No access to LHD



r)

No access to LHD



Not visible from the street.



Waste servicing away from main frontage

s) Air conditioning facilities not visible from street.
t)

Underground parking within major retail Underground parking provided
portions of Village Centre (all new 2-3 storeys).

u) Vehicles enter/exit sites in forward direction.

Complies

v) Provide min bicycle parking for retail use;
i) 1 space per 300m² of GFA for employees;
ii) 1 space per 200 m² of GFA for shoppers.

Bicycle storage is provided in
the basement (both levels).

w) further 10 bicycle parking spaces will be Refer above
provided in the Village Centre
12 Built Form
12.2 Strategies
a) Enhance the definition of public spaces in the The proposal provides a zero
Village Centre by maintaining a zero front front
setback
south-east
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setback and consistent built edges.

PROPOSAL
COMPLY
portion of the frontage and
steps back to accommodate
the bus stop and outdoor
eating areas. This also allows
for vistas along the street and
towards the northern end of
the centre (discussed at PreDA).

b) Provide rear setbacks so that laneways and/or Laneway not proposed. A
driveways can be implemented.
deep soil zone is proposed
along the rear boundary.



c) Design and articulate buildings with strong The
design
incorporates
vertical proportions, reflective of the existing columns and other vertical
buildings in the Village Centre.
elements which is consistent
with existing buildings in the
centre.



d) Promote two storey built form within the The site is not located in the
southern part of the Village Centre.
southern part of the village.

N/A

e) Promote a three storey built form with a two
storey street wall within the core retail area in
the northern part of the Village Centre to
maintain a village scale.

f)

Enhance and improve street character through
providing increased setbacks in the Thirroul
Plaza and Beaches Hotel vicinity so that
access and visual appearance throughout the
northern section of the Village Centre is
maintained.

The proposal is a three (3)
storey building with a two
storey street wall height along
both LHD and King Street
frontages of the site. The third
storey is setback 6 metres
from the street frontages.
The proposed frontage steps
back to accommodate the bus
stop and outdoor eating areas
and allows for vistas along the
street
and
towards
the
northern end of the centre
(discussed at the Pre-DA).

The
proposed
retail/commercial uses are
proposed along the frontage to
LHD
with
the
larger
supermarket space located
behind these facades allowing
for the smaller, fine grain shop
appearance at street level,
avoiding
the
‘big
box’
h) Limit building depth above ground floor to 18 appearance.
metres to enable both residential and The residential apartments







g) Accommodate retail and commercial uses by
allowing deeper building footprints for the retail
component within buildings, but maintain the
town centre’s character by avoiding ‘big box’
built form typology.
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commercial uses to achieve cross ventilation
and solar access.
Refer to Figures 12, 13, 18 and 19.
13 Building Height
13.2 Development Controls
Building Heights
a) Building height is limited to two storeys except
where specified in Figure 10.

Floor to Floor Heights
a) Ground floor (retail) - floor-to floor height of
>4.5m (min height 4.2m floor to ceiling).
b) Max floor-to-floor height of levels above ground
floor is 3m (min floor to ceiling height of 2.7m).
Roof Height
a) The maximum height from the upmost level to
the top of the roof is 1.5 metres (Part 5).
Refer to Section 24.2 Roof Form Controls.
14 Building Depth
14.1 Development Controls
a) A maximum building depth of 30 metres is
permitted for the ground floor for retail and
commercial uses unless otherwise indicated on
the block diagrams.

PROPOSAL
COMPLY
have complying apartment
depths with the ADG controls.

The proposal is a three (3)
storey
development
and
complies with the overall
maximum height limit for the
site of 12 metres and Cl 5.3.2
of this Chapter.

Complies
with LEP
On merit
Refer to
variation
above

ADG (Cl 6A of SEPP 65)
ADG (Cl 6A of SEPP 65)

N/A
N/A

A flat roof is proposed,
complying with this control.


The shops along the LHD
frontage comply, however, the
supermarket at the rear has a
depth >30m.


(refer
below)

Fine grain retail shopfronts are
provided along he LHD Drive
in front of the supermarket
which has a depth >30
metres.



c) Max building depth -18m permitted for second Apartments on upper floors
and third storeys to accommodate for have compliant depths with
residential or commercial uses unless the ADG.
otherwise indicated on the block diagrams.



d) Max depth (residential) -18m (incl balconies).

Refer above.



e) The maximum depth for single aspect
apartments is 8 metres from a window.
15 Building Setbacks
15.2.1 Street Setback
a) Zero street setback and a street wall of up to
two storeys to be maintained to retain the

Addressed
in
consideration.

b) Retail and commercial buildings, with a depth
exceeding 30 metres, must be sleeved with
fine grain retail in order to avoid ‘big box’ style
malls.

ADG



The proposal provides a zero
front setback for the south-
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character of the locality.

PROPOSAL
COMPLY
east section of the frontage to
LHD while an increased
setback is proposed to the
north consistent with the DCP.

b) The third storey of a proposed development is The proposed 3rd storey is
required to be setback a minimum of 6 metres setback 6 metres from the
from the front building line.
LHD and King Street frontages
of the site.
15.2.2 Side Setback
a) Buildings are to generally have zero side Zero side setbacks are
setbacks throughout the Northern Village, proposed with a minor setback
reinforcing the block perimeter character of the adjoining
the
Park
for
village centre.
communal
open
space,
access and overland flow
path.
b) Separation distances between buildings, as The site is not located in the
indicated in Figure 12 are required throughout southern village.
the Southern Village.
15.2.3 Rear Setback
a) Refer to the block diagrams for other setback
controls. Refer to Part 5.
16 Site Coverage
16.2 Development Controls
1. Mixed Use Buildings with Ground Floor Retail
a) The maximum site coverage for mixed-use
buildings is 80% of the site.
Refer to Figures 13 and 17 –90% maximum.
17 Contributory Buildings
17.2 Development Controls
a) New developments are to refurbish and/or
integrate contributory buildings.
18 Block Diagrams
 Figure 16 – 2 storey new
 Figure 17 – 90% Max site coverage
 Figure 18 – 2 storey new
 Figure 19 – generic section



On merit

N/A



The proposal is consistent
with the block diagrams.

Figure 17 specifies maximum
site coverage of 90% for the
site. The site coverage of the
proposal is 86%.



The site does not have any
contributory buildings.

N/A

3 storey height
86% site coverage
3 storey height
Complies with maximum depth
and setbacks of upper levels.

No

No


19 Architectural Character
19.3 Development Controls
a) Express vertical elements within the façade Vertical elements have been
rather than floor levels.
included in the design.



b) Use windows with vertical proportions.



The shopfronts provide the
vertical proportions as well as
the columns along the LHD
frontage of the site.
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PROPOSAL

COMPLY

c) Provide predominantly glazed shop fronts to all Glazed shop fronts are
ground floor retail areas and minimise blank provided to all ground floor
walls at street level.
retail areas, with no blank
walls at the street level to
LHD.



d) Limit opaque or blank walls for ground floor Glazed shop fronts are
uses to 20% of the street frontage.
provided to all ground floor
retail areas, with no blank
walls at the street level to
LHD.



e) Highly reflective finishes and curtain wall Render and glazed surfaces
glazing are not permitted above the ground are proposed above the
floor.
ground floor level.



f)



All buildings must express internal functions in The
facades
adequately
their facade.
reflect the use of building
portions.
The proposal has been
designed to minimise the bulk
and scale of the building when
viewed from the street. The
design uses vertical elements
above the awning through the
balcony doors and window
elements as well as changes
in building materials in this
portion of the building. The
proposed timber panelling and
sections of detailed brickwork
extending across both storeys
along the LHD street frontage
further assists with this
objective.



h) Articulate and fragment building walls There are no blank walls on
addressing the street to add visual interest.
any of the street frontages
with
largely
fine
grain
individual glazed shop fronts
creating street activation at
ground level. The proposed
awning along the street
frontages also assists in
adding visual interest to the
building form.



g) Adopt vertical emphasis above awnings and
avoid horizontal emphasis, particularly broad
opaque, blank walls, and horizontal windows
above the awning level.
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i)

Emphasise built form corners.

PROPOSAL
COMPLY
The facade to LHD is
adequately articulated with
glazed shopfronts while the
upper levels have balconies
and window detailing to the
street. The King Street façade
comprises
active
retail
frontages along the street
frontage with the upper levels
being setback.
The site is not located on a
corner lot.

19.3.2 North Village
d) Development must not be more than 3 storeys The development comprises
in height, with the upper storey set back a three (3) storeys with the
minimum of 6 metres from the street.
upper level setback 6m from
the street boundaries. The
proposal complies with the
overall height limit under the
WLEP 2009.
e) Maintain the architectural character of the
Northern part of Thirroul Village by responding
to its proximity to Thirroul Beach and also to its
surrounding residential areas.

f)





The proposed design includes
the use of a light colour palette
and integration of timber
panelling and brick detailing
which is appropriate and
compatible with its coastal
setting.

Implement a continuous two storey street wall The proposal provides for a
along Lawrence Hargrave Drive; and
continuous 2 storey wall
height along the LHD frontage.

g) Three storeys in the area confined to the
vicinity of McCauley Street and King Street to
increase the vibrancy of Thirroul’s core retail
identity.
Refer to Figure 21.
20 Awnings
20.3 Development Controls
a) Provide continuous awnings along the street
frontage to all new developments within the
Village Centre.

N/A



The site is not included in this
area.

N/A

A continuous awning is
proposed along the LHD
frontage of the site.



b) Provide awnings in modules to match building Refer above.
frontages.



c) Provide almost flat awnings with slim vertical Refer above.
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fascia’s and/or eaves (not to exceed 300mm).

PROPOSAL

COMPLY

d) Awnings are to be located over all building An awning is proposed over
entries to indicate entry points.
the retail lobby entry area.



e) Awnings must be setback from the kerb a
minimum of 600mm and where possible have a
minimum depth of 3 metres.
22 Active Street Frontages
22.3 Development Controls
a) The street address to residential, retail and
commercial uses within each building is
required to be separate.

The awning is setback.



There
are
separate
lobby/entry areas for the retail
and residential uses.



b) The uses of basements are to be limited to car The basement levels are only
parking, servicing and access to upper floors.
for car parking, servicing and
access to upper floors.



c) Appropriate materials and treatments such as
slip resistant materials, tactile surfaces and
contrasting colours must be used at building
entries to ensure legibility and safety for all
users.



The access report considers
that
the
proposal
is
satisfactory subject to detailed
design.



d) Shop fronts along all streets must be Glazed shop fronts are
predominately glazed and accompanied by an provided to all ground floor
entry.
retail areas with individual
entries into the shops.
e) Roller shutters on shop fronts are not permitted
unless
they
provide
adequate
visual
permeability.
23 Building Entrances
23.3 Development Controls
a) Entrances visible from the street and well lit.
b) Entrances accommodate furniture movement.
24 Roof Forms
24.3 Development Controls
a) The maximum slope of a roof must be 20º.



No roller shutters on shop
fronts are proposed, refer
above.

areas

are



the

roof



b) All roof forms and roof top elements must not
exceed the maximum allowable height limit for The proposal complies with
the site. This must be in the form of 4.5 metres the maximum height limit.
for the ground floor, 3 metres for the second
and third storeys, and 1.5 metres for the roof.
Pop up roof features are
c) Use parapets in the core retail areas.
proposed along the LHD
d) Skillion and vaulted roofs are permitted.
frontage which adds visual
e) Flat roofs are not to dominate the built form.
interest to the roof form and



The
entry
satisfactory.

The slope
complies.
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DCP CH. D12 REQUIREMENTS
f) Flat roofs are not to occupy more than 50% of
the total roof area.
g) Where flat roofs are proposed, the design must
incorporate parapets or rooftop features to
make unsightly lift overruns, air conditioning
facilities, rooftop plant and machinery obscured
from view.
25 Materials and Finishes
25.3.1 Materials
a) Utilise high quality and durable materials and
finishes.
b) Avoid expanses of any single material.
c) The following materials are preferred:
i) Face brick with coloured render;
ii) Plain glass windows; and
iii) Timber windows.
25.3.2 Colours
a) Avoid the use of primary colours.
b) Colour schemes should complement the
surrounding natural environment, particularly in
regards to the colours from the escarpment
and the coastline. These colour schemes
include but are not limited to natural shades of:
i) Sand
ii) Ochre,
iii) Turquoise and
iv) Light blue green
26 Visual and Acoustic Privacy
26.3.1 Visual Privacy
a) Provide adequate distances between opposite
windows and private open spaces.
b) Comply with:
i) metres between non habitable rooms in
adjoining buildings;
ii) 9 metres between a habitable room and a
non-habitable room in adjoining buildings;
and
iii) 12 metres between two habitable rooms in
adjoining buildings.
c) Ensure
adequate
screening
between
balconies.
d) Offset windows from one building to another
building to minimise overlooking.
e) Orientate the main living spaces within
apartments to the street and/or rear gardens.

PROPOSAL
COMPLY
also
provide
additional
opportunities
for
natural
daylight and ventilation to the
apartments below.

The proposed design includes
the use of a light colour palette
and an integration of a variety
of materials including timber
panelling, rendered surfaces
and faces brick as well as
metal cladding and mesh
metal screens. Numerous
vertical louvre metal and glass
privacy screens are also
proposed
with
glazed
balustrades and doors also
proposed.
All
of
these
materials are appropriate and
compatible with its coastal
setting.



Refer to the ADG controls
pursuant to Clause 6A of
SEPP 65.

N/A

26.3.2 Acoustic Privacy
a) Design the internal layouts of apartments and Refer to the Acoustic report
the location of courtyards, terraces / balconies, under separate cover.
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DCP CH. D12 REQUIREMENTS
PROPOSAL
and openings to minimise noise transmission.
b) Sound insulation requirements between
separating floors, ceilings and walls of
adjoining dwellings must exceed the Building
Code of Australia minimum specifications.
c) Incorporate noise attenuation measures, such
as double-glazed windows in all development.
d) Minimise the noise impacts of goods and
service deliveries as well as waste and
garbage collections.
e) Minimise the noise impacts associated with
restaurants and cafes.
f) Any
residential
development
above
entertainment venues must address this
potential conflict at conceptualisation stage and
lodge a noise report with the development
application. Council’s conditions of consent
may include limited hours for noisy activities
and / or requirements for acoustic treatment.
27 Solar Access, Overshadowing & Natural
Daylight
a) Comply with BASIX Design Guidelines.
Proposal
complies
BASIX.

COMPLY

with



b) Ensure habitable rooms receive min 3 hours of Pursuant to Clause 6A of
sunlight between 9am & 3pm on winter solstice SEPP 65, this clause has not
(21 June).
effect.

N/A

c) Principal private open space must receive at Pursuant to Clause 6A of
least 3 hours of sunlight to 50% of its area SEPP 65, this clause has not
9.00am and 3.00pm on the winter solstice (21 effect.
June).

N/A

d) Access to sunlight is to be substantially
maintained so that private and public open
spaces and existing windows of all habitable
rooms in adjoining buildings receives at least 3
hours of sunlight between 9:00am and 3.00pm
on 21 June.

There is no directly adjoining
residential development to the
site.
there
is
some
overshadowing
to
the
properties on the southern
side
of
LHD
are
overshadowed
in
the
afternoon
in
mid-winter,
however,
maintain
solar
access
throughout
the
morning in

e) Provide certified shadow diagrams prepared by Shadow diagrams provided.
a suitably qualified person such as an architect,
engineer or a town planner that accurately
describe the overshadowing impact of the
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DCP CH. D12 REQUIREMENTS
proposed built form.

PROPOSAL

COMPLY


f)

Design dwellings so that main living areas are
north facing, or oriented toward the primary
outlook and aspect, for example street frontage
or courtyards.

The majority of the proposed
apartments
have
some
northerly aspect and have a
good outlook either towards
the escarpment, communal
open space or the town
centre.

g) Locate living spaces and open spaces to The proposed apartments
maximise access to sunlight.
facing south also have some
aspect facing west or east.



h) Provide south facing units with alternative These areas are generally
orientation to ensure the provision of solar located on the internal wall of
access.
the
proposed
apartments
allowing the living areas to
benefit from overlooking the
street, open space or the
escarpment and for good solar
access.



i)

Locate non-habitable rooms such as laundries, Louvres are provided
bathrooms and kitchens in the southern parts shade and privacy.
of the buildings, unless the primary outlook and
/ or aspect are in a southerly direction.



j)

Provide adjustable shading devices for shading Provided.
and glare control.



k) Ensure windows are of adequate size and Provided.
proportion to maximise access to natural
daylight.



l)



for

Use reflected light from light coloured walls and Provided,
ceilings.

m) Appropriate insulation must be used to achieve Provided, considered further in
the best possible energy efficiency. Roofs and the BASIX Certificate and
ceilings must achieve an R-value of 3 whilst detailed design stage.
walls must achieve an R-value of 1.5.
n) Building design and construction to include Provided, considered further in
large eaves, shading on windows, insulation in the BASIX Certificate and
ceilings (walls and floor) and materials with detailed design stage.
high thermal mass.
o) Developers

are

encouraged

to

make OSD is proposed, which may
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DCP CH. D12 REQUIREMENTS
PROPOSAL
COMPLY
considerations for new developments to be able to accommodate
harvest and reuse rainwater, as well as the reuse on the site.
possibility of roofs that accommodate
photovoltaic cells.

a)

Chapter B3: Mixed Use Development

This chapter contains the controls specific to mixed use development outside the
Wollongong City Centre. The objectives of this Chapter include ensuring new mixed
use developments are of a high architectural standard through design and appropriate
selection of external building materials and finishes, to minimise any potential adverse
impact upon neighbouring land uses in term of amenity, noise, overlooking or loss of
privacy and to ensure that mixed use developments can satisfactorily function totally
within their site, in terms of car parking, loading/unloading areas and manoeuvring
areas and waste disposal.

The proposal is consistent with these controls, with some of the controls included in the
ADG and therefore has no effect. The Urban Design and the SEPP 65 Reports under
separate cover also provide commentary in relation to the design of the proposal which
also demonstrate compliance with this Chapter. The detailed consideration of the
controls of Chapter B3 is provided at Annexure A.

b)

Chapter B4: Development in Business Zones

This chapter of the DCP provides objectives, strategies and controls for retail, office
premises and business premises developments and outlines Council’s adopted retail
hierarchy strategy for both existing and planned retail and business centres. This
chapter applies to these uses in the business zones.
Thirroul is designated as a Town Centre pursuant to Clause 3.2.4 of this Chapter,
which are described in Clause 3.6 as generally having a primary focus on the provision
of weekly and daily convenience goods and services with a limited range of non-retail
professional and personal services. These centres are generally anchored by a
medium scale to full line supermarket and any new retail development within a town
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centre shall be limited to retailing activities and services which provide for the weekly
and daily convenience needs of the surrounding residential community which include
supermarkets, butcher shops, fruit and vegetable grocery stores, bakeries, newsagent
etc.

It is considered that the proposal is consistent with these controls given a supermarket
is proposed as well as smaller retail tenancies which can assist with the daily and
weekly needs of the surrounding population. This Chapter also requires that
documentary evidence is to be provided which proves the proposed retail development
will provide for the weekly and daily convenience needs of the surrounding residential
catchment.
An Economic Impact Assessment has been provided under separate cover which
states that the proposal will increase the centre’s retail floor space to 3,864m² and the
size of the Coles supermarket to 2,820m². This report concluded that the proposed
expansion of the existing Coles supermarket on the site by around 1,579m² is justified
having regard to both the growth in demand for supermarket floor space to 2026 and
the existing under-supply of such floor space in the trade area.
This report also considered that the proposal is justified having regard to the material
benefits it will confer on trade area residents–namely improving the retail offer in
Thirroul and providing for greater competition, choice and convenience in the local retail
sector, demonstrating that it will ,meet weekly and daily needs of the local population. It
will also strengthen Thirroul as a retail and employment destination.

This economic impact assessment report satisfies Clause 4.1 of this Chapter as retail
development of more than of 3,500m² is proposed. The planning requirements for
development in the town centres is outlined in Section 7 of this chapter with Clause
7.2.2 stating that the site specific planning controls for Thirroul Town Centre are
contained in Chapter D12 of the DCP, considered above.

The general design requirements for retail and business premises developments are
outlined in Section 9 of this chapter and the general design requirements for retail
shopping centres in Section 10. The proposal is consistent with these controls as
summarised below:
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The proposal involves an active street frontage comprising retail tenancies which
are likely to be used for cafes, outdoor eating areas and small retail uses which
are enticing from the street given they are relatively small and can offer a range
of uses;



The proposed ground floor is generally level with the footpath along frontage of
the site, with a level transition between the public domain and the proposed
shopfronts along the site frontage, sloping down LHD towards the King Street
corner;



The proposed retail tenancies are small spaces capable of achieving a good
activation of the street frontage and likely to be leased for the daily and weekly
needs of the local population;



The proposal achieves a two storey wall height with the third storey setback
consistent with existing development in the area and the relevant DCP and LEP
controls, which is considered further in the Urban Design and SEPP 65 Reports.



The proposed colours and materials are satisfactory having regard to existing
development in the centre and there are no highly reflective surfaces proposed.
Colours and materials are outlined on the architectural plans.



The proposed facades are well articulated and reflect the uses contained within
the building. The facades include a base along the street, the upper residential
levels distinct from the ground and setback while the roof forms the top of the
building. The external appearance of the proposal is considered to be sufficiently
detailed and articulated which is appropriate in the context of the site, with the
design features considered in the Urban Design and SEPP 65 Reports.



An awning is proposed along the LHD frontage of the site and footpaths are to
be provided along frontages consistent with Council’s requirements.
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In relation to overshadowing, there is no residential development which will be
overshadowed by the proposal. While there will be some overshadowing of the
public footpath along LHD in the afternoon, there will be adequate sunlight
throughout the day in mid-winter. The adjoining park to the south will experience
some overshadowing in the morning in mid-winter; however, this is limited in
extent and duration, allowing the park to still receive adequate solar access
throughout the day in mid-winter. Shadow diagrams have been provided.

The proposal is considered to be consistent with Chapter B4 of the WDCP 2009, with a
detailed consideration of these controls is outlined in Annexure B.

c)

Chapter E3: Car Parking, Access, Servicing/loading Facilities and Traffic
Management

This Chapter of the DCP contains the controls in relation to car parking, access and
servicing. In this instance, these controls prevail over the controls in the Guide to Traffic
Generating Developments prepared by RMS as outlined in Part 3J of the ADG as the
site is not located on land zoned and within 400m of land zoned B3 Commercial Core,
B4 Mixed Use or equivalent in a nominated reginal centre.

The controls of this Chapter are considered in detail in the accompanying Traffic Impact
Assessment under separate cover. The car parking requirements of the proposal
pursuant to Chapter E3 are outlined below in Table 5. The proposal is consistent with
Chapter E3 of the WDCP 2009.
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Table 5: Car Parking Consideration under Chapter E3

COMPONENT

CAR
PARKING
REQUIRED

CAR
PARKING
PROVIDED

1 bed – 18
2 bed – 78
3 bed – 24

132 spaces

BICYCLE
PARKING

Residential
<70m² (1 unit)
70m² – 110m²
(1.5/unit)
>110m² (2/unit)

120 spaces

Residential
Visitor

17 spaces
(1/5 units)

17 spaces

7 spaces
(1/12 units)

196 spaces
(1/25m², total
retail area 4,879
sqm)

212 spaces

1/200m² GFA or
shoppers – 24.4
spaces

Retail

28 spaces
required
(1/3 units)
35 provided

MOTORBIKE
PARKING
6 spaces
required (1/15
units)
6 provided

N/A

COMPLY




1/25 spaces (8
required)
8 provided



14 spaces
required and
provided



1/300m² GFA for
employees –
16.3 spaces +
additional 10
spaces
(51 required)

Total

333 spaces
required

361 spaces 86 spaces
provided
required &
provided
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5.0
5.1

SECTION 4.15 ASSESSMENT
4.15(1)(A) -

PROVISIONS OF ANY

EPI,

EXHIBITED

DRAFT EPI, DCP &

REGULATION
An assessment of compliance for the proposed development against the relevant
development standards of the WLEP 2009, WDCP 2009 and the other relevant State
Environmental Planning Policies is outlined above and found to generally satisfy these
requirements.

The proposed development is permissible under the WLEP 2009 and generally
satisfies the objectives and controls of the relevant development standards and
development control provisions. An assessment of the proposed development against
the zone objectives indicates that the proposal will have minimal impact on the amenity
of surrounding development, including the streetscape and thereby satisfies the
objectives of the zone.

The Australian Standard for Demolition of Structures (AS 2601) also needs to be
considered by the consent authority (Clause 92(1)(b) of the Regulation). Demolition is
proposed, which will be undertaken in accordance with the relevant Australian
Standards. Therefore, these matters have been appropriately considered for the
proposal.

5.2

4.15 (1)(B) - THE LIKELY IMPACTS OF THE DEVELOPMENT

The consideration of impacts on the natural and built environments includes:
Context and setting – The proposal will be a compatible addition to the locality. There
will be no adverse impacts on the adjoining properties in terms of privacy loss or
acoustic impacts given the site is relatively isolated in that it is adjoined by roads, a
Park and the railway corridor. The context of the proposal is considered further in the
Urban Design and SEPP 65 Reports under separate cover.
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Noise generation – The potential for noise generation from the proposed development
has been considered in the accompanying Acoustic Report under separate cover and
found to be satisfactory subject to recommendations.
Traffic and access –There is sufficient car parking spaces provided on the site and
vehicles can enter and the leave the site in a forward direction from King Street
(secondary street) as outlined on the plans and the accompanying Traffic Report under
separate cover.
Public Domain – The proposal will not impede pedestrian access in the area and will
not impinge on any public areas. The proposed improvements in the public domain are
outlined on the accompanying engineering plans.
Utilities – All utilities are available to the site and as a consequence there are no
impacts on utilities.
Heritage – The proposed development will not adversely affect any items of heritage
located in the vicinity of the site as outlined in the accompanying Heritage Report.
Natural environment – The proposed development will have minimal impact on the
natural environment, as it is located in an area already zoned for development and
there are no significant healthy trees being removed. The proposal is within an area of
the site which is already developed thereby minimising impacts to the natural
environment.
Social and economic impact – The proposed development will improve the social and
economic environment of the locality through better utilisation of the existing site. The
proposal provides for numerous improvements to social interaction for Thirroul Village
including the retail tenancies, the outdoor eating areas and the wider public domain
near the bus stop for people to gather and interact. In terms of the residential portion of
the proposal, the communal open space will also assist with improving opportunities for
social interaction for future residents.
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In relation to economic impact, the proposal will improve economic investment in the
area, provide employment opportunities and generally assist in revitalising the Thirroul
Village Centre. The accompanying Economic Impact Assessment provides a detailed
consideration of the potential economic impact of the proposal.
Site design and internal design – The proposed development is appropriately set out on
the site to minimise adverse impacts on adjoining properties and generally complies
with the planning controls as outlined in Section 4 of this Statement.
Construction – The proposal will be constructed in accordance with the relevant
standards and building requirements.
Cumulative impacts – The proposed development will not result in any adverse
cumulative impacts as the proposed development generally complies with the zone
objectives and development standards as outlined in this Statement.

5.3

4.15 (1)(C) - THE SUITABILITY OF THE SITE FOR THE DEVELOPMENT

The proposed development is considered to be suitable for the subject site as follows:Compatibility with locality – The proposed development will be compatible with existing
development as there is no adjacent land use, which is prohibitive of the proposal.
Furthermore, the proposal involves a permissible development in an area zoned for
commercial and mixed use development within close proximity to transport and
services. The compatibility of the proposal is further considered in the Urban Design
and SEPP 65 Reports accompanying the application under separate cover.
Environmental hazards – The subject site is affected by flooding and potential land
contamination as discussed in this report.

In relation to the flooding hazard on the site, the Flood report under separate cover has
considered this issue in detail with the Flood Planning Level determined for the
proposal. The site is designated as Low Provisional Hydraulic Hazard area, and thus a
Medium Flood Risk Precinct under WCC’s DCP. In terms of offsite impacts, these have
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been quantified in detail in this accompanying report, and are not considered to be
adverse, significant or detrimental.

The proposed development is suitable when taking into account Clause 7.3 of the
WLEP 2009 and Chapter E13’s performance criteria of the WDCP 2009. The Flood
Report concluded that the proposal significantly improves the flood affectation of many
existing properties adjoining the site, and develops the land consistent with the
objectives of the zone, in a manner that reduces flood risk to life and flood damages
considerably.

There are no known other environmental hazards identified in the relevant planning
controls or from an inspection of the subject site which have not been addressed by the
proposal. The proposed development will not create additional risks to the future
occupants.
Soils and contamination – The subject site has been zoned and used for commercial
and mixed use purposes. Potential land contamination at the subject site and acid
sulphate soils are considered in the accompanying Geotechnical and Contamination
reports under separate cover.

5.4

4.15 (1)(D) - SUBMISSIONS

Submissions have not been received at the time of preparing this Statement of
Environmental Effects.

5.5

4.15 (1)(E) - THE PUBLIC INTEREST

The proposed development seeks to provide additional commercial and residential
uses in the area, increasing future economic opportunities in an area well serviced by
public transport and retail and recreational facilities, which carefully considers impact
on neighbours’ amenity. The proposed development has been designed to comply with
the objectives of the relevant development controls and is considered to be of an
appropriate design for the locality and zone. In this way, the proposal is not contrary to
the public interest.
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6.0 CONCLUSION
The proposed development will allow an efficient use of the site by providing additional
commercial and residential development on the subject site. The subject site is free of
environmental constraints that would preclude the granting of development consent.

The proposed development is permissible pursuant to the WLEP 2009 and has been
designed to comply with the objectives of the planning controls applying to the site. The
proposed development will not have unreasonable impacts on the amenity of adjoining
developments as outlined in this Statement.

It is considered that the proposed development will provide a positive addition to the
existing commercial development in the area and will be harmonious with the
surrounding development. The proposal is suitable for its location in terms of design,
impact and generally complies with the planning controls of WLEP 2009 and WDCP
2009.

The location of the development within the Thirroul Village Centre allows good access
to transport and services which reduces car usage, thereby providing an
environmentally sustainable development. The proposal minimises adverse impacts on
adjoining properties.

On this basis, it is recommended that development consent be granted for the
proposed development.

Steven Layman

STEVEN LAYMAN CONSULTING
PAGE 94

ANNEXURE A: DEVELOPMENT CONTROLS - PART B3: MIXED USE DEVELOPMENT (WDCP
2009)
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DCP PART B3 REQUIREMENTS
PROPOSAL
4 DESIGN REQUIREMENTS - MIXED USE BUILDINGS
4.1.2 - Minimum Site Width
1. Min site width - 24m (mixed use developments) Site width -77m (LHD)

COMPLY



2. No isolated allotments(within business centres)

Adjoining lot to north (Beaches
Hotel) - numerous lots, 40m
site width(LHD)



3. Isolated lots - written purchase negotiations
unsuccessful or site width >20m
4.2.2 Maximum Floor Space Ratio / Density
1. Max FSR (mixed used) - LEP & FSR Map (max
1.5:1)
4.3.2 Building Height
1. Max building height (mixed use) under LEP –
12m
4.4.2 Front Setbacks
Within B2 Local Centre zone:
1. Building located on front property boundary continuous façade along main commercial
streets.

Northern adjoining lot - lot
width >20m (40m wide)



Proposal
1.49:1

of



Maximum overall height of
12m.



Proposal provides a zero front
setback in SE portion of
frontage and steps back to
accommodate bus stop and
outdoor eating areas and
allows vistas along street
towards northern end of entre
(discussed at the Pre-DA).
4.5.2 Side and Rear Setbacks / Building Separation
Within the B2 Local Centre:
1. Continuous street line/zero side setback Zero side setbacks proposed
required
for
majority
of
mixed
use with a minor setback adjoining
developments within B2 Local Centre (except park for private open space
site directly abuts residential zone)
and access).



2. Min rear setback (mixed use/shop top housing) ADG (Cl 6A of SEPP 65)
4.6 Built Form
1. Mixed use/shop top housing of 3+ storeys & 4+ SEPP 65 verification provided.
dwellings designed by qualified (SEPP 65)

N/A

2. New development in harmony with buildings
and streetscape character of locality. New
development contain/respond to essential
elements/character (building height, setbacks,
architectural style, window treatment and
placement, materials and landscaping).

involves

FSR

The proposal is generally
consistent with the planning
controls and has a consistent
scale and form to surrounding
development at street level.

3. Siting, form, height and external appearance of Refer above.
new building sympathetic with adjoining
buildings in surrounding retail and business
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DCP PART B3 REQUIREMENTS
precinct

PROPOSAL

COMPLY

4. Highly articulated facades (particularly road The proposed street facades
frontages) to add visual interest
are highly articulated and
provide visual interest to street
with active frontages.



5. Active street frontages - ground floor level to all The proposal has active
street frontages, Council may require frontages to LHD and King
pedestrian links
Street frontages.



6. B1 & B2 - office/retail at ground floor level



The proposal provides for
commercial uses on ground
floor.

7. Residential development located at ground
floor level
No proposed
residential.

floor

N/A

8. Ground & 1st floor levels - min 3.3m floor to ADG (Cl 6A of SEPP 65)
ceiling height clearances (flexibility of future
use)
Provided.
9. Separate entrances for retail.
10. Building design to define commercial & retail:
a) Separate servicing of retail/commercial & There are separate retail and
residential
residential servicing and entry
areas
b) Residential entrances directly address street Provided, refer to plans.
c) habitable rooms must face the street.
No round floor residential.
d) Active uses encouraged – ground & 1st floor. Active uses at ground
e) Ground floor units - separate entrances, Not proposed.
accessible from street.
f) Maximise glazing for retail uses, wrap Glazed
shopfronts
are
around corners.
proposed on the ground floor.

N/A

accommodate

movement







N/A


There is adequate natural
surveillance of the entry areas.
Provided, refer to plans.



Provided, refer to plans.



of Provided, refer to plans.



g) Orientate commercial &residential to street
for surveillance.
h) Buildings express internal functions in
facades.
i) Entrances visible at eye level from street,
well lit.
j) Entrances
furniture.

ground

k) Solid roller shutters not permitted.
l) Services (ATMs, phones) highly visible
locations
m)Car par - provide windows, lighting or
secondary access doors that address are

None proposed.
None proposed.
Natural surveillance of the car
park entry is provided from
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N/A
N/A


DCP PART B3 REQUIREMENTS
park.
n) Avoid concealment opportunities.

PROPOSAL
COMPLY
King Street.

Provided,
see
CPTED
assessment.

11. Horizontal form of building - broken up The proposed building form is
vertically to provide visual relief and interest.
appropriately articulated and
designed to reduce its bulk
and scale.



12. Design elements considered in the building Design elements considered
design
in Urban Design and SEPP 65
Reports.
13. The design of roof forms
These design elements are
considered in the Urban
Design Report. The proposal
includes a flat roof with pop-up
roof features to add visual
interest to the roof form.







14. Mixed use buildings which are located on The site is not a corner lot.
corner sites

N/A

15. The street corners of any new corner building
strengthened by massing and building
articulation to both street frontages.
15.New mixed use buildings - continue
predominant built form character of locality,
including parapets, floor to ceiling heights and roof
pitches.

N/A

The site is not a corner lot.

The proposal is of a similar
scale to existing development,
having preserved the two
storey wall height along LHD
and King Street within the 3rd
storey setback from the street
frontages of the site.



16. Facades designed to provide character, visual These design elements are
legibility and human scale and to delineate the considered in the Urban
distinct uses.
Design and SEPP 65 Reports.



17. Maintain balance of horizontal and vertical These design elements are
proportions of other existing buildings in the considered in the Urban
locality.
Design and SEPP 65 Reports.



18. Development
buildings.

involving

re-use

of

existing Proposal is for demolition of
existing structures on the site.

19. External building materials and finishes
sympathetic to existing fabric and character of
buildings within precinct.
20. External walls should be constructed of high
quality and durable materials and finishes with

The proposed design includes
the use of a light colour palette
and an integration of a variety
of materials including timber
panelling, rendered surfaces
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N/A




DCP PART B3 REQUIREMENTS
low maintenance costs.
21. Highly reflective finishes, reflective glass and
curtain wall glazing are not permitted above
ground floor level.
22. The reflectivity of glazing shall be restricted to
less than 20%. A reflectivity diagram may be
required where in the opinion of Council has
the potential to pose future glare impacts upon
pedestrians within public domain areas or
motorists travelling past the site.

PROPOSAL
COMPLY
and faces brick as well as
metal cladding and mesh
metal screens. Numerous
vertical louvre metal and glass
privacy screens are also
proposed
with
glazed
balustrades and doors also
proposed.
All
of
these
materials are appropriate and
compatible with its coastal
setting.

23. Schedule of materials and finishes (colours) Provided in the architectural
board required
plans.
4.7.2 Active Street Frontages
1. Provide ground level active street frontages.
Retail uses proposed at
ground level along LHD.



2. Max 5m length ground floor wall without Glazed shopfronts along LHD.
door/window (min 50% of ground floor front
wall).
Retail uses are proposed at
3. Buildings with frontages to retail streets to ground level along LHD
contribute to liveliness and vitality of those comprising glazed shopfronts
streets
with likely future uses being
retailing and / or food and
drink premises. The retail and
residential entry areas are
minimal and are integrated
into the overall design of the
front façade.



4. Clear glazing for all street frontage windows at Street
frontage
ground level.
shopfront glazing.

-

clear

5. Display windows with clear glazing to ground Street
frontage
floor retail and business premises.
shopfront glazing.

-

clear

6. Security grilles are to be fitted only within retail None proposed.
shopfront.
7. Direct pedestrian access and visual inspection
provided from front of building, to encourage
active street frontage to retail shops and
business premises.

Pedestrian access proposed
to individual shops from LHD
frontage and direct entry from
LHD
to
retail/residential
lobbies.

STEVEN LAYMAN CONSULTING
PAGE 99








N/A


DCP PART B3 REQUIREMENTS
4.8.2 Awnings
1. Provide continuous street front awnings

2. Awning designs
frontages.

should

match

PROPOSAL

COMPLY

Continuous awning proposed
along LHD frontage.



building Proposed
appropriate.

awning

is


N/A

3. Wrap awnings around corners.

The site is not a corner lot.

4. Awnings - min width 2.5m.

Proposed awning approx. 3m
wide



Complies



Complies



5. Cantilever awnings - max eave height 3.3m.
6. Awnings setback from kerb - min 600 mm.



7. Awnings - complimentary to other existing
awnings.
Awning consistent with other
awnings in the Centre.



8. Under awning lighting - night use and improve This can be provided.
safety.
4.9.2 Car Parking
1. Parking - Part E of this DCP.
Refer to Part E of the DCP.



2. Driveways - minimise impacts on streetscape.



Proposed driveway on King
Street and does not impact on
LHD.

3. Basement parking for mixed use developments
Basement car parking is
4. Car parking:
proposed.
a) visitor
parking
close
to
entrances/driveways.
Car parking for the retail and
b) Clear spaces - staff, resident, visitor, commercial uses proposed on
customer, disabled parking.
first basement level and
residential parking provided on
the second level of the
5. Car parking spaces comply with minimum basement.
sizes.
The Traffic and parking report
outlines compliance with these
controls.
6. Integrate ventilation grills/screening devices
into façade and landscape design.
Integrated into King Street
façade.
7. Car parking entry doors or façade elements setback min 600mm from front façade.
Complies (King Street)
8. Tandem/stacked car parking permitted for
resident parking for same dwelling (expect
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adaptable).

PROPOSAL
COMPLY
No tandem/stacked spaces
proposed.

9. 1 bicycle rail/10 dwellings for visitor (>10
dwellings).
4.10.2 Basement Car Parking
1. Scale and siting of basement must not impact
upon
satisfying
minimum
landscaping
requirements.

Bike storage in basements.
Proposed basement directly
below
building
footprint
allowing for deep soil zone
along rear boundary.

2. Max 1.2m above natural or finished ground Basement is underground
level
3. Generally, variation to this 1.2 metre height not Basement underground
supported.
4.11.2 Driveways
1. Provide driveways from lanes and secondary Driveway from King Street
streets.
(side street).





N/A



Provided.



2. Locate driveways taking into account any
services.
Complies.



3. Driveways - min 6m from any intersection

Complies.



4. Residential driveway - min 1.5m side setback

Complies – refer to Traffic
Report.



5. Driveways consistent with Council standards.



All vehicles can enter and
6. Single point turn to leave site in forward leave the site in a forward
direction.
direction.



Complies – refer to Traffic
7. Driveway grades, vehicular ramp width/grades Report.
and passing bays in accordance with AS
2890.1.
> 50 units –
 Crossover Width - 3-4m each, separated;
 Driveway width – Min 3m each or 6m
Combined.
4.12.2 Landscaping
1. Landscaping - terraces or balconies for Appropriate
landscaping
screening, minimise overlooking between proposed - refer to Landscape
commercial & residential. Landscaping, Plan.
including deep soil planting, provided where
mixed use developments located adjacent
residential zones
2. Green

roofs

and

walls,

landscaping

on Refer to the Landscape Plan.
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podiums and on planters provide sufficient soil
depth.

PROPOSAL

The site is not located
3. Sites adjoining boundary of business area adjoining residential buildings.
and/or adjacent residential buildings.
The site is not located in B1
4. Landscaping requirements for RFB - B1 zone
zone.

COMPLY
N/A

N/A


5. Landscape Plan - integrated with stormwater, Refer to the Landscape Plan.
retain existing mature trees.



6. Public domain improvements - in accordance Refer to the Landscape Plan
with relevant Public Domain Master plan.
and Civil plans.



7. Green walls encouraged to enliven blank There are no blank façades.
facades.
Refer to the Landscape Plan.
8. Street trees to street frontages (min 100L)
Refer to the Landscape Plan.
9. Trees planted & adequately established (min
12 months) to satisfaction of Council.
Refer to the Landscape Plan.
10. Landscape plan - Part E of the DCP.
4.13.2 Communal Open Space
1. >10 dwellings – min 5m²/dwelling (min width Communal open space –
5m)
2,492sqm, provided on the
2. Provided as either internal or external space. first floor and includes a pool
Roof top terraces not accepted.
and gym area (min 410m²
3. Easily accessible and integrated with required).
landscaping.
4.14.2 Private Open Space
N/A
ADG (Cl 6A of SEPP 65)
4.15.2 Solar Access
N/A
ADG (Cl 6A of SEPP 65)
4.16.2 Visual privacy
N/A
ADG (Cl 6A of SEPP 65)
4.17.3 Acoustic privacy
1. Residential apartments to minimise noise Achieved, refer to architectural
transition between apartments by:
plans.
(a)
Locating busy, noisy areas next to each
other and quieter areas, next to other
quieter areas;
(b)
Using storage or circulation zones within
apartment to buffer noise from adjacent
apartments,
mechanical
services,
corridors etc;
(c)
Minimising party (shared) walls.
Refer to the accompanying
Acoustic Report.
2. Residential
apartments
designed
and
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PROPOSAL
constructed with double-glazed windows and/or
laminated windows, solid walls, sealing of air
gaps around doors and windows as well as
appropriate insulating building elements for As required by the BCA.
doors, walls, roofs and ceilings etc;

COMPLY



3. Appropriate sound attenuation measures to Refer
to
accompanying
minimise potential sound transmission into Acoustic Report.
apartment below.



4. Any residential apartment which faces towards Refer
to
accompanying
a major (busy) road designed in accordance Acoustic Report.
with Chapter E4.



5. SEE must demonstrate acoustic measures.
4.18 Adaptable and Universally Designed Housing
1. Mixed use (>6 dwellings) - 10% of dwellings (or The proposal provides for 9
min 1 dwelling) capable of adaptation - AS (10.9%) adaptable apartments
4299-1995)
– refer to plans and Access
Report.
2. Lift access to all adaptable dwellings

Lift access provided to all
apartments and levels.

3. Certification from suitably qualified/experienced Refer to Access Report.
Access Consultant confirming adaptable
dwellings are capable of being modified (AS
4299-1995).
Refer to Access Report.
4. Car parking for adaptable dwellings must
comply
Refer to Access Report.
5. >6 dwellings, 10% of all dwellings (or min 1
dwelling) must be designed to achieve Silver
Standards - Livable Housing Design Guideline
(Livable Housing Australia 2015), clearly
identified.
4.19.2 Residential Component - Apartment Mix and Layout
1. Provide mix of apartment size/layout - 10+ There are
dwellings.
apartments

a

variety





of

There are a variety of
apartments – sizes, layout etc.

4. flexible and adaptable apartments internal Proposed
layout
and
space,
composition of apartments is
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affordable housing.
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PROPOSAL
varied.

5. Mixed use - permit adaptation of residential There is sufficient flexibility in
floors for commercial uses
proposed spaces.
6. Min apartment sizes.
7. Ceiling heights of apartments.
8. Provide minimum floor to ceiling heights.
4.20.2 Natural Ventilation
1. Site analysis to determine prevailing winds and
optimal building orientation; dual aspect
apartments, 2 storey apartments or apartments
with narrow depth to allow natural airflows to
habitable rooms.

ADG (Cl 6A of SEPP 65)
ADG (Cl 6A of SEPP 65)
ADG (Cl 6A of SEPP 65)
A site analysis has been
undertaken for the site and is
included in the architectural
plans.
Natural
ventilation
complies with the ADG.

COMPLY


N/A
N/A
N/A



ADG (Cl 6A of SEPP 65)
2. Building depth (res): 10 - 18m; max depth
21m,
ADG (Cl 6A of SEPP 65)

N/A

3. Variation to maximum depth.

ADG (Cl 6A of SEPP 65)

N/A

4. Min 60% apartments naturally cross ventilated.

ADG (Cl 6A of SEPP 65)

N/A

5. 25% of kitchens - natural ventilation.

Provided.

6. Max
natural
ventilation/natural
daylight
opportunities (corner, cross over/cross through, Provided.
split-level)
ADG (Cl 6A of SEPP 65)
7. Single aspect apartments - max 8m from a
window.
ADG (Cl 6A of SEPP 65)

N/A



N/A
N/A

8. Crossover/cross through apartments – Max
15m
9. Min width – 6m
4.21.2 Adaptive Re-use
1. Consider home based employment when Proposed apartments along
designing dwellings.
King
Street
future
reconfiguration to allow home
based work
2. Units proposed at ground level within a
business zone.
No proposed ground level
residential.
3. Encourages
adaptive
use
of
underutilised/vacant
floor
space
within Mixed use with residential on
business zones. Shop top housing
upper levels proposed.
4.22.2 Crime Prevention Through Environmental Design (Safety and Security)
STEVEN LAYMAN CONSULTING
PAGE 104



N/A


DCP PART B3 REQUIREMENTS
CPTED principles to be considered in the design.

PROPOSAL
COMPLY

Addressed in CTPED Report
under separate cover.

5 GENERAL REQUIREMENTS FOR ALL MIXED USE DEVELOPMENT
5.1.2 Floodplain Management
1. Flood study required where land is suspected Addressed in Flooding Report
to be affected by flooding or the proposed under separate cover. The
development could impact on flood behaviour.
proposed
development
significantly improves the flood
affectation of many existing
properties adjoining the site,
and
develops
the
land
consistent with the objectives
of the zone, in a manner that
reduces flood risk to life and
flood damages.
5.2.2 Land Re-Shaping Works (Cut and Fill Earthworks)
1. Cut and fill earthworks) minimised.
Addressed in Geotechnical
Report under separate cover.





5.3.2 Retaining Walls
The site is not known to be
affected by landslip, however,
a Geotechnical, report has
been prepared. Stormwater is
addressed on the engineering
plans under separate cover.
5.4.2 Soil Erosion and Sediment Control
All soil erosion and sediment control measures Provided.
shall comply with Soil Erosion and Sediment
Control chapter in Part E of the DCP.
5.5 Fences
There is no fencing proposed.
5.6.1 Access for People with a Disability
1. Refer to Access for People with a Disability
Chapter in Part E of the DCP.
5.7.2 Services
1. Applicants shall contact service authorities
early in planning stage to determine
requirements regarding conduits, contributions,
layout plans, substations and other relevant
details.
5.8.2 Swimming Pools
1. Pools for private use located on land that
contains an existing dwelling or dwelling is
constructed on the land at the same time the
swimming pool is constructed and behind front
building line.





N/A

Addressed
in
the
accompanying Access Report.



There are adequate services
on the site for the proposal.
Consultation undertaken with
Endeavour Energy.



Proposed pool located on land
on which dwellings are
proposed and is located
behind the front building line.



Complies.
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PROPOSAL
COMPLY
2. A swimming pool must not be located:
(a)
Over an easement or restricted building
zone;
(b)
Within a zone of influence of a public
sewer main;
(c)
Within a zone of influence of a public
drainage pipe; or

Without appropriate approval by Council.
Water line of pool - 2.6m from
side boundary.

3. Min 900mm side/rear setback – to pool water Complies.
line.

Complies, at ground level.
4. Decking around pool max 600mm above
ground level
5. Coping around a swimming pool max:
(a)
1.4m above ground level (existing), and Refer to Stormwater Plan.
(b)
300mm wide if coping > 600mm
above ground level.
Refer to Stormwater Plan.
6. Water not discharged to watercourse.




Refer to Stormwater Plan.



7. Overflow paths provided to allow for surface
flows of water, directed/connected onto
adjoining property.
Refer to Stormwater Plan.
To comply
8. Discharge and/or overflow pipe(s) from pool To comply
and filtration unit in accordance with approval.
To comply






9. Excavations not to conflict with position of
drainage
10. Pool surrounded by a child resistant barrier
11. Min 50% of perimeter of pool accessible for
rescue.
12. Structures located outside the fenced pool
enclosure.
5.9 Fire Brigade Servicing
5.9.2 Development Controls
Considered on engineering
plans.
5.10 Site Facilities
5.10.2 Development Controls
Letterboxes can be located in
1. Letterboxes in an accessible location.
lobby areas, other facilities out
2. Letterboxes grouped adjacent to the main of public view.
entrance to the development.
3. Satellite dish antennae, air conditioning units
away from street frontage; not part of skyline
sand setback from perimeter wall/roof edge.
4. Clothes drying facilities (open air).
5. Air conditioning units not visible from street etc.
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5.11 Storage Facilities

PROPOSAL

COMPLY

ADG (Clause 6A of SEPP 65).

N/A

5.12 Waste Management
5.12.2 Development Controls
Addressed in the Site Waste
1. Chapter E7: Waste Management (Part E of Minimisation and Management
DCP).
Plan under separate cover.
2. Provide suitable garbage and waste recycling
facilities in accordance with Chapter E7: Waste
Management.
3. Garbage and recycling facilities designed to be
serviced by an appropriate waste contractor
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ANNEXURE B: DEVELOPMENT CONTROLS - PART B4: DEVELOPMENT IN BUSINESS ZONES
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PROPOSAL
COMPLY
9 GENERAL DESIGN REQUIREMENTS FOR RETAIL & BUSINESS PREMISES
DEVELOPMENTS
9.2.1 Floor Configuration

1. Ground
floor
level
determined
by Ground floor level with
existing/required footpath levels to provide footpath along frontage of
even transition..
site, with a level transition
between the public domain
and proposed shopfronts
along the site frontage,
sloping down LHD towards

King Street corner.
2. Retail < 200m²: depth to width ratio 1:1 - 3:1.
Proposed
retail
shops

generally consistent.
3. Max
building
depth
(ground
floor
retail/commercial office) – 20m (openings on Proposed retail – 13m deep
one side) and 30m (openings on 2+ sides).
N/A
Shopping centre may vary.
4. Residential storeys - max building depth 18m.

ADG (Cl 6A of SEPP 65).

5. Floor to ceiling height of ground floor (B1 or The site not in B1 or B3
B3) min - 3.3m (future flexibility).
Zone.
6. In B4 Mixed zone, ground & 1st floors – min
3.3m floor to ceiling height (future flexibility).
The site is not in the B4
Zone.
7. The floor to ceiling height - B3
8. Large retail/commercial office floor space Not relevant to this site.
(supermarkets) wrapped to avoid blank walls
Small retail shops along LHD.
9. Retail frontage street level for individual retail
shops to match existing traditional retail shop
pattern.
Small retail shops providing
fine grain detail along LHD
10. Where sites amalgamated, new building to frontage.
express existing or prevalent lot structure in
locality.
The
site
is
currently
developed as a single
development.
9.2.2 Building Appearance
1. New retail or business development to The proposal achieves two
continue predominant built form character of storey wall height with 3rd
locality (parapets, floor to ceiling heights, roof storey setback consistent
pitches).
with controls (refer to Urban
Design
and
SEPP
65
Reports).
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PROPOSAL
2. Facades designed to provide character, visual
legibility and human scale and to delineate The proposed facades are
distinct uses.
well articulated and reflect the
uses contained within the
building.
3. Facades composed of min 3 layers:
a) Base - ground floor, may include 2nd & 3rd The proposed building form
storey above street).
includes a base along the
b) middle - accommodate min 1 level, not street; the upper residential
highest storey.
levels distinct from the
c) Top - should accommodate upper-most ground and setback while the
storey & roof.
roof forms the top of the
building (refer to Urban
Design
and
SEPP
65
4. New buildings should also maintain the Reports).
balance of horizontal and vertical proportions
of other existing buildings in the locality.
Refer to Urban Design and
SEPP 65 Reports
5. Street corners of to be strengthened.
The site is not a corner lot.

COMPLY

6. Profile of parapets and roof top elements The roof design incorporates
integrated in overall roof design.
all the rooftop features.



7. Pitched roof angle compatible with existing



8. Development
buildings.

involving re-use

of

Complies.

existing The
proposal
involves
demolition of all structures on
the site.

9. External building materials and finishes The proposed colours and
sympathetic to existing fabric and character.
materials are satisfactory
having regard to existing
development in the centre.
10. Highly reflective finishes, reflective glass and
curtain wall glazing not permitted above There are no highly reflective
ground floor.
surfaces proposed.
11. Reflectivity of glazing - < 20%.

Refer above

12. Schedule of external building materials and Colours
and
materials
finishes (colours) board required.
provided in the architectural
plans.
9.2.3 Building Alignment
1. Design corner buildings to reflect road The site is not a corner lot.
geometry, topographical conditions and sight
lines.
There is a zero front setback
2. Buildings aligned with footpaths to create for the majority of LHD
spatial enclosure and a sense of place.
frontage with a small setback
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PROPOSAL
in accordance with the DCP
controls for bus stop.

COMPLY


3. Retail or business uses only at ground floor,
residential uses not permitted on ground floor
in retail or business centre (except access).
9.2.4 Active Street Frontages
1. Retail, business, mixed use - ground level
active street frontages required.

Active street frontages are
provided with residential on
the upper levels.
Active
street
frontages
provided at ground level
along both streets

2. Max 5m of wall without door or window
(ground floor). Windows - min 50% of ground Active
street
frontages
front wall.
provided at ground level
along both streets with glazed
shopfronts.
3. Frontages to retail streets to contribute to
liveliness and vitality of those streets
Active street frontages are
provided at ground level
along the LHD frontage with
4. Clear glazing - street frontage windows glazed shopfronts.
(ground level).
Active
street
frontages
provided at ground level
5. Display windows with clear glazing to ground (glazed shopfronts).
floor retail and business.
6. Security grilles fitted only within retail Refer above
shopfront.
Refer above
9.2.5 Urban Design / Streetscape Appearance
1. Siting, form, height and external appearance of The external appearance of
any retail or business premise sympathetic the proposal is considered to
with adjoining buildings in surrounding retail be sufficiently detailed and
and business precinct.
articulated
that
it
is
appropriate in the context of
the site. Refer to Urban
Design
and
SEPP
65
Reports.
2. Parapet height (retail or business) consistent
with
parapet
height
of
surrounding The proposed parapet height
streetscape.
is consistent with 2 storey
wall height of DCP and LEP
height limit.
3. Highly articulated facades required, particularly
any facades facing road frontages to add The external appearance of
visual interest.
the proposal is articulated
and appropriate in the context
of the site (Refer to Urban
Design & SEPP 65 Reports).
4. Horizontal form broken up vertically to provide
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PROPOSAL
visual relief and interest (middle & upper The proposal is considered to
levels).
be
articulated
and
appropriate in the context of
the site (Refer to Urban
Design & SEPP 65 Reports).
5. Active street frontages on ground floor to all
street frontages and in some cases, Council An active frontage along both
may
require
appropriate
pedestrian frontages.
thoroughfare links.
6. External walls constructed of high quality and Complies
durable materials and finishes.

COMPLY






7. Highly reflective finishes not permitted above None proposed.
ground r level.
8. External materials and finishes board required.

Colours and materials on the
architectural plans.

9.2.6 Pedestrian Access
1. Pedestrian through-site routes direct without Pedestrian access provided
any concealment opportunities, clear sightlines from
LHD
frontage
to
proposed
supermarket.
Through-site
access
not
required as it is blocked by
the railway corridor (fenced).
2. Pedestrian through-site links – min width - 3m,
activated by retail, civic, commercial uses
Not required.



N/A

N/A

3. Pedestrian through-site links
Not required.
4. Direct pedestrian access and visual inspection
provided from front of building, to encourage
active street frontage to retail shops, business
premises.
9.2.7 Awnings
1. Street frontage to incorporate awning or
colonnade along the full length of the building’s
street frontage.



Active retail frontage is
proposed along the LHSD
frontage.
An awning is proposed along
the LHD frontage of the site.



An awning is proposed along
2. Continuous awning along the full length of the the LHD frontage of the site.
building’s street frontage
The proposed awning is 4.5m
3. Solid cantilevered/suspended steel box, min
soffit height 3.2m.
Lighting can be provided in
4. Under awning lighting required
the awning.



An adequate awning is
5. Awnings - provide shade & shelter for proposed along the LHD
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pedestrians.

PROPOSAL
frontage.

COMPLY


6. Awnings weather sealed to face of building

Adequate awning proposed
along LHD frontage

Complies
7. Awnings – setback min 600mm from kerb line
9.2.8 Public Domain – Footpath Paving
1. Buildings, street furniture and landscaping Footpaths proposed along
contribute to public/private interface and frontages of the site.
amenity.
Footpaths proposed along
2. Large retail centre development may require the frontages of the site.
improvements to public domain
Complies
3. Accessibility of street furniture and paving
Seating
areas
provided
4. Seating provided both internally within (indoor and outdoor).
shopping centre and in public domain
Footpaths proposed along
5. Pedestrian routes - clear, safe and well-lit to frontages of the site (refer to
all.
Access Report).
Footpaths proposed along
6. Footpath paving treatment consistent with frontages are consistent with
relevant Public Domain Technical Manual
Council’s requirements.
9.2.9 Solar access and overshadowing
1. All retail and business developments designed There is no residential
to minimise overshadowing impacts and development which will be
maximise solar access opportunities to any overshadowed
by
the
adjoining residential properties and public proposal. There will be some
domain (public reserves and / or footpaths) in overshadowing of the public
the locality.
footpath along LHD however
adequate amounts of sunlight
will be provided to this area
throughout the remainder of
the day. The adjoining park
to the south will experience
some overshadowing in the
morning
in
mid-winter,
however, this is limited in
extent and duration, allowing
the park to still receive
2. Solar access maintained for adjoining adequate
solar
access
residential.
throughout the day in midwinter.

3. Shadow diagrams required.

There is no residential
development which will be
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4. Additional hourly shadow diagrams between
9.00 am to 3.00 pm 21 June may be required
where Council is uncertain as to the potential
adverse
overshadowing
impacts
upon
surrounding properties and / or the public
domain.

PROPOSAL
overshadowed
by
proposal.

the

COMPLY


Shadow diagrams have been
provided.

There is no residential
development which will be
overshadowed
by
the
proposal
and
there
is
adequate solar access to the
adjoining park to the south of
the site.
10 GENERAL DESIGN REQUIREMENTS FOR RETAIL SHOPPING CENTRES
10.2.1 Location of Retail Shopping Centres
1. New retail shopping centres located within The proposal includes retail
business zones (not B6 & B7) consistent with shops and supermarket areas
retail and business centres hierarchy strategy
on the ground floor within B2
zone.
10.2.2 Urban Design / Streetscape Appearance
1. Siting, form, height and external appearance of The external appearance of
enclosed shopping centre sympathetic with the proposal is sufficiently
adjoining buildings.
detailed and articulated that it
is appropriate in the context
of the site. Refer to Urban
Design & SEPP 65 Reports.
2. Parapet height of any retail shopping centre The proposed parapet height
building
consistent
with
surrounding is consistent with the LEP
streetscape.
height limit.
3. Retail shopping centre - highly articulated The external appearance of
facades, particularly road frontages
the proposal is considered to
be sufficiently detailed and
articulated
that
it
is
appropriate in the context of
the site.
4. Horizontal form of multi-level retail shopping
centre broken up vertically to provide visual The proposal is sufficiently
relief/interest.
detailed and articulated that it
is appropriate in the context
of the site. Refer to Urban
Design & SEPP 65 Reports
5. Retail shopping centre designed to provide
active street frontages for ground floor level
An active frontage along the
LHD frontage is proposed.

10.2.3 Pedestrian Linkages
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1. Pedestrian links required between the
proposed shopping centre and other parts of
retail precinct, car parking, and public transport
links.

PROPOSAL
The
proposal
includes
separate pedestrian access
into shopping area and car
park and provides footpaths
around frontage of the site. A
bus stop is also provided
along LHD frontage.

2. Any pedestrian linkage designed to provide An active frontage along LHD
active retail shop frontages along pedestrian frontage proposed, footpaths
walkway
also provided along frontages
The main pedestrian entry to
3. Width for any pedestrian entrance link to the enclosed retail area is of
enclosed retail shopping centre – min 4m with sufficient width and receives
natural sunlight min 30% of length
adequate sunlight.
4. Thoroughfares, lifts, travelators, lobbies Addressed in the Access
designed in accordance with AS1428.2
Report and conditions to be
imposed as required.
10.2.4 Car Parking Facilities
1. Car parking -Part E.
A basement car parking level
for use by retail customers is
proposed.
2. Public car park within car parking facility of
centre.
A public car park is not
proposed.
3. DA for public car park within a shopping
centre.
A public car park is not
proposed.
4. Any boom gates at car parking entry designed
to provide sufficient queuing lengths within the A public car park is not
facility.
proposed.
5. SEE to identify the number of car parking
spaces proposed to be part of the public car Refer to basement plan and
park as well as the number of car parking Traffic Report.
spaces to be allocated to employees of retail
tenancies in the centre.
6. SEE to specify timeframes for any proposed
free parking and paid parking in the public car
park.
10.2.5 Drop – Off / Pick Up Zone
1. For larger retail shopping centres, a drop–off
and pick– up zone for taxis and other vehicles
is required.

COMPLY









N/A
N/A
N/A




Refer to basement plan and
Traffic Report.

A bus bay is located on the
LHD frontage of the site for
easy access by the public.
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DCP PART B4 REQUIREMENTS
10.2.6 Shopping Trolley Bays
1. Shopping trolley bays within car parking areas.

PROPOSAL

COMPLY

Trolley bays are provided in
the retail basement parking
level.




2. Shopping trolley bays (max 50m from car
space)
Complies, refer above.
10.2.7 Loading Dock Facilities
1. Retail shopping centres - loading dock to rear The loading dock is provided

or side (semi-trailers and large rigid trucks).
from the King Street frontage
with access for a 19m
articulated vehicle (AV) (refer
to Traffic Report).

2. Not visible from adjoining residential area and
do not transmit excessive noise onto The loading dock is located
residential area.
opposite
commercial
development
along
King

Street.
3. Positioned away from street frontage.
Loading dock located along

King Street (side) boundary.
4. The submission of a noise impact assessment
report may be required with a Development The loading dock is located
Application where loading dock facilities are opposite
commercial
proposed to be positioned in proximity to any development
along
King
adjoining noise sensitive land uses such as Street and adjoining the
residential
dwellings
and
educational railway corridor. (refer to
establishments.
Acoustic Report)
10.2.8 Parenting Facilities, Toilet and Other Facilities in Retail Shopping Centre
Complexes
1. New retail shopping centre/alterations & Not required, <4000m².
N/A
additions – GFA>4,000m² provided with
parenting facilities.
10.2.9 Community Facilities and Public Domain Areas

1. Community facilities and public domain areas The proposal includes a retail
included in any proposed major retail shopping lobby/arcade area between
centre (public plaza areas with seating and LHD and the proposed
planting encouraged)
supermarket. Outdoor seating
is also proposed.
N/A
2. Children’s
seating,
playgrounds
- The proposal does not
recommended for retail shopping centres - propose GFA of > 20,000m².
GFA > 20,000m².
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