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SNPP REPORT ITEM RESPONSE

Council’s initial recommendation of refusal is
noted, but we contend that we have worked
with council across the range of associated
issues suitable to enable a recommendation
of approval with the proposal as it stands.

We request Draft conditions for review

We note that substantial amendments have
occurred to the proposal in consultation with
council and hence approval is requested.
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Generally the development statistics have
been reduced and illustrate improved bulk
and scale on the site

Boarding House Units have been reduced
to 70 plus 1 manager.

Carparking has been reduced to 36 spaces
(including 8 disabled spaces), 14 motorcycle
spaces and 14 bicycle spaces accordingly.

Amended site visualisation

Amended visualisations from The George
Group Pty Ltd indicate amendments to
building modelling, bulk and scale as
negotiated with NBC. These respond to
envelope controls and height limits and urban
form discussions undertaken.
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Noted

It must also be noted that this site is a single
title and has been owned and operated as a
single site by the Baptist Church for in excess
of 100 years. The current buildings have been
in place for many years and currently straddle
the zoning construct that council have
declared across the centre of the site.
Fundamentally this impinges upon the use of
the site that the church has undertaken over
many years. Best efforts have been made to
work with council current zoning
requirements but understanding of the site
history as one integrated site use is requested
and intended to continue as one integrated
site use with one owner.

We note that SNPP requested a deferment of
decision to best negotiate design
amendments with council for a suitable best
outcome for all and we believe this has been
achieved.
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Impacts of the development have been
amended in bulk, scale, detail and mitigated
below heights and envelope controls at all
key points as negotiated with council and we
believe are in a position to recommend
approval.

We believe the development is in the public
interest and addresses demonstratable
accommodation and community needs in the
area. Itis noted that even objecting
submissions in the SNPP meeting had no
concern with the proposed use (only
environmental impacts) that have now been
mitigated

1. Francis St accommodation design has been
reworked in consultation with council and we
believe offers consistent approach with the
streetscape and required controls to warrant
approval.

2. Solar access has been addressed and the
amended Francis St design complies with
height and envelope controls in relation to 7
Francis St and warrants approval.

3. Traffic and parking studies have been
reworked and numbers of cars limited to the
required 36 parking spaces (including 8
disabled parking spaces).
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Road network studies have been completed
and visual access demonstrated to warrant
approval.

4. Density has been decreased to 70 boarding
house rooms+ 1 manager.

5. a variety of persons will be occupants of
the premises and this represents a healthy
cross-section of the community. As you say,
there is NO evidence to suggest that boarding
house residents will be more likely to be
responsible for adverse social impacts in the
area, hence this is NOT grounds for refusal.

6. Please condition standard construction
requirements consistent with any building of
this type

It is noted that no mediation was requested
and that we have worked with council to
minimise impact on adjoining development
with reduction of bulk and scale, setbacks,
heights and envelope controls.

Noted as supported.

Noted as supported.
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We confirm that these proposed noise
measures are acceptable and request
conditioning of this in the DA Approval

We confirm that these proposed Plan of
Management measures are acceptable and
request conditioning of this in the DA
Approval

We confirm that these proposed noise
measures relating to detailed mechanical
plant are acceptable and request conditioning
of this in the DA Approval

Landscape Architect drawings have been

updated to support the updated design

elements as negotiated with council. Items

include the following —

e Update of the pedestrian entry sequence
from Francis St

e Update of the courtyard elements
between the buildings

e Update of Fisher Rd roof and other
courtyard building landscape elements.

Drains model has been supplied for review
and we understand is acceptable.

Noted
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Noted

1. Noted

2. Noted — there has been some update of
the awning to better support the design, but
required coverage is maintained

3. Greater vertical articulation has been
incorporated into the design in reference to
discussions with council

4. Francis St minimum 3.5m side setback has
been achieved with the bulk of the south
elevation in excess of 4.5m. Envelope and
height controls have been complied with to
the southern neighbour.

Finishes schedule is attached as updated and
demonstrates high quality facades, textures &
colours to create visual interest.

5. Any window facing has been offset, has
privacy provisions associated and has been
liaised with council

6.Materials have been specified on the
drawings and finishes schedule and light
wells, articulation and the like have been
liaised with council.

7. This statement is incorrect in relation to
the original DA submission and there is NO
through pedestrian path proposed

8. There is no rooftop zone on Francis St and
Fisher Rd roof top is proposed for limited day
use and exhibits recess, privacy and acoustic
barriers

9. noted

10.noted

11. An updated detailed solar study has been
provided and it is noted passes requirements
and envelope control is delivered to Francis
Southern neighbour.
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12. A view loss study statement was referred
to in SEE and it is noted that there has been
NO objection and hence potential nil need as
height limits are complied with. Please advise
if any different.

Traffic design elements have been modified to
include 32 required carparking spaces
comprising of 14 units (70/5), 15 church, 1
manager, 2 café. A total of 8 disabled
accessible carparking spaces have been
included and 36 actual spots (above
requirement). The boarding rooms noted in
the DA are simply just that and it is incorrect
to infer their use and requirement for simply
disabled use.

The traffic report has been updated to include
traffic generation around the surrounding
road network and liaison regarding incoming
and egress of vehicles.

Garbage collection details have been liaised to
31 bins required with a twice weekly council
collection from a located garbage room with
1:8 ramp to the road adjacent.

Vehicle access has been directed to be via
Francis St (and not Fisher Rd) in council
strategic planning documents.

Our traffic engineer has demonstrated site
lines up the footpath suitable for vehicle
control. Council have rejected proposed
mitigations such as removing on-street
carparking, traffic control measures, left turn
out only.

It is noted that the current carparking enters
and exists via a similar location as proposed,
but that the proposal offers significantly more
driveway width, 1:20 (flatish) zone at exit and
visual accessibility up the street in both
directions.

Stacked car spaces have been minimised tot
eh lowest level basement only and for church
use only (where as a group they can co-
ordinate their parking). Other resident and
café parking is not in tandem.

A service zone on the lower basement level is
indicated adjacent to the bulky store area for
general use during likely loading times during
the week (outside of church service hours)
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Our traffic engineer has demonstrated traffic
sight at the location a driver would exit the
site.

Garbage collection details have been liaised
to 31 bins required with a twice weekly
council collection from a located garbage
room adjacent the Francis St frontage with
1:8 ramp to the road adjacent. Council
officers to collect and replace bins to this
room.

Noted.

e Setback of 3.5m min is achieved at
Francis St, with the bulk in excess of
4.5m. Solar access and envelope control
has been complied with in liaison with
council urban planner.

e There is significant reduction in bulk and
scale at Francis st with landscape setback
evident.

e Parking has been updated as referred to
with stacked spaces only applying to the
church use where this can be co-
ordinated
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Noted

Noted

Noted

Noted

Noted
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Noted

Noted

Noted

Noted

Common areas are allocated throughout the

building with the majority allowing northern
sun access
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Noted

Noted

Noted

Noted

Noted
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Noted
Noted

Noted

Noted
Noted

Noted

Noted. 14 Bike and 14 MB spaces now
provided

Noted

(a) The Francis St development has been
reduced in bulk and scale and complies with
envelope control to the southern neighbour
with articulation elements along the
pedestrian entry and evident to the street.
All setbacks are in excess of 3.5m to side
boundaries and with the majority in excess of
4.5m. All setbacks are greater to the side
than either 7 or 11 Francis st neighbours
currently exhibit
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(b) The Francis St development offers a
streetscape that responds to a diminishment
of height down the streetscape with blockier
forms to the north consistent with the
neighbouring current and newer
developments and more broken-down lower
level forms at the south more consistent with
the southern neighbour (underdeveloped)
heights and forms.

Noted
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Noted

Heights of 11m and 16m are adhered to

Noted

Noted

Drains model provided

Drains model provided
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Noted

Noted

Noted

Noted

Noted

Noted

7.12 Retail café is evident at Fisher Rd

7.13 Traffic Engineering reports have been
completed and liaised with council traffic
engineer for best possible entry and exit to
Francis St (consistent with strategic planning
directive for no access off Fisher Rd)

B2 Noted.

B3 Boundary envelope complied with on
Francis South side and is consistent with
neighbour to north side
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B5 3.5m north, 3.5-4.8m south Francis St

B7. Francis St front setback indicated at 6.5m
D1 open landscape indicated at approx.
300m2 on drawings — roof landscape noted

Objectives satisfied with current work.
Francis south boundary Envelope achieved.
Francis boundary setbacks achieved 3.5m+
Francis 6.5m front setback achieved.
Landscape achieved.

Traffic achieved.

Stormwater achieved with Drains model

Waste management achieved 31 bins and
collection process agreed
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D6 sunlight access provided

D14 site facilities achieved

B4 achieved

Amendments made to achieve objectives

North Francis achieves 3.5m setback+
South Francis achieves 4.5m+ setbacks
generally with low level 3.5m+ setback and
envelope acheived

North elevation setback is at or in excess of
3.5m at Francis St.

It is considered that the elevation is below
the 11m height limit and is considerably
lower in height with greater setback than
exhibited by 7 Francis St. There is negligible
sun available during winter to 9 Francis st due
to 7 Francis St. size, bulk and sheerness of
wall design. All windows to Francis St
boarding rooms face north with high sills for
privacy to the adjacent neighbour.

Francis St south elevation now complies with
the envelope requirements as illustrated in
drawings.

Francis St design indicates a south facade
articulation that steps down to the scale of
the adjacent southern neighbour and
provides greater setback centrally for more
volume of open space and openness
centrally. Envelope controls are achieved




SNPP REPORT ITEM RESPONSE

The bulk and scale of Francis St has been
significantly diminished through liaison with
Council to respond the bulk and scale of its
neighbours with increased setbacks and
envelope control to the south complied with

This responds also to the topography of the
site, with decreasing roof and articulation
lines down the hill (both at the streetscape
and from Francis street down to the centre of
the site (away from the street). This responds
to the topography.

We seek merit approval of proposed
basement setbacks as liaised with council and
note that the Francis St site exhibits required
vehicle ramp accesses (with approx. 3.8m
side boundary setback) as the primary item
for the Francis St end of the site (with NIL
parking at Francis St basement end of the
site) and a consequent concentration of car
parking at the Fisher Rd end of the site with
nil setback to this commercial end of the site.

There is no carparking above ground level
proposed.

There is opportunity for deep soil landscape
areas at the Francis St end of the site on
either side of the proposed building that
generally exhibits in excess of 3.5m side
boundary setback with full landscaping use
(excepting for required pedestrian access
paths).

There is private open space associated to the
north of the proposed Managers room and
office, otherwise landscape elements at the
ground level are common access.

The bulk, scale and form of the buildings has
been reduced and softened in liaison with
council. Landscape significant between
buildings and further softens

Francis south Boundary setback in excess of
3.5m and is 4.7m at ends of building to open
up reasonable views to street and central rear
setback zone.
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6.5m Francis front setback is achieved despite
neighbours being closer to front boundary

Balconies have been removed from the
frontage and articulation elements applied to
a thematic interpretation of a “stained glass”
inset element to the street for visual interest.
Curved screen elements to Francis St
compliment this and personalise the
pedestrian entry. The garage entry is
recessed behind the street facade and below
the street level so as to minimise vehicle
intrusion.

Noted

Noted, but compliance has been achieved
with the front setback of 6.5m

Landscape side setback has been greatly
increased in both width and quality to allow
for good buffer zone with deep root
capability. Pedestrian paths have been
created in a more curvilinear form to soften
gun-barrel effect to the street and to create
intimate sitting areas with garden walls

Sunlight access has been greatly increased
with building envelope compliance to Francis
South side and in excess of 4.5m setback at
Francis St end portions of the building
proposal.

Building bulk and openness has been greatly
improved with 10 boarding units deleted
from the original proposal.
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Modern architectural detail has been
incorporated that better addresses elements
in @ more contextual and personal way.
Landscape areas have been increased to
allow good break-out areas from the
buildings. Visual bulk has been minimised.

Amenity for residents has been greatly
enhanced with greater array of communal
areas, better sun responses, better
landscaped breakout areas and more internal
access to windows and interesting spaces.

Noted

Balconies have been removed from the
frontages and articulation elements applied
to a thematic interpretation of a “stained
glass” inset element to the street for visual
interest. Stepped awnings to Fisher Rd
coverage create interest and provide required
coverage. Modern architectural detailing
has been included and a beach-side
commercial theme applied with hints to the
church and community ownership and uses.

noted
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Noted

Noted

Noted

Noted
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Noted

Boarding rooms = 70/5 = 14 spaces as
provided plus 1 space for the manager

2 café spaces have been provided

15 spaces have been provided for church use.

Total 36 carparking spaces provided (including
4 excess above requirement)

Noted

Noted

Noted

Please provide recalculation of this to suit
70+1 boarding rooms now indicated.
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We contend that the amendments to the
design and documentation as provided to and
liaised with council represent a considerable
improvement to the scheme in form, use,
bulk and scale, landscaping and public
offering and the development proposal is
worthy of merit approval in relation to any
small area of non-compliance. We believe
the development will be an asset to the
community of Dee Why for many years to
come.

We believe amendments have been made in
good faith and with liaison with council for a
negotiated outcome.

The development form has been upgraded in
consultation with council and solar access has
been improved and designed to envelope

Drains model has been provided and we
understand complies.

Traffic management reporting and design
have been upgraded
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We contend that the amendments to the
design and documentation as provided to and
liaised with council represent a considerable
improvement to the scheme in form, use,
bulk and scale, landscaping and public
offering and the development proposal is
worthy of merit approval in relation to any
small area of non-compliance. We believe
the development will be an asset to the
community of Dee Why for many years to
come.






