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Level 13, 30'1 George Street
SYDNEY NSW 2OOO
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Dear Ms Kibble,

SUBJECT: Part 3A- Concept Plan Application - MPî0_0159, Royal Far West
Centre for Excellence, Manly

Following the Public Meeting held on 18 February 2013 concerning the above Concept
Plan Application, the Planning Assessment Commission (PAC) sought clarificalion from
the Department on the following matters:

1, Compliance with the Director General's Requirements (DGR's), particularly with
regard to consultation and social lmpacts;

2. Need for a Social lmpact Assessment (SlA) as part of the environmental
assessment process;

3. Adequacy of the justification for the proposal's non-compliance with the "Manly
Urban Design Guidelines 2A11" (Guidelines); and

4. Status of the Draft Manly Local Environmental Plan.

Each of the matters above has been addressed accordingly in Attachment A to this
correspondence. lf you have any further questions, Karen Jones, Director, Metropolitan
and Regional Projects South is able to assist. Ms Jones can be contacted on 02 9228
61 50.

¡t, l.tS
Chris Wilson
Executive Director
Development Assessment Systems & Approval

Bridge St Office 23-33 Bridge St Sydney NSW 2000 GPO Box 39 Sydney NSW 2001 DX 22 Sydney
ïelephone: (02192286111 Facsimile; (02)92286191 Website ptanning.nsw.gov.au



Attachment A

1. Director- General's Requirements

As stated in the Director-General's report the Department is satisfied that the Director-General's
Environmental Assessment Requirements (DGRs) have been complied with (Section 3.8).

Ín regard to consultation, the DGRs required an appropriate and justified level of consultation in
accordance with the requirements of the "Guidelines for Major Project Community Consultation".
The proponent advises that formal consultation consistent with the Guidelines was undertaken via
a meeting with major stakeholders on the 31 March 201'1 , which included representatives of the
Ðepartment of Education and Training (DET) and Manly Viltage Public School.

While the Guidelines list stakeholders such as Parents & Citizens Associations (P&C) as potential
stakeholders, there was no mandatory requirement to notify the P&C, albeit it would have been
desirable at the time. Notwithstanding, both the school and the Department of Education and
Training were engaged, as was the Council, through the preparation of the DGRs. The P&C did
make a submission to the pubiic exhibition of the EA, and was directly notified of the exhibition of
the PPR. The Department is satisfied that sufficient opportunity has been provided for the P&C,
and the wider community to have input into the process. This includes the following consultative
forums:

Little Manly Precinct Committee meeting with Proponent on 1B October 201 'l ;

Open Day for Community by RFW on 2 November 2011;
Public Meeting organised by concerned Local Residents on 28 November 2011;
EA public exhibition period of 71 days from 21 September to 30 November 2011;
Formal PPR notification for 21 days from 30 August to 21 September 2012; and
PAC public meeting of 18 February 2013.

It should also be noted that the EA was publically exhibited for an extended period of 71 days
which exceeded the minimum required statutory period by 26 days, The PPR was also formally
exhibited for a period of 21 days from 1-21 September 2O12, All submissions received were
considered as part of the Department's assessment.

The DGRs were not specific with regards to social impact issues, as the Department was satisfied
that adverse social impacts were not a likely key outcome, and therefore, not a key focus for the
assessment of the proposal.

Notwithstanding, the social impacts of the proposed development were considered as part of the
Department's assessment and are outlíned within the Director-General's Environmental
Assessrnent Report. The Department concluded that the proposal would result in a number of
positive socíal benefits including the improved provision of facílities for the Royal Far West Centre
for Excellence, the provision for tourist and residential development adjacent to an existing
shopping centre, well served by public transport, the preservation of existing local heritage, and
contribution to local housing stock.

The assessment further concluded that the proposal would result in minímal negative social
impacts and that any residual impacts could be appropriately considered as part of any future
development applications.

ln conclusion, the Department considers that the Proponent's EA and PPR have adequately
responded to the DGRs as part of the application process.



3

2, Social lmpact Assessment

ln preparing the DGRs, the Department sought Council's input, Manly Council did not seek the
preparation of a Social lmpact Assessment (SlA) as part of the EA, Notwithstanding, the
Department is satisfied that the EA and PPR have adequately responded, in broad terms (as is
normally the case when seeking Concept approval), to the key issues of crime, traffic, noíse and
servicing. The Department is further satisfied that the conclusions in this regard support the
approval of the concept plan. lt was concluded that any residual social impacts could be easily
addressed with any future development applications considered assessed by Council.

Both the EA and PPR were referred to Manly Council for comment, Manly Council raised concerns
with regard to the lack of a SIA and requested that the following matters be addressed:
1. lmpact of introducing affective 24 hour alcohol service via the hotel next to the children's area;
2. Council sought consideration of its Development Control Plan for Late Night Venues;
3, Loss of amenity, views and solar access, for children attending the site; and
4. Need to accommodate current residents of Elsie Hitl House and a moral obligation to provide

affordable housing.

The Proponent responded to these three matters and during its assessment, the Department
concluded that a SIA was not required for the following reãsons:
1. The Proponent does not seek a 24 hour afcohol license as part of the application but rather,

adequate facilities within an accommodation hotel to primarily service its patrons;
2. Royal Far West would not support an open license hotel in such close proximity to their

school, hospital and respite accommodation functions;
3. Royal Far West caters for children with behavioural disorders which limit the opportunities for

providing upper level useable open space and recreational facilities, as would normally be
catered for at traditional schools. The site's location provìdes a natural setting for passive
recreational pursuits for the RFW patients; and

4. Royal Far West has provided documentation to clarify that the site did not previously provide
affordable housing on the srte in accordance with the SEPP guidelines but has, nevertheless,
committed to assisting occupants at the Ëlsie Hill Building to find suitable affordable
accommodation as part of their relocation.

Royal Far West also clarified that the hotel proposal is for accommodation purposes with ancillary
restaurant and licensed lounge areas. lt is not intended that the licensed area of the facility would
be for general publìc use. Concerns relating to the licensing issue may be resolved with the
inclusion of the following Project Commitments:

Licensed Premises:
- Licensed premises will only be included wíthin the development where they are línked to a

restaurant facility as parf of the retail or hotel componenfs of the development.
- The prìmary function of any licensed premises ls fo servlce restaurant or hotel patrons only.
- Details of the licensed premises shall be included as part of any future Development

Application for the retail and hotel componenfs.

3, Manlv Urban DesiSn Guidelines 201l:

The Manly Urban Design Guidelines 2011, were created in response the declaration of the Royal
Far West Project as a Part 3A project and the Department's authorisation for the submission of a
Concept Plan. The Guidelines were adopted by Council during the public exhibition of the EA.

Ïhe Department considered the issues and recommendations within CounciÌ's Urban Design
Guidelines as part of it's assessment of the proposal, and in conjunction with other relevant plans
policies and guidelines, relating to the site. The Director-General's Environmental Assessment
Report specifically detaifs the Department's consideration of the proposal in relation to the
recommendations within the Guidelines, providing comparisons between identified building
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envelopes and an assessment of resulting environmental impacts such as bulk and scale,
overshadowing and views.

The Depaftment has undertaken a merit assessrnent of the proposal and ís satisfied that Council's
Urban Design Guidelines have been satisfactorily taken Ìnto consideration, as have all other
relevant plans, policies and guidelines.

4. Draft Manfv Loça.LEnvironmental Pl44

The gazettal of the Draft Manly Local Environmental Plan is now immínent. Under the Draft Plan
the Royal Far West site will be rezoned Business - Local Centre with a floor space ratio restriction
of 3:1 andamaximumheightof 25metres. Abuildingenvelopecontrol isproposedwithinthePlan
which reflects that adopted by Council under their Urban Design Guidelines.

Ïhe Concept Plan will not comply with the site specific provisions of the Draft Plan although the
variation would be less than 10o/o {or the floor space ratio and between 10^20o/o for the building
height. Such variations are not unreasonable for a unique site, being a large autonomous land-
holding in a prime location. lt is noted that both the Sebel and Peninsula buildings would require a
variation of 8o/o to attain their current heights under the Draft Plan provisions.

It is the Department's view that, having due consideration of the Draft Plan provisions, the
proposed building form is an acceptable form of development for this site.



lan Cady
Associate Director
Urbis
GPO Box 5278
SYDNEY NSW 2OO1

Planning

z< (, r.(,o

Conlact: Peter McManus
Phono: 0292286316
Fax: 0292286455
Ëmall: peter.mcrnanus@planning,n$w.gov.au

Ou¡ ref; MPl0-0159

Dear Mr Cady

DirectorGeneral's Requlrements for the Royal Far West Concept Plan and Manly
(MP10_0159)

Thankyau for your request for Director General's env¡ronmental assessment requiroments
(DGRs) for the above project.

The ÐGRs were prepared frorn the informatíon provided within your application and in
consultation with relevant government agencíes, ínoluding Manly Ci{y Council, Department of
Planning Heritage Brânch, Roads and Trâffic Authority, Transport NSW, Sydney Water and
Department of Environment, Climate Çhange and Water (DECCW).

Under section 75F(3) of the Enúronmentat Planning and Assessment Act, the Director General
may alter or suppfement these requírements if necessary and in light of any additional
inforrnation that may be provided prior to the proponent seeklng approval for the proJect,

Prior to exhibiting the Environmentaf Assessment, the Department will review.the document to
determine if it adequately addresses the DGRs. lf the Director General considers that the
Environmental Assessment does not adequatety address the DGRs, the Director General may
require thê proponent to revise the Environmental Assessment to address lhe matters notified
lo the proponent,

Following this review period the Environmental Assessmênt will be made pubticly available for a
minimum period of 30 days. Please contact tho Deparlment at least two weeks before you
propose to submit the Environmental Assessrnent to determine the fees applicable to the
application,

Please also find attached with this letter, a copy of Manly CÍty Council's, Department of
planning Herítage Branch's, Transport NSw's, Road and Tratfic Authority's and sydney Water's
submíssions addressing their key issues for the proposal. Please note that these responses
have been provided to you for information only and do not form part of the DGRs for the
Environmental Assessment.

lf you have any enquiries about these requirernents, please contact Peter McManus on
02 9228 6316 or via e-mail at peter.mcmanus@planning.nsw,gov,au.

DaníelCavallo
.A/Director
Government Land & Social Projects

NSW Department of Planning - Dgvelopment Assessment & Systems performance
23-33 Brldge Street, 9ydney NSW 2000 - GpO Box BS, Sydney NSW 2001
Tolephone: (02t 822e 6 1 1 1 Faxr (O2l 92ZA 6455 ww,planning, nsw, gov,åu
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MP10_0159

Royal Far West Concept Plan

12-22 Wentworth Sûeet, 16 South Steyne and 19-21 South Sleyne, Manly

Royal Far West

23 December 2010

2 years from the date of issue (above). If the EnvironmentalAssessment Ís not exhibited within this
time, lhe Propononl must ænsult further with fhe Director-General in relation to the preparalion of the
envirunmental assessment,

The ËnvironmentalAssessment (F-A) must address the following key lssuæ:

1. Re.levant EPI's policies and Guldelines to be Addressed
Planning provisions applying b the slte, including permissibility and the provisions of all plans and
policies includìng:

Objects of the EP&AAct;

State Environmental Planning Policy {Ma¡br Development) 2005;
State Environmental Planning Policy N0.55 - Remedlation of land;
State Environmenta| Planning Policy (lnfrastructure) 2007
State Envhonmental Planning Policy N0,65 - Design Quality of Residential Flat Development;
NSW State Plan;

Sydney Metropolitan Strategy 'City of Cities';
D¡aft North East Subregion Draft Subregional Strategy;
Manly Local Environmenlal Plan 1988 - Clause 37(3) Master pfans;

Manly Comprehensive Looal Envionmental Plan;
Refevant Development Conhol Plans;

Manly Towa Centro Urban Design Guidelines 2002;
NSW Sea Level Rlse Policy Statement (October 2009) and NSW Coastal Planning Guideline:
Adapting to Sea Level Rise (August 2010); and
Nalure and extent of any non+ompliance wíth relevant environmental planning instruments, plans
and guldelines and justification for any non-compliance.

a

2, Builf Form and Urban Deslgn
. Height, bulk and scale of lhe proposed development wlthin the æntext of he site and sunoundSng

locality (including Manly Town Centre and Ocean Beach), existing heritage ltems and adJoining
residenlial, commerciaf and open spæe land uses;

. Details of proposed urban desþn, building mæs and streetscape æntrols for future dovelopment;

. DetaÌls of proposed open spæe and landscaped areas; and
o Tho EA shalf provlde details on the interface between the pmposed uses and public domain, and

the relationshlp to and impact upon the existing public domain and address the provision of
linkages with and between other public domain spaces. Parlicular consideration of the Manly
lown centre should be documented.

lmpacts of lhe 0n access, prÌvacy, vlsualprivacy, view loss and winda

on



a The EA must address the desþn principles of $EPP 65 and ttre Residential Flat Design Code.

4. Transport and Accessibility lmpacts (Construction and Operaüonal)¡ Provide a Transport & Aæessibility Study prepared with reference to the Metropolltan Transport
Plan - Connecting the City of Cities, the NSW Slate Plan, the NSW Planning Guidelines for
Walking and Cloling, NSW Bike Plan, NSW Health's Healthy Urban Development Checklist, the
lntegrated Land Use and Transport policy package and the RTA's Guide to Traffic Generaling
Development, considefi ng the following:

Demonstrate how users of the development will be able to
of relevant NSW Slate Plan targets;

make travel choiræs that
support the achtevement
Detaíl lhe existing public transport provision, pedestrian and cycle

and determine the adequacy of the proposal to
movements wilhin

vicinity of the site meet the líkely future
demand for increased publ'tc tmnsport and pedesûian and cycle acÖe3s;
ldentify potential traflic impacts during
measures to mitþate these impæts.

the conslruction stage of the project, and

- Describe the measures to be implemented to promote sustainable means of
including public lransport usage and pedestrían and bicycle linkages in additlon to
addressing lhe poiential tor implemenling a localion spæific sustalnable travel plan (e.g,
Workplace Travel Plan);

- Daily and peak traffic movements fikely to be gen evelopment,
inoluding he impaot on nearty intersections a funding for
upgrading or road improvement worfts {if rquired). ment should
consider base models with future traffìc generated by the proposed expansions and
redevelopment of Royal Far Wæt, Key intersections to be examined/modelled inctude:

' Daley Road and Wentworth Stree[. East Esplanade and Wentworlh Street;. East Esplanade and Beþrave Stree! and

' Sydney Road and Pittwater Road,
- Dehils of lhe propoæd access, parking provisions and ærvice vehicle movemenb

assæiated wih the proposed development;and
- Details of proposed car parkíng provísions. Minimal levefs of on site car parking for the

proposed development having regard to the hþh public transport accessibility of lhe site,
opportunities for ær
Department supports
to access the sÌte).

shadng, local planning controls and RTA guidelines (note: The
reduæd parking provisions, if adequate publh lranspo¡t is available

5. EcologicallySustainable Development(ËSD)r Ðelaif how the development will incorporale ESD principtes in fte design, construotion and
ongoing operation phases of he developmen!

r lnclude a description of the measures that would be implemented to minimiæ consumption of
ÍesQurces, waler and €nergy, lncluding an lntegrated Water Management Plan which details any
ptoposed altemative watersupplies, proposed end uses of potable and non-potable water, and
waler sensitive urban deslgn; and

o Demonstrate lhat the development can achieve a minimum 4 Grcen Star rating, or any other
suítably accredited nating scheme,

6. Gontrlbutions
r Address Council's Section g4 Contribution Plan snd/or details of any Vofuntary Planning

Agreement.

7, Contamlnation
o Demonslrate æmpfiance that the site is suitable for the proposed uæ in accordanæ wiür SEPP

55.



L Heritage
. A Conservation Management Stralegy (CMS)shallbe prepared to provide a broad overview of

conservation approaches and management guidance. This should be prepared in accordance with
NSW Heritage Council templates which are available at vvt,yw,h_gritagq,nqt{,gov.,au;r A Stalement of Heritago lmpact (SoHl) shall be prepared accordlng to the NSW Heritage Council
publication "Statements of Heritage lmpact" available at Www,hedJagg,nÞW,gqv,aH, The Slatement
should include discussíon of impacts to all heritage buildings, including the Drummond House, at
22 Wentworth Streel , landscâpe areas and archaeology that will be affected by the proposed
Concept Plan; and

. ln preparing the above documenlalion, lhe following matters should be addressed:
- Details of the locatíon of all herítage items, sfatutory items and conservation areas within,

and adjacent to the site should be cleady shown on a heritage contexl map, with LoVDPs
conlirmed;

- Details of how lhe Concept Plan addresses the heritage significance of the site and how
it will deal wÌth the results of a detailed heritage assessment;* Details of how the proposed Concept Plan addresses he læal herltage provlsions of
MLEP f 988, including;. Clause 18 ftems of the environmentalheritage;. Clause 19 Development in the vicinity of an Ítem of environrnenlal herilage;. Clause 21 Conservation area;and. Clause 25 Conservation incentive relaling to heritage items,

- Preparation of baseline archaeological assessment as part of the preparation of the
above.

9. Aboriginal llerltage
¡ The EA shall addrcss Aborlginal Hedtage in accordance with the Draft Guidelines for Aborþinal

Çultural Heritage lmpact Assessment and Community Consultation 2005;

10. Ðrainage
r Drainage issues associated wíth the proposal íncfudìng stormwater and drainage infnastructure;

and
o Detailed plans of the proposed erosíon and sediment control measures during demolition,

construction and operalion,

11. Flooding
o An assessment of any flood dsk on slte in consideration of any relevant provisions of the NSW

Floodplain Developmenl Manual (2005)Íncludlng the potential effects 0f climate change, sea level
riæ and an increase in rainfallíntensity.

12. Utllltles .

r ln consultation wilh relevant agencies, the ËA shall address the exisling capacity and any
augmentation requirements of the development for the provisíon of utilities, incfuding staging of
ínfrastructure wofts and the preparation of an infraslructure management pfan.

13, Staglng
r Details regarding the staging of the proposed development (if proposed)

14. Flora and Fauna
r Address impacts on flo¡a and fauna, including threatened species, populations and endangered

ecologioal communifies and lheir habitats and steps laken to mitigate any identified impæts to
prolect the environment.

15. Nolse and Vibration
¡ Provide a quantitative assessrnent of the potential demolilion, construction, operation and traflic



noise ¡mpacts of the project,

16. Waste
. ldentit, quantify and classi! the likely waste streams to be generated during constuction and

operation;
. Describe the measures to be irnplemented lo manage, reuse, recycle and safely díspose of this

'¡/astê;. Describe the measuæs to be implemented to manage the disposalof nuclear waste, if requlred;
and

r Describe the measures to be irnplemented to manage he dísposal of contaminated and potentially
contaminated biological and sewage waste, if required,

17. Hazards
. An assessment against Stale Envíronmental Planning Policy No 33 - llazardous and olensive

Þevelopment; and
r A dæcription of the proposed storage, use and management of any hazardous nratedal ard

measures to be implemented to manage hazards and risks associated wiúr the storage.

wlh the Deparlment's

60 days



Plans and Documents to accompany the Application

The Environmental Assessment (EA) must include:

1. An executive summary;
2. A thorough site analysis including site plans, areal photographs and a description of the

existing and sunounding envkonment;
3, A fhorough description of lhe proposed devefopment:

4, An assessment of the key issues specilied above and a table outlining how these key issues
have been addressed;

5. An assessment of the potential impacts of the project and a draft Statement of Commitments,
outlining environmental management, mítigatlon and monitoring measures to be implemented
to minimise any potential impacts of the pmject;

6. The plans and documenls outlined below;
7 . A sþned statement from the author of the Environmental Assessment certiffíng that the

infonnation contained in the report is neifher false nor misleading;
B, A Quantity Surveyo/s Certificale of Costto verify lhe capital investment value of the project

(in accordance with lhe definitíon contaíned in the Major Development SEPP; and

L A conclusion justifyÍng the project, taking into consíderation the environmental impacts of the
proposal, the suitability of the site, and whelher or not the project is in the public interest.

The following plans, architecfural drawings, diagrams and relevant documentation shall be

submítted;

1, An exisfíng site survey plan drawn at an appropriate scale illustrating;
r the focation of the land, boundary measurements, area (sq.m) and north point;

e the exis{ing levels of the land in relation to buildings and roads;
¡ location and height of existing structures on the site; and
o Location and heighl of adjacent buildings and private open space.
o All levels to be to Australiân Height Datum,

2. A Slte Analysis Plan must be provided which identifies existing natural elements of the site
(including all hazards and conslraints), exisling vegetation, footpalh crossing levels and

alignmenls, exisling pedestrian and vehicular access points and olher facilities, sTope and

topography, utillly services, boundaries, orientation, view corridors and all structures on
neighbouring properties where relevant to tlre application (including windows, driveways,
private open space etc),

3. A locality/context plan draúrrn at an appropríate scale should be submitted indicating:
. signilicant local features such as parks, cornmunity facilities and open space and heritage

items;
. lhe locatíon and uses of existing buildings, shopping and employment areas;
. Traffic and road patterns, pedeskian routes and public transport nodes,

4. Archlfectural drawings at an appropdate scale illushating:
o the location of any existing building envelopes or structures on the land in relation to tlæ

boundaries of the land and any development on adjoining land;
o location of proposed building envelopes;
¡ indicative elevatíon plans;
o the height (AHD) of lhe proposed development ín relation to the land; and
. indicative changes to the level of the land by excavation, filling or othenruise.

5, Other plans (to be requhed where refevan$:
. $to¡mwater Concept Plan - illusfafing the concept for stormwater management;
o Geotechnical Repori - prepaæd by a recognised professional which assesses the risk of



Geolechnical failure on the site and identifies design solutions and works to be carried out
to ensure the stability of the land and structures and safety of persons;

View Analysis - Visual aids such as a photomontage must be used lo demonstrate visual
impacts of the proposed building envelopes in parlicular having regard to the sltíng, bulk
and scale relationships from key areas;

Landscape plan - illustrating treatrnent of open space areas on the slte, screen planting
along common boundaries and tree protection measures both on and off the site;

Shadow díagrams showing solar aæess to the site and adjacent proporties at summer
solstice (Dec 21], wintersolstice (June 21) and the equinox (March 21 and September 21)
at 9.00 am, 12.00 midday and 3,00 pm; and

a

a

a

. 1 copy of the EA, plans and documentalion for the Test of Adequacy;
¡ 6 hard copies ofthe EA {once lhe EA has been determined adequate);
r 6 sets of archifectunal and landscape plans to scale, including one (1) set at A3 size (to scale);

and

r 6 copy of the Ënvironrnental Assessment and plans on CD-ROM (PDF formaQ, not
excæding SMb ln síze.




