
Director-General’s Requirements

Section 75F of the Environmental Planning and Assessment Act 1979
	Application number
	06_0054

	Project
	Concept Plan for commercial development at Darling Walk, Darling Harbour

	Location
	Darling Walk, Darling Harbour

	Proponent
	Sydney Harbour Foreshore Authority

	Date issued
	

	Expiry date
	2 years from date of issue 

	General requirements
	The Environmental Assessment (EA) must include:
· an executive summary
· description of the site, including cadastre and title details

· a Concept Plan detailing the proposed layout of the buildings, FSR, height,  land uses, ancillary services and infrastructure, and any staging of the proposal, 

· a description of the measures that would be implemented to avoid, minimise, and  manage and the impacts of the project

· signed statement from the author of the EA certifying that the information contained in the report is neither false nor misleading

· a Quantity Surveyors Certificate of Cost to verify the capital investment value of the project

	Key issues 
	The Environmental Assessment must address the following key issues:

1. Relevant EPIs and Guidelines
Assess the proposal against all relevant legislation and planning provisions applying to the site, including:

· Darling Harbour Development Plan No. 1
· Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005

· SEPP 11 – Traffic Generating Development
· Draft SEPP 66 – Integration of Land Use and Transport

The Environmental Assessment must identify the nature and extent of any non-compliance with relevant environmental planning instruments, plans and guidelines and provide adequate justification for any non-compliance. 

2. Built Form and Urban Design – the Environmental Assessment must include, but not be limited to, consideration of the following matters:

· the massing of the buildings including heights and setbacks;

· active frontages to Darling Harbour and Harbour Street;
· consideration of the arrangement of the buildings and impacts of the development within the existing and likely future character and uses of the locality (including existing and proposed development within Darling Harbour precinct and adjoining CBD sites) with specific consideration in regards to height, depth, bulk, scale and overshadowing impacts; 
· site lines and view corridors.
3. Public domain/ pedestrians

The Environmental Assessment is to demonstrate how the proposed building  design and uses, and treatment of the public domain and open spaces will:

· maximise public interaction and encourage the attraction of Darling Harbour as a local, regional and international destination;
· achieve pedestrian desire lines and circulation networks within the site; and buildings themselves, as well as other parts of Darling Harbour, Cockle Bay and the CBD;
· minimise vehicle and pedestrian conflicts within and to/from the site including along Harbour Street;
· improve pedestrian connections to the CBD by considering treatments beyond the site in Harbour Street;
· maximise safety and security within the public domain around the precinct;

· maximise surveillance and activity within the public domain including maximising activities at ground level;

· ensure access for people with disabilities and aged persons.
The Environmental Assessment must also include a Concept Plan design for the public domain associated with the proposed use which demonstrates good urban design and high quality landscaping.

4. Site Suitability

The Environmental Assessment must provide an assessment of the suitability of the site for the proposed uses, including the usage trends for Darling Harbour.

5. Social context

The Environmental Assessment must include an assessment of the social context of the development including infrastructure requirements, access and community services and facilities. 
6. Traffic, Access and Parking

(i)  The public car park is not favoured. If it is to be provided, a full justification is to be provided, using the Sydney LEP 2005 criteria. Intended operational measures of the public car park will need to address at a minimum:

· access hours

· pricing structure

· measures to minimise peak AM floors and disallow use by CBD workers.
(ii) Detailed description and assessment of the:

· daily and peak traffic movements likely to be generated by the proposed development including the impact on nearby intersection and the need/associated funding for upgrading or road improvement works;

· details on the proposed access and the adequacy of the parking provision associated with the proposed development including subsequent compliance with the requirements of the relevant Australian Standards (ie turn paths, sight distance requirements, aisle widths, etc);
· details on how the site will be serviced;
· proposed number of car parking paces and whether it complies with the appropriate parking codes;
· Accessibility to public transport services.
(iii) Details on how the traffic impacts will be minimised along the adjacent road network particularly peak periods. 
(iv) Demonstrated commitment to promote the use of public transport with on-site car parking for commuters discouraged, and minimum parking spaces provided. 
(v) Bicycle access to and through the site, including bicycle routes and parking.
7. Amenity

The Environmental Assessment must demonstrate that the proposal will be designed and operated so that there is no unacceptable level of impacts from the cross city tunnel ventilation stack. 
8. Public services and infrastructure

The Environmental Assessment must:
· detail the existing infrastructure on site and identify possible impacts on any such infrastructure from the proposal, including the existing Sydney Water and possible Energy Australia infrastructure;

· detail measures to mitigate the impacts of the proposal on any infrastructure items, including proposed relocation.
9. Stormwater

Stormwater harvesting is strongly encouraged including utilizing the existing pond, reuse in adjoining open spaces and toilet flushing, run off from roofs and use of Water Sensitive Urban Design techniques as recommended by Sydney Water.
10. Sustainability

The Environmental Assessment must include, but not be limited to, consideration of best practice measures to improve environmental performance of the building and surrounds.  

Specific consideration must be given to energy efficiency, water conservation, waste management and the use of SEDA standards.  

11. Statement of Commitments

The Environmental Assessment must include:

(i). Proposed mitigation and management of any impacts identified in the above assessment; and

(ii). A draft Statement of Commitments detailing measures for environmental management, mitigation measures and monitoring for the projects.  The draft Statement of Commitments should include consideration of:

· built form and design of the proposed buildings;

· access arrangements, traffic management and parking;
· existing infrastructure on the site and measures to protect or relocate any such infrastructure;

· stormwater management;

· any contributions towards infrastructure costs; 
· identification of the ongoing responsibility for ownership and maintenance of any public domain works.
12. Consultation

Appropriate and justified levels of consultation should take place with the following agencies regarding the proposal:

· City of Sydney Council

· Sydney Water

· Ministry of Transport

12. Test of adequacy

If the Director General considers that the Environmental Assessment for the Project does not adequately address the Environmental Assessment Requirements, the Director General may require the proponent to submit a revised Environmental Assessment to address the matters notified to the proponent.  The Director General may modify these requirements by further notice to the proponent.



	Deemed refusal period
	Under clause 8E(2) of the Environmental Planning and Assessment Regulation 2000, the applicable deemed refusal period is   60 days from the end of the proponent’s Environment Assessment period for the project.


Plans and Documents to accompany the Application 

	Plans and Documents of the development

	The following plans, architectural drawings and diagrams of your proposal as well as the relevant documents will be required to be submitted for your application:
1. The existing site survey plan is to be drawn to 1:500 scale (or other appropriate scale) and show:
· the location of the land, the measurements of the boundaries of the land, the size of the land and north point;
· the existing levels of the land in relation to buildings and roads;

· location and height of existing structures on the site; and

· location and height of adjacent buildings and private open space.
2. A Site Analysis Plan must be provided which identifies existing natural elements of the site (including all hazards and constraints), existing vegetation, property dimensions, footpath crossing levels and alignments, existing pedestrian and vehicular access points and other facilities, slope and topography, natural features, utility services, boundaries, orientation, view corridors and all structures on neighbouring properties where relevant to the application (including windows, driveways etc.

3.  A locality/context plan drawn to 1:500 scale (or other appropriate scale) should be submitted indicating:
· significant local features such as parks, community facilities and open space, water courses and heritage items; 
· the location and uses of existing buildings, shopping and employment areas;
· traffic and road patterns, pedestrian routes and public transport nodes
· The existing site plan and locality plan should be supported by a written explanation of the local and site constraints and opportunities revealed through the above documentation.
4. The Environmental Assessment in accordance with the Director-General’s Environmental Assessment Requirements as outlined in Attachment 1.

5. The Architectural Concept drawings are to be drawn to scale and illustrate the following general features:

· the location of any existing building envelopes or structures on the land;
· the floor plans;
· section plans;

· elevation of heights

· the height of the proposed development in relation to the land;
· significant level changes;
· parking and vehicular access arrangements;

· pedestrian access to, through and within the site.

6. The shadow diagrams for developments comprising two or more storeys are to show solar access to the site and adjacent properties at summer solstice (Dec 21), winter solstice (June 21) and the equinox (March 21 and September 21) at 9.00 am, 12.00 midday and 3.00 pm.
7. The Other plans including (where relevant):
· Stormwater Concept Plan - illustrating the concept for stormwater management from the site;

· View analysis - artists impression, photomontages, etc of the proposed development in the context of the surrounding development;
· Coloured elevations - of the proposed building massing drawn to the same scale as the architectural drawings;

· Landscape Concept Plan – plan or drawing that shows the basic detail of planting design and plat species to be used, listing botanical and common names, mature height and spread, number of plants to be utilised and surface treatments (i.e. pavers, lawn etc).

	Specialist advice

	Specialist advice, where required to support your Environmental Assessment, must be prepared by suitably qualified and practicising consultants in relation to issues including, but not limited to, the following:

· Traffic;

· Landscaping;

· stormwater/drainage;
· Urban Design/Architectural;

· BCA compliance.

	Documents to be submitted

	· 10 hard copies of the Environmental Assessment;

· 10  sets of architectural and landscape plans to scale, including one (1) set at A3 size (to scale); and
· 1 copy of the Environmental Assessment and plans on CD-ROM (PDF format), not exceeding 5Mb in size (see below).

· If the Environmental Assessment is bulky and lengthy in volume, you will be required to package up each Environmental Assessment ready for distribution by the Department to key agencies.

	Electronic Documents
	Electronic documents presented to the NSW Department of Planning for publication via the Internet must satisfy the following criteria:-

· Adobe Acrobat PDF files and Microsoft Word documents must be no bigger that 1.5 Mb.  Large files of more than 1.5 Mb will need to be broken down and supplied as different files.  

· File names will need to be logical so that the Department can publish them in the correct order. Avoid sending documents that are broken down in more than 10 files. 

· Image files should not be bigger than 2Mb. The file names will need to be clear and logical so the Department can publish them in the correct order. 

· Graphic images will need to be provided as [.gif] files. 

· Photographic images should be provided as [.jpg] files.

· Large maps will need to be presented as individual files and will need to be calibrated to be no more than 2Mb each.

· Images inserted into the document will need to be calibrated to produce files smaller than 1.5Mb. Large images will need to be presented as individual files and will need to be calibrated to be no more than 2Mb each. The file names will need to be clear and logical so the Department can publish them in the correct order.
Alternatively, these electronic documents may be placed on your own web site with a link to the Department of Planning’s website.



