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1. EXECUTIVE SUMMARY

This report is a formal submission to the exhibition of the Randwick Draft LEP 2012 in
relation to the property at 153-157 Anzac Parade Kensington. The submission is made on
behalf of the owners

The site the subject of this submission consists of two properties, a residential fiat building at
153 Anzac Parade and a kitchen centre/medical practices at 157 Anzac Parade. The site
has an eastern frontage to Anzac Paradée and a secondary southern frontage to Addison
Street. The properties have a combined site area of approximately 730 sqm.

Need for the review
This submission is considered to be necessary to address the following issues:

- Deletion of the front portion of the building footprint/envelope over Council land given
the unviability of diversion of services below the land

- Provision of a revised building footprint/envelope with a reduced western setback

- Removal of the right of carriageway through the western side of the site to the
northern neighbour

- Increased height to allow for flood level clearances

It should also be noted that the Design Review Panel who have provided advice to each
redevelopment in the Kensington Town Centre since 2002 have also recommended a review
of the Kensington Town Centre DCP to address the above issues when reviewing a draft
proposal for this site.

The Design Review Panel commented as quoted below on 7 November 2011:

“The DCP envelope assumes [that the site would be amalgamated with the parking area in
front, however this is neither desirable nor achievable. Therefore a more regular envelope is
proposed, more in line with the other buildings in this block. The urban design outcomes are
open to valid questioning and redefinition, The Panel again urges Council to revisit all town
centre DCP'’s, as these important centres are increasingly housing a significant residential
population.”

Current Residential 2C zoning under Randwick LEP 1998

The site lies within a precinct known as the Kensington Town Centre. The planning of the
site is currently covered by the provisions of Randwick LEP 1998 and Kensington DCP
2002.

The current LEP zones the land as Residential 2C which would normally restrict uses on the
site to predominantly residential uses, which is inconsistent with the planning intent for the
centre which promotes ground floor retail uses with residential apartments above. The
zoning ‘anomaly’ is currently addressed via Schedule 2 of the LEP which allows for uses on
the site which are also permitted in the 3B Neighbourhood Business zone. This ‘anomaly’ is
addressed in the Draft LEP which rezones the site to B2 Local Centre.
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Rezomng submission | _ B 153-157 Anzac Parade, Kensington
|
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|
|
Subject site
|
|
Current zoning excerpt — Ra ck LEP 1998
Land comprising the Allldevelopment that is Only if the development is located
Kensington Town Centre permissible within Zone No 3B at the ground floor, or the ground
within Zone No 2C (Local Business Zone). floor and first storey of motels,
(Residential C Zone). multi-unit housing and serviced |
apartments. {
Any proposed retail development i
must be subject to an economic
assessment of its impact on

existing retail development in the !
town centre. |
The development must be in
accordance with the Kensington
Town Centre Development ,
Control Plan 2002 approved by
the Council on 26 November |
2002 !
|
|
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Proposed B2 zoning under the Draft LEP

It is noted that the provisions of the Draft LEP zoning allow for uses which would be
consistent with the predominant form of development in the Town Centre which is for ground
floor retail/commercial with residential apartments above.
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B Local Centre (R3 to lthe west)
Zoning Excerpt — Draft LEP 2012
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Rezoming submission

153-157 Anzac Parade Kensinglon

Zone B2 Local Centre

1 Objectives of zon:

*  To propide a range of retail. business. entertainment and conununity
uses that serve the needs of people who live i work in and visit the
local agea

*  To encourage cmplby:uen! opportumtes in accessible locations
+  To mafinuse public transport patronage and encourage walking and

2 Permitted without consent

arding hobses: Car parks. Child care centres; Conunercial
¢ facilittes: Dwelling houses Educational establishments:
Entertainment facibifies. Envirommental protection works, Exhibition homes.
Exhibition villages. [Flood mitightion works Function centres. Group homes
Home-based child cpre, Home Businesses Hostels. Information and education
facilities: Medical ceitres: Passenger transport facilities: Places of public worship
Public adnunistiation{buildings. Recreation facilities (indoor). Recreanon facilities
(outdoor). Registerel clubs: Research stations: Residennal care facilines.
Residential flat buildings. Respite day care centres. Restricted premises. Roads
Service stations. Shop top housing: Signage Tourist and visitor accommodation
Veterinary hospitals: Any developmient not specified in item 2 oy 4

4 Prohibited
Agriculture. Austiips. Air transport facilities. Animal boarding and training
establishments: Biosoljds treatment facilities. Boat launching ramips, Boat building
aud repair facilities. Bgat sheds. Calnping grounds, Caravan parks: Ceineteries
Charter and tourism baating facihitigs: Correctional centres: Crematoria. Depots.
Eco-towrist facilities: Blectricity gegerating works. Environmental facilities
Extractive industries. Harm buildings. Forestry: Freight transpont facilities. Heavy
industrial storage estabishments: Helipads. Highway service centres. Home
occupations (sex senviges): Industrigs: Industiial retail outlets. Industrial rammng
facilities. Jetties: Marigias: Moonngs: Moonng pens: Mortuaries, Open cuf nuning
Port facilities. Recreation facilities fmajor). Residential acconuuodation. Rural
industries: Sewage treqtment plants Sex services premises. Storage premises.
Transport depots. Truck depots: Vehucle body repair workshops. Vehicle repair
stations. Warehouse orf distribution entres. Waste or resowrce manageinent
facihities: Water recreafion structurds. Water recycling facilities: Water supply
systems. Whart or boafing facilities Wholesale supphies
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FSR

No FSR applies to the subject

properties nor to any of the sites within the Kensington Town

Centre. Instead, the size of bjldings is generated by building envelopes as determined by

the provisions of the Kensin
current scenario as no numeric

on Town Centre DCP 2002. The Draft LEP maintains the
FSRs are applicable to any sites within the Kensington Town

Centre. The provisions of the DCP (including the building envelopes) are not proposed to be
altered as part of the Strategic Planning Review.
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or the remainder of properties
within the Kensington Town
Centre

The building envelope is
determined by those within the
Kensington Town Centre DCP
2002

have an FSR of 0.9:1

No FSR control applies to the site

Sites to the west in the R3 zone

[ ]os

The DCP divides the Town Centre into 10 ‘blocks’; each with their own building footprints,
setbacks and heights which determine the form of development (ie. building envelope) of

each site.




Rezonng submission
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Height

The Draft LEP does however
Town Centre with the subject
height of 25-metres.

provide a numeric height standard for properties within the
properties and those adjoining to the north having an overall

Currently, such height is meas

red from natural ground to the highest point of the building in

a vertical direction. (The current height limit of 21.6m is measured to the underside of the

topmost ceiling and does not

lude reference to the habitable roof zone on the top floor

which is above the statutory hejght limit- both numerically and in terms of permitted storeys -

6 in this instance).
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The proposed 25-metre height limit would allow for the additional part storey as envisaged
by the building envelope contfols, ie. a total of 7 storeys.

However, it is considered that the proposed height limit within the Draft LEP does not take
the fiood levels that apply to|the Town Centre into account. Parts of the Town Centre are
required to have their ground| floor levels up to 1.5m above natural ground to be above the
flood freeboard level.

To avoid issues of non-comxtant height for future applications, it is considered necessary
that the numeric height provisions should be increased to 26.5m.

The recommended height of 26.5m would allow for the 6-storey building height contained in.
the building envelope, plus the habitable roof zone (ie. a partial additional storey) as well as
allowing for the increased height of the building necessary to clear the flood levels. Council's
Development Engineering Segtion may provide further input in this regard.

It should be noted that such |height would not enable an 8-storey building given the flood
clearance requirements combined with the minimum required ceiling heights for
commercial/retail space at ground level.
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Building Footprint Recommendations

The subject property is located within Block 8 of the DCP.
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Block 8: Current controls

The Kensington Town Centres DCP states the following with regards to Block 8 controls:

“The current built form at the corner of Anzac Parade and Addison Street is inconsistent with
the overall objective for the Town Centre of a continuous built form at the street edge. This
corner currently features a very small Council owned carpark at the street edge.

The Kensington streetscape would benefit from realignment of the footpath to achieve a
continuous built form as Anzac Parade sweeps around the corner.

Such a re-alignment would alsp achieve an effective privacy barrier for residential dwellings
on the Addison Street/Lorne A\*enue corner.

Council may consider the sale of land currently in the public domain in order to achieve this
streetscape benefit. These controls are based on the built form which could be achieved
should such a sale (including suitable off-set arrangements for the existing on-street
carparking) be concluded. The sale would also need to address access to existing
infrastructure services located| within the road reserve (the sewer, a Sydney water main,
AGL gas line and a Telecom line).

Whilst an easement is preferred, and generally not considered problematic given the type of

services involved, public authorities may require that services be relocated along the new
footpath’”. '
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The building footprint for the subject properties also includes a ‘front portion’ over Council's
land.

Photomontage of services undr ubjecr site

13
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As part of the investigations by Sgammaotta Architects on behalf of the owners of the site
when preparing concept plans for Pre-DA purposes, it was revealed that the diversion of the
services below the front portion of the 'site’ below the Council owned property is prohibitive
both in terms of the physical jredirection and cost. The stakeholders have advised that it
would be extremely unlikely that permission would be granted to the redirection of such
services. |t is clearly unviable that the Council owned land should be included in the building
footprint and that it should therefore be ex¢luded as part of the Strategic Planning Review.

With the inclusion of the front| portion at the eastern end of the site, it has resulted in an
substantial western setback, most likely to avoid an excessive building depth which would
compromise internal amenity as envisaged by the Residential Flat Design Code.

Without the front portion, the building depth is such that it is considerably below the usual
building depths within the town centre of 20-26-metres, as it is only 12-16 metres for levels
1-4 and 9-12 metres for levels 5 & 6. Discounted from such depths are balconies and
articulation zones. This results in setbacks to the western boundary of 10 — 14 metres for
levels 1-4 and 14 -18 metres for levels 5 & 6. Such setbacks are grossly excessive and far
beyond which has been typically applied to new development adjoining flat buildings in
residential 2c zones.

To achieve the typical building | epths, it is considered reasonable and necessary to provide
for a reduced western side setback. This would allow for a more typical form of building on
the site whilst also allowing for @ more viable form of development.

For example, the setback of buildings within the town centre of new buildings adjacent to
strata titled residential flat buildings is 3-6-metres. It is noted that a 6-metre setback is
required where a building adjoins a strata titled residential flat building within the town
centre.
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These examples include: ‘

76-80 Anzac Parade- adjbcent to Ne. 6 Carlton Street (outside the town centre)

e P

A 5 metre setback was allo to the easter neighbour whereas the DCP footprint
i "cates a setback of 11-12 metres

CARLTON STREET
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Required setback of 11-12
metres as indicated above
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v

 APPROVED

The red square illustrates the extent to which the approved development lays outside

the DCP envelope.
setback requir

e black dauble side arrow indicated the 14 metre western
| however a setback of only 4 metres was permitted.

In the subject circumstances, the concept plans have been prepared for a development with
setback allows for an appropriate driveway width in addition

a 6-metre setback. The 6-met
to a 1.5m wide deep soil landsg

ABC Pianning Pty Ltd

:ape zone adjacent to the western boundary.
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The following shadow diagrams are associated with such concept plans. The diagrams
reveal that the western neighbour will be unaffected from 10am.

Addison Street

Adddionad $hadow "‘
asted by proposal

| NOT TO SCALE

9AM

Addson Street

Additwnal shadow ‘)’
J casted by proposal
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Agckson Street

Radibonal shadow
casied by proposal
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it 151 Angac Pde
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The primary orientation of th% openings associated with the western neighbour are to the
north noting that the subject property is located to the east. Furthermore, the existing
residential flat building at the rorthern end of the site is sites considerably closer than the

recommended 6-metre setbac

under this submission.

Current inter-relationship between the subject site (right) and western neighbour (left) which
shows the close proximity of existing balconies and lack of boundary landscaping between
the properties.

The proposed 6-metre setback‘from the western side boundary is considered to be justified
on the following basis:
- The setback allows for retention of solar access to the western neighbour
- The setback allows forr provision of a 1.5m wide landscape buffer and driveway
access to basement Ievéis on the site
- The setback allows for outlook from the secondary windows along the eastern
elevation of the western neighbour noting that these windows are in closer proximity
to the existing flat building on the subject site
- The setback is consistent with the setback contemplated to buildings within the town
centre under the DCP
- The setback is great$r than that provided to other developments in similar
circumstances such as 76-80 Anza¢ Parade and 105-109 Anzac Parade

16



It is therefore considered that the DCP envelope and footprint controls should be revisited to
reflect the above assessment which has demonstrated that:
- The front portion of the building envelope over Council land should be deleted
- The building footprint should be altered to allow for a greater building depth and
reduced western se to 6-metres

Right of carriageway |

The DCP plan for the subject site includes the provision of a right of carriageway from the
subject site through to the ison Hotel site to the north. Driveway access to the subject
site is from Addison Street with access within the site being adjacent to its western
boundary.

The assessment of a recent development application on the Addison Hotel site revealed that
Council and the RTA did not object to ingress and egress from and to Anzac Parade- DA
1115/2010. This removes the hecessity for the right of carriageway through the subject site
which should therefore be removed from the recommended review of controls.

Conclusion

This submission has provided sufficient justification to support a review of the planning
controls that relate to the subject property.

It is considered that the exhlb'hion of the Draft LEP provides Council with the appropriate
opportunity to review the controls for the subject site.

The review and recommendations contained in this report are also supported by the Design
Review Panel who has considered the draft proposal for the site.

- Deletion of the front portion of the building footprint/envelope over Council land given
the unviability of diversion of services below the land

- Provision of a revised building footprint/envelope with a reduced western setback of
6-metres

- Removal of the right of carriageway through the western side of the site to the
northern neighbour

- Increased height of 27.5-metres to allow for fiood level clearances

It is considered that this submission has provided sufficient justification for Council
to amend the DCP as part of its strategic planning review.
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Job Location Undergound Asset
Southern Cross OVERVIEW MAP

Printed On: 08/09/2010
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Scale: 1: 1500 Vf tv .v Optus In Other Utility's Duct
Sequence Number: 19390156
Location: 155 -158 Anzac Pde

This document is confidential and may aiso be
priviledged, and neight confidentiality nor priviledge is
waived lost o destroyed by virtue of it being transmitted
toan addressee. Unauthorised use of the
contents is therefore strictly prohobited. Any information
contained in this documant that has been extracted from
our records is belleved lo be accurate, but no
responsibiity is assumed for any efror or omission.
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You are working near Transmission Cables. You must contact EnergyAustralia on (02) 99624558 at Ieast two weeks before work commences.
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See EnergyAustralia Network Standard NS156.
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