








Sustainable Buildings

Is the development exempt from the State
Environmental Policy (Sustainable
Buildings) 2022 Chapter 3, relating to non-
residential buildings?

Yes

Provide reason for exemption. Is the
development any of the following:

Development that is wholly residential

Payer details

Provide the details of the person / entity that will make the fee payment for the assessment.

The Environmental Planning and Assessment Regulation 2021 and Council’'s adopted fees and charges establish how to calculate the fee payable for your

development application. For development that involves building or other works, the fee for your application is based on the estimated cost of the

development.

If your application is for integrated development or requires concurrence from a state agency, additional fees will be required. Other charges may be

payable based on the Council's adopted fees and charges. If your development needs to be advertised, the Council may charge additional advertising fees.

Once this application form is completed, it and the supporting documents will be submitted to the Council for lodgement, at which time the fees will be

calculated. The Council will contact you to obtain payment. Note: When submitting documents via the NSW Planning Portal, credit card information should

not be displayed on documents attached to your development application. The relevant consent authority will contact you to seek payment.

The application may be cancelled if the fees are not paid:

First name rod

Other given name(s)

Family name lane

Contact number

Email address

Billing address

Application documents

The following documents support the application.

Document type

Document file name

BASIX certificate

2512_BASIX V2

Cost estimate report

236 Cost estimate report

Elevations and sections

2512_STAMPED SET v2

Floor plans

2512_STAMPED SET v2

Geotechnical report

Copy of SURVEYORS SKETCH & SOIL TEST RESULTS 236 HONOUR
AVENUE, COROWA

Owner's consent

236 honour ave Owners consent

Site Plans

2512_STAMPED SET v2

Statement of environmental effects

SEPP 1747 PR&SEE v1 15.11.24

Stormwater drainage plan

stormwater pipe set out

Structural engineers report

Carport design unit 1 & 2
slab engineering a bracing schedule

Title Documentation / Certificate of Title

New Title Search

Applicant declarations

| declare that all the information in my application and accompanying

information, which will result in delays to the application.

documents is , to the best of my knowledge, true and correct. ves
| understand that the development application and the accompanying
information will be provided to the appropriate consent authority for the

S ; Yes
purposes of the assessment and determination of this development
application.
| understand that if incomplete, the consent authority may request more Yes




| understand that the consent authority may use the information and
materials provided for notification and advertising purposes, and materials
provided may be made available to the public for inspection at its Offices
and on its website and/or the NSW Planning Portal

Yes

| acknowledge that copies of this application and supporting documentation
may be provided to interested persons in accordance with the Government
Information (Public Access) 2009 (NSW) (GIPA Act) under which it may be
required to release information which you provide to it.

Yes

| agree to appropriately delegated assessment officers attending the site for
the purpose of inspection.

Yes

| have read and agree to the collection and use of my personal information
as outlined in the Privacy Notice

Yes

| confirm that the change(s) entered is/are
made with appropriate authority from the
applicant(s).
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Planning Report and
Statement of Environmental Effects

1.0 INTRODUCTION

1.1 Purpose of report

The purpose of this report is to provide information in accordance with the Environmental
Planning and Assessment Act 1979 (EP&A Act), the Environmental Planning and
Assessment Regulation 2021 (EP&A Regs), and relevant land use and development
policies and guidelines to inform the statutory development application and development
assessment process.

More specifically, this report has been prepared in accordance with clause 24(1) of the
EP&A Regs and is to be included in a development application (DA) to the Federation
Council (Council) seeking development consent.

Firstly, this report discusses the location of the proposed development and then an
overview of surrounding land uses is provided. The statutory town planning development
assessment framework applicable to the land and the development is then introduced,
followed by a description of the land and the development. Then assessment responses
to relevant land use and development planning polices and guidelines is provided followed
by a Statement of Environmental Effects (SEE) and a section summarising information set
out in this report.

1.2 The Proposal

This DA, in general terms, is for the construction of two one-storey dwellings houses (the
Proposal). The Proposal is more fully described at Section 3.0 and is shown in the
attached DA plans (DA plan set).

1.3 The Site

The land is located at 236 Honour Avenue, Corowa NSW and is otherwise known as Lot
B DP154113 (the Site). A location map of the Site is shown at Figure 1 and an aerial
photograph is shown at Figure 2. Title details of the Site are shown at Appendix A.

A description of the Site and a description of surrounding land use and development
context is provided at Section 2.0.
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Local Environmental Plan

The Site is affected by considerations within the Corowa Local Environmental Plan 2012
(LEP).

1.4.2 Policy and guidelines
State Environmental Planning Policy

State Environmental Planning Policy (Resilience and Hazards) 2021 (and Managing Land
Contamination: Planning Guidelines (DUAP & EPA, 1998)) generally requires that
consideration be given to whether or not land proposed to be developed is contaminated
and fit for use for its intended purpose. The Proposal is considered to comply with
relevant considerations noting that the Site is not listed on Council’'s contaminated land
register.

Local Environmental Plan

The Site is zoned “R1 General Residential Zone” (R1 zone) under the LEP, which is shown
in the Land Zoning Map excerpt detailed below in Figure 3. In the Land Use Table for
the R1 zone “residential accommodation” (including “dual occupancy”) is ‘permitted with
consent’. As such, the following definitions listed in the Dictionary of the LEP are
considered relevant to the Proposal* —

residential accommodation means a building or place used predominantly as a place
of residence, and includes any of the following—

(a) attached dwellings,

(b) boarding houses,

(baa) co-living housing,

(c) dual occupancies,

(@) awelling houses,

(e) group homes,

() hostels,

(faa) (Repealed)

(9) multi dwelling housing,

(h) residential flat buildings,

(1) rural workers’ dwellings,

() secondary dwellings,

(k) semi-detached dwellings,

(1) seniors housing,

(m) shop top housing,

but does not include tourist and visitor accommodation or caravan parks.

dual occupancy means a dual occupancy (attached) or a dual occupancy (detached).

1 Planning Circular: PS 21-008 — How to characterise development (DPIE, 2021).
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Flood planning

The Site is not located within a “flood planning area” within the meaning of clause 5.21
of the LEP.

Urban release area
The Site is not located within an “urban release area” under Part 6 of the LEP.
Terrestrial biodiversity

The Site is not located on land identified as “biodiversity” within the meaning of clause
7.4 of the LEP.

Wetlands

The Site is not located on land identified as “wetland” within the meaning of clause 7.5
of the LEP.

River front areas

The Site is not located within a “river front area” within the meaning of the Dictionary of
the LEP.

Airspace operations

The Proposal (including the use of any cranes for construction work) would not penetrate
the “limitation or operations surface” within the meaning of clause 7.8 of the LEP.

Buffer areas

The Site is not located within a “buffer area” within the meaning of clause 7.11 of the
LEP.

Bush fire prone land

The Site is not located within “bush fire prone land” within the meaning of the EP&A Act.
Development Control Plan

The Site is affected by the Corowa Development Control Plan 2013 (DCP) and the
following provisions are considered relevant to assessment of the Proposal —

o Section 2.0: Residential Development.

Similarly for provisions of the LEP, an assessment table which lists relevant content of
these provisions and detailed responses, is provided below at Table 4.

Development Application I 6
Proposed dual occupancy (detached) —
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2.0 SITE CONTEXT

2.1 Site location, surrounding development, built
form, and existing character

The location of the Site was briefly described in Section 1.3 and graphically in the
location plan in Figure 1, the aerial photograph in Figure 2, and in photographs at
Appendix B (Site context descriptions provided); however, more specifically, the Site is
located in a residential area in the northeast urban area of Corowa, with occupied
residential land surrounding the Site on all sides.

Built form in the vicinity of the Site comprises one-storey residential buildings consisting
of detached development.

Generally the streetscape character of Honour Avenue in proximity of the Site can be
regarded as residential with one-storey dwellings.

2.2 Future character

Given the location of the Site and adjoining land and their uses and development, it is not
expected that the future character of the area will significantly change in the foreseeable
future. This accords with the future development aspirations for Corowa as detailed in
Section 6.0: Strategic Land Use Plan of the DCP.

2.3 Site description

2.3.1 Cadastre and topography

The Site is shown graphically in the Title survey plan at Appendix A and in the attached
DA plan set.

The Site comprises one lot, has a rectangle shape, a northwest-southeast axis, and has
dimensions of approximately 14.8 metres along its northwest lot boundary with Honour
Avenue, approximately 50.3 metres along its northeast lot boundary with occupied
residential land, approximately 14.8 metres along its southeast lot boundary with occupied
residential land, and approximately 50.3 metres along its southwest lot boundary with
occupied residential land, with an overall area of approximately 743 square metres.

The Site has a slope of approximately 2-5% with a southeast aspect. Overall drainage
influences are to the east. The southwest and southeast lot boundaries are currently
fenced.

Development Application I 7
Proposed dual occupancy (detached) —
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2.3.2 Vehicle and pedestrian access

The Site has vehicle and pedestrian access via a service road with Honour Avenue.

2.3.3 Existing improvements

The Site is vacant and contains no improvements.

2.3.4 Easements, covenants, and restrictions

The Title survey plan at Appendix A shows that the Site has no easements, covenants,
restrictions, or rights-of-way within the meaning of the Conveyancing Act 19189.

2.35 Reticulated services

Reticulated water, sewer, stormwater, electricity, natural gas, and telecommunications
services are connected to the Site.

2.3.6 Vegetation

The Site has existing vegetation as shown in the attached DA plan set. This vegetation
is all exotic and all has been planted.

2.4 The design response and concept

The design response and concept for the Proposal has generated following a thorough
site analysis and investigation process: A process which has assisted design principals to
comprehensively understand the nature of the Site and the general area, and to provide
a design response which responds to the land use and development policies and
guidelines detailed in this report.

Development Application I 8
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3.0 THE PROPOSAL

3.1 Development description

The DA is for the construction of “dual occupancy (detached)” development, described as
follows.

3.1.1  Site preparation works

Site preparation works comprise topsoil stripping and stockpiling, site levelling and
grading, installation of underground services, and building and carpark and vehicle
manoeuvring area sub-grade material placement, as shown in the attached DA plan set.

3.1.2 Building construction works

Proposed building construction works include —

) two one-storey detached three-bedroom dwelling houses with carports, and

) external building cladding materials and colours to match and integrate with
surrounding development and streetscape,

as shown in the attached DA plan set.

All works would be carried out in accordance with the ANational Construction Code. All

works comprise high-quality materials and finishes and would match and integrate with
existing/established residential built-form character and conditions.

3.2 Operational parameters

Table 1 provides a summary of the operational parameters of the Proposal during
construction.

Development Application I 9
Proposed dual occupancy (detached) —
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Table 1: Operational parameters of the Proposal during construction

Parameter

Response

e Days and hours of

construction:

in accordance with AS 2436:2010-Guide to noise control on construction, maintenance and demolition sites, namely
7:00am to 7:00pm, Monday to Saturday (excluding public holidays)

e Traffic management:

in accordance with a Traffic Management Plan (TMP) for each stage of construction as relevant

e  Car parking:

some onsite car parking provided in the ‘construction zone’; temporary displacement of public car parking along Honour
Avenue during the various stages of construction

e  Loading/unloading:

onsite loading/unloading provided in the ‘construction zone” and along Honour Avenue frontage in accordance with the
relevant TMP

e  Waste management:

waste is stored in dedicated containers within the ‘construction zone” and collected by licensed contractors for offsite
disposal

e  Safety and security:

relevant WH&S and WorkCover standards and guidelines; hoardings along road frontage designed to facilitate safe
pedestrian movement

e Lighting:

standard security lighting

e Plant and machinery:

standard building industry construction equipment

¢ Noise, dust, and
vibration:

standard building industry construction equipment; construction carried out in accordance with A52436:2010-Guide to
noise control on construction, maintenance and demolition sites

Development Application
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e Ensure residential design makes a
positive contribution to the
streetscape.

. The provision of passive
survelflance to the street.

. The integration of new
development into the streetscape.

General

1. Dwellings are to ‘face’ street frontages.

Complies (Unit 1).

2. The rear or service areas of a awelling (bathrooms, laundry,
etc) shall not face a primary street frontage or be visible from
a secondary street frontage.

Complies (Unit 1).

3. Fences on street frontages and side boundaries forward of the
front building line are to be a maximum height of 900mm
except for properties on:

eastern side of River Street, South Corowa

eastern side of Thomas Avenue, Corowa

eastern side of Talbot Crescent, Corowa

eastern side of Banksia Drive, Corowa

Redlands Road, Corowa

Honour Avenue, Corowa

Federation Drive, Corowa

Spring Drive, Corowa

Melbourne Street, Mulwala

Corowa Road, Mulwala

eastern side of Lang Street, Mulwala

for which masonry fences up to 1.8m in height are permitted.

Complies (Unit 1).

4.  All fences forward of the front building line are to be designed
to make a positive contribution to the streetscape.

Development Application
Proposed dual occupancy (detached) —

236 Honour Avenue, Corowa NSW (Lot B DP154113)

Complies (Unit 1).












Planning Report and
Statement of Environmental Effects

Objectives Standards
e Front landscaping that contributes General
to an attractive streetscape.
e Enhancement of the natural 1. A minimum of 15% of a lot area should have a surface Complies.

environment.

permeable to water,

e Reduction in stormwater run-off
from allotments.

e landscaping that contributes to the
solar efficiency of the dwelling.

2. Existing mature trees should be incorporated in the Complies (existing front
development wherever possible. Selection of species should landscaping retained).
have regard to the surrounding context and Council’s preferred
species list.

3. Wherever possible native plant species are to be utilised in Complies.
landscaping with preference given to drought tolerant species.

4.  Deciduous species of trees to be used in open space located Complies.
on the northern side of living areas.

5. Landscaping must comply with that shown on the approved Complies.

BASIX certificate for the dwelling.

Average density

6.

As per General Housing Code in Clause 3.24, Subdivision 4,
Division 2, Part 3 of State Environmental Planning Policy
(Exempt and Complying Development Codes) 2008.

Development Application
Proposed dual occupancy (detached) —
236 Honour Avenue, Corowa NSW (Lot B DP154113)
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4.3 Crime prevention through environmental design

Crime prevention through environmental design (CPTED)? is a multi-disciplinary approach
to deter criminal behaviour through environmental design. CPTED strategies rely upon
the ability to influence offender decisions that precede criminal acts. CPTED principles
include —

. surveillance,

. access control,

. territorial reinforcement, and
. space management.

The application of these principles to the Proposal relates to the following design
outcomes —

) good visual surveillance of Site boundaries, carpark areas and building
accessways,

o ‘non-concealment’ carpark, building, fencing, and landscaping design, and

o security lighting.

Building and carpark design and pedestrian thoroughtares

The Proposal has been designed to provide acceptable CPTED outcomes. Relevant design
features include: security lighting in accordance with AS/NZS 1680.2.1.:2008-Interior and
workplace lighting-Specific applications-Circulation spaces (AS/NZS 1680.2.1) and AS/NZS
1158.3.1:2005-Lighting for roads and public spaces - Pedestrian area (Category P)
lighting-Performance and design requirements (AS/NZS 1158.3.1); good visual
surveillance; and, non-concealment building perimeter and accessway design.

Landscaping

Landscaping has also been designed to provide acceptable CPTED outcomes, principally
in relation to non-concealment opportunities.

4.4 Suitability of the Site for the Proposal

The Site is suitable for the Proposal as Site attributes are conducive for development and
the Proposal would fit into the area. Specifically —

o There are no constraints posed by adjacent developments which are unresolvable.

o There are adequate transport facilities in the area.

o Utilities and services are available to the Site and are adequate for the Proposal.

o There are no hazardous land uses or activities nearby which would prevent or limit
the Proposal.

o The Site is not subject to natural hazards or land contamination, including

subsidence, slip, mass movement, flooding, or bushfire constraints.

2 crime prevention and the assessment of development applications: Guidelines under section 79C of the
Environmental Planning and Assessment Act 1979 (DUAP, 2001).

Development Application I 26
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o Soil characteristics on the Site are appropriate for development.
o The Site is not subject to biodiversity constraints.

The Site is also suitable for the Proposal due to the Site being located in an established
R1 zone area. The Site also has adequate setbacks to sensitive land uses.

Visual impacts from the proposed building works to adjoining public domain are also
acceptable in the circumstances assessed.

4.5 Public interest

The Proposal is considered to be in the public interest as the Proposal will provide
additional dual occupancy housing for the Corowa community.

The Proposal also complies with ecological sustainable development (ESD) principles
through compliance with BASIX certificate requirements.

The Proposal will provide 5 temporary employment opportunities during the estimated 2-
3 month construction period, with building and construction works estimated at
approximately $477,000.

All impacts to the natural and physical environment can be avoided and without
significantly impacting public domain streetscape and visual amenity in the context of the
location of the Site.

Development Application I 27
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6.0 CONCLUSIONS

This report concludes that the environmental impacts generated by the Proposal, whether
considered individually or cumulatively in the context of the Site and the broader area,
are not significant and therefore the Proposal warrants the support of the Council and the
issue of development consent.

The Proposal represents a needed and beneficial land use of dual occupancy housing in
the form of two three-bedroom dwelling houses for Corowa.

Approval of the Proposal is therefore considered justified and warranted.

*kkkikk
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APPENDIX A:
Title details of the Site
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APPENDIX B:

Photographs of the Site and surrounding area
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Photograph 1:

The Site (looking southeast from
Honour Avenue adjacent the
Site).

Photograph 2:

Adjoining development to the east
of the Site (looking southeast
from Honour Avenue adjacent the
Site).

Photograph 3:

Adjoining development to the
southwest of the Site (looking
south from Honour Avenue
adjacent the Site).
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Photograph 4:

The southwest lot boundary of
the Site (looking southeast from
Honour Avenue adjacent the
Site).

Photograph 5:

The Honour Avenue frontage of
the Site (looking northeast from
Honour Avenue adjacent the
Site).

Photograph 6:

The northeast lot boundary of the
Site (looking southeast from
Honour Avenue adjacent the
Site).
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Photograph 7:

The Honour Avenue frontage of
the Site (looking southwest from
Honour Avenue adjacent the
Site).

Photograph 8:

Adjoining development to the
southwest of the Site (looking
south from within the Site).

Photograph 9:

Adjoining development to the
northeast of the Site (looking east
from within the Site).
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Photograph 10:

The Site (looking northwest from
within the Site).
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