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EXECUTIVE SUMMARY

This report assesses a proposed modification to an approved Concept Plan for a Mixed
Use Development by the Aboriginal Housing Company Ltd ("the Proponent") on land known
formerly as 'the Block', at Redfern but to be known henceforth as 'Pemulwuy' ("the site").
This report also assesses a related Project Application for the site. The proposed
modification to the approved Concept Plan is identical to the Project Application, and
represents the one proposal ("the modified proposal"). Approval to modify the Concept Plan
is necessary to facilitate the proposed Project Application, as consideration and approval of
the proposed variations to the height and floor space ratio development standards
contained in State Environmental Planning Policy (Major Development) 2005 (SEPP MD)
involved in the Project Application can only occur where the Minister, in an approval for a
Concept Plan, has provided for the construction of a building that exceeds the relevant
height and floor space ratio restrictions.

The site is within the Redfern Waterloo State Significant Site identified in Schedule 3 of the
Major Development SEPP (SEPP MD) and is zoned Business Mixed Use. The proposal is
permissible and consistent with the relevant objectives of the zone.

The modified proposal involves changes to the mix of approved uses, together with
variations to the approved height and FSR. The modified proposal involves the demolitiort
of the existing improvements on the land together with the redevelopment of the site as a
mixed use development across three precincts comprising 62 affordable housing dwellings,
retail/commercial space, publicly accessible open space, a gymnasium, a child-care centre,
a community gallery, a 42 unit student housing building, basement car parking for 115
vehicles, together with eight surface car spaces.

The proposal also includes the establishment of a "themed" open space area in Eveleigh
Street, between Lawson and Caroline Streets, to be known as "Pemulwuy, the meeting
place". lt is proposed to extend part of the Lawson Street Bridge over the rail corridor
adjacent to the site to enlarge this space and create sight lines from Redfern Station
through the subject site.

The Environmental Assessment for the modified proposal was publicly exhibited from 19
January 2012 unlil29 February 2012. A total of 19 submissions were received comprising
nine submissions from Council and governmentagencies and 10 public submissions. The
submissions from Council and government agencies were all generally supportive, while
three of the public submissions were by way of objection. The issues raised in the
submissions are addressed in the Department's assessment. ln response to the issues
raised in the submissions and the Department's issues letter, the Proponent submitted a
Preferred Project Report (PPR). The changes involved in the PPR are relatively minor and
are outlined in Section2of this report.

The Department has assessed the modified proposal on its merits and is satisfied that its
impacts have been addressed via the EA, the PPR, the Statements of Commitment and the
Department's recommended terms of approval. The Department is of the view that the
impacts of the proposal can be suitably mitigated and/or managed to ensure satisfactory
environmental performance and a good planning outcome. The proposal will provide on-
going social and economic benefits to the Aboriginal and Torres Strait lslander community,
together with the wider community.

It is recommended that modification to the approved Concept Plan be approved under the
provisions of Section 75W of the Environmental Planning and Assessment Act 1979 ('the
Act'). lt is also recommended that the Project Application be approved subject to the
conditions specified in the lnstrument of Approval pursuant to Part 3A of the Act.
NSW?ovemment i
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1. BACKGROUND

l.l Site Description

ln a regional context, the site is located 3 km south of Sydney City, north of Australian
Technology Park, east of the University of Sydney campus, and west of Prince Alfred Park
and the suburbs of Redfern and Surry Hills. The suburb of Chippendale is located to the
north and Darlington to the west,

ln a local context, the site is located diagonally opposite Redfern Rail Station and is bound
by Lawson Street to the south, Vine Street to the north, Louis Street to the west and the
railway corridor to the east. Caroline Street is located within the site and has an east-west
alignment. Eveleigh Street has a north-south alignment and connects with Lawson street at
the 'top' of the site. Caroline Lane is located between Lawson and Caroline Streets,
parallel to both streets. Eveleigh Lane is located between Louis and Eveleigh Streets and is
parallel to both streets.

The site comprises 98 allotments and has a total area of approximately 10,370m2
(excluding public roads and laneways).

Figurel-Sitelocafion

The site is currently occupied by the following buildings and facilities, all of which are
predominantly two storeys in height:

o The Elouera Gymnasium (corner of Vine and Eveleigh Streets);
o The Murrawina Childcare Centre (Eveleigh Street); and
o The commercial office for the Aboriginal Housing Company within the former Railway

View Hotel (corner of Eveleigh and Lawson Streets).

NSW Government

Depañnent of Planning and lnftastructwe
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Figure 2 - Aeial Photograph of the sÍe. Nofe; Proposed bridge wofus are outs¡de the site area.

ft lhese buitdings were demolished between December 2010 and October 2011

Vehicular access to the site is via Lawson Street, Caroline Street, Vine Street and Eveleigh
Street. Pedestrian access is also facilitated via these streets with the main pedestrian access
point being Lawson Street from the south, as a through site link from Redfern Station to the
residential areas of Darlington and Chippendale.

1.2 Surrounding development

The site is surrounded by a mix of land uses including residential, light industrial and local
services. Residential development to the west of the site is characterised by terrace housing,
mixed with some medium density residential development. Light industrial development
located to the north of the site is characterised by two-storey buildings used for general
storage and warehousing.

Abercrombie Street (to the west of the site) contains some retail uses interspersed with
terrace housing. Abercrombie StreeU Lawson Street is the main thoroughfare for university
students walking between the Sydney University campus and Redfern Railway Station.
The City of Sydney's Redfern Community Centre is located immediately west of the site.

NSW Govenment
Department of Planning and lnfrastructure
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1.3 Site History

Historically the site was occupied by two-storey residential terraces for workers of the
Eveleigh Workshops and local industry up until the mid 20th century when the area was
rezoned light industrial. As a result of the rezoning some of the terrace houses were
demolished to build factories. The existing Elouera Gymnasium was formerly a boot making
factory.

ln 1973, the Aboriginal Housing Company (AHC) began acquiring portions of the site to be
utilised as affordable residential accommodation, social and recreational services for the
Aboriginal and Torres Strait lslander (ATSI) community

The majority of housing stock on the site has been systematically demolished over the years
resulting in large portions of the site now being vacant land. The remaining buildings whilst of
social significance are of little aesthetic or historical value. The site itself is significant on a
local, state and national level for its social value, especially within the Aboriginal and Torres
Strait lslander community.

NSW Govemment
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2. PROPOSED DEVELOPMENT

2.1 The proposed development

Approval to modify the approved Concept Plan is sought togethêr with Project Application
Approval. The modification of the approved Concept Plan, together with the Project
Application relate to the one proposal to provide for a mixed use re-development of the site
known as 'Pemulwuy'. The purpose of the proposed modification to the approved Concept
Plan is to facilitate the Project Application. Consideration and approval of the proposed
variations to the height and floor space ratio development standards contained in State
Environmental Planning Policy (Major Development) 2005 (SEPP MD) involved in the
Project Application can only occur where the Minister, in an approval for a Concept Plan,
has provided for the construction of a building that exceeds the relevant height and floor
space ratio restrictions.

The two applications ('the modified proposal') are identical and involve the following across
three Precincts:

Precinct I
The construction of a part two /part six-storey mixed-use building containing:

. 62 dwellings comprising 36 townhouses (five x two-bedroom, 18 x three-bedroom and
13 x four-bedroom) and 26 apartments (21 x two-bedroom and five x three-bedroom);

. 340m2 of retail/commercial space;

. 905m2 of gymnasium/fitness centre space;

. a basement car park accommodating a total of 115 vehicles, including ten accessible
spaces; and

. e¡ght car spaces in the forecourt of Precinct 1, accessed from the Caroline Street 'share
zone' primarily to service the childcare centre.

Precinct 2

. The construction of a part two /part three-storey mixed-use building containing 1,455m2
of retailicommercial space and a 60 place child care centre; and

. Closure of the eastern end of Caroline Lane and construction of a new laneway to the
west of the child care centre linking Caroline Lane with Caroline Street.

Precinct 3

The construction of a part three /part seven-storey mixed-use building containing 1,100m2
of retail/commercial space, a 475m2 community gallery, a 154 bedl 42 unit student housing
building, and a manager's flat.

The pr:oposal also involves the establishment of an open space area in Eveleigh Street,
between Lawson and Caroline Streets, to be known as "Pemulwuy Place". Pemulwuy Place
is proposed to be a 1Okph pedestrian/vehicle shared zone. The Lawson Street rail bridge is
proposed to be extended over the rail corridor adjacent to the site's western boundary to
enlarge the Pemulwuy Place and create a visual connection from Redfern Station through
the site to the existing community centre in Louis Street.

NSW Govennent
Depadnent of Planning and lnfrastructure
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Figure 3 - The proposed development

Comparison of modified Proposal against the approved Concept Plan

The major changes in built form and land use between the approved Concept Plan and the
modified proposal include:
¡ The affordable housing in Precinct 1 being provided in the form of two-storey

townhouses and an adjoining six-storey tower instead of six x four-storey apartment
buildings. Both the approved Concept Plan and modified proposal provide for 62
affordable housing dwellings;

o A reduction in the amount of commercial floor space;
. Provision of 42 student housing un¡ts (providing 154 beds) in Precinct 3 in a seven-

storey building. The Concept Plan approval excluded residential uses in Precinct 3 and
provided for'commercial, cultural and (ancillary) retail uses';

r Provision of a 60 place child care centre;
¡ Provision of an additional 1,865m2 of floor space across the site. This represents an

increase in GFA of 12o/oi and
. Construction of a platform extending off the northern side of the Lawson Street bridge

over the railway corridor adjacent to the Eveleigh Street entry to the site.

A table comparing the modified development against the approved Concept Plan and against
the height and FSR provisions of the SEPP MD has been included in the assessment at
Appendix D to this report.

Appendix E is a comparison of the modified proposal against the development approved as
part of the original Concept Plan.

Figure 4 depicts the approved Concept Plan and Figure 5 is the modified proposal as
exhibited.

NSW Govenment
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Figure 4 - The approved Concept PIan
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2.2Proiect need and justificat¡on

NSW 2021
NSW 2021 is the NSW Government's strategic business plan for setting priorities for action
and guiding resource attention. NSW 2021 is a 10 year plan to rebuild the economy,
províde quality services, renovate infrastructure, restore government accountability and
strengthen the local environment and commun¡ties. The Pemulwuy project is consistent
with NSW 2021 in that it will provide affordable housing and quality social services in close
proximity to a major rail station. The development will strengthen the connections of the
Aboriginal and Torres Straight lslander community to the site and be a source of community
pride and cohesion into the future. Redevelopment of this strategic site is likely to be a
catalyst for further urban renewal and economic activity in this locality.

Metropolitan Plan for Sydney 2036
The Metropolitan Plan aims to sustainably manage growth, enhance Sydney's position in
the global economy, achieve greater housing affordability, enhance liveability and ensure
equity for future generations. The Metropolitan Plan forecasts a population increase for
Sydney ol 1.7 million people by 2036, taking the total population to 6 million. As a result,
Sydney will need 770,000 additional dwellings by 2036, a 46% increase on the current
housing stock of 1.68 million dwellings. The proposal will make a significant contribution to
the achievement of a number of the Metropolitan Plan targets. Specifically, the proposal
will provide a number of new dwellings in an area with high accessibility to public transport,
employment and retail facilities. A mix of apartment sizes and provision of adaptable
dwellings allows for changing household demographics and ageing in place.

Draft Sydney City Subregional Strategy
The Metropolitan Plan places the site in the Sydney City subregion. The site is located
within the Redfern Centre Precinct and is in close proximity to the village centres of Redfern
Street and Waterloo. The Redfern Centre Precinct is located at the southern end of central
Sydney, and is centred around Redfern station" The precinct is also strategically located
within the 'global economic corridor'. Draft Sydney City Subregional Strategy identifies
Redfern and Waterloo as village centres.

The housing and employment targets for the Sydney City subregion are:

. an additional 55,000 dwellings by 2031; and

o 58,000 more jobs by 2031.

ln this regard the modified proposal will provide 62 affordable housing units, 154 student
housing rooms, 70 construction jobs and at least 26 operational jobs.

The objectives for this subregion include, "a diverse housing stock, which encompasses
affordable and adaptable dwellings, and meefs the needs of the community enabling
resrdenfs to age in place". Fifty-seven or 92o/o of the proposed 62 affordable housing
dwellings have been designed to be adaptable for use by people with a disability in
accordance with AS 4299 - 1995. The development has been specifically designed to meet
the needs of low income Aboriginal and Torres Straight lslander families and to allow
occupants to age in place.

The provision of affordable housing and student housing accommodation in close proximity
to Redfern station is consistent with the aim of the Redfern Centre Precinct to provide
housing, community and cultural facilities in close proximity to public transport.

NSW Govenment
Departnent of Planning and lnfrastructure
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3. STATUTORY CONTEXT

3.1 Continuing operat¡on of Part 3A

Part 3A of the Environmental Planning and Assessment Act 1979 (EP&A Act), as in force
immediately before its repeal on 1 Octobet 2011 and as modified by Schedule 6A to the
Act, continues to apply to transitional Part 3A projects, including modifications to Part 3A
projects. Director-General's environmental assessment requirements (DGRs) were issued
in respect of this project prior to 8 April 2011 and the project is therefore a transitional Part
3A project.

Consequently, this report has been prepared in accordance with the requirements of Part
3A and associated Regulations, and the Minister (or his delegate) may approve the
requested modification to the approved Concept Plan under Section 75W of the EP&A Act
and approve or disapprove of the carrying out of the project under Section 75J of the EP&A
Act.

3.2 Major Project

The project is a Major Project under the State Environmental Planning Policy Major
Development 2005 (SEPP MD) as it has a CIV of more than $5 million and is of a kind
described in Schedule 3, Part 5 - Redfern Waterloo Authority Sites, (State Significant Site)
as a project to which Part 3A of the EP&A Act applies. The opinion was formed by the
Director General, as delegate of the Minister on 29 September 2006, and authorisation was
granted for the submission of a Concept Plan Application on 4 October 2006.

3.3 Delegations

The Minister for Planning & lnfrastructure is the approval authority for the modified
proposal. On 14 September 2011, the Minister delegated his powers and functions under
Section 75W of the EP&A Act, together with his powers and functions in relation to giving or
refusing to give approval for a project under Section 75J EP&A Act, to the Deputy Director
General Development Assessment and Systems Performance, in cases where there are
less than 25 public submissions in the nature of objections, where Council does not object
and where no political donations have been made. The proponent has not declared any
political donations. Council does not object to the proposal and less than 25 public
subm issions were received.

Accordingly, the Deputy Director General Development Assessment and Systems
Performance has delegation to approve both the requested modification to the approved
Concept Plan under Section 75W, together with the Project Application under Section 75J.

3.4 Permissibility

The site is zoned Business - Mixed Use under the SEPP MD. The proposal is considered to
satisfy the objectives of the zone, which seek to encourage employment, educational,
commercial/retail, cultural and residential uses. The modified proposal is permissible with
consent.

NSW Govemment
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3.5 State Environmental Planning Policy (Major Development) 2005 (SEPP MD)

The site is subject to maximum floor space ratio (FSR) and building height development
standards outlined in Clause 21(1) and (2) of the SEPP MD. Figures 6 and 7 below are
extracts from the FSR and Height of Buildings maps which accompany SEPP MD.

The site is subject to various FSR provisions. The maximum FSR for development on
Precincts 1 and 2is 0.75:1 for residential development and 1.5:1 for other development.
Within Precinct 3 the FSR for any residential development is 1:1 and 2:1 for other
development. The maximum height of buildings in Precincts 1 and 2 is 3 storeys and 5

storeys in Precinct 3

Floor Space Ratio (n:11

l{ax¡mum FSR / Maximum Residential FSR

N 1.1 0-5:1

1,5:l 075.1

21 1:l

2:1 2:1

3:l 1:l

llaximum FSR

B ExislingFSR

1-3:1

2:1

7'.1

Figure 6- SEPP MD FSR Map extract

Figure 7 - SEPP MD Height Standard Map extract

NSW Govennent
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3.6 Variation to Development Standards conta¡ned in SEPP MD

Variation to the height and floor space ratio restrictions outlined above in 3.5 above is possible
as Clause 21(3) of Part 5 to Schedule 3 of the SEPP MD provides that the Minister may
approve a Concept Plan which exceeds the maximum height and FSR controls.

ln accordance with the provisions of Clause 21(3), the height and FSR restrictions outlined in
Clause 21(1) and (2) do not apply to a Project Application where the Minister in an approvalfor
a Concept Plan has provided for the construction of a building that exceeds the height and
floor space ratio restrictions. The proposed modification to the approved Concept Plan and the
Project Application are identical and both applications exceed the height and FSR
development standards. Accordingly, consideration and approval of the proposed variations
to the height and floor space ratio development standards involved in the modified Concept
Plan is necessary to facilitate consideration of the proposed Project Application. The
variations to the height and FSR standards are considered in Section 5.3 of this report,
under the heading 'Height and Density'.

3.7 Objects of the Environmental Planning & Assessment Act 1979

The objects of any statute provide an overarching framework that informs the purpose and
intent of the legislation and gives guidance to its operation. The Minister's consideration
and determination of a Concept Plan Application or Project Application
under Part 3A must be informed by the relevant provisions of the EP&A Act, consistent with
the backdrops of the objects of the EP&A Act.

The objects of the EP&A Act in Section 5 are as follows:

(a) to encourage:
(i) the proper management, development and conseruation of natural

and artificial resources, including agricultural land, natural areas,
foresfs, minerals, water, clÏles, towns and villages for the purpose of
promoting the social and economic welfare of the community and a
better environment,

(ii) the promotion and co-ordination of the orderly and economic use and
development of land,

(iii) the protection, provision and co-ordination of communication and
utility services,

(iv) the provision of land for public purposes,
(v) the provision and co-ordination of community seruices and facilities,

and
(vi) the protection of the environment, including the protection and

conseruation of native animals and plants, including threatened
specieg populations and ecological communities, and their habitats,
and

(vii) ecologicallysustainabledevelopment, and
(viii) the provision and maintenance of affordable housing, and

(b) to promote the sharing of the responsibility for environmental planning between
the different levels of government in the State, and
(c) to provide increased opportunity for public involvement and participation in
environmental planning and assessmenf.

Future development of the site is to occur in an appropriate manner. ln this regard, the
orderly and economic use of the land is to be coordinated, providing social housing,
community facilities and commercial development, which will ensure that the land is
continued to be used for public purposes as well as being publicly accessible.

With respect to Environmentally Sustainable Development (ESD), the EP&A Act adopts the
definition in the Protection of the Environment Administration Act 1991 including the
precautionary principle, the principle of inter-generational equity, the principle of

NSWGovernment 10
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conservation of biological diversity and ecolog¡cal integrity, and the principle of improved
valuation, pricing and incentive mechanisms.

Having regard to the public benefits to be provided, the limited environmental impacts and
consistency with relevant planning controls, the modified proposal is considered to be
consistent with the objectives of the Act.

3.8 Environmentally Sustainable Development Principles

There are five accepted ESD principles:

(a) decision-making processes should effectively integrate both long-term and shorl-
term econonic, environmental, social and equitable considerations (the integration
principle);

(b) if there are threats of serious or irreversible environmental damage, lack of full
scientific certainty should not be used as a reason for postponing measures to
prevent environmental degradation (the precautionary principle) ;

(c) the principle of inter-generational equity - that the present generation should ensure
that the health, diversity and productivity of the environment is maintained or
enhanced for the benefit of future generations (the inter-generational principle);

(d) the conservation of biological diversity and ecological integrity should be a
fundamentalconsideration in decision-making (the biodiversity principle); and

(e) improved valuation, pricing and incentive mechanisms should be promoted (the
valuation principle).

The Department has considered the redevelopment in relation to the ESD principles and
has made the following conclusions:

a) lntegration Principle - The environmental impacts of the development are
appropriately mitigated as discussed in this report. The Department's assessment
has duly considered all issues raised by public authorities, and the proposal as
recommended for approval will not compromise any particular stakeholder or hinder
the opportunities of others.

b) Precautionary Principle The proposal presents no threat of serious or
irreversible environmental damage to the site or the wider locality, and the EA is
supported by technical and environmental reports which conclude that the
proposal's impacts can be successfully mitigated. The site is not subject to any
known effects of flooding and is not subject to bushfire threat.

c) lnter-Generational Principle - The proposal represents a sustainable development
of the site. The proposal will enable social renewal of the site and immediate locality,
and provide a high quality mixed use environment for future users of the site.

d) Biodiversity Principle - Following an assessment of the Proponent's EA and other
supporting documents it is considered with certainty that there is no threat of serious
or irreversible environmental damage as a result of the proposal. The proposed
removal of existing vegetation will not affect any threatened or vulnerable species,
populations, communities or significant habitats.

e) Valuation Principle - The approach taken for this project has been to assess the
environmental impacts of the proposal and identify appropriate safeguards to
mitigate adverse environmental effects. The mitigation measures include the cost of
implementing these safeguards in the total project cost.

The Proponent is committed to ESD principles and has reinforced this through the
Statement of Commitments and the EA, which identify implementation of BASIX,

NSW Government

Depadment of Planning and lnfrastructure
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max¡m¡zing cross-ventilation of dwellings and providing dwelling layouts which maximise
solar access.

3.9 Statement of Gompliance

ln aocordance with section 751 of the EP&A Act, the Department is satisfied that the
Director-General's environmental assessment requirements have been appropriately
addressed.
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4. CONSULTATION AND ISSUES RAISED

4.1 Public Exhibition

Under section 75H(3) of the EP&A Act, the Director-General is required to make the EA of
an appl¡cation publicly available for at least 30 days. The Department publicly exhibited the
EA for the modified proposal from 19 January 2012 until 29 February 2012 on the
Department's website, at the Department of Planning & lnfrastructure lnformation Centre,
the City of Sydney Council's Town Hall House office, and the Redfern Neighbourhood
Centre. The Department also advertised the public exhibition in the Sydney Morning Herald
and The Daily Telegraph on 18 January 2012and notified landholders and relevant State
and local government authorities in writing.

The Department received 19 submissions during the exhibition of the EAforthe modified
Concept Plan and Project Application, comprising 9 submissions from public authorities and
10 submissions from the general public and special interest groups.

An additional 10 submissions were received in response to the PPR for the modified
proposal, comprising six submissions from public authorities and four submissions from the
general public. Overall, there is general support for the redevelopment of the site to enable
regeneration and social renewal. The issues raised in the submissions are summarised
below.

4.2 Public Authority Submissions

Nine submissions were received from public authorities in response to the EA and a further
6 submissions in response to the PPR. Submissions were received from City of Sydney
Council, RailCorp, Ausgrid, Family & Community Services (Housing NSW), NSW Office of
Environment & Heritage, NSW Police (Redfern Local Area Command), Sydney
Metropolitan Development Authority (SMDA), Roads and Maritime Services (RMS), and
Sydney Water. The submissions from public authorities are summarised in Table I below:

Table 1: Summary of /ssues Raised in Public Authority Suömrssions

City of Sydney Council does not object to the proposal.

EA a Additional justification to support the variations to the FSR and height standards

contained within the SEPP MD is required;

Concerns in relation to ameni$ and environmental pedormance specifically lack of cross

ventilation, overlooking, screening to west facing windows, provision of an awning to the

west facing retail space, the design of dwellings, façade treatments, public domain

finishes, the provision and location of the proposed child-care centre parking;

Location of the substation kiosks clashes with the view corridor and pedestrian

connections;

The proposed dedicated right turn lane from Lawson Street into Eveleigh Street is not

supported as this would increase in traffic volumes on the proposed Eveleigh Street

shared zone;

Proponent to consult with Council in relation to the proposed public art and public

domain treatments. The public domain treatments proposed do not accord with

Council's standard keatments;

Provision of the residential accommodation as affordable housing must be formalised;

and

lssues relating to security, particularly in the basement car park.

a

a

a

a

a

a

The following issues have been satisfactorily addressed as part of the PPR:

. Justiflcation on departures from the numeric height and floor space development
standards contained in SEPP MD;
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. An assessment of the proposal against the principles and guidelines contained in SEPP

65 and the RFDC;

. Additional plans demonstrating the internal amenity of Precinct 1 townhouses;

. Details regarding materials and fìnishes;

. Modifìcation of the Statement of Commitments in relation to the provision of affordable

housing in Precinct 1; and

. A Plan of Management for the student housing component.

Council's submission indicates the following issues identified in its submission to the EA

have not been addressed by the proponent's PPR and are still outstanding:

. Suffìcient information relating to the proposed changes to the local traffic conditions.

The changes sought will require assessment and separate approval by Council's Traffic

Committee;

. The eight time limited car parking spaces proposed to be provided along Caroline Street

will result in a loss of on-street parking for residents;

. The proposed cultural art is not considered by Council to be "public art";

. Concern in relation to proposed public domain materials and finishes; and

. The requirement for a revised and updated Social Plan.

Comment: The issues raised by Council are addressed in Section 5 of this report and

through the conditions of project approval.

Sydney Metropolitan Development Authority (SMDA) does not object to the proposal

EA The SMDA is supportive and assisted to facilitate the modified proposal. The SMDA support

a variation to the applicable floor space ratio and building height standards.

PPR The SMDA reiterated its support for the modified proposal.

The SMDA conditionally supports the Proponent's request for exemption from the payment

of contributions under the RWCP. This is addressed in Section 5 of this report.

Roads and Maritime Services (formerly Roads and Traffic Authority) does not object to the proposal.

EA RMS expressed concern with regard to the adequacy of the loading provisions, and

requested that servicing delivery details, including truck sizes and number of movemênts be

provided prior to determination. RMS has provided draft conditions to be included within the

approval.

PPR The RMS did not raise any objections and requested that the conditions identifìed in its
submission to the EA be imposed as conditions on any approval.

Some of issues raised by RMS are not able to be addressed at this stage of the project.

Where possible alternative conditions which address RMS's concems will be imposed.

Ausgrid does not object to the proposal,

EA Ausgrid indicates that one or more substations would be necessitated for the proposal

PPR The PPR did not specifically address the issues raised in the Ausgrid submission to the

exhibited EA. Alternative locations for the kiosks will be required to be investigated.

Appropriate conditions of approval will be imposed in relation to consulting with the service

authority for the provision of infrastructure to the development.

Railcorp does not object to the proposal.

EA RailCorp advised that they have a good relationship with the Proponent with respect to the

ongoing discussions relating to the pedestrian link.

RailCorp has specifìc requirements in relation to geotechnical and structural reporting and

excavation methodology; encroachments into the rail conidor; stormwater design; and

NSW Government
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landscaping and fencing.

PPR Owners consent has been provided.

Any bridge works and future ownership, care and control of the bridge will be subject to final

RailCorp approval.

Appropriate conditions as requested by RailCorp will be imposed,

Family & Communlty Services does not object to the proposal

EA The Centre for Affordable Housing supports the proposal.

62 National Rental Affordability Scheme (NRAS) lncentives have been allocated to project.

ln order to take advantage of this, the dwellings must be occupied by June 2016 and

manaqed as affordable housing.

PPR No further submission by FACS in relation to the PPR

Redfern LAC,NSW Police does not object to the redevelopment of the site

EA . The Aboriginal community and AHC have consulted with Redfern LAC crime prevention

officers in relation to the design of the development.

o Active street frontages and removal of the physical barrier at the top of Eveleigh Street

are supported.

. Further crime prevention initiatives may become apparent as the development
proceeds.

. Recommend installation of CCTV as a crime prevention initiative.

. Recommend that on site car parking be increased. Lack of car parking can result in an

increase in antisocial behaviour.

. lnsufficient provision of bike racks for the development.

. Parking should be provided close to the child care centre for child drop off and pick up.

. Details of the design of the roundabout at Vine Street and Abercrombie Street are

required.

. Support improvements to the public domain, including the creation of "Pemulway Place"

and the provision of share ways.

. Concerned over the absence of off-street parking allocated to the student housing,

together with management issues such as the likelihood of high number of transient

residents.

Comment: lnformation provided by the proponent indicates that the concems of the Police

have been resolved by the Plan of Management for the student housing, submitted with the

PPR. The issue of parking to service the student housing building is addressed in Section 5

of this report.

PPR No response to the PPR was received

Office of Environment and Heritage (OEH) does not object to the proposal.

EA OEH note that the EA does not include an assessment of the potential for archaeological

evidence to occur and has advised that the open space areas of the site could include

evidence of past aboriginal campsites. There is also the possibility that aboriginal objects

may also be found. The discovery of such evidence has the potential to enhance the tangible

connection of contemporary Aboriginal and Torres Straight lslander community to the site.

Comment:An appropriate condition has been included to provide for appropriate action in

the event that site works reveal evidence of early Aboriginal occupation of the site or

Aboriginal artefacts (Refer to Condition 010).
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PPR OEH is satisfied with the Proponent's response to the issues raised. No further comment.

Sydney Water does not object to the proposal.

EA Sydney Water has requested the proponent provide a Water Sensitive Urban Design

Strategy (condition B13). The requirement to lodge a stormwater connection application with

Sydney Water has been addressed via the imposition of a suitable condition (condition 812).
The submission has identifled stormwater quality targets and on site detention requirements

for the proposal.

The Proponent has noted Sydney Wate/s comments in its Statement of Commitments.

PPR The Proponent has noted Sydney Wate/s advice and amended the Statement of
Commitments accordingly . No further comments from Sydney Water

4.3 Public Submissions

A total of 10 submissions were received from the public in response to the exhibition of the
EA, many of which supported the proposal. A further four submissions were received in
relation to the PPR. The issues raised in public submissions are listed in Table 2.

The issues raised in the public submissions are addressed in Section 5 of this report and by
the Proponent in its response to submissions in Appendix 3 to the PPR:

Table 2: /ssues raised in public submrssions

lssue Gomment

Provision for greater mix of uses

It was perceived that the mix of uses proposed by the

Proponent was incongruous and unlikely to be

implemented.

The uses are a response to the constraints and opportunities of
the site and are consistent with the Business Mixed Use zone.

The modifìed proposal ensures maximum exposure for retail

tenancies, the protection of amenity for existing and future

residents, and responds to existing land use patterns of the

surrounding precinct. The mix of uses has been designed to
provide facilities required in the area and to satisff the needs of
the local communitv.

Density and Height

Non-compliance with height and GFA controls defined
under the State Environmental Planning Policy Major
Development 2005 (SEPP MD) has resulted in an over
development of the site, a development out of scale
with the existing sunounding built environment and a
precinct that does not achieve the general objectives of
the Business - Mixed Use zoning.

It is considered hat the objectives of the Business - Mixed Use

zone and the Redfern-Waterloo Built Environment Plan can be

better achieved with variations to the development standards

relating to height and GFA imposed on the site under the SEPP

MD. The modified proposal is considered to be an appropriate

response to the constraints and opportunities of the site. There

would be no unreasonable impacts on the amenity of the

surrounding locality.

Sufficient additional justifìcation to support the variations to the

floor space and height provisions of the SEPP MD as part of the

PPR has been provided with the PPR. The non compliances

are supported by SMDA and Council. The proposed height and

density are appropriate in the context of a strategic site opposite

a major rail station on the periphery of the Redfern town centre.

Further discussion regarding height and density is provided in
Section 5.2 of this report.

Overshadowing of adjoining properties, including 108

Lawson Sheet)
The development has been designed with taller buildings

located centrally within the site or adjacent to the railway

corridor. The shadow analysis accompanying the PPR

demonshates that there will be no unreasonable overshadowing

of adjoining and nearby properties, including 108 Lawson

Street.

Laneway Closures and Safety

Concern has been raised about the closure of

The retention of the laneway in its current alignment effectively

severs the site and does not provide a good urban design

outcome.
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lssue Gomment
laneways and potential safety issues.

The modified proposal provides opportunities for passive

surveillance across the development site.

Overall the closure of the laneways allows for a better outcome
for the precinct and a more orderly use of the land.

Project delivery

The capacity of the Proponent in relation to delivering
the Project given the variances proposed to the density
standards imposed by the SEPP MD and the excessive
provision of housing on site was questioned.

Comments in relation to the capacity and credibility of the

Proponent are not a relevant planning consideration under the
provisions of the EP&A Act.

A commitment to providing retail and commercial development
in all stages of the development to ensure an increased level of
financial sustainability for the project has been provided.

The 62 dwellings and the student housing will be provided as

affordable housing, to be managed by the AHC and maintained
in its ownership,

0pen Space Provision

0nly limited open space/landscaping

The proposed open space is considered satisfactory.

Embellishment of the open space that will comprise public

domain areas will be undertaken in consultation with Sydney
City Council.

Traffic impacts

lncluding pedestrian safety due to excessive on-site
parking,

Access to 108 Lawson Street

The road network in the area is considered to have sufficient
capacity to accommodate the traffic demands.

The design of the western elevation of the building on Precinct 2
is such that access/egress from Caroline Lane to 108 Lawson

Street will be diffìcult. The proposed splayed wall will likely
entail a number of manoeuvres in order to enter or leave this
property.

A condition has been imposed requiring the Proponent to
provide swept path plans for ingress/egress for a vehicle to/from
108 Lawson Street and to demonskate that access can be

achieved in accordance with Australian Standard 452890.1
(Refer to Gondition 81).

Parking The development has been amended to provide drop off/pick up
parking for the child care centre.

The proposal is consistent with the strategy of limiting parking

on sites well serviced by public transport as a means of
reliance on private transport.

Consultation

Concerns regarding the level of consultation with the
community

The EA was accompanied by a Pemulwuy Community
Engagement report prepared by Scott Carver (Appendix 12).

The level of Community consultation is considered satisfactory
and is in accordance with current best practice.

Diversitv of residents This is not a relevant planning consideration

Building damage

The owner of 1 08 Lawson Street has raised the issue
of potential damage to the building on 108 Lawson
Street that may occur as a result of works on the
subject site.

Dei Corp, on behalf of the Proponent has undertaken to provide

the owner of 108 Lawson Street with a dilapidation report prior

to works commencing and at the completion of works.

Dilapidation reports for all adjoining buildings will be required to
be provided. Condition Bl9 references this requirement.

General support
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5. ASSESSMENT OF ENVIRONMENTAL IMPACTS

The Department considers the key environmental issues for the project to be:

. Land use;

. Built form and urban design;

. Height and density;

. Access, car parking and traffic;

. Safety and security;

o Heritage;

. Residential amenity;

. Contributions;

. Social and economic impacts; and

o Public domain and open space.

All other issues have been satisfactorily addressed in the EA, PPR and recommended
modifications and condit¡ons of approval.

5.1 Land Use Mix

The modified proposal introduces new uses which did not form part of the approved
Concept Plan approval. ln this regard, a 60 place child-care centre is proposed for Precinct
2 and a 42 unit (154 bed) student housing building is proposed for Precinct 3. The child-
care centre is unlikely to detract from the amenity of adjoining and nearby residential uses.
The use of the outdoor child-care centre playground will not result in any unreasonable,
acoustic privacy impacts having regard to the separation afforded by the existing and
reconfigured Caroline Lane. Caroline Lane provides physical separation between the child-
care centre playground, and the rear elevations of No's 108, 110, 112 and 114 Lawson
Street, while the proposed new section of laneway linking Caroline Lane to Caroline Street
provides physical separation from the closest residential property fronting Caroline Street
(i.e. 17 Caroline Street). No. 17 Caroline Street has no window openings on its eastern side
elevation, which will assist in ensuring a satisfactory privacy relationship with the child-care
centre. The acoustic and visual privacy of the rear yards of Nos 108-114 Lawson Street
would be protected by existing 2.0m high walls to Caroline Lane.

The eight proposed 90" angle parking spaces in the forecourt of Precinct 1 are intended to
primarily provide parking for the child-care centre and ensure that the centre's demand for
car parking does not come at the expense of existing public on-street car parking. The
proposed child-care centre will be complementary to the other mix of uses proposed in the
modified proposal as it will provide a child-care facility in close proximity to the affordable
housing dwellings.

The proposed student housing introduces a residential use to Precinct 3. This aspect of the
modified proposal reduces the proportion of floor space that will be provided for retail and
commercial activities (compared to the approved Concept Plan), and increases the level of
residential floor space. The Redfern LAC has raised concerns in relation to the absence of
parking to service the proposed student housing. The absence of private off-street parking
to service the student housing is considered appropriate, given the proximity to Redfern
Rail Station and Sydney University and the likelihood that the future student occupants
would have a relatively low level of car ownership.

NSWGovernment 18
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The Redfern LAC has also raised concerns in relation to future management of the student
housing, and the likelihood that many of the future residents would have transient
occupancy characteristics. The proponent has indicated that a plan of management
prepared in consultation with Redfern LAC and submitted with the PPR has addressed the
Police concerns in relation to the ongoing management of the student housing.

The proposed mix of uses are permissible in the zone and will provide a range of housing
and employment opportunities for the future occupants of the site. The Department is
satisfied that the land uses proposed are appropriate in the context.

5.2 Built Form and Urban Design

The built form of the modified proposal varies from the approved Concept Plan and
introduces a six-storey building element within Precinct I and a seven-storey element within
Precinct.3. The six-storey tower which adjoins the residential terraces at the southern end
of Precinct I is an iconic building which will serve to reinforce and define Pemulwuy Place
and the public space south of Precinct 1. The height of the building represents a two-storey
increase from that approved by the Concept Plan. The six-storey height is located centrally
within the site where it willnot result in unreasonable overshadowing or overlooking impacts
to adjoining or neighbouring residential uses. The residential units contained within the six-
storey building overlook Pemulwuy Place will provide beneficial casual surveillance of the
public domain.

The seven-storey student housing building in Precinct 3 is the tallest element within the
modified proposal and represents a two-storey increase in height above the Precinct 3
envelope approved by the Concept Plan. The proposed student housing building would be
built adjacent to the rail corridor, where the seven-storey height of the building would not
give rise to any unreasonable overshadowing or privacy impacts to adjoining and
neighbouring residential uses.

Figure 8 - The completed development , showing the arrangement of the buildings on the three precincts around the
meeting place and the connectivity with Redfem station achieved by extending Pemulwuy Place out over the rail
conidor.
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The modified proposal is considered to result in a better planning outcome compared to the
approved Concept Plan as the modified built form achieves better transitions between the
site and adjoining development. The proposed townhouses will 'address' the street
frontages in a similar manner to the terraces within the surrounding area and the proposed
townhouses are also of a similar scale to surrounding residential terraces. This outcome is
superior to the cluster of flat buildings approved by the Concept Plan.

The two/three storey commercial building on Precinct 2 provides a buffer between the
apartment building on Precinct 1 and the lower density residential development on Caroline
Street and Lawson Street. The outcome for this part of the site is similar to that approved
by the Concept Plan and is therefore considered acceptable.

The development has been deliberately arranged around Pemulwuy Place and the new
public space which will link Lawson Street, Redfern Station and the existing community
centre in Louis Street. While this is similar to the approach approved in the Concept Plan,
the modified scheme provides for the inclusion of a widened public area at the top of
Eveleigh Street made possible by the partial removal of the brick wall on the northern side
of the Lawson Street bridge and the construction of a platform over part of the rail corridor.
This element of the modified proposal will create visual connectivity between the site and
Redfern Railway Station. The buildings on Precinct 2 and the community gallery in Precinct
3 will act as a gateway to the site directing pedestrians from the railway station towards the
Pemulwuy Place share way and new central public area.

The Department is satisfied that the proposed built form and urban design are appropriate
in the context and represent an improved planning outcome compared to the approved
Concept Plan.

5.3 Height and Density

The approved Concept Plan exceeded the applicable maximum height and FSR
development standards contained in the SEPP MD. The modified proposal seeks to
increase the maximum height and FSR approved in the Concept Plan. The table below is a
comparison of the approved Concept Plan and the modified proposal against the building
height and FSR development standards contained in the SEPP MD.

Table 3: Building height and floor space ratio - comparison between the Modified Proposal and the
ved Plan

Building Heights

Development in Precinct 1 on the northern portion of the site where it adjoins existing
terrace houses on Louis Street is proposed to comprise two-storey townhouses, with the

NSW Government
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Standards underSEPP MD Approvedconcept plan

Building
height
in

storeys

Building
height
in

storeys

Building
height
in
storeys

Floor Space RatioFloor Space Ratio Floor Space Ratio

Maximum Maximum

Precinct

Maximum

The Modified Proposal (as
per PPR)

Maximum
residential

Maximum
residential

Maxim
um
reside
ntial

1 3 1.5:1 0.75:1 2lo4 0.95:1 0.92:1 2to6* 1.35:1 1.2:1

2 3 1.5:1 0.75:1 3 2.25:1 Nit 2to3 1.4'.1 Nit

5 2:1 1.1 3 2.55:1 Nil 3 to 7 2.9'.1 2.25'.13

* Does not include ground floor mezzanine as a storey
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six-storey residential flat building component of the Precinct 1 development being located
towards the southern end of that Precinct, adjacent to the open space and community
centre. The central location of the six-storey building will ensure that its impacts on
adjoining and nearby residential development are minimised in relation to overshadowing
and privacy. The siting and orientation of the six-storey building also determines that it will
not overshadow the proposed townhouses, ln terms of context and potential impacts, the
heights of buildings in Precinct 1 are considered appropriate.

The height and form of the building proposed within Precinct 2 is similar to that approved by
the Concept Plan. The building satisfies the height standard of the SEPP MD and is
therefore considered appropriate.

The modified proposal achieves a maximum of seven-storeys within Precinct 3 whereas the
Concept Plan approved a maximum of five-storeys. ln assessing the height of the modified
proposal, Precinct 3 is considered to be the least 'sensitive' of the Precincts within the site
given its location adjacent to the railway corridor. However, the seven-storey student
housing building would be in close proximity to the existing dilapidated two-story building at
75 Eveleigh Street which adjoins the northern boundary of the site. No 75 Eveleigh Street
and the existing properties to the north of Precinct 3 are zoned Business - Mixed Use
under the SEPP MD. The height and form of the modified proposal would not preclude
these properties from being developed in accordance with the provisions of the zoning,
which provides for a five-storey building height. Further, the existing development to the
north of Precinct 3 would not experience any overshadowing or unreasonable overlooking
from the proposed student housing building.

Accordingly, the proposed building heights within each of the three precincts are
acceptable.

Density

The modified proposal would have a total gross floor area of 17,365 m2 compared to the
gross floor area of 15,500 m2 approved in the Concept Plan. This is an increase of 1,865
m2, equivalent to 12o/o of the approved Concept Plan floor space. The increase in floor
space is largely the result of the inclusion of the student housing accommodation.

The residential components of Precincts 1 and 3 of the modified proposal do not comply with
the FSR development standard. Precinct 3 of the modified proposal also exceeds the
maximum permissible FSR of 2:1 and the maximum residential component of 1:1. However,
as outlined in Table 3 above, the approved Concept Plan exceeded the maximum permissible
FSR in both Precinct 2 and Precinct 3, together with the maximum residential FSR permitted in
Precinct 1. Given that the modifìed proposal provides for additional affordable residential
accommodation in the form of student housing, while maintaining ground floor commerciall
retail uses across allthree precincts, the variation to the FSR standard involved in the modified
proposal is acceptable. Further, there is an absence of amenity impacts involved in the
variation as the proponents shadow analysis which was exhibited as part of the EA
demonstrates that there would be no unreasonable overshadowing of adjoining and nearby
residential properties as a consequence of the increase in FSR involved in the modified
proposal.

Clause 21(3) of Part 5 to Schedule 3 of SEPP MD provides that the Minister may approve a
Concept Plan which exceeds the maximum height and FSR controls. The proposed floor
space and its distribution across the site is appropriate given that:

o the modified proposal is located in close proximity to a major railway station;

¡ would provide for a mix of residential accommodation including affordable housing; and

. would not result in any unreasonable impacts on the amenity of adjoining residents in
terms of overshadowing and overlooking.

Similarly, the increases in height beyond that approved by the concept plan, including the
maximum seven-storeys achieved by the student housing building is considered
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appropriate for an urban renewal site on the western periphery of the Redfern town centre,
in close proximity to a major rail station.

Buildings of a height of 18 storeys have recently been approved within the Redfern town
centre, including 7-9 Gibbons Street (MP08_0112) and 157 Redfern Street (MP09_0039).
ln this context the building heights involved in the modified proposal are considered to be
appropriate. The bulk and scale of the buildings has been appropriately moderated by
articulation of the facades and use of light weight building materials and acceptable colours.
The modified proposal exhibits design excellence in accordance with the requirements of
the SEPP MD. Accordingly, the proposed variations to the applicable height and floor space
ratio are reasonable and acceptable.

5.4 Access, traffic and car parking

5.4.1 Traffic and access

The closure of Eveleigh Lane, closure and realignment of the eastern end of Caroline Lane
and the provision of share ways along Eveleigh Street between Lawson Street and Caroline
Street and along Caroline Street between Louis Street and Eveleigh Street were included
as part of the approved Concept Plan. The modified proposal retains these elements and
also includes a proposed dedicated right-hand turn lane from Lawson Street into Eveleigh
StreeVPemulwuy Place and relocation of the roundabout at the intersection of Vine Street
and Abercrombie Street.

The retention and reinforcement of the share zone at the top of Eveleigh Street (Pemulwuy
Place) is supported as it will form a visually prominent gateway to the site, and provide for
an enhanced pedestrian connection between the site and Redfern railway station.

The dedicated right-hand turn from Lawson Street into Pemulwuy Place is not supported as it
would erode the intention of this area as a share zone dominated by significant pedestrian
activity. lt also has the potential to compromise pedestrian safety and access within the
Pemulwuy Place share zone.

Facilitating additional vehicular ingress and egress through the share zone is unnecessary
given that alternative vehicular access to the site is available via the intersection of
Abercrombie Street and Vine Street, and also via the intersections of Abercrombie Street with
Caroline Lane and Caroline Street. Accordingly, a condition has been imposed, stating that no
approval is given to the dedicated right-hand turn from Lawson Street into Eveleigh Street
(Refer to Condition A5).

The submission from Redfern LAC has indicated that Police and other emergency vehicles
should retain the ability to make right-hand turns into Eveleigh Street from Lawson Street. The
refusal to grant approval for dedicated right-hand turns from Lawson Street into Eveleigh Street
will not impede emergency vehicle access using a right-hand turn at this intersection.

The intersection of Vine Street and Abercrombie Street is intended to be the principal
vehicular access point to the site. ln order to facilitate improved access from Abercrombie
Street into Vine Street (east), the roundabout at the intersection of Vine Street and
Abercrombie Street is proposed to be relocated. Sydney City Council has raised concern in
relation to this aspect of the modified proposal as the Proponent has not provided sufficient
evidence regarding the potential impacts of these works on existing development to the
west of the site, which may be affected by the proposed change. Council has requested
that these works be the subject of separate Council approval. Given that the intersection
works are not critical to enable efficient vehicular ingress and egress from the site, this
aspect of the modified proposal does not form part of the recommended approval.

The modified proposal makes provision for the closure of the eastern end of Caroline Lane
and the provision of a link from Caroline Lane to Caroline Street, along the western edge of
the proposed child care centre. These changes were considered and approved in the
Concept Plan, although the link was in a different location. The proposed closure and
realignment of Caroline Lane is supported as it is necessary to divert vehicular traffic away
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from the Pemulwuy Place share zone and onto Caroline Street, beyond the extent of the
share zone.

The submission from 108 Lawson Street objected to the proposed changes to Caroline
Lane on the basis of restricted vehicular access into the rear of the property from Caroline
Lane. ln order to address this concern and to ensure that potential vehicular access into
108 Lawson Street is not compromised, a condition has been imposed requiring the
Proponent to submit vehicular swept paths demonstrating that ingress/egress from 108
Lawson Street from Caroline Lane can be achieved in accordance with AS 2890.1 (refer
Gondition Br(b)).

The traffic report indicates that the modified proposal will have a negligible impact on traffic
volumes and conditions in the area and any increase in traffic can be accommodated within
the existing road network. Accordingly, the traffic and access aspects of the modified
proposal are satisfactory.

5.4.2 Parking

The modified proposal involves basement parking for 115 vehicles beneath the Precinct 1

building, together with eight at grade spaces to be provided within the forecourt area of
Precinct 1.

The car parking provision within the modified proposal represents an increase of 52 spaces
compared to the original Concept Plan approval which required the provision of 71 parking
spaces. The car parking provision of the modified proposal is significantly below the
requirements of South Sydney DCP No.1 1 Parking Rates which indicates that 203 parking
spaces should be provided in accordance with the following table.

Table 4: South DCP 11 Rafes

The provision off-street parking below these requirements is justified as the modified
proposal satisfies a number of the criteria outlined in DCP No.11 relating to reduced car
parking provision including the availability of public transport, the availability of on-street
parking, and the degree of local patronage envisaged.

NSW Govenment
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Precinct I Car Parking Bicycle Parking

Residential component 64 21

Residential visitors 10 6

Total for Precinct 1 residential 74 27

IGymnasium 26.7

Retail 7

36Total for Precinct 1 108

Precinct 2 Car Parking Bicycle Parking

8Retail (including restaurants) 12.5

Commercial 7.8 4

2Child care centre 11

Total for Precinct 2 31 14

Precinct 3 Gar Parking Bicycle Parking

Student accommodation 52 18

Commercial 8.8 4

Gallery 3 3

25Total for Precinct 3 64

75
Total for modified
development 203

Source: John Coady Consulting Pty Ltd Transport and Accessibility lmpact Assessment, 13
December 201 1
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The increase in the off-street car parking provision involved in the modified proposal
compared to the concept plan is justified having regard to the modified proposal's bias
towards residential land use. The reduction in the provision of on-site car parking required
by South Sydney DCP No.11 is supported on the basis of the site's proximity to Redfern
Rail Station, which provides conven¡ent access to most areas in metropolitan Sydney.
Further, reduced parking rates are consistent with the objectives of both Council and the
Sydney Metropolitan Development Authority to constrain demand for commuter car travel
while providing a sufficient level of parking to prevent excessive demand for on-street
parking. A reduced reliance on private car travel and the encouragement of public transport
usage is also an identified objective for the Redfern Centre Precinct, within the Sydney City
Subregional Strategy. Accordingly, the car parking provision involved in the modified
proposal is reasonable and acceptable.

ln order to address Council's concerns regarding parking for the child care centre, the
modified proposal involves eight 90o angle car parking spaces along the northern side of
Caroline Street, within the share zone. These spaces will be located within the privately
owned forecourt area of Precinct 1, over which an easement for public access will be
created. lt is proposed to provide these spaces as time limited (15 minute) spaces for the
peak drop offlpickup times for the child care centre, with two-hour restricted parking
(resident permits excepted) at other times.

It is acknowledged that the provision of the proposed eight spaces will result in the loss of
three on-street public car parking spaces. However, this aspect of the modified proposal
results in a superior outcome compared to the existing situation in that there will be a net
increase of five public car parking spaces. All eight of the proposed spaces would be
available for use by members of the public and customers of the retailicommercial
premises. The location of the proposed eight spaces within the shared zone will ensure
both convenient and safe access to the adjacent child-care centre, together with convenient
public parking in close proximity to future retail and commercial uses.

The Department is satisfied that the provision and arrangement of the proposed eight car
spaces has addressed the concerns of Council and is acceptable. The future management
and patrolling of these spaces will need to be negotiated between the proponent and
Council.

5.5 Safety and Security

The modified proposal has been designed having regard to the principles of Crime
Prevention and the Assessment of Development Applications: Guidelines under Secfion
79C of the Environmental Planning and Assessment Act 1979, April 2001. ln this regard,
the modified proposal will:

¡ enhance the vitality at street level by the provision of the active retail and commercial
street frontages;

. improve the public domain to create site lines and minimise opportunities for
concealment;

¡ optimise safety and security both internally within the development and in the public
domain by increased casual surveillance and installation of close circuit TV monitoring;

. provide a graffiti-resistant to external masonry finishes; and

. provide appropriately designed lighting along streets and at building entry points.

The extension of the Lawson Street bridge over the rail corridor to create a platform to be
incorporated into the Pemulwuy Place share zone, together with the removal of the eastern
portion of the brick wall on the northern side of the rail bridge will effectively widen the top of
Eveleigh Street at its intersection with Lawson Street. This aspect of the modified proposal
will create visual connectivity (sight lines) from Redfern station, through the site to the
existing community centre located in Louis Street. The creation of Pemulwuy Place is
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supported by the Redfern LAC as the resulting improved passive surveillance will enhance
pedestrian safety and security.

Figure 9 - Visual connectM$ and unbroken srfe /rnes from Redfem station, through Pemulwuy Place to the existing
communv centre in Louis Street.

Ïhe proposed location of the substation kiosks (on the corner of Louis Street and Caroline
Street) is not considered appropriate as they will interfere with views through the site from
Redfern Station, and will provide opportunities for concealment. To address this concern,
the Department will require the Proponent to consult with the relevant energy provider in
relation to locating these facilities in a less visually prominent part of the public domain
which does not interrupt sght lines and compromise the safety and security of people within
the share zone and other publicly accessible areas of the site.

The modified proposal maintains the activated ground floor retail and commercial street
frontages approved by the Concept Plan. This is considered to assist in creating high levels
of passive surveillance and pedestrian activity necessary to deter undesirable behaviour.

While most aspects of the modified proposal address the CPTED principles of surveillance,
territorial reinforcement and access control, it is considered that the basement car park
presents a potential safety and security risk to the future users. To address this concern a
condition has been imposed, which requires a Plan of Management to be prepared for the
car park (refer to Gondition E2).

Subject to the imposition of conditions relating to lighting and installation of other security
measures including closed-circuit TV cameras, the Department is satisfied that the modified
proposal will result in a significant improvement in public safety and security in this locality.
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5.6 ResidentialAmenity

The modified proposal comprises a mixed use development which includes residential
development in the form of:

o 62 dwellings comprising 36 two-storey townhouses (five x two bedroom, 18 x three-
bedroom and 13 x four-bedroom) and 26 apartments (21 x two-bedroom and five x
three-bedroom); and

. student housing accommodation incorporating 154 beds in 42 units, together with a
manager's unit.

The Proponent has provided a Plan of Management in relation to the student housing which
addresses issues such as noise and behaviour control. lmplementation of these procedures
will ensure that the student housing operates in a manner which will limit any adverse
impacts on the amenity of other occupants of the site and the surrounding locality.

The modified proposal includes provision of a child care centre which did not form part of
the approved Concept Plan. lt is considered that this centre is appropriately located in
relation to nearby residents and, subject to implementation of the acoustic treatments as
recommended in the Acoustic Report submitted with the EA, this facility is unlikely to impact
on the amenity of existing and potential residents.

The Proponent provided additional information with the PPR in order to address amenity
issues associated with the internal layouts of the proposed dwellings, natural cross
ventilation and daylight access. ln this regard, the PPR includes Drawing No. 1DA150A
which demonstrates the environmental performance of the townhouses will be satisfactory
in relation to cross ventilation and daylight access.

The modified development demonstrates satisfactory performance against the provisions of
State Environmental Planning Policy No 65 and the rules of thumb guidelines of the
Residential Flat Design Code (RFDC). A comprehensive assessment of the proposed
development against the RFDC is provided in Appendix D to this report.

The modified proposal will result in changes to the shadows cast by the proposed buildings
compared to the approved Concept Plan due to the changes in building height and
configuration. The shadow diagrams exhibited with the EA demonstrate that overshadowing
impacts both within the development site and on adjoining properties would not be
unreasonable. All adjoining and nearby residential properties would maintain in excess of
three hours of sunlight in mid-winter to the windows of habitable space and areas of private
open space. Similarly, all of the public domain areas within the site will be provided with
more than three hours of sunlight in mid winter.

While the solar access for the townhouse courtyards does not comply with the accepted
benchmark of three hours of sunlight between 9am ând 3pm on June 21, this is considered
acceptable in the circumstances as the living areas of the townhouses all have a northerly
orientation and will receive more than 3 hours of solar access in mid winter. Overall it iô
considered that the modified proposal demonstrates a reasonable degree of conformity with
best practice principles in terms of solar access. A detailed assessment of the solar access
for the proposed dwellings within the development is provided in Appendix D to this report.

The Department is satisfied that the future occupants of the modified proposal will be
afforded a satisfactory level of residential amenity, in terms of privacy, access, solar
access, private open space, and cross ventilation. The Department is also satisfied that the
amenity of existing residents in the surrounding locality will not be unreasonably impacted
as a result of the modified proposal.

5.7 Heritage Considerations

The approved Concept Plan included conditions requiring the Proponent to provide a
Heritage lnterpretation Plan with any future application for the site.
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The EA for the modified proposal was accompan¡ed by a Heritage lnterpretation Strategy
(HlS) prepared by NBRS Architects, which is considered to satisfy the requ¡rement of the
Concept Plan.

The HIS considered the site and its significance to the Aboriginal and Torres Straight
lslander Community and their culture. The HIS identified mechanisms for incorporating the
proponent's research results into the adopted public art strategy for the publicly accessible
areas within the site.

Figure 10 - Existing & Proposed - The cufturally significant aboiginalflag añwork by Alex Tui will be reinterpreted as

a feature element on fhe g/ass frontage of the new gymnasium, facing directly into Pemulwuy Place

The modified proposal includes the removal of part of the brick wall on the northern side of
the Lawson Street railway bridge. This will also result in the removal of part of a block wall
along the western edge of the railway corridor. Both sections of wall include culturally
significant murals. The removal of these walls and murals is acceptable from a heritage
impact perspective subject to photographic recording of the murals. The undertaking of
archival recording of these works has been included as condition of approval (refer to
Condition CB).

The southern wall of the existing gymnasium on the site is painted with a large highly visible
and culturally significant red, orange and black Aboriginal flag by artist Alex Tui. The
gymnasium building is proposed to be demolished and the modified proposal involves
reinterpretation, and replacement of the Aboriginal flag notice on the exterior wall of the
proposed gymnasium. Condition D10 requires that excavation work cease immediately if
any artefacts of Aboriginal or European significance are found.

Having regard to the HIS and railway corridor heritage assessment and implementation of
the recommendations contained in those reports, the Department is satisfied that the
modified development is unlikely to have any adverse impacts on the heritage significance
of the site.

5.8 Contributions

The site is within an area which is subject to the payment of development contributions
under the Redfern Waterloo Authority Contributions Plan 2006 (RWCP).

The Proponent has sought exemption from the payment of a contribution in accordance
with Section 16 of the RWCP which provides that an applicant may include an offer to carry
out works or provide a material public benefit toward works to which the levy is to be
applied. ln this regard, the modified proposal includes:
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. extensive public domain improvement works, including the construction of the structure
over the railway corridor;

. the establishment of traffic management facilities designed to improve pedestrian safety
and amenity; and

o the construction of a sixty (60) place child care centre.

Waiving of the payment of this contribution is supported by both SMDA and the Department
on the basis that the modified development makes provision for the embellishment of the
public domain areas and publicly accessible spaces within the development, together with
the provision of services which will support the local community. Accordingly, Condition
El6 requires the proponent to either pay a contribution of $1.4 million towards the domain
improvement works, or to undertake public domain improvement works to a minimum value
of $1.4 million.

The site is also subject to an affordable housing contribution levied under the Redfern
Waterloo Authority Affordable Housing Contributions Plan (RWAHCP). The Proponent has
sought exemption from the payment of this contribution on the basis that the development
will provide for 62 affordable accommodation units for the local Aboriginal and Torres Strait
lslander (ATSI) community and 154 beds for student housing.

As the modified proposal will provide affordable housing, which will complement the
SMDA's affordable housing programme within the locality, the SMDA supports the
Proponent's request for exemption, subject to AHC being registered as a community
housing provider and the registration of restriction on the title of the land requiring the
proposed affordable housing to be retained in perpetuity.

The proponents Statement of Commitments includes a commitment stating that the
residential accommodation will be provided as affordable housing and managed by the
AHC. This has been reinforced by the imposition of a condition which requires either
payment of the $1,271,118 contribution or the registration of a restriction on the title of the
site which requires the 62 dwellings in Precinct 1 to be provided as affordable housing in
perpetuity (refer to Condition El7),

5.9 Public Domain and Open Space

The various components of the public domain open space areas within the site include:

. provision of pedestrian/ vehicular share ways along Eveleigh Street (Pemulwuy Place)
and Caroline Street;

. treatments to the pavement of the share way at the intersection of Eveleigh Street and
Caroline Street to create a unique urban identity for the precinct as a meeting place;

r culturally significant elements throughout the development;

. upgraded street tree planning and street lighting; and

. provision of a publicly accessible forecourt area in Precinct 1 fronting Caroline Street
and Louis Street, linking with the public open space to the south of the Redfern
Community Centre.

The proposed widening of the Lawson Street bridge over the railway corridor to create a
platform adjoining the top of Eveleigh Street will create a vibrant pedestrian space, a
gateway to the site and will also provide enhanced levels of safety through passive
surveillance.

Sydney City Council has expressed concern in relation to the proposed treatments of the
public domain areas which will ultimately be dedicated and maintained by Council. The
concern relates to the non-standard treatments and materials that are proposed to be used.
ln order to address this concern, a condition has been imposed requiring the Proponent to
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liaise with Council and Redfern LAC in relation to the materials, finishes and treatment of
the public domain areas (refer to Gondition Cg).

The provision of public art within the public domain areas will provide a unique sense of
cultural identity and is considered to be an integral part of the modified proposal. Given that
all of the proposed public art (with the exception of the transparent "turtle" wall on the
western boundary of Pemulwuy Place, on the edge of the platform over the rail corridor)
would be located on private land owned by the AHC, it is considered that the proponent
should not be required to obtain the separate approval of Council for the public art works,
as was requested. However, Gondition ClO requires the proponent to liaise with the
Council in relation to the final design of the public art works prior to final approval by the
Director General.

The Department is satisfied that the proposal will result in significant improvements to the
public domain areas within and adjacent to the site.

Figure 11 - Looking nofth-east down Eveleigh Street, through Pemulwuy Place

5.10 Social and Economic.lmpacts

The modified proposal incorporates a number of changes to ensure it is economically viable
and delivers an income stream which will assist AHC in meeting its commitments in relation
to the ongoing provision of affordable housing.

Following approval of the Concept Plan, AHC undertook a comprehensive review of its
objectives in relation to this site with a view to ensuring that the development was
economically viable and capable of generating an income to manage and finance affordable
accommodation and other facilities for the Aboriginal and Torres Straight lslander (ATSI)
community. This led to the changes in the mix of land uses and building configuration
which have been incorporated into the modified proposal, including the introduction of
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student housing. The modified proposal also includes a child care centre which will provide
a social benefit to the future occupants of the site and the local community.

The modified proposal incorporates significant improvement to the public domain areas,
including the creation of a meeting place, Pemulwuy Place, for both for the ATSI and wider
community. The local ATSI community has been consulted throughout the development of
the modified proposal and is supportive of the initiatives incorporated into the design, in
particular the provision of affordable housing, the gymnasium and the creation of the
meeting place.

The Redfern LAC raised concerns regarding the cultural dynamics of the student housing
component of the development, given the potentially high turnover of residents, many of
whom would have no connection to the cultural and historical significance of the area or the
local ATSI community. These concerns have been addressed following consultation
between the Proponent and Redfern LAC during which a Plan of Management was
prepared and submitted with the PPR.

The Department is satisfied that the social and economic impacts of the proposal will
benefit the ATSI community and the wider community.

5.1I Draft Gonditions

The draft conditions for the modified Concept Plan and the Project Approval were circulated
to the proponent, the Sydney City Council and the Sydney Metropolitan Development
Authority. With the exception of approval for a dedicated right-hand turn from Lawson Street
and Eveleigh Street, all of the proponents requested changes have been incorporated into
the draft conditions contained in Appendix F and Appendix G. The SMDA are supportive
of Conditions E16 and E17 in relation to the issue of the contributions for affordable
housing, and public domain improvements. At the time of writing, of this report, no comment
had been received from the Sydney City Council in relation to the draft conditions.

5.12 Public lnterest

The modified proposal would provide for:

. a sign¡ficant level of affordable housing which is complementary to Affordable Housing
Goals of the Sydney Metropolitan Development Authority;

. greater housing choice, including affordable housing;

. ageing in place for the future occupants of the site;

. job creation and employment opportunities though the construction and on-going
operation of the development;

. community and culturalfacilities; and

¡ a high quality public domain.

Accordingly, the approval of the modified proposal is considered to be in the public interest.
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6. CONCLUSION & RECOMMENDATION

The modified proposal retains aspects of the approved Concept Plan and provides for an
acceptable urban design and built form. The modified proposal involves increases in height
and floor space beyond that approved by the concept plan. The increases in height and
floor space are appropriate in the context of an urban renewal site at the southern end of
central Sydney opposite a major rail station. The revised urban design, including the
proposed construction over the rail corridor, to create an enlarged Pemulwuy meeting place
is a significant improvement over the approved Concept Plan.

The key issues raised in the agency and public submissions have been addressed in the
Department's assessment and via the imposition of appropriate conditions. The modified
proposal represents an opportunity to provide high density affordable housing, in close
proximity to a major rail station. The modified proposal will make a positive contribution
towards affordable housing targets and will provide on-going social and economic benefits
to the Aboriginal and Torres Strait lslander Community. Approval of the modified proposal is
considered to be in the public interest.

The Department has assessed the modified proposal on its merits and is satisfied that its
impacts have been addressed in the EA, the PPR, the Statement of Commitments and the
Department's recommended terms of approval. The Department is of the view that the
impacts of the proposal can be suitably mitigated and/or managed to ensure satisfactory
environmental performance and a good planning outcome. lmposition of these conditions
will ensure the modified proposal is implemented in an orderly manner, and that
construction and ongoing operation of the development is appropriately managed.

The modified proposal is recommended for approval, subject to the conditions outlined in
the attached instruments.
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7. RECOMMENDATION

It is recommended that the Minister:
(A) approve the modification to Concept Plan Application MP 06_0101, subject to

modifications and conditions, under Section 75W Environmental Planning and
Assessment Act, 1979 having considered all relevant matters in accordance with
(A) above;

(B) approve Project Plan application MP 11_0093, subject to modifications and
conditions, under Section 75W Environmental Planning and Assessment Act
and

(C) sign the lnstruments of Approvat (TAG A and TAG B).

Prepared by: Endo

t3,tz_t?
Director i3
Metropolitan

Ap

f 
,zJeoz

and Regional Projects South

U zt frvf rz

Chris Wilson
Executive Director
Major DA Assessment

Richard Pearson
Deputy Director General Development Assessment & Systems Performance
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APPENDIX A. DIRECTOR GENERAL'S ENVIRONMENTAL
ASSESSMENT REQU I REM ENTS

A copy of the Director General's Environmental Assessment Requirements for the
modification to the Concept Plan and the Pr:oject Plan application are available on the
Department's website at
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APPENDIX B. RESPONSE TO SUB]VIISSIONS

The Proponent's response to matters raised in submissions is addressed in Appendices 1,

2 and 3 to the Proponent's PPR a copy of which is available on the Department's website at
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APPENDIX C. ENVIRONMENTAL ASSESSMENT

The Proponent's Environmental Assessment Report and Preferred Project Report are
available on the Department's website at
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APPENDIX D. CONSIDERATION OF ENVIRONMENTAL
PLANNING INSTRUMENTS

Application of EPls to Part 3A projects

To satisfy the requirements of section 751(2Xd) and (e) of the EP&A Act, this report includes
references to the provisions of the environmental planning instruments that govern the
carrying out of the project and have been taken into consideration in the environmental
assessment of the Concept Plan Application.

The primary controls guiding the assessment of the proposal are:

. State Environmental Planning Policy (Major Development) 2005, Schedule 3 - State
Significant Site;

. State Environmental Planning Policy No. 65 - Design Quality of Residential Flat Buildings;

r State Environmental Planning Policy No. 55 - Remediation of Land;

¡ State Environmental Planning Policy (BASIX);

¡ State Environmental Planning Policy (Affordable Rental Housing) 2009; and

. Standard lnstrument (Local Environmental Plans) Order 2006 (for definitions only).

Other relevant plans and policies which have also been considered include:

Redfern Waterloo Built Environment Plan (BEP);
RWA Development Contributions Plan and Affordable Housing Contributions Plan; and

Sydney City Council's Child Care Centres Development Control Plan 2005

State Environmental Planning Policy (Major Development) 2005 (SEPP MD)

The SEPP MD applies to the site and the proposed development. The subject site is a State
Significance Site as noted in Schedule 3, Part 5 of the SEPP MD. Part 5 of Schedule 3 of
SEPP MD sets out provisions relating to the Redfern-Waterloo development sites including
zoning, height and floor space restrictions, design excellence, car parks, heritage, and the
preservation of trees and vegetation.

Height

The height of buildings map which accompanies SEPP MD identifies the following maximum
heights for buildings across the subject site:
. Precinct 1: 3 storeys

o Precinct 2: 3 storeys

. Precinct 3: 5 storeys

The modified Concept Plan and Project Application propose buildings which do not comply with
the building height provisions of SEPP MD. The heights of the proposed buildings are:

o Precinct 1: par|2lpart6 storeys

. Precinct 2: parl2lpæ|3 storeys

. Precinct 3: part 3/part 7 storeys

Justification for the non compliance with the building height provisions of SEPP MD is included

in Section 5.1 of this report.

Gross Floor Area / Floor Space Ratio

The FSR maps accompanying SEPP MD identify the following FSR development controls
for the various precincts that comprise the subject site:

NSW Govemment 1
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. Precinct 1: 1.5:1 maximum FSR & 0.75:1 maximum FSR for residential
development

¡ Precinct 2: 1.5:1 maximum FSR & 0.75:1 maximum FSR for residential
development

o Precinct 3: 2:1 maximum FSR & 1:1 maximum FSR for residential development

The modified development does not comply with the SEPP MD FSR provisions for
development across the site. The FSRs proposed are noted in Table 2 to this report.

The residential components of the modified development in Precincts 1 and 3 do not comply
with the SEPP FSR maximums and the commercial component in Precinct 3 also exceeds
the maximum permissible FSR of 2:1for development other than residential development.

Justification for the non compliance with the maximum FSR provisions of SEPP MD is
provided in Section 5.2of this report.

The distribution of floor space across the site is an appropriate response to the constraints
and opportunities of the site and will not result in adverse impacts on nearby or adjoining
residents or the environment. The modified proposal is consistent with the objectives of the
Business - Mixed Use zone which applies to the site and demonstrates a high degree of
design excellence.

The modified proposal is supported by both SMDA and Sydney City Council on the basis of
the contribution the development will make to the revitalisation and renewal of the
surrounding Redfern Town Centre and wider precinct.

Design Excellence

Clause 22 in Schedule 3, Part 5 requires new development to exhibit design excellence.

Clause 22(2) requires the consent authority to take the following into consideration when
assessing whether a proposal demonstrates excellence in design:

a) whether a high standard of architectural design, materials and detailing appropriate to the
building type and location will be achieved,

b) whether the form and external appearance of the building will improve the quality and
amenity of the public domain,

c) whether the building meets sustainable design principles in terms of sunlight, natural
ventilation, wind, reflectivity, visual and acoustic privacy, safety and security and
resource, energy and water efficiency,

d) if a competition is held as referred to in subclause (3) in relation to the development, the

resu/fs of the competition.

The proposed development is not of a type referred to in subclause (3) as it does not include
development of over 12 storeys.

With respect to the provisions of subclauses (a), (b) and (c), the proposed development
satisfies the criteria in relation to design, materials, location and public domain and will be
capable of meeting sustainable design principles.

Therefore the proposal is consistent with the provisions of Clause 22.

Conclusion

No other provisions of Part 5 of Schedule 3 of SEPP MD are relevant to this proposal.

The non compliances with the height and FSR provisions are reasonable and acceptable
and that the modified development is appropriate in the circumstances.
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State Environmental Planning Policy No. 65 - Design Quality of Residential Flat
Buildings

An assessment of the modified proposal againstthe 10 principles of SEPP 65 is provided
below:

Ten Design Principles

Principle 1: Context

The design of the modified proposal responds to the desired future character of this precinct
as envisaged by the SEPP MD.

The modified development proposal has taken into consideration the nature and scale of
surrounding development.

The proposal will not lead to the removal of any natural or landscape features and respects
the natural slope of the land.

Principle 2: Scale

The height, bulk and scale of the development is generally consistent with the desired future
character of the area as expressed in the SEPP MD and represents an appropriate design
response to the opportunities and constraints offered by the site and its setting.

Principles 3: Built Form

The design of the modified proposal represents an appropriate built form in terms of building
alignments, modulation and articulation.

The modified development will result in significantly improved streetscapes in this locality.

The proposed dwellings achieve an acceptable level of amenity for prospective residents.

Principle 4: Density

The density of the proposed development is an appropriate response to:

. the desire to increase development densities in this locality to create vitality and
encourage the use of public transport;

o the availability of the required utility infrastructure to support the development;

. the site's convenient location relative to public transport facilities, shopping, service and
community facilities; and

. the environmental characteristics of this locality.

The proposal is satisfactory with respect to the principle of density.

Principle 5.'Resource, energy and water efficiency

The modified proposal will be required to demonstrate best practice for resource
conservation in the construction of the building.

The design of the modified proposal optimises solar access, cross ventilation and publicly
accessible open space on the site.

The development will be required to incorporate ecologically sustainable design features in
accordance with contemporary building design practice.

Principle 6: Landscape

The public domain areas surrounding the site are proposed to be improved to significantly
enhance the visual setting of the area and to improve safety and security in the vicinity of
the site. These works will undertaken in consultation with Sydney City Council.

The proposed landscape design is commensurate with the site's location and its setting.
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Principle 7: Amenity

The design of the modified proposal will provide a satisfactory level of amenity for the
prospective residents of the proposed dwelling particularly in relation to sunlight access,
natural ventilation and privacy.

Conditions to ensure privacy for residents is maximised are also proposed (refer condition
B1).

Principle 8: Safety and Security

The modified proposal has been designed to optimise safety and security both internally
within the development and in the public domain. Opportunities for casual surveillance of
publicly accessible areas have also been enhanced.

Conditions of approval relating to implementation of security measures throughout the
development are also proposed to be imposed.

Principle 9; Soclal Dimensions

The modified development proposal will:

. provide affordable housing opportunities for the local ATSI community;

o provide an appropriate mix of uses that satisfy the needs of the local ATSI community
and AHC;

r facilitate the development of the land by the Proponent in an economically viable
manner;

. ensure that it is deliverable by the Proponent;

o establish an ongoing source of revenue to enable the Proponent to maintain and
enhance the quality and range of services and facilities provided to the local community;

r create employment opportunities during the construction phase of the development; and

. increase residential densities proximate to services, facilities and public transport.

Principle I 0: Aesthetics

Architectural design features such as column treatments, provision for culturally significant
art work throughout the development, entry canopies, articulated building forms and building
finishes incorporating strong colours have been included to enhance the quality of the
streetscapes.

The Proponent has submitted a schedule of colours and finishes with the application. This
schedule includes information regarding the composition of building elements, textures,
materials and colours and is considered appropriate for the modified development.

Assessment against the provisions of Residential Flat Design Code.

The Residential Flat Design Code (RFDC) sets broad parameters within which good design
of residential flat buildings can occur through the use of development controls and
guidelines.

The Proponent has included an assessment of those components of the development which
are subject to the rules of thumb guidelines contained in the RFDC. These are provided as
part of the SEPP 65 Design Verification Statement prepared by Nordon Jago Architects. A
copy of the SEPP 65 Design Verification Statement was included with the documentation
submitted with the PPR.

Generally, the residential components of the development which are subject to the
provisions of SEPP 65 and the RFDC (i,e. - the residential flat building on Precinct 1 and
the student housing accommodation on Precinct 3) comply with the guidelines set down in
the RFDC.

NSW Govemment 4
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The table below is an assessment of the residential apartment building and student housing
units against the provisions of the RFDC.
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PART ()I

LOCAL CONTÐ(il
Building Height Where there is an existing floor space ratio

(FSR), test height conkols against it to ensure
a good fit.

Test heights against the number of storeys
and the minimum ceiling heights required for

the desired building use.

Refer discussion in Section 5.2 of this report.

Building heights throughout the development
are appropriate.

Buílding Depth Resolve building depth controls in plan,

section and elevation,

ln general, an apartment building depth of 10-

18 metres is appropriate. Developments that
propose wider than 18 metres must

demonstrate how satisfactory day lighting and
natural ventilation are to be achieved.

Apartments are generally 8m-10m in depth.
The student housing units have been

designed to ensure there is acceptable access
to day light and natural ventilation.

Building Separation The student housing accommodation building
on Precinct 3 and apartment building on

Precinct 1 are only 10 mekes apart whereas a

separation of 18 metres is required.
See further discussion below.

Design and test building separation controls in

plan and section.

For buildings of between 5 to I storeys the

separation of buildings between internal

courtyards and adjoining sites: -

r 18m separation between habitable
rooms/balconies

¡ 13m separation between habitable

rooms/balconies and non-habitable

r00ms

Test building separation controls for daylight

access to buildings and open spaces.

Sfreef Sefbacks ldentify the desired streetscape character, the

common setback of buildings in the street, the

accommodation of street tree planting and the

height of buildings and daylight access
controls.

Test sheet setbacks with building envelopes

and street sections.

Test controls for their impact on the scale,

proportion and shape of building facades.

The prevailing setback to the street is a nil

setback for development comprising ground

floor commercial/retail uses with residential
above.



Sr'de & rearsefbacks Relate side setbacks to existing streetscape
patterns.

Test side and rear setbacks with building

separation, open space and deep soil zone
requirements.

Test side and rear setbacks for
overshadowing of other parts of the
development and/or adjoining properties, and

of orivate ooen soace.

The student housing units have been set back
from the railway corridor to provide a buffer to

the development.

Floor space ratio Test and desired built form outcome against
proposed floor space ratio to ensure
consistency with building height - building

footprint and three dimensional building

envelooe ooen soace reouirements.

Refer discussion in Section 5.2 of this report.

Building densities throughout the development
are appropriate.

PÂRT 02
SITE DESIGN

Site Confiquration
Deep SoilZones A minimum of 25 percent of the open space

area of a site should be a deep soil zone;

more is desirable.

Exceptions may be made in urban areas
where sites are built out and there is no

capacity for water infiltration. ln these
instances, stormwater heatment measures
must be integrated with the design of the

residential flat building.

Approximately 600m' of publicly accessible
open space is proposed to be provided in the

forecourt of Precinct 1. This equates to 8.8%

of Precinct 1.

Within Precinct 3 approximately 500m'? of
private open sp or or or or or ace has been
provided for the student housing, commercial
and gallery elements of the development.
This area equates to 210/o on Precinct 3.

Although these areas fall short of the
guidelines for deep planting, the development
incorporates signifìcant improvements to the
public domain, including street kee planting.

Fences and Walls Defìne edges between public and private land.

Deflne boundaries between areas with

different functions

Provide privacy and security

Conkibute to public domain

Where required fencing will be provided to

define ownership and provide security.

Landscape Design To add value to residents' quality of life within

the development in the forms of privacy,

outlook and views.

A detailed landscape plan will be required to

be submitted

NSW Govemment
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Open Space The area of communal open space required
should generally be at least between 25 and

30 percent of the site area.

Larger sites and brownfìeld sites may have
potential for more than 30 percent.

Where developments are unable to achieve
the recommended communal open space,

such as those in dense urban areas, they
must demonstrate that residential amenity is
provided in the form of increased private open

space and/or a contribution to public open

space.

The minimum recommended area of private

open space for each apartment at ground

level or similar space on a structure, such as

on a podium or car park, is 25m2; the

minimum preferred dimension in one direction
is 4 metres. (See balconies for other private

open space requirements).

The site is within an inner city location

Private open space in the form of large

terraces and balconies are proposed for the
residential apartments.

A landscaped communal open space area has

been proposed for the student housing units.

Orientation Objectives are to: -

. Optimise solar access

. Contribute to streetscape character
o Protect amenity of existing development
. lmprove thermal effìciency of new

buildings

The proposed apartments have been oriented
to optimise thermal performance, and to take

advantage of the views towards the City or
public domain areas of the development.

Planting on Sfrucfures ln terms of soil provision there is no minimum
standard that can be applied to all situations

as the requirements vary with the size of
plants and trees at maturity.

Landscaping of both private and public areas
is proposed.

Stormwater Management Objectives are to:

¡ Minimiseimpactsnaturalwaterways
o Minimise the discharge of sediment and

other pollutants to the urban stormwater
drainage system during construction.

Conditions relating to stormwater
management including on site detention and

implementation of WSUD measures are
proposed to be imposed.

Safety Carry out a formal crime risk assessment An assessment of the safety and security
aspects of the development has been
provided in section 5.4 of this report.

Visualprivacy Refer to building separation standards See above. Other than this, visual privacy is

considered acceptable.
Building Entry Objectives are to: -

o Create entries which provide a desirable
identity to the development

. To orient the visitor

. Conhibute to streetscape

Ihe entry foyer to the apartment building on

Precinct 1 connects directly to publicly

accessible open space area adjacent to

Caroline Skeet.
The enhy to the student housing is on

Eveleigh Street. This entry is defìned with a

feature canopv structure and siqnaqe.

ParKng Objectives are to: -

. Minimise dependence on commuting
¡ Provide adequate parking for buildings'

users and visitors
¡ lntegrate the location and design of car

oarkinq with the desiqn of the site and

A basement car park is located on Precinct 1.

This includes spaces for the residential
apartments and student housing (as well as

other uses on the site).

An assessment of the car parking provision

having regard to the availability of public
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the building transport services to the site is provided in

Section 5.3 of this

Pedestrian access ldentify the access requirements from the

skeet or car parking area to the apartment
entrance.

Follow the accessibility standard set out in AS
1428 (parts I and2), as a minimum.

Provide barrier free access to at least 20
percent of dwellings in the development.

Generally limit the width of driveways to a
maximum of 6 metres.

lmprovement of the public domain, including
retention and embellishment of the share way
on Eveleigh Street and the creation of a share
way on part of Caroline Street will ensure the

development is pedestrian oriented.

The principle points of access to both the

apartment building and student housing
connect at grade with the streets. Barrier free
access via lifts to all levels is available to all

units,

Only one point of entry to the basement car
park is proposed and this is remote from the
pedeskian enhies.

Vehicle access Locate vehicle entries away from main
pedestrian entries and on secondary
frontages,

PART 03

BUILDlNG DESIGN

Buildino Confiquration
Apaftment layout Single-aspect apartments should be limited in

depth to I mehes from a window.

The back of a kitchen should be no more than

8 metres from a window.

The width of cross-over or cross- through
apartments over 15m deep should be 4m or
greater.

For developments providing affordable
housing, the following unit sizes are
recommended:
- 1 bedroom apartment 50m2
- 2 bedroom apartment 70m2
- 3 bedroom apartment 95m2

84% of the apartments have dual aspect,

either located at corners or articulated to

achieve a second orientation. The depths of
all units achieve adequate daylight
penetration.

66% of the student housing units have dual

aspect.

Kitchens in both the apartments and student
housing units are within 8m from an operable
window

The units within the apartment building are as

follows:
¡ 2bedroom-83m'min/109m'
. 3bedroom-95m'?min I125m"

¡ 2 Bed Units: 52mz
. 4 Bed Units: 126m2

. 6 Bed Units: 179.8m2

Student housing units:

Apañment mix Objectives are to: -

. Provide a diversity of apartments which

cater for different household
requirements now and in the future.

o To maintain equitable access to new
housing by cultural and socio-economic
gr0ups.

A diversity of apartment sizes is proposed,

The apartments will be provided as affordable
housing,

All units within the apartment building will be

adaptable.
3 units within the student housing will be

adaptable.

The smallest balcony provided as part of the
apartment building is 16mz in area (4m x 4m).

Juliet balconies to the western elevation of the

student housinq have been provided. See

Balconies Provide primary balconies for all apartments
with a minimum depth of 2 metres.

NSW Government
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also discussion below

The following ceiling heights have been

provided to both the residential apartments

and student housing:

. Habitable rooms 2.5 - 2.7m.

. Non-habitable rooms will have ceiling

heights between 2.3m - 2.4n to allow for

service co-ordination.

The units provide large windows which allow

for natural light and therefore non compliance
with the ceiling heights is considered

acceptable in the circumstances.

Ceiling Heights The following recommended dimensions are

measured from finished floor level (FFL) to

finished ceiling level (FCL).

. 3.3m to ground floor retail in mixed use

developments
o 2.7mfor habitable rooms & 2.4mfor

non-habitable rooms in mixed use

developments
. 2-storey apartments - 2.4m minimum

for second storey if 50% or more the

apartment has 2.7m ceiling height

These are minimums only and do not preclude

higher ceilings, if desired.

The residential apartments will be adaptable.

The construction techniques will allow for the

reconfiguration of all parts of the building, if
required.

Flexibility Objectives are to: -

¡ Encourage housing design which meet

the broadest range ofthe occupants'

needs possible.
. Promote loose-fit buildings which can

accommodate whole or partial changes

of use.

N/AGround Floor Apañments Optimise the number of ground floor

apartments with separate entries and consider

requiring an appropriate percentage of
accessible units. This relates to the desired

streetscape and topography of the site.

Provide ground floor apartments with access

to private open space, preferably as a terrace

or garden.

Six (6) units within the apartment building are

accessed at each level from a double loaded

lobby. The lobby areas include large areas of
glazing.

Twénty one (21) student housing units are

accessed from a single lobby / corridor.

The corridor is articulated at the entry points to

assist with unit identification. A large naturally

lit circulation core and lift lobby serves the

access corridor.

lnternal Circulation ln general, where units are ananged off a

double-loaded corridor, the number of units

accessible from a single core/conidor should

be limited to eight.

Exceptions may be allowed:

. for adaptive reuse buildings

. where developments can demonstrate

the achievement of the desired

streetscape character and entry

resp0nse
. where developments can demonstrate a

high level of amenity for common

lobbies, conidors and units, (cross over,

dual aspect apartments).
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Mixed Use Objectives are to: -

o integrate appropriate retail and

commercial with housing
¡ create more active lively streetscapes

and urban areas which encourage
pedestrian movement, service the

needs of the residents and increase the

areas employment base

. ensure that the design maintains
residential amenity and preserves

compatibility between uses.

At the ground floor level of the apartment
building are retail uses and a gym providing

activation to the publicly accessible open

space adjacent to Caroline Street.

Commercial units and a larger gallery space
are proposed on the ground floor level of the

building on Precinct 3. These uses will
provide activation to the public domain areas
along Eveleigh Skeet and Caroline Street.

Provision for storage within the basement car
park has been provided for the apartments on

Precinct 1.

Storage facilities will be provided within each

of .the student housing units, together with

secure storage for bicycles within the
basement car park.

Sforage ln addition to kitchen cupboards and bedroom
wardrobes, provide accessible storage
facilities at the following rates:
. studio apartments 6ml
. one-bedroom apartments 6mt
o two-bedroom apartments Bm3

. three plus bedroom apartments 1Oms

Buildinq Amenitv
Acoustic Privacy Objective is to: -

. ensure a high level of amenity by

protecting the privacy of residents within

the residential flat buildings from within

the apartments

An acoustic assessment submitted with the

application demonstrates that the
development is capable of meeting relevant
acoustic standards.

With the exception of Units 41, 47 , 53 and 59,

all other habitable rooms within units have

windows with direct access to daylight.

All habitable rooms to the student housing
units have windows with direct access to

daylight.
840/o of the living rooms of the residential
apartment have access to an eastern or
western orientation.
700/o on the development will achieve the

minimum of three hours of direct access to
sun light during winter solstice.
All living rooms within the student housing
have access to an eastern or western
orientation. 100% of these units will achieve
the minimum of three hours of direct access to

sun light during winter solstice.

Only 4 units (16%) of the residential
aDartments have a southerly aspect.

Daylight Access Living rooms and private open spaces for at

least 70 percent of apartments in a

development should receive a minimum of
three hours direct sunlight between 9am and

3pm in mid winter. ln dense urban areas a

minimum of two hours may be acceptable.
Limit the number of single-aspect apartments
with a southerly aspect (SW / SE) to a

maximum of 10% of the total units proposed.

Developments which seek to vary from the

minimum standards must demonstrate how

site conshaints and orientation prohibit the

achievement of these standards and how

energy effìciency is addressed (see

Orientation and Energy Effìciency).

Natural Ventilation Building depths, which support natural
ventilation typically range from 10 to 1B

metres

Sixty percent (60%) of residential units should

be naturally cross-ventilated.

840/o of the residential apartments have been

configured to promote cross ventilation.

66% of the student housing units achieve

cross ventilation.
All kitchens are capable of being naturally

ventilated.

Building Form

Awnings and signage Objectives are to: -

. provide shelter for public streets

. ensure signage is in keeping with

desired streetscape character and with

the development in scale, details and

Feature awnings are proposed over the

entries to both the residential apartments and

the student housing.
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overall design.

Facades Objectives are to: -

. promote high architectural quality in

residential fl at buildings.

. Ensure new developments have

facades which define and enhance the
public domain and desired street
character

. ensure the building elements are

integrated into the overall building form
and façade design.

The facades of the buildings achieve these
objectives.

Roof Design Objectives are to: -

. provide quality roof designs, which

contribute to the overall design and
performance of residential flat buildings

. integrate the design of the roof into the
overall façade, building composition and

desired contextual response
. increase the longevity of the building

through weather protection.

The roof form to the residential apartment
building has an asymmetrical pitched form to
help conceal the roof plant area and lift
overrun towers

Building Performance
Energy Efficiency Objectives are to: -

o reduce the necessity for mechanical
heating and cooling

. reduce reliance on fossilfuels
o minimise greenhouse gas emissions
. support and promote renewable energy

initiatives

A BASIX assessment has been provided with

the application

Building Maintenance Objectives are to: -

. to ensure long life and ease of
maintenance of the development

Durable materials that can be easily
maintained and are not prone to rapid

deterioration are proposed to be used.

Waste Management Supply waste management plans as part of
the development application submission as
per the NSW Waste Board.

Additional details regarding waste
management are required to be provided.

Water Conseruation Objectives are to: -
¡ reduce mains consumption of potable

water
. reduce the quantity of urban stormwater

run off.

Additional details regarding
conservation are required to be provided

water

Justification for non compliances with RFDC rules of thumb

With respect to the residential apartments, 84o/o of apartments have been designed to
provide cross ventilation. The rule of thumb of the Residential Flat Design Code (RFDC)
requires that at least 60% of apartments are cross ventilated.

ln relation to daylight access, 84o/o of apartments within the residential flat building in
Precinct 1 are oriented east or west and 7Qo/o of the 26 apartments achieve a minimum of 3
hours of direct access to sun light during the winter solstice. Only 4 of the 26 apartments
(16%) are south facing apartments.
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For the student housing component, all living rooms have either an easterly or westerly
aspect, and 66% of the units achieve cross ventilation.

Assessment of Solar Access and Overshadowing

Townhouses - Precinct 7

Although the townhouses are not subject to the provisions of the RFDC, the solar access to
the courtyards and living rooms of these dwellings has been assessed using the benchmark
of 3 hours of sunlight on June 21.

Due to the slope of the site and the configuration of the proposed townhouses, the
courtyards of the majority of the townhouses will not receive at least 3 hours of sunlight to
50% of the private open space area in mid winter. By the time of the Spring and Autumn
equinox, the townhouse courtyards will receive more than the 3 hour minimum amount of
solar access.

Although the townhouse courtyards will not receive the required 3 hours minimum solar
access in mid winter, the orientation of the living areas of these dwellings is such that these
rooms will receive a minimum of 3 hours of solar access in mid winter. This, coupled with
the large areas of publicly accessible space throughout the development much of which will
be shade free during the mid winter period, is such that the non-compliance of the
townhouse courtyard areas is acceptable in the circumstances of this case.

Some form of screening to westerly facing windows of the proposed townhouses may need
to be implemented in order to control direct sunlight but allow for access to natural light. lt is
recommended that a condition be imposed requiring the Proponent to consider appropriate
treatments for the western facing windows of the townhouses (condition B1).

Apañment Building - Precinct 1

The units within this apartment building have been positioned so that only 4 of the 26
apartments have a south facing aspect. The majority of units within this proposed building
have balconies which have a northerly or westerly aspect. Furthermore, the apartments
have been designed so that 18 of the 26 units have living rooms which will have direct
access to sunlight for at least 3 hours in mid winter.

It is considered that the solar access likely to be experienced by the units in the proposed
apartment building is acceptable.

Student Housing - Precinct 3

The student housing units are oriented so that the living areas of these units have either an
easterly or westerly aspect. Balconies have been provided along the westerly aspect and
these are unaffected by shadows from any nearby buildings. Some form of shading device
will be required to be provided along the westerly facing windows of this building to provide
some sun protection. Any such device should also be designed to allow access to natural
light whilst limiting the impact of direct sunlight (condition B1(a)).

RFDC Gonclusion

ln the circumstances, the modified proposal is considered to satisfy the intent and rules of
thumb of the RFDC in relation to cross ventilation and daylight access. lnstances of non-
compliance relate to balcony space for the student housing units and building separations
(between the student housing and the RFB on Precinct 1).

The student housing includes the provision of Juliet balconies to units with west facing living
areas. lt is not possible to provide similar balconies along the eastern elevation due to the
proximity of the railway corridor to the site. Similarly a roof terrace facility could not be
practically provided due to the potentialfor items to be thrown onto the railway line.

It is considered that the Juliet balconies do provide an element of outdoor living space to
these units. ln addition, approximately 170m2 of ground level communal open space is
proposed to be provided for residents of the student housing. The combination of these
areas, together with the landscaped areas to be provided as part of the modified proposal,
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will provide residents of the student housing adequate outdoor recreation areas in which to
gather.

The separation between the eastern elevation of the residential flat building on Precinct 1

and the western elevation of the student housing on Precinct 3 is only 10 metres (being the
width of the reservation of Eveleigh Street) whereas the rule of thumb requires a separation
of 18 metres.

One of the underlying objectives relating to building separation is the maintenance of the
visual and acoustic privacy of residents. As the building separation is less than that
recommended by the RFDC, in order to maintain privacy (and also protect the western
facing windows of the student housing), it is recommended that a condition be imposed
requiring the Proponent to investigate a treatment to the western facing windows and Juliet
balconies of the student housing which will be effective in terms of directing outlooks whilst
maintaining sunlight access and cross ventilation (condition B1(a)).

State Environmental Planning Policy No. 55 - Remediation of Land

State Environmental Planning Policy No.55 - Remediation of Land (SEPP 55), which was
made on 28 August 1998, applies to this application. SEPP 55 requires a consent authority to
consider whether the land is contaminated, and if so, whether the land will be remediated
before the land is used for the intended purpose.

An Environmental Site Assessment of the land was prepared by SMEC Testing Services Pty
Ltd.

That assessment indicates that based on site observations and testing of soil samples:

. the samples of the natural so/s fesfed were found to have levels of environmental constituents that
fall below the National Environment Protection Council and Depañment of Environment & Climate
Change endorsed soil investigation levels for standard residential sites;

. in situ naturalsols on the site consrsf of material that meets the criteria to be characterised as virgin
excavation natural material as defined under the Protection of the Environment Operations Act
1997; and

. the fill materialfesfed may be classified as general solid waste (non-putrescible).

The soil conditions on the site are considered appropriate for the proposed development and
the proposal would be consistent with the provisions of SEPP 55.

State Environmental Planning Policy (Building SustainabiliÇ lndex: BASIX) 2004

State Environmental Planning Policy (Building Sustainability lndex: BASIX) 2004 aims to
ensure new development and the major redevelopment of existing buildings incorporate
sustainable residential development features to minimise the impacts upon the natural
environment.

SEPP BASIX is applicable to the residential components of the proposal. The Proponent
has submitted BASIX Certificates for the residential components of the modified
development demonstrating that compliance with the relevant criteria is achievable.

State Environmental Planning Policy (Affordable Rental Housing) 2009

The proposed development includes 62 affordable housing dwellings in the form of townhouses
and residential apartments. The Proponent has included a commitment that these 62 dwellings
will be provided as affordable housing for the ATSI community in perpetuity and will be
managed by AHC. This commitment has been reinforced by a condition which requires AHC
to register as a community housing provider (under the provisions of the Housing Act 2001)
and also requires the registration of a restriction as to user under Section 888 of the
Conveyancing Act 1919 in relation to the continued provision of these dwellings as affordable
housing.

As the AHC is not a registered community housing provider, the provisions of Division 5 of the
SEPP do not apply.

Clause 6 of the Affordable Housing SEPP defines affordable housing as follows:
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atrordable housing means housing for very low income households, low income households or
moderate income households, being such households as are prescribed by the regulafions or as are
provided for in an environmental planning instrument.

ln this Policy, a household is taken to be a very low income household, low income household or
moderate income household if the household:

(a) has a gross income thaf is /ess than 120 per cent of the median household income for the time
being for the Sydney Sfafr.sfiba/ Division (according to the Australian Bureau of Sfafistics) and pays no
more than 30 per cent of that gross income in rent, or

(b) is eligible to occupy rental accommodation under the National Rental Affordability Scheme and
pays no more rent than that which would be charged if the household were to occupy rental
accommodation under that scheme.

The Proponent has not sought floor space ratio bonuses allowed under Clause 13 of the
Affordable Housing SEPP.

The development does not satisfy the minimum development standard provisions for affordable
housing as noted in Clause 14 of the SEPP. Nevertheless, it is considered that the proposed
development is satisfactory in terms of its relationship with the surrounding area and general
compliance with the provisions of the RFDC.

Although the modified development has not been submitted as an application for affordable
housing under the provisions of the Affordable Housing SEPP, it is considered that it embodies
the principles of facilitating the development of housing for the homeless and other
disadvantaged people who may require support seruices, including group homes and
supporTive accommodation as it will provide for 62 affordable housing dwellings for the ATSI
community.

Standard Instrument (Local Environmental Plans) Order 2006

The Standard lnstrument (Local Environmental Plans) Order 2006 (Standard Instrument
LEP) is only relevant to the modified proposal for the purposes of determining meanings or
words or expressions referred to in the SEPP MD. The SEPP MD adopts the Standard
lnstrument LEP definitions of Gross Floor Area, Floor Space Ratio and Height of Buildings.

OTHER PLANS AND POLICIES

The Proposal has been assessed against the following planning policies:

Redfern Waterloo Built Environment Plan (BEP)

The (BEP) was developed to assist in the social, environmental and economic revitalisation
of the Redfern-Waterloo area, with Stage 1 designed to provide a planning framework for
the redevelopment of the RWA's strategic sites, including the subject site within the Eveleigh
Street sites.

The BEP (Stage 1) adopts a mixed use for the whole site in order to create a vibrant,
cultural, business and residential precinct and to encourage employment growth within the
site. The proposed land use zone under the BEP (Stage 1) is 'Business Zone - Mixed Use'
and has since been gazetted in the SEPP MD.

The proposal is considered to be consistent with the BEP.

RWA Development Gontributions Plan and Affordable Housing Contributions Plan

Secúion 94 Contributions

As discussed in Section 5.8 of this report, the Proponent has requested that these
contributions be waived in the circumstances.

The SMDA has agreed that the proposal will not be subject to a developer contribution.

Affo rdabl e H o u si n g Contri b uti o n s

As discussed in Section 5.8 of this report, the Proponent has requested that these
contributions be waived in the circumstances.
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The SMDA has agreed that the proposal will not be subject to a developer contribution for
affordable housing.

Sydney City Council Child Care Centres Development Control Plan 2005
The proposed child care centre component of the development has been assessed against
the relevant provisions of Sydney City Council's Child Care Centres DCP 2005.
The proposed child care centre is a 60 place centre, The break up ages will be:

0-1 years
1-2years
2-3 years
3-5 years

9 children
12 children
18 children
21 children

The proposed centre will assist in meeting the Council's targets of providing additional child
care centre places for children aged under 2 years. The DCP requires that at least 33% of
places be provided for children aged less than 2 years. The modified development provides
for 35o/o of places of 0-2 year olds.
The provision of a child care centre as part of a master plan approach for a new
development is also encouraged as is the provision of a centre that is accessible by various
forms of transport including public transport.

The indoor and outdoor spaces of the centre should:
r provide attractive and functional spaces which provide positive experiences and

developmental growth of children;

. enable adequate staff supervision of children at all times;

¡ comply with the provisions of Children (Education and Care Services) Supplementary
Provisions Regulation 2012;

o provide a northerly aspect; and

. be integrated.

ln relation to solar access to the various components of the child care centre:
. The playground of the child care centre will be shaded by the apartment building on

Precinct 1 until at least 1Oam in mid winter. After that time the outdoor play area will be
relatively shade free with the exception of shading devices that will be required by be
provided within the area to ensure compliance with the provisions of Children (Education
and Care Seruices) Supplementary Provisions Regulation 2012.

. The indoor areas of the centre all have windows which have a northerly or westerly
aspect and therefore these rooms will also receive some direct sunlight in mid winter.
During other times of the year, some form of sun shading may need to be considered.

It is recommended that a condition be imposed requiring the Proponent to submit a Plan of
Management for the child care centre demonstrating compliance with the specific provisions
of the DCP and Children (Education and Care Services) Supplementary Provisions
Regulation 2012, particularly with respect to the quantum of space per child provided
(condition E3). The Plan of Management must also provide details for landscaping and
embellishment of the outdoor play area, including shade devices, security procedures,
emergency procedures and compliance with the recommendations of the acoustic report.

Overall it is considered that the child care centre will make a positive contribution to the mix
of uses to be provided as part of the modified proposal. The provision of education facilities
with the Business - Mixed Use zone which applies to the site is encouraged (by the
objectives and permissible uses). lt is considered that a facility such as this which is
available to members of both the ATSI community as well as the wider community and is
conveniently located proximate to public transport is an appropriate development for the
site.
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APPENDIX E. COMPARISON OF APPROVED CONCEPT
PLAN & MODIFIED PROPOSAL

Approved Concept Plan MP06_0101
On 30 June 2009 Concept Plan MP06_0101 was approved by the Minister. The Concept
approval established building envelopes for the comprehensive mixed use redevelopment of
land in and around Eveleigh, Vine, Louis, Caroline and Lawson Streets, Redfern ("The
Block"). The residential component provided for 62 affordable housing dwellings, in a cluster
of 6 detached four-storey residentialflat buildings, with surface parking forTl vehicles.

The development approved in Concept Plan Approval MP06_0101 comprised:

. Demolition of the existing structures including the Elouera Gymnasium (corner of Vine
and Eveleigh Streets), the Murrawina building (Eveleigh Street), the former Railway
View Hotel (corner of Eveleigh and Lawson Streets), residential flat building (corner of
Louis and Caroline Streets), and 12 terraces fronting Louis Street;

. Use of the site for residential, commercial/retail, cultural and community uses, including
the adaptive reuse of the existing 6 terraces on Vine Street as an elders community
centre;

o Building heights, ranging from 3 to 5 storeys.

Height map of the approved Concept Plan

The approved concept plan provided for 15,500 m2 of gross floor area (GFA) comprising a

maximum of:
o 7,250 m2 of retail/commercial gross floor area;
o 6,200m2 of residential gross floor area (excluding a proposed residential
. respite care facility); and
. 2,050m2 of cultural/community gross floor area (including a proposed residential respite

care facility);
. a minimum of 500m2 of public open space;
o retention and adaptive re-use of 1-11 Vine Street for community use; and
. a maximum of 71 car parking spaces.
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Modified Proposal
ln July 2011, preliminary Environmental Assessment reports were lodged with the
Department to:

r modify the approved Concept Plan (MP06_0101 MOD 1); and
. obtain Project Plan approval for the entire project to enable its construction. The Project

Application is identical to the modified Concept Plan proposal.

DGRs for the Project Plan application were subsequently issued on 12 August 2011.

ln December 2011, EA for the modified Concept Plan and Project Plan application were
lodged. The modified scheme provides for the same number of affordable dwellings (62) as
originally approved but in a reconfigured layout of two-storey townhouses and an attached
six-storey mixed use tower with ground floor commercial/retail uses and five levels of
residential apartments above.

The major variations between the approved Concept plan and the modified proposal
include:

. provision of the 62 affordable dwellings as townhouses and apartments;

. the reduction in the amount of commercial/retailfloorspace;

. the deletion of the residential respite facility;

. removal of the elders meeting room; and

. the introduction of the student housing component within Precinct 3.

The community facility (elders meeting area) was no longer required to be provided as part
of this development as an alternative facility known as Yanga had been provided in Cope
Street, Redfern.

Other changes include the introduction of a child care centre. The centre will provide a vital
service to the local community. lt will provide 60 places for children aged between 0 - 5
years, including 21 spaces for 0-2 year olds. There is a significant shortage of child care
places for children in this age group and the modified development proposal will assist in
addressing this shortfall.

The student housing accommodation will provide an alternative form of residential
accommodation which will add to the social dynamics of the development.
The modified scheme also provides for an increase in on-site parking to provide parking for
1 15 vehicles. The car parking is to be located within a single basement car park accessed
from Vine Street.

The proposed six-storey residential tower and the seven storeys of student housing exceed
the maximum five-storey height approved by the Concept Plan. The amended proposal also
exceeds the maximum height standards of 3 and 5 storeys as per the provisions of SEPP
MD. The modification also increased the overall gross floor area of the project by some
1,865 m2 from the approved Concept Plan. This represents an increase of 12o/o. Tlrc
increase in floor space is largely a consequence of the inclusion of the student housing
component.

The table below is a comparison between the approved Concept Plan scheme against the
modified devel ment.
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PPRPrecinct Land Use
Approved
Goncept Plan

Exhibited EAfor
modified

Goncept Plan
and Proiect Plan

15.500 m2 17,365 m2 17,370 m2TotalGFA

7,250 m2 2,655 m2 2,655 m'Retail/Commercial
GFA

12.730 m'ResidentialGFA 6,200 m2 12,725 m2

SITE



Prccinct Land Use
Approved
Concept Plan

Exhibited EA for
modified

Goncept Plan
and Proiect Plan

PPR

GFA

700 m2

465m2 (Area A in

Precinct 2 and Area
B in Precinct 3)

NOTE:This area
does not include
forecourt area in

Precinct 1, shared
zones on Eveleigh
Street and Caroline

Street or the rail
bridoe.

Public Open Space 500 m2

No1-11 Vine Street -
Community Reuse.

Yes

No. Facility,
located to'Yanga',

Cope Street,
Redfern

I 1 5 spaces
115spaces+8at

qrade soaces.Car parking 71 spaces

62 dwellinqs 62 dwellinqsResidential 62 dwellinss

Community

Gymnasium, Elders

community/cultural
centre

905 m'Gymnasium 905 m'zGymnasium

Private and public open

space
Yes Yes

Private - Yes

Public - Approximately
690m2 of land to be

retained by AHC but

accessible to the
public in the forecourt
area of retail tenancies

and gym. Area

excludes spaces

occupied by child care

centre car parking

spaces and electricity

substation kiosks

340 m'z 340 m'

Precinct 1

Retail/commercial No

Residential No No No

AHC offices, 240

m2

Childcare Centre

365 m'

AHC offices, 240 m'
Childcare Centre

(CCC)365m'z
Community

Health and respite

Centre

AHC Offlces

Yes

Private - CCC

Public - Area A

totalling 235m2 to be

dedicated to Council

Private and public open

space
Yes

Precinct 2

Retail/commercial Yes 1,215 m2 1,215 m'

Retail/commercial No 1,100m2 1,100m2

NSW Govemment
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