DELEGATE REPORT D/683/2011

APPLICATION FOR PLANNING PERMIT D/683/2011

96 CHEDDAR ROAD, RESREVOIR VIC 3073

AUTHOR: Jolyon Boyle
DIRECTOR: Director City Works and Development — Michael Ballock
SUMMARY:

It is proposed to demolish the existing building and construct a three (3) storey building
containing seven (7) dwellings.

The Certificate of Title indicates that there are no covenants applying to the land.

It is recommended that this application is supported for planning permission.

CONSULTATION:

Notice of the application was given by posting a sign on the land and mailing of notices
to affected properties.

Three (3) objections were received.

A consultation meeting was held on 13 February 2012 with the applicant and the owners
of 117 Hickford Street and 94 Cheddar Road. Following the meeting amended plans
were provided on 17 February 2012 which included the following alterations:

o Window screening / block outs increased to 1800mm above finished floor level and
full height screening for the proposed highlight windows, where agreed;

o Balcony screens changed to translucent glass and made 1800mm high;
o A reduction in the height of the parapet for Apartment 2.03.

The application was referred internally to the Public Realm and Transport Management
and Planning Unit. Referral comments are included later in this report.

RECOMMENDATION

THAT the application be approved and a Notice of Decision to Grant a Permit be issued for a
three (3) storey development comprising seven (7) dwellings, subject to the following
conditions:

1.

Before the development starts, amended plans to the satisfaction of the Responsible
Authority must be submitted to, and approved by, the Responsible Authority. The plans
must be drawn to scale with dimensions and must be generally in accordance with the
plan submitted with the application (identified as drawing numbers TPAO03_1,
TPAO4 1, TPAO4 1, Revision 2 dated 17/8/11, job no. 11021, prepared by CK
Designworks) but modified to show:

a) Modifications in accordance with the plans submitted on 17 February 2012,
identified as TPAO5_1, TPAO4_1, TPAO2_2, Revision 3, including an increase to
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the height of selected window screening / block outs to 1800mm above finished
floor level; selected balcony screens changed to 1800mm high translucent glass
and a reduction to the height of the parapet for Apartment 2.03.

b) All wall setbacks and height dimensions to the south and east common
boundaries and elevations are to be shown to comply with Standard B17 of
clause 55.04-1 of the Planning Scheme.

c) Full details of all wall heights and setbacks to ensure compliance with standard
B20 of clause 55.04-4 of the Planning Scheme (north-facing windows). Not
including balconies.

d) All existing crossovers are to be removed and the kerb, channel and naturestrip
reinstated.

e) A comprehensive schedule of construction materials, external finishes and
colours (including colour samples). A mix of materials to be provided on the west
elevation to provide further articulation to this elevation.

f) Removal of the projecting fin from the west elevation.
g) Accentuate the visibility of the entry.
h) A Landscape Plan in accordance with Condition No.6 of this Permit.
When approved, the plans will be endorsed and form part of this Permit.
2. The development as shown on the endorsed plans must not be altered without the
prior written consent of the Responsible Authority.
3. This Permit will expire if either:

" The development does not start within three (3) years from the date of this
Permit; or

" The development is not completed within five (5) years of the date of this Permit.

The Responsible Authority may extend the times referred to if a request is made in
writing before this Permit expires or within three (3) months after the expiry date.

4, Prior to the issue of a building permit for any building or any works authorised by this
permit, a development levy must be paid to Darebin City Council. The amount of the
development levy for each charge unit must be calculated in accordance with Schedule
1 to the Development Contribution Plan Overlay.

5. Before buildings and works start, a detailed Landscape Plan to the satisfaction of the
Responsible Authority must be submitted to, and approved by the Responsible
Authority. When the Landscape Plan is approved, it will be endorsed and will then
form part of this Permit. The Landscape Plan must be prepared by a suitably qualified
person and must incorporate:

a. details of all existing trees to be retained and all existing trees to be removed,
including overhanging trees on adjoining properties. The genus, species,
height and spread of all trees must be specified

b. a planting schedule of proposed vegetation detailing the botanical name,
common name, size at maturity and quantities of all plants

c. details of all surfaces including lawns, mulched garden beds and hard paving
(such as asphalt, concrete, brick or gravel)

d. street trees within the nature strip/s adjacent to the property
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e. all constructed items including retaining walls, letter boxes, garbage bin
receptacles, outdoor furniture, lighting, clotheslines etc

f. edge treatment between grass (lawn) and garden beds

g. an outline of the approved building/s including any basement, the location of
entry doors, windows, gates and fences. An outline of buildings on adjoining
land, including the location of windows and doors which face the subject site
must also be shown

h. the location of both existing and proposed overhead and underground services.
Conflicts of such services with the existing and proposed planting must be
avoided

i. clear graphics identifying trees (deciduous and evergreen), shrubs,
groundcovers and climbers

j. ascale, North Point and appropriate legend

The species of all proposed plants selected must be to the satisfaction of the
Responsible Authority.

6. The landscaping as shown on the endorsed Landscape Plan must be completed to the
satisfaction of the Responsible Authority before the development is occupied and/or
the use starts or at such later date as is approved by the Responsible Authority in
writing.

No later than seven (7) days after the completion of the landscaping, the permit holder
must advise Council, in writing, that the landscaping has been completed.

7. The landscaping as shown on the endorsed Landscape Plan must be maintained, and
any dead, diseased or damaged plant replaced in accordance with the endorsed
Landscape Plan to the satisfaction of the Responsible Authority.

8. Floor levels shown on the endorsed plans must be confirmed. The confirmation of the
ground floor level must take place no later than at the time of the inspection of the
subfloor of the development required under the Building Act 1993 and the Building
Regulations 2006. This confirmation must be in the form of a report from a licensed
land surveyor and must be submitted to the Responsible Authority no later than 7 days
from the date of the sub-floor inspection. The upper floor levels must be confirmed
before a Certificate of Occupancy is issued, by a report from a licensed land surveyor
submitted to the Responsible Authority.

9. All dwellings that share dividing walls must be constructed to limit noise transmission in
accordance with Part F(5) of the Building Code of Australia.

10. Before the dwellings are occupied, an automatic external lighting system capable of
illuminating the pedestrian entry and the car parking area, to the satisfaction of the
Responsible Authority.

The external lighting must be designed, baffled and/or located to ensure that no loss of
amenity is caused to adjoining and nearby land, to the satisfaction of the Responsible
Authority.

11. The land must be drained to the satisfaction of the Responsible Authority.
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12. With the exception of guttering, rainheads and downpipes, all pipes, fixtures, fittings
and vents servicing any building on the land must be concealed in service ducts or
otherwise hidden from view to the satisfaction of the Responsible Authority.

13. No plant, equipment, services or architectural features other than those shown on the
endorsed plans are permitted above the roof level of the building/s without the prior
written consent of the Responsible Authority.

14. Provision must be made on the land for letter boxes and receptacles for newspapers to
the satisfaction of the Responsible Authority.

15. Before occupation of the development, areas set aside for the parking of vehicles and
access lanes as shown on the endorsed plan(s) must be:

a) constructed;

b) properly formed to such levels that they can be used in accordance with the
plans;

C) surfaced with an all weather sealcoat;

d) and drained

to the satisfaction of the Responsible Authority.

Car spaces, access lanes, driveways and waste receptacle storage areas shown on

the endorsed plans must not be used for any other purpose.

16. Before the development is occupied, vehicular crossing(s) must be constructed to align
with approved driveways to the satisfaction of the Responsible Authority. All redundant
crossing(s) or crossing opening(s) must be removed and replaced with footpath,
naturestrip and kerb and channel to the satisfaction of the Responsible Authority.

NOTATIONS

(These notes are provided for information only and do not constitute part of this permit
or conditions of this permit)

N1

N2

N3

Any failure to comply with the conditions of this permit may result in action being taken
to have an Enforcement Order made against some or all persons having an interest in
the land and may result in legal action or the cancellation of this permit by the Victorian
Civil and Administrative Tribunal.

Nothing in the grant of this permit should be construed as granting any permission
other than planning permission for the purpose described. It is the duty of the permit
holder to acquaint themselves, and comply, with all other relevant legal obligations
(including any obligation in relation to restrictive covenants and easements affecting
the site) and to obtain other required permits, consents or approvals.

The amendments specified in Condition 1 of this Permit and any additional
modifications which are “necessary or consequential” are those that will be assessed
by Council when plans are lodged to satisfy that condition. Any “necessary or
consequential” amendments, in addition to those required by this condition, should be
specifically brought to the attention of Council for assessment.

If any other modifications are proposed, application must also be made for their
approval under the relevant sections of the Planning and Environment Act 1987. They
can only be approved once the required and consequential changes have been
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N4

N5

approved and the plans endorsed. It is possible to approve such modifications without
notice to other parties, but they must be of limited scope. Modifications of a more
significant nature may require a new permit application.

This Planning Permit represents the Planning approval for the use and/or development
of the land. This Planning Permit does not represent the approval of other
departments of Darebin City Council or other statutory authorities. Such approvals
may be required and may be assessed on different criteria to that adopted for the
approval of this Planning Permit.

Please note the Development Contribution Plan levy will be invoiced separately.

REPORT

INTRODUCTION AND BACKGROUND

There is no relevant planning background.

ISSUES AND DISCUSSION

Subject site and surrounding area:

The site is located on the south east corner of Cheddar and Hickford Street, Reservoir.
The site provides a frontage of 11.68m to Cheddar Road and 24.41m to Hickford Street,
with a splay to the corner and an overall area of approximately 462sgm. The site
contains a single storey weatherboard dwelling with a pitched and hipped tile roof. The
dwelling has vehicle access along both the southern boundary (from Cheddar Road) and
the eastern boundary (from Hickford Street), with outbuildings adjacent to these common
boundaries, in the rear yard. The site is relatively flat, with a fall of approximately
240mm from the east to the west.

The surrounding area comprises a mix of uses and developments, including post war
residential dwellings and more recent units and townhouses.

To the north of the site, on the opposite side of Hickford Street, is a public reserve.
Beyond this to the north is a large double storey aged care facility with a flat roof.

To the south of the site is a single storey weatherboard dwelling, set back approximately
6m from the street frontage and approximately 2.8m from the common boundary. This
dwelling provides vehicle access to a garage in the rear yard area, adjacent to the
common boundary, with the main secluded private open space area further to the south.

To the east is a single storey brick dwelling, set back approximately 7.5m from the
Hickford Street frontage and approximately 4m from the common boundary. This
dwelling has vehicle access to a garage in the rear yard area, adjacent to the common
boundary.

To the west is the Cheddar Road service lane, beyond which is a large grassed median
strip containing a bicycle and walking path.

Proposal:

It is proposed to demolish the existing dwelling and construct a three (3) storey building
for seven (7) dwellings.

-
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. At ground level there is to be a car parking area containing seven (7) car spaces, above
bonnet storage, bin store. The pedestrian entry is from the west (Cheddar Road), with an
adjacent bicycle parking area. Vehicle access is via Hickford Street, adjacent to the east
boundary (the existing crossover is to be removed and relocated slightly to the west of
its present position).

. At first floor level there are to be four (4) dwellings, each with one (1) bedroom and
balconies of between 8sgm and 11sgm.

. At second floor level there are to be three (3) dwellings, each with one (1) bedroom and
balconies of between 8sgm and 11sgm.

. The development will have a contemporary design with a flat roof. The materials are to
be concrete with timber and metal detail.

Requirement for a planning permit and planning scheme controls
. Clause 32.01-4 (Residential 1 Zone) — construction of two or more dwellings on a lot.

o Pursuant to Schedule 1 of the Clause 45.06 (Development Contributions Plan Overlay),
a development contribution is applicable to this scheme.

PLANNING CONTROLS

State Planning Policy Framework: Supply of urban land (Clause 11.02-1); Urban design
(Clause 15.01-1); Cultural identity and neighbourhood character (Clause 15.01-5); Sustainable
development (Clause 15.02); Residential development (Clause 16.01); Development

contribution plans (Clause 19.03-1).

Local Planning Policy Framework: Sustainability (Clause 21.05-1); Housing (Clause 21.05-2);
Urban Design (Clause 21.05-3); Neighbourhood character (Clause 22.04).

Zone: Residential 1 (Clause 32.01)

Overlay: Development Contributions Plan (Clause 45.06); Public Acquisition Overlay (Clause
45.01)

Particular Provisions: ResCode (Clause 55)
General Provisions: Decision Guidelines (Clause 65.01)

Neighbourhood Character Study: Precinct F7

° The land is not within 60 metres of a major electricity transmission line (220 kilovolts or
more) or and electricity transmission easement.

. A Cultural Heritage Management Plan (under the Aboriginal Heritage Act 2006) is not
required.

. The land is not affected by a proposed Heritage Overlay.

INTERNAL REFERRALS

. Transport Management and Planning: No objection subject to conditions.

-
=

f-r:::?)zl AREBIN Page 6

rl



DELEGATE REPORT D/683/2011

Comment: The matters raised by the Transport Management and Planning Department were
largely addressed prior to the notification stage.

° Public Unit: Landscape plan approved.

Comment: Although the original landscape plan (received 25 August 2011) was approved a
further landscape plan is required to take account of the modifications to the siting of the
building which occurred on the plans received on 21 November 2011.

EXTERNAL REFERRALS
The proposal was not required to be referred externally.

Public Notification

The application was advertised via letters to adjoining and surrounding owners and occupiers,
as well as a site notice placed along the frontage for at least 14 days.

OBJECTIONS

Three (3) objections were received.

OBJECTIONS SUMMARISED

The grounds of objection can be summarised as follows:
. Contrary to neighbourhood character.

. Density (number of units)

° Inadequate car parking for residents and visitors.

. Overlooking.

J Setbacks.

° Impact of noise and emissions on adjoining residents during construction.
. Negative impact on property values.

. Visual bulk and loss of views.

. Removal of asbestos.

. Impact on infrastructure.

. Excessive height.

° Attracting transient renters.

o Loss of existing dwelling.

. Number of one bedroom units.

OFFICER COMMENT ON SUMMARISED OBJECTIONS:

" Local policies in Clauses 21.03, 21.04 and 21.05 reinforce State policies encouraging
diversity of housing stock. Clause 22.04 provides that applicants should use the Darebin
Neighbourhood Character Precinct Guidelines 2007 to encourage development to
contribute to the preferred character of the area — in this case Precinct F7 (Post War).

-
r-rﬁ?)u.\ REBIN Page 7

’



DELEGATE REPORT D/683/2011

The preferred neighbourhood character statement for the area states the following:

New dwellings will adopt the same front and side setbacks of the area to ensure
consistency of dwelling spacing and adequate garden area around buildings for planting
of substantial vegetation. Older, Postwar style dwellings will be renovated, or well
designed new dwellings will be constructed in a way that complements existing buildings.
Additional planting in private gardens will improve the landscape quality of the
streetscapes.

This will be achieved by:

 Designing new dwellings that interpret elements of the Postwar era in a contemporary
manner, while respecting existing period architecture.

* Maintaining the predominant single storey scale of building frontages of the area.
Second storey additions at the rear must be designed to have minimal impact upon the
streetscape.

* Respecting the predominant front and side setbacks of nearby buildings.

» Maintaining the spacious feel to the area, achieved by large site sizes, generous front
and side setbacks and wide nature strips.

» Keeping front fences low and preferably transparent.

« Encouraging additional planting in all gardens across the precinct. In smaller gardens,
selecting species that are appropriate to small planting areas.

» Ensuring that adequate space around dwellings is retained for planting of substantial
trees and shrubs.

This is an area which is in transition and as has been highlighted on other occasions and
at various VCAT hearings, respect for neighbourhood character does not require
replication. Nor does it imply that all new multi-unit development must be single storey.
This development of a relative low three storey building is not out of scale with
developments which have already occurred in the neighbourhood. Indeed the
development sits within the envelope relating to height, front, side and rear setbacks as
prescribed under Clause 55. The setback from the south boundary is marginally in
excess of the setback required under Standard B20 of the Clause 55. This is to be
addressed as a condition of the permit.

Objectors have opined that the form and massing of the development will create a built
form which is overly dominant in relation to the single and double storey character of
surrounding buildings.

However this is a corner site. It is common on corner sites where redevelopment occurs,
that development appears relatively large due in part to the general prominence of such
sites and the reduced setbacks which are permitted and generally followed from side
streets. As well as being a corner site the location of adjacent driveways and out-
buildings (east and south) affords the site further flexibility and opportunities for re-
development. The form and scale on the corner element is considered acceptable and
does not impact greatly on the amenity of surrounding dwellings. Although the front
elevation provides a shear two storey form, conditions are imposed to ensure a greater
degree of articulation is provided to this elevation. In addition the projecting fin is to be
removed to simplify the overall appearance of the building. The balconies on the Hickford
Street elevation alleviate the scale and mass of this elevation and provide interest and a
clear visual separation between the two street frontages.

The front setback from Cheddar Road provides a good space for landscaping and while
the landscaping on Hickford Street will be less extensive, it will be generally consistent
with the level of landscaping on the adjoining properties. The development does not

ci

I3

rl

-
=

r:::-;:)zl AREBIN Page 8



DELEGATE REPORT D/683/2011

comply with the setback standard relating to existing north facing windows on adjoining
properties and this is to be addressed as a condition of the permit, resulting in a minor
decrease to the height of the south elevation and/or an increase to the south boundary
setback or some combination of both.

Front fences are to be 1.1 metre high and this is consistent with objectives of maintaining
an open streetscape.

o The density or number of units is not restricted under Clause 55. If at all, the number of
units that can be provided on any site are indirectly influenced and determined by the
standards relating to height and setbacks from boundaries. The parking requirements
under Clause 52.06 also place an indirect limit on the number of units and bedrooms
that can be provided on any site, but not in all circumstances. It could also be argued
that the Building Regs restrict density indirectly through requirements relating to
bedroom and living room sizes and dimensions. This particular development meets the
bulk of the objectives relating to height, setbacks and car parking. Therefore the density
or the number of unit is suitable.

. Issues such as parking, overlooking, setbacks, visual bulk, height and general
compliance with the provisions of clause 55 are discussed below in the assessment of
the proposal. It is considered that the proposal largely complies with the relevant
standards and objectives.

. It is not considered that the increase in demand for on-street parking of one (1) visitor
parking space from the subject development would place an unreasonable load on the
surrounding street network (see assessment below under Clause 55).

° The proposal addresses overlooking with obscure glass and screening up to 1800mm on
south elevation. These measures are adequate to address unreasonable overlooking
and exceed the minimum requirement (1700mm) for limiting overlooking under Clause
55.

. It is not considered that issues arising from construction (i.e. noise, dirt/dust and
disruption) would be unreasonable in this instance given the relatively low level of works.
Although adjoining residents may have particular health considerations, it is difficult for
planning decisions to address unusual situations and it is considered that to uphold such
an objection would prohibit construction and would be contrary to urban consolidation
objectives.

. Fluctuations in property prices are not a valid planning consideration.

o It is a well recognised planning principle that there is no right to a view and that over time
views change. However it is recognised that bulk and heights may have an adverse
effect on aspect and amenity. These are addressed in the assessment below,
nevertheless it is noted that the proposed height of the development is approximately
8.75m to the parapet and is within compliance with standard B9. Additionally, the upper
floor is adequately articulated and set back from the common boundaries to address
visual bulk (see further assessment below under the provisions of clause 55).

° Removal of asbestos is not a planning matter and is to be addressed by the builder and
relevant health and safety professionals.

. The development accords with acknowledged policy for urban consolidation and
increased densities, which is to make more efficient use of infrastructure and facilities.
Should there be an issue with infrastructure provision, this should be dealt with by the
relevant service authority.

. Whether the occupiers are renters or owners is not a relevant planning consideration.
Indeed, the proposal provides dwelling diversity.
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The site is not constrained by a heritage overlay and the existing dwelling may be
demolished without planning permission. Therefore, its demolition is not a relevant
planning consideration.

The provision of relatively small one bedroom accommodation is reasonable given the
preponderance of the larger dwellings and units in the immediate area. This type of
accommodation is likely to be a more affordable alternative, which is consistent with
Council’s policies on the provision of affordable housing.

PLANNING ASSESSMENT

Neighbourhood Character Precinct Guideline Assessment (F7)

Vegetation

Objective

To maintain and strengthen the garden setting of the dwellings.

Comment
Complies

A number of trees are to be removed from the site. However, these are not considered to
be significant.

There is an accompanying landscape concept plan, which is considered to be acceptable
and allows adequate space for the planting of vegetation, such as canopy trees.

The proposal provides an acceptable amount of garden space, to maintain appropriate
landscaping and the garden setting of the dwellings.

Siting

Objective

To provide space for front gardens
To ensure new development retains substantial space for landscaping.

To maintain and reinforce the side boundary setback pattern and the existing rhythm of
spacing between dwellings.

To minimise the loss of front garden space and the dominance of car parking structures.

Comment
Complies

The front garden is large enough for planting of vegetation, to enable the continuation of
the garden setting in this area. The proposal allows sufficient garden space to the side
and rear for landscaping.

The development is set back from the side boundaries, thus providing an appropriate
detached dwelling form to the street.

The car spaces are located at ground level garage. This area is to be screened by
landscaping. All access is one (1) crossover from Hickford Street and the existing
crossovers are to be deleted (to be confirmed by condition). Therefore parking areas do
not dominate the front facade.
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Height and Building Form

Objective
e To ensure that buildings and extensions respect the predominant height and form of
buildings in the streetscape.

Comment

Complies with objective.

o Dwellings in the area are single storey, with a number of double storey structures evident
in proximity to the site. Additionally, a higher scale three (3) storey building is evident to
the south, on the east side of Cheddar Road.

e Although the proposed first and second floors are not set back one (1) room, the proposal
provides an appropriate design response, in that the upper floors are articulated and set
back from the ground floor. The development is not considered to be out of scale with the
nearby buildings and does not dominate the streetscape, as it presents a graduated
increase in height over adjoining buildings.

Materials and Design Detail

Objective

e To encourage buildings that contribute positively to the streetscape through the use of
innovative architectural responses and by presenting visually interesting facades to the
street.

Comment

Complies

e Articulation in the facade is achieved through the use of materials and colours to the walls,
as well as fenestration in windows and door openings.

¢ The development has a contemporary design, which is acceptable, as it is innovative and
complements other building nearby.

Front Boundary Treatment

Objective
e To maintain the openness of the streetscape and views to established gardens and

dwellings.

Comment

Complies

e There is a low proposed front fence of 1.1m, which allows views from the street to the
front fagcade.

CLAUSE 55 ASSESSMENT:

Standard B1 - Neighbourhood Character:

This element has been considered above in the Neighbourhood Character Guidelines
Assessment. The scale of development is considered to be largely acceptable, given the scale
of nearby buildings as well as the proposed design, which includes appropriate articulation.
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Additionally, the width of Cheddar Road and its open character will ensure the street will not
be overwhelmed by the development.

Complies

Standard B2: Residential Policy

The proposal is accompanied by an acceptable written statement and design response. The
proposal generally complies with the State Planning Policy Framework, the Local Planning
Policy Framework including Council’'s Municipal Strategic Statement and local planning
policies.

Complies

Standard B3: Dwelling Diversity
This standard applies to developments of 10 or more dwellings. The proposal provides
dwelling diversity in terms of layout, as well as level of accommodation and is appropriate.

Complies

Standard B4: Infrastructure

The development is to be located in an established area where there is adequate
infrastructure. The proposal will not exceed the capacity of local infrastructure. Council’s
Capital Works Unit has commented that drainage is available to the site, subject to conditions.

Complies, subject to condition

Standard B5: Integration with the Street

The proposal provides adequate vehicle links, and adequate pedestrian links with separate
pedestrian paths and entries. The development fronts the street network and has no high front
fencing.

Complies

Standard B6: Street Setback

To Hickford Street, the standard allows the side of the development to be set back 2m,
whereas the proposal is set back 3m and is appropriate. Although the bin store encroaches on
the side setback, this is acceptable as it is to the long side of a corner allotment (which
traditionally has high front fences) and the bin enclosure has a height of 1700mm and
constructed of permeable timber slats with climbing plans, so as to appear part of the
landscape regime.

The front setback of the adjoining dwelling to the south is approximately 6m. The standard
therefore requires a setback of 6m to match. The proposed front setback is 6m and is
therefore acceptable.

Complies with objective

Standard B7: Building Height

The maximum building height of the development is approximately 8.75m ridge. The maximum
height complies with the standard requiring a maximum height not exceeding 9m. The height
of the dwelling will not have an adverse visual impact upon the neighbouring dwellings and the
streetscape given the level of articulation and proposed setbacks.

Complies
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Standard B8: Site Coverage
The area covered by buildings is 59.3%, which complies with this standard of having no more
than 60% of the site covered by buildings.

Complies

Standard B9: Permeability

To reduce the impact of increased stormwater run-off on the drainage system and to facilitate
on-site stormwater infiltration, at least 20% of the site should be permeable. Permeability is
36.1%.

Complies

Standard B10: Energy Efficiency

The proposal is considered to be generally energy efficient due to the following:

¢ Natural daylight and ventilation is available in the design.

¢ The development does not unreasonably affect the solar access and energy efficiency of
neighbouring dwellings.

e Space for outdoor clothes drying facilities.
Multi storey construction.

It is considered that the development is broadly energy efficient. The development will also be
required to achieve a 5 star energy rating pursuant to building controls.

Complies

Standard B11: Open Space

The site is opposite a public reserve (to the north) and a large grassed median strip (to the
west). The dwellings have a view to these areas via upper floor balconies and windows, which
iS an appropriate design response.

Complies

Standard B12: Safety
The entrance is secure and adequately visible from the street.

The development is able to provide good lighting, visibility and surveillance of car parking and
the accessway. The safety and security of the proposed car parking may be improved by
providing a permeable fence to the northern part of the garage.

The private open space within the development is protected from inappropriate use as a public
thoroughfare.

Complies, subject to condition

Standard B13: Landscaping

The surrounding landscape character is generally semi mature and informal with limited open
spaces and setbacks. The open spaces and setbacks are generally large enough to provide
sufficient landscaping.

A detailed landscape plan has been provided and is considered to be acceptable.

Complies
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Standard B14: Access

Vehicle access to and from the site is safe, manageable and convenient. There is only one (1)
vehicle crossover, with existing crossovers to be removed. The crossover takes up 12.3% of
the street frontage and is acceptable.

The width of the accessway is acceptable.

Adequate turning areas are provided to allow vehicles to enter and exit the site in a forward
direction.

Complies

Standard B15: Parking Location
Parking facilities will be proximate to the dwellings they serve.

The security to the proposed car parking is adequate.
No habitable rooms will be affected by the proposal.

Complies

Standard B16: Parking Provision
The dwellings each have one (1) bedroom and access to a single car space.

The Standard requires the provision of one (1) visitor car space. Although no visitor parking is
provided on the site, this is acceptable in that there is ample parking available on-street for
periodic visitor demand of one (1) space.

The car parking area and accessways appear to have appropriate dimensions. However,
further information and dimensions are to be required by condition.

Bicycle parking has been provided.

The car parking facilities may be designed, surfaced and graded to reduce run-off and allow
stormwater to drain into the site.

Complies with objective

Standard B17: Side and Rear Setbacks

All side and rear setbacks over 0.15m from a boundary of the proposed dwellings meet the
minimum requirements under this standard:

First Floor

Boundary Wall height Required Proposed setback
Setback

Dwelling 1.03 & 1.04 | 5.3m 1.51m 1.732m

— South

Dwelling 1.03 & 1.04 | 3.8m 1.06m 1.067m

— South (balcony)

Dwelling 1.03 & 1.02 | 5.2m 1.48 1.591m

— East

Dwelling 1.03 & 1.02 | 3.8m 1.06m 1.341m

— East (balcony)
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Second Floor

Boundary Wall height Required Proposed setback
Setback

Dwelling 2.03 —|8.1m 3.19m 3.522m

South

Dwelling 2.03 — 6.7m 1.93m 1.9m

South (balcony)

Dwelling 2.02 — East | 8.2m 3.29m 3.515m

Dwelling 2.02 — East | 6m 1.72m 2.8m

(balcony)

To ensure all heights and setbacks comply with the standard, conditions are to require full
height and setback dimensions.

Complies, subject to condition

Standard B18: Walls on Boundaries
There are no walls to the boundaries.

Complies

Standard B19: Daylight to Existing Windows
An area of at least 3.0 square metres with a minimum dimension of 1.0 metre clear to the sky
is provided opposite all existing habitable room windows, which complies with the standard.

Upper floor walls are set back at least half their height from neighbouring windows.

The development allows adequate daylight to neighbouring existing habitable room windows.
Complies

Standard B20: North Facing Windows

There is a north-facing habitable room window on adjoining property to the south within 3m of

the boundary, which faces the development. The assessment is as follows:

e At ground level, the wall opposite the windows has a height of approximately 2.2m and
may be set back 1m, whereas it is set back 1.6m and is acceptable.

e At first floor level, the wall opposite the window has a height of approximately 5.3m and
should be set back 2.02m, whereas it is set back 2.3m from the boundary.

e At second floor level, the wall opposite the windows has a height of approximately 8.2m
and should be set back 4.29m, whereas it is set back 3.52m from the boundary.

The heights and setbacks therefore do not allow adequate daylight to the north facing
habitable room window and must be addressed by a condition on any approval.

Complies, subject to condition

Standard B21: Overshadowing
Overshadowing of adjoining open space meets the standard and objective.

Overshadowing of neighbouring properties to the east and west by the proposed dwellings is
minimal, with at least 40 square metres of neighbouring dwellings’ secluded private open
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