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Section A - Overview 

1. Executive Summary 

This Planning Proposal (PP) is being submitted to the Inner West Council (IWC) on behalf of 

Uniting. 

This PP explains the intended effect of, and justification for, the proposed amendment to 

Leichhardt Local Environmental Plan 2013.  The amendment is a site specific LEP for No. 

168 Norton St, Leichhardt (the site). It has been prepared in accordance with Section 55 of 

the Environmental Planning and Assessment Act, 1979 (EP&A Act) and the relevant 

Department of Planning Guidelines including 'A Guide to Preparing Local Environmental 

Plans' and 'A Guide to Preparing Planning Proposals'. 

This PP seeks to amend the existing floor space ratio (FSR) and introduce a maximum 

building height control for the site to allow redevelopment of the former (now vacant) Harold 

Hawkins Court to create a seniors housing development and demonstrate best practice. 

Uniting have been working with the former Leichhardt Council since 2013 regarding the 

redevelopment of various sites within Leichhardt to provide much needed housing for the 

aged and more vulnerable members of the community. Comprehensive community 

consultation has been undertaken which assisted in establishing the desired future building 

envelope controls for the site. After various Council and public meetings, on 16 December 

2015 the former Leichhardt Council resolved to support the indicative development controls 

to ultimately guide the future development on this site. Council and the applicant entered into 

a Memorandum of Understanding (MOU) in March 2015 that endorsed the intended 

development outcome on the site. This PP seeks to formalise the process that has previously 

been undertaken and agreed under the MOU, and seeks the following controls:  

▪ FSR: 3:1; 

▪ Height: RL 50.4 (5 storeys); 

▪ Use: Seniors Independent Living Units (ILUs), 15% affordable housing, and activation 

of Norton Street.  

The proposed future building will provide a tangible public benefit by replacing the old existing 

disused/vacant building with "best practice" independent living accommodation for senior 

members of the community in line with Uniting's philosophy of social justice and compassion. 

Uniting is a registered community housing provider and as such, this proposal is a genuine 

investment in community development and not a speculative venture.  
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2. Background 

 

Uniting (formerly 'UnitingCare Ageing') provides lifestyle, health and care services to 14,000 

older people across NSW and ACT. Uniting currently operates over 75 sites within the Inner 

West and Metropolitan Sydney more broadly. Uniting and Leichhardt Council commenced 

discussions regarding the redevelopment of three (3) under-utilised sites in 2013, being: 

▪ 15-17 Marion Street Leichhardt also known as 'Annesley House';  

▪ 1-5 Wetherill Street, Leichhardt also known as Lucan Care and Wesley House; and 

▪ 18 Norton Street, Leichhardt also known as 'Harold Hawkins Court'. 

At its meeting on 23 April 2013, Council resolved to commence negotiations with Uniting to 

establish a planning pathway for the above properties to assist the provision of affordable 

and supported housing. After performing a background review and establishing a best 

practise methodology, community consultation was initiated in March 2014 to involve the 

community in the decision making process.  

Various public consultation meetings were held to allow the community to be actively involved 

and contribute to the development of building envelopes for the site. As a result of this 

consultation process, a set of 'Guiding Principles' for how development should proceed was 

established. The principles are identified in the following table: 

  

TABLE 1: PLANNING PRINCIPLES FOR THE TWO LEICHHARDT SITES 

 

 

Council engaged Alan Jack and Cottier Architects (AJ+C) to assist with establishing the 

desired building envelopes for the sites, and forming the basis for the controls to guide the 

building envelopes with regard to the abovementioned 'guiding principles' (Refer to 

Appendix 3). The recommended building envelope controls were considered by Council in 

September and October 2014. Subsequently, a Draft 'Memorandum of Understanding' 

(MOU) was prepared for the sites and was presented to Council on 16 December 2014.  

At this meeting the Council resolved the following: 

"That:  

1. The report be received and noted  

2. The Mayor and General Manager be authorised to execute the Draft MOU on behalf 

of Council, subject to any minor administrative amendments that may be required  

3. The proposed building envelopes – comprising heights, setbacks and indicative 

FSR’s be exhibited  

4. Based on the endorsed documentation, Council Officers:  

a. Publicly exhibit the proposed development controls for the three sites, on 

the Council web site and via letters and emails  
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b. Notify all stakeholders previously notified in the development of the 

proposed guidelines  

c. Include a public drop in session and a public meeting in the notification 

period  

d. expand the notification area to the Leichhardt Ward  

e. Present the results of the community engagement to a future Council 

meeting  

5. UnitingCare be advised in terms of recommendations 2, 3 and 4 above."  

 

On the 5th of March 2015, the Council and Uniting signed the MOU, which includes the 

following controls/outcomes for 168 Norton Street (also refer to Appendix 4): 

 

TABLE 2: AGREED MOU OUTCOMES FOR 168 NORTON STREET 

Controls/Outcomes Community Benefits 

▪ FSR: 3:1 

▪ Height: 18 metres / 5 storeys 

▪ Use: ~ 40 independent living units 

▪ 15% ratio of affordable housing 

or housing for those on lower 

income levels 

▪ Activation of street (Norton) 

frontage which may include 

non-residential uses such as 

retail 

 

During the preparation of this PP various discussions have been undertaken with Council's 

strategic planning staff, including Gillian Dawson and Roger Rankin. A meeting between 

Uniting and Council's Director of Planning was held on 19 October 2016.  
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3. The Site 

3.1 Location and Description 

The subject site, 168 Norton Street, Leichhardt (also known as 'Harold Hawkins Court'), is 

located within the suburb of Leichhardt and is in the Local Government Area of the Inner 

West Council (IWC). The site is located approximately 5km west from the Central Business 

District (CBD) of Sydney and is in the 'Norton Street-Centro' neighbourhood. 

The site has an area of 1,811.3m² and currently consists of the following allotments as shown 

in Table 3.  

 

TABLE 3: SITE DETAILS 

Legal Description Area (m²) 

Lot 1 DP 1119151 218.1 

Lot 2 DP 1119151 218.1 

Lot 1 DP 963000 131.5 

Lot 3 Section 3 DP 328 616.4 

Lot 4 Section 3 DP 328 616.6 

Lot 5 DP 1112635 10.6 

Total 1,811.3 

 

The location of the site is shown below in Figures 1 and 2. 

 

Figure 1: Aerial view of the subject site (Source: Google Maps) 
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Figure 2: Aerial view of the site. The site is outlined in red. (Source: SIX Maps) 

The site has frontage to both Norton Street (eastern boundary) and Carlisle Street (portion 

of southern boundary), as well as a narrow laneway located adjacent to the western 

boundary. The site has an irregular 'L' shape which wraps around behind other buildings 

fronting Norton Street.  

There is an existing building located on the land which is known as Harold Hawkins Court, 

which has historically been used for an aged care facility for approximately 40 years 

containing approximately 104 people and employing 50 staff. The building has been vacant 

since 2004 (excluding a temporary lease for student accommodation) and is in poor condition 

and has been subject to vandalism.  

There are no significant trees located on the site. Seven (7) trees are located within the 

internal courtyard, ranging in height from 6 - 14 metres. Full details of these trees are included 

in the Arborist report attached at Appendix 11.  

The photos below in Figures 3 to 5 provide an illustrative overview of the existing buildings 

on the subject site and its relationship with the surrounding area. 

 

  

Figure 3: View of Harold Hawkins Court as viewed from Norton Street (Source: CPSD) 
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Figure 4: View of the building from Carlisle Street (Source: CPSD/Google Maps) 

  

Figure 5: View of the building from the rear laneway looking north (left) and south (right) (Source: CPSD) 

3.2 Adjacent and surrounding development 

The surrounding area comprises a mixture of two (2) and three (3) storey development, and 

is summarised below: 

▪ Development to the south of the site fronting Norton Street predominantly consists of 

commercial uses built to the boundary; 

▪ Development further north of the site fronting Norton Street is a mixture of commercial 

and residential premises;  

▪ Development to the east and west of Norton Street includes predominantly detached 

single and two (2) storey dwellings; 

▪ A narrow laneway adjoins the site on the western (rear) boundary, which provides 

vehicular access to various residential properties, as well as the subject site;   

▪ A public park (Pioneers Memorial Park) is located approximately 200m north of the 

site; 

▪ Four (4) residential properties adjoin the site to the north which have frontage to 

Macauley Street, and there is a two storey retail premise adjoining the site on the north 

eastern boundary that fronts Norton Street; 

▪ The Leichhardt Dental and Medical Centre is approximately 100m to the south east 

from the site; 
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▪ An IGA supermarket is approximately 100m south of the site; 

   

  

Figure 6: Development to the north of the site along Norton Street (Source: Google Maps) 

  

Figure 7: Existing development fronting Norton St to the south of the site (Google Maps) 

  

Figure 8: Existing development in Carlisle Street (Google Maps) 

  

Figure 9: Public park to the south of the site (left) and Medical Centre located on Short St (right) (Source: 

Google Maps) 
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3.3 Local Planning Controls 

The current Leichhardt Local Environmental Plan 2013 (LLEP) has the following relevant 

controls applicable to the site: 

Zone 

The site is zoned 'B2 Local Centre' under the LLEP.  

 

Figure 10: Extract of Land Zoning Map under LLEP. Subject site outlined in red 

Floor Space Ratio  

The site is identified as having a maximum Floor Space Ratio (FSR) standard of 1:1 under 

the LLEP. The site is located in 'Area 1' on the FSR map, as such, pursuant to Clause 4.4A 

of the LLEP the site has a maximum FSR of 1.5:1 subject to the building having an active 

street frontage for mixed use proposals that include residential accommodation.  

 

Figure 11: Extract of FSR Map under LLEP. Subject site outlined in red 
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Height 

The LLEP does not contain a maximum height standard for the site.  

Heritage 

The site does not contain any heritage items, however, is located in the 'Whaley Borough 

Estate Heritage Conservation Zone'. There is a heritage item known as the Royal Hotel 

Including Interiors (Item: I682) located directly opposite the southern boundary at the corner 

of Norton and Carlisle Street.  

 

Figure 12: Extract of Heritage Map under LLEP. Subject site outlined in blue 

Acid Sulfate Soils 

The site has a "Class 5" classification' under the LLEP.  

 

Figure 13: Extract of Acid Sulfate Soils Map. Site outlined in red 
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Airport Operation Limitation Surface (OLS) 

The site is located between the OLS of 100 AHD and 110 AHD on the Sydney (Kingsford 

Smith) Airport OLS Map.  

 

Figure 14: Extract of Sydney Airport OLS Map. Site indicated by Green Star.  

Airport Noise 

The majority of the site is located between an ANEF Contour of 20 and 25, and a minor 

portion of the site is located within an ANEF contour between 25 and 30, as indicated on the 

Sydney Airport 2033 ANEF Contour Map.  

 

Figure 15: Extract of ANEF Forecast 2033 Contour Map. Site outlined in blue (Source: IWC) 

3.4 Consultation with Leichhardt Council 

As outlined in Section 2, there has been extensive consultation with Council and the local 

community in regard to the future built form for the site.  

A detailed chronology of consultation is provided in the report to Council dated 23 September 

2014 and 16 December 2014 (see Appendix 3). 
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Section B - Planning Proposal 

4. Part 1 - Objectives or Intended Outcomes 

The intended outcome of the PP is to enable re-development of the site to achieve State and 

local Government housing objectives and deliver public benefits with minimal environmental 

and economic impacts.  

The objectives of the PP therefore are: 

▪ To provide social benefits through the provision of seniors housing and affordable 

housing in a location that is close to necessary services and public transport; 

▪ To encourage the mixture of different and compatible land uses such as residential 

and non-residential uses, in a strategic and appropriate location within Leichhardt; 

▪ To provide an opportunity to improve the presentation of the site to the public domain, 

and enhance the streetscape in doing so; 

▪ To satisfy State government objectives in A Plan for Growing Sydney, the draft Central 

District Plan as well as relevant Section 117 directions;  

▪ To capitalise on opportunities within the site to provide an economic and orderly use 

for the land as a mixed use development which provides seniors housing that will 

reasonably contribute to district housing targets without adverse impacts to the 

amenity and environment of the local area;  

▪ To formalise the controls that have previously been agreed to with Council and the 

community; and 

▪ To ensure the future development and use of land is appropriate minimising 

environmental risks and potential impacts on adjoining land uses. 

Intended Development Outcome 

The purpose of the PP is to facilitate the redevelopment of the site for future 'seniors housing' 

in the form of self-contained dwellings/independent living units (ILU's). The development will 

also include commercial premises fronting Norton Street to activate this frontage, and a 

ground floor 'community centre' for the use of the residents.  

Young and Metcalf have prepared indicative concept floor plans to assist in understanding 

the potential yield for the future development of the site, which are provided at Appendix 12. 

The potential yield of the indicative development is shown in Table 4 below: 

 

TABLE 4: POTENTIAL YIELD (SOURCE: YOUNG AND METCALF) 

Element Provision 

Total Units/ILUs 44 

(15% affordable) 

Site Area 1,811m² 

GFA 5,395m², including: 

▪ 413m² of retail GFA 

▪ 189m² GFA for a Community Centre 

FSR 3:1 

Height and R.L. Five (5) Storeys 

R.L. 50.4 AHD 

Parking One (1) level of basement parking comprising 

43 spaces as follows: 

▪  Residential Spaces: 40 spaces (includes 

10 accessible) 
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▪ Commercial: 3 spaces 

Deep Soil 83m² (4.4% of site area) 

 

The below artist impressions give an understanding of the anticipated built form that will exist 

of the site. 

  

Figure 16: Artist impressions of the potential future built form. View from Norton St looking north west 

(left) and view looking north east along Carlisle St (right)  (Source: GL Studio) 

It is important to understand the concept architectural plans are indicative only, and are 

subject to change at DA stage. These have been provided to give an understanding of the 

potential future development on the site. 
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5. Part 2 - Explanation of the provisions 

This PP seeks the following modifications to the provisions of the Leichhardt Local 

Environmental Plan 2013: 

▪ Allow a floor space ratio of 3:1 for development that is for 'seniors housing' including 

15% affordable housing. This proposed FSR is consistent with the controls previously 

established by AJ+C and endorsed by Council for the site;  

▪ Introduce a maximum building height up to RL 50.4 for the site. This proposed height 

is consistent with the building envelopes previously established by AJ+C and endorsed 

by Council for the site. This height will allow a five (5) storey building on the site that 

has a suitable relationship to Norton Street and allows for lift over-runs and required 

servicing elements on the roof; and 

▪ It is intended that the increased development capacity of the site be only available for 

seniors housing development.   

It is proposed to implement these amendments via the inclusion of an 'Additional local 

provision' in Part 6. Example wording has been provided below. 

Part 6 Additional local provisions 

6.18 Development on certain land in Leichhardt 

(1) This clause applies to land at 168 Norton Street, being Lot 1 DP 1119151, Lot 2 

DP 1119151, Lot 1 DP 963000, Lot 3 Section 3 DP 328, Lot 4 Section 3 DP 328, 

and Lot 5 DP 1112635. 

(2) Despite Clause 4.3, the maximum building height of the land to which this clause 

applies is RL 50.4. 

(3) Despite Clause 4.4 and Clause 4.4A, the maximum floor space ratio of the land 

to which this clause applies is 3:1. 

(4) Development consent must not be granted under subclause (2) and (3) unless 

the consent authority is satisfied that: 

(a) the development of the land includes seniors housing; and 

(b) the building will have an active street frontage to Norton Street; 

(c) 15% of the dwellings for the accommodation of residents in the proposed 

development will be affordable places per the definition contained under State 

Environmental Planning Policy (Housing for Seniors or People with a Disability) 

2004. 

(6)  In this clause, a building has an active street frontage if all floor space on the 

ground floor of the building facing the street is used for a purpose other than 

residential accommodation (with the exception of areas for access or service 

purposes) 

 

The proposed controls would enhance the viability of redevelopment and trigger 

redevelopment of a modern purpose built mixed use facility, incorporating best practice 

seniors housing and street activation via the introduction of ground floor commercial uses.  

A Draft site specific Development Control Plan has been prepared for the subject site to 

ensure the anticipated and desired built form that was established through previous Council 

and community consultation is delivered (Appendix 10). 

A development application for the redevelopment of the site will be lodged following 

amendment of the LLEP. 
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6. Part 3 - Justification 

6.1 Need for a Planning Proposal 

6.1.1 Is the PP a result of any strategic study or report? 

The PP arises following ongoing discussions between the former Leichhardt Council and 

Uniting. As part of this process Allen Jack and Cottier Architects (AJ+C) prepared a report 

(Appendix 2) outlining recommended controls for the redevelopment of this site, based on 

the outcomes of these previous meetings and public consultation process. Council at its 

meeting in March 2015 resolved to enter into an MOU with the applicant which endorsed the 

future controls for this site based on the AJ+C report.  

Demographic Change 

Council's desire to increase the availability and quality of seniors living accommodation 

reflects the growing and ageing demographic profile of the Inner West area. 

Recent demographic information released by the Greater Sydney Commission in support of 

the Draft Central District Plan States that "between 2011-2031 the population aged 65 and 

over is projected to be the fastest growing age group with an additional 70,450 people 

expected in this age group in the Central District by 2031". Coupled with this, lone person 

households are the largest proportion of household types in the former Leichhardt LGA (at 

32%) and this is forecast to continue1.  

Urban Design 

To ensure the proposed new urban form can be appropriately accommodated in the existing 

street and urban context of Norton Street, an Urban Design Report has been prepared by 

Studio GL (Appendix 5). This report reviews the building envelopes that the AJ+C report 

originally prepared and identify if this massing provides an appropriate urban design 

response given the local context and relevant and current planning controls. This report 

confirms the suitability of the building envelope controls previously established by AJ+C. 

6.1.2 Is the Planning Proposal the best means of achieving the objectives or 

intended outcomes, or is there a better way? 

A PP is the best way of achieving the objectives to trigger redevelopment of the site for 

seniors housing, as the scale of change sought is outside the scope of clause 4.6. A PP 

provides a transparent method of facilitating change and allows the community an opportunity 

to engage in the process.  

There are a range of alternate means of amending the LLEP that could be considered to 

facilitate the concept development, including: 

▪ Option 1: Amend the FSR and Height of Buildings maps under the LLEP. Whilst this 

would allow the required development outcome, this is not proposed as this option 

would not give Council certainty that the future development on the site will be for 

seniors housing.  

▪ Option 2: As the site does not currently have a height standard under the LLEP, 

another option could involve amending the FSR control only, and amend the DCP with 

the remaining building envelope controls. However, this does not give certainty to the 

development outcome on the site given the status of the legislative hierarchy of a DCP. 

As with Option 1, this does not provide certainty that the future redevelopment will be 

for seniors housing. 

▪ Option 3: Similar to above, the FSR and Height of Buildings Maps could also be 

amended so that they identify the site as a particular area on the maps (e.g. 'Area 1'), 

                                                      

1 Central District Demographic and Economic Characteristics; Feburary 2016. Department of Planning and 

Environment 
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and subsequently introduce an additional subclause under Clause 4.3 and 4.4 of the 

LLEP that allows the desired development outcome. Any clause under this provision 

would provide the additional FSR and height incentives providing the development 

consists of seniors housing and an active street frontage to Norton Street. This option 

is similar to the proposed amendment, however, it is considered more appropriate to 

have the FSR control specified under Part 6 of the LLEP. 

▪ Option 4: Introduce a new provision under Schedule 1 Additional Permitted Uses 

under the LLEP to include the development controls as required. This could be 

amended in a way that would be specific to the site and Lots, or, make an amendment 

to the 'Key Sites Map' which has been relied upon for other sites. This would provide 

the same result as the preferred option, however, as the use is permissible on the land 

it is not considered the most appropriate method.  

▪ Option 5: The preferred option is the introduction of a site-specific provision under 

Part 6 of the LLEP. This will facilitate the development of a viable project, encouraging 

seniors development in Leichhardt and activation of Norton Street.  

The transparency of this approach (i.e. only providing development uplift if linked to 

seniors and affordable housing) reflects the values of Uniting as a Community Housing 

provider with a certainty that this is not a speculative proposal. This has been conceived 

with the community's interests as a priority.  

6.2 Relationship to Strategic Planning Framework 

6.2.1 Is the planning proposal consistent with the objectives and actions of the 

applicable regional, sub-regional or district plan or strategy (including any 

exhibited draft plans or strategies)? 

A Plan for Growing Sydney 

‘A Plan for Growing Sydney’ was released in December 2014 and is the NSW Government’s 

20-year plan for the Sydney Metropolitan Area. It provides direction for Sydney’s productivity, 

environmental management, and liveability; and for the location of housing, employment, 

infrastructure and open space.  

Consistency with ‘A Plan for Growing Sydney’ (APfGS) is outlined in the below table. 

 
TABLE 5: CONSISTENCY WITH A PLAN FOR GROWING SYDNEY 

Direction Response 

GOAL 1: A competitive economy with world-class services and transport 

Direction 1.6:  

Expand the Global Economic 

Corridor  

 

The subject site is located on the edge of the 'global 

economic corridor'. The proposed development will allow 

for a mixed-use development on the site, which will 

increase the job opportunities within Leichhardt and the 

immediate area. 

GOAL 2: A city of housing choice, with homes that meet our needs and lifestyles  

Direction 2.1  

Accelerate housing supply across 

Sydney 

 

The proposed development is capable of providing an 

increase in the supply and housing choice in a high 

demand area of Sydney for seniors living. 

Affordable housing may also be dedicated to Council or 

a community housing provider. It is proposed, subject to 

further discussions with Council that up to 15% of the 

total residential housing is to be dedicated for affordable 

rental housing.  
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Direction 2.2  

Accelerate urban renewal across 

Sydney – providing homes closer to 

jobs  

 

 

The site is located in the Norton Street local centre of 

Leichhardt.  The site's existing building is ageing and is 

well positioned to accommodate an urban renewal 

development. The location is highly accessible to other 

centres via existing and proposed public transport 

opportunities.  

The proposed development will also provide employment 

generating land uses to increase job supply in the area, 

as well as providing much needed activation of Norton 

Street.  

Direction 2.3 

Improve housing choice to suit 

different needs and lifestyles  

 

 

The proposed development is capable of providing 

housing choice which will respond to the needs of the 

local community, and provide a mix of dwelling types to 

provide ageing in place and affordable housing. It will 

also consist of adaptable and accessible housing. 

GOAL 3: A great place to live with communities that are strong, healthy and well connected 

Direction 3.1 

Revitalise Existing Suburbs  

 

 

The existing building/s on the subject site presently 

consist of older vacant and disused buildings, which do 

not provide active streets.  

This PP will improve the amenity and presentation of the 

streetscape by providing a high quality built which will 

activate Norton Street through ground floor 

retail/commercial uses. 

It is envisaged that this PP will create the opportunity for 

a feasible redevelopment of the site, ultimately 

revitalising this site.  

Central Subregion 

The subregion will continue to play a dominant role in the economic, social and cultural life of 

Sydney 

Priorities for Central Subregion 

Accelerate housing supply, choice 

and affordability and build great 

places to live. 

 

 

 

The PP seeks to increase both the dwelling and 

employment capacity within the Leichhardt LGA, by 

providing jobs closer to homes and housing in close 

proximity to existing infrastructure and services.  

 

It presents a significant opportunity to increase and 

maximise the potential of the site offering seniors and 

affordable housing, as well as retail uses, in a centrally 

located and accessible location.  

 

The PP is considered consistent with APfGS. 

 

Draft Central District Plan 

A Plan for Growing Sydney splits the Greater Metropolitan of Sydney into six district, and the 

subject site is located in the 'Central'. The Draft Central District Plan has recently been placed 

on public exhibition. This Draft District Plans build on A Plan for Growing Sydney, and 

provides the basis for the strategic planning of each district moving forward into the future. 

Of relevance, the draft plan has established a five (5) year housing target for the Central 

District. Specifically, the plan nominates a housing target of an additional 5,900 dwellings 
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within this time for the Inner West. By 2036, this is anticipated to increase to 41,550 which is 

to include approximately 14,600 persons aged 65+.  

In this regard, the future development will contribute to the housing supply required to meet 

the projected demand, specifically for contributing to the housing for the ageing population.  

In addition, the PP will facilitate additional affordable places within the Inner West LGA, 

consistent with the desired outcomes for this district.  

The proposed PP is therefore considered to be consistent with the Draft Central District Plan. 

 

Strategic Merit Test 

The Department of Planning and Environment have released new assessment criteria for 

assessing PPs, in order to justify and determine if the PP has strategic planning merit. This 

PP is assessed against these criteria under Table 5 below: 

 

TABLE 6: STRATEGIC AND SITE SPECIFIC MERIT ASSESSMENT 

Does the proposal have strategic merit? Is it: 

Consistent with the relevant 

regional plan outside of the 

Greater Sydney Region, the 

relevant district plan within 

the Greater Sydney Region, 

or corridor/precinct plans 

applying to the site, including 

any draft regional, district or 

corridor/precinct plans 

released for public comment; 

The draft Central District Plan is yet to be released. 

There are no corridor/precinct plans applying to the subject site.  

Consistent with the relevant 

local council strategy that has 

been endorsed by the 

Department; or 

There are no local council strategies, that we are aware of, that 

have been endorsed by DP&E. 

Responding to a change in 

circumstances, such as the 

investment in new 

infrastructure or changing 

demographic trends what 

have not been recognised by 

existing planning controls. 

There is significant infrastructure investment occurring within the 

vicinity of the subject site, including the construction of the 

Westconnex. 

 

This PP responds to the changing demographics in the Inner 

West. 

LLEP was gazetted prior to the release of A Plan for Growing 

Sydney and the recent revised population projections which 

show increasing proportions of people over the age of 65. At 

June 2015, 16% of the NSW residents (1.2 million people) were 

aged 65 years and over. Between 2010 and 2015, the number 

of people in NSW aged 65 years and over grew by 18%, 

demonstrating the continuing trend of an ageing population 

NSW.  

The draft Central district plan is currently under preparation. The 

draft district plan is expected  to outline the need for significant 

increases in housing supply and diversity. 

Does the proposal have site-specific merit, having regard to the following: 

The natural environment 

(including known significant 

values, resources or 

hazards), 

The PP is located within an existing urban environment and is 

not subject to environmental constraints. 
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The existing uses, approved 

uses, and likely future uses of 

land in the vicinity of the 

proposal; and 

There is a significant amount of development occurring on and 

surrounding the subject site. 

 

The PP and accompanying Urban Design report has taken into 

consideration the site and its surrounding context. It will not 

adversely impact any surrounding development, rather it has the 

potential to act as a catalyst to promote additional urban renewal 

development. 

The services and 

infrastructure that are or will 

be available to meet the 

demands arising from the 

proposal and any proposed 

financial arrangements for 

infrastructure provision. 

There is sufficient infrastructure (water, electricity, sewer, etc) 

available to accommodate the proposed development. 

This PP also proposes a range of community/social benefits. 

 

 

Parramatta Road Urban Transformation Strategy (PRUTS) 

In November 2016 Urban Growth NSW released the 'Parramatta Road Urban Transformation 

Strategy' (PRUTS). The purpose of the PRUTS is to provide a strategy for the revitalisation 

of Parramatta Road, including land in close proximity to Parramatta Road, that sets the long 

term vision for its transformation. The study precinct encapsulates an approximate 20km 

stretch along Parramatta Road, and includes a portion of Norton Street that extends up to 

Marion Street as shown in Figure 18.  

 

Figure 17: Structure Plan for Leichhardt under the PRUTS 

As noted above, the site subject to this PP is not located within the precinct under the PRUTS. 

However, of relevance is that the Draft Study identifies that the development in the area, 

particularly fronting Norton Street, will be revitalised to provide a vibrant mixed use precinct. 

The Implementation Plan that accompanies the PRUTS outlines various actions for the 

Leichhardt Precinct, which include: 

▪ Increase to a maximum of 121,000m² residential GFA; 

▪ 5% of housing to be provided as affordable housing; 

Subject Site 
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▪ Increase a minimum of 71,000m² of employment GFA 

The built form outcomes of the Fine Grain Study recommend mixed use development that 

activate Norton Street and buildings up to 20 metres in height. Whilst the site is not located 

in this precinct, the future character of this area will need to be considered for other 

development in the nearby area.  

6.2.2 Is the planning proposal consistent with the council's local strategy or other 

local strategy plan? 

Leichhardt 2025+ Community Strategic Plan 

This PP is consistent with the following objectives within Council's Community Strategic Plan 

'Leichhardt 2025+'.  

TABLE 7: LEICHHARDT 2025+ COMMUNITY STRATEGIC PLAN 

Objectives Comment 

Community Well-Being 

Community strengths and 

capabilities are developed 

The proposed development will encourage the redevelopment 

of the disused site for seniors and affordable accommodation, in 

an accessible location. The provision of modern and high quality 

accommodation will allow the ageing populating to 'age in place' 

in Leichhardt and increase the provision of affordable 

accommodation for the LGA.  

 

 

Place where we live and work 

Our town plan and place 

plans optimise the potential of 

our area through integrating 

the built and natural 

environment with a vision of 

how we want to live as a 

community and how areas 

should develop to meet future 

needs 

The PP will allow the future redevelopment of the site in 

accordance with the desired built form character as established 

through previous community and Council meetings between 

2013 and 2015. The PP facilitates the implementation of these 

desired built form controls, and will deliver a development that 

provides a social benefit through the provision of high quality 

affordable accommodation for seniors.  

A clear, consistent and 

equitable planning framework 

and process is provided that 

enables people to develop 

our area according to a 

shared vision for the 

community 

Business in the community 

Places are created that 

attract and connect people 

The proposal will encourage the demolition of the existing 

building on the site, and allow the opportunity to develop the site 

that improves the streetscape and activates Norton Street. The 

future development will enhance the use of the site, which is 

currently disused and in a derelict state, and will contribute to a 

comfortable, attractive and safe centre.  

The changing needs of the 

customer and community are 

met 

The PP will encourage the activation of Norton Street by 

including retail/commercial premises on the ground floor.  

Sustainable services and assets 



 

 CITY PLAN STRATEGY & DEVELOPMENT P/L PLANNING PROPOSAL - 168 NORTON ST LEICHHARDT 24/43 

Transparent, consistent, 

efficient and effective 

participative processes are 

delivered 

As discussed above, this PP follows on from outcomes and 

'guiding principles' that were established through ongoing 

community consultation between 2013 and 2015. The PP is 

generally consistent with the built form controls that were 

established through this process, and reinforces the 

commitment to providing a transparent planning process.  

 

Leichhardt Council's Parramatta Road and Norton Street Urban Design Study  

On 8 March 2016 at its Policy and Council meeting, Leichhardt Council endorsed the 

'Parramatta Road and Norton Street Urban Design Study' that was commissioned by 

CHROFI and Architectus. The purpose of the report was to assist Council to establish the 

desired future character of the study area and inform the future land use framework to 

achieve viable development of appropriate massing, scale and grain.  

The report identified the site as a Special Purpose Opportunity Site and indicated that it is 

suitable for increased yield where a public benefit is provided. This is summarised in the 

Structure Plan as shown below in Figure 16.  

 

 

Figure 18: Structure Plan Extract (Source: Parramatta Road and Norton Street Urban Design Study) 

As shown above, the Study shows that the site is suitable for a building up to 4 storeys in 

height and an approximate FSR of 1.9:1. This report is consistent with the proposal as this 

PP seeks to include a public benefit in the form of housing that is to be used specifically for 

seniors, and includes a commitment via an offer of providing 15% affordable housing. As 

such, the additional height and FSR sought under this PP is in keeping with that anticipated 

under this study.  

After this report was endorsed by Council, it was forward to UrbanGrowth NSW for 

consideration in the preparation of the Parramatta Road Urban Transformation Strategy. 

 

Affordable Housing Strategy 2011 

In 2011, Leichhardt Council undertook the above study to outline housing affordability issues 

within the LGA, and to "develop an affordable housing strategy for Leichhardt, which aims to 

protect, promote and develop affordable housing in the Municipality".  

Location of the site 
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The above study identified that the existing provision of housing for aged care within the LGA 

was "good", however, given the age of these existing buildings/facilities there was concern 

that there was a threat they would become unprofitable. It was suggested that more 

adaptable housing options and models to enable people to age in place is needed and will 

place a higher demand in the future. In addition, upon statistical data from the Australian 

Bureau of Statistics, the report anticipates that by 2031 26.3% of the population will comprise 

of people aged between 55-65+ years, which represents an increase of 6% of the overall 

population during this time.  

With regard to the above, this PP will encourage the demolition of the existing vacant and 

disused building, and redevelopment of the site for seniors housing. The intended outcome 

on the site is to provide accommodation in the form of Independent Living Units and 

encourage the residents to 'age in place'. The PP will encourage this intended use of the site, 

which will assist in contributing to the supply of seniors housing in the LGA as well 

contributing to the supply of affordable dwellings. 

 

Inner West Council Affordable Housing Policy 2016 

The Draft Inner West Council Affordable Housing Policy 2016 is due to be considered by 

Council at its meeting on 6 December 2016. The Affordable Housing Policy indicates that the 

market is not providing affordable housing for the vast majority of very low, low and moderate 

income households in the Inner West Council area, and is not replacing the existing stock of 

housing that is affordable to these groups as it lost through gentrification and redevelopment. 

The Affordable Housing Policy states that the Council is committed to protecting and 

increasing the supply of housing stock that can be affordably rented or purchased by very 

low, low, and moderate income households, including target groups identified as having 

particular housing needs in the Inner West Council area. These include asset poor older 

people, including long-term residents of the LGA and people with special housing or access 

needs, including people with a disability and frail aged people. 

The Affordable Housing Policy states that Council will seek to enter into affordable housing 

development and management partnerships with a relevant Community Housing Provider 

(CHP). Council will ensure the proper management of affordable housing resources created 

through entering into an MOU or other legal agreement with an appropriate CHP. The policy 

also outlines possible ways of implementing affordable housing in future developments 

including planning controls and/or potential planning agreements. One such suggestion was 

by requiring residential development in excess of 10 apartments to include approximately 

15% of the total units as affordable dwellings (studio, one bedroom and two bedroom 

apartments).  

Uniting is a Community Housing Provider and is committed to providing the full spectrum of 

care and support for the vulnerable and the disadvantaged. This includes the provision of low 

cost and affordable housing, in line with the ministry of The Uniting Church in Australia and 

with government. Uniting previously entered into an MOU with the former Leichhardt Council 

to deliver a 15% ratio of affordable housing or housing for those on lower income levels on 

this site. This PP is accompanied with an offer from Uniting to provide 15% affordable 

dwellings which is to form the basis for a Voluntary Planning Agreement (VPA) to give council 

certainty that this is delivered as part of the future development (see Appendix 9).   

It is considered that the PP is consistent with the Affordable Housing Policy 2016.  

 

Leichhardt Employment and Economic Development Plan 2013-2023  

The Employment and Economic Development Plan (EEDP) was adopted by the former 

Leichhardt Council in June 2013 and provides a strategic framework to help realise the 

community's vision of a sustainable, liveable and connected community.  

The EEDP suggests that the last 10 years have seen a subtle change in the demographic 

characteristics of Leichhardt LGA with residents becoming increasingly white collar, family 
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orientated and grey haired. Importantly, the EEDP indicates that the LGA has also become 

older with both the proportion of residents aged over 60 and the LGA’s median age increasing 

in line with broader trends. Estimations predict that the retiree age group (65+ years) is 

expected to experience a 46% increase from its 2011 figure. 

Whilst the changing demographics associated with the increasing and ageing population in 

the LGA has been driving growth in the aged care sector, with retirement villages and other 

forms of aged care housing being developed and new models of delivery introduced, the 

EEDP recognises that the ageing of the community presents both challenges and economic 

opportunities for the LGA. The EEDP notes the preference of residents to age within their 

community will substantially increase in demand for aged care accommodation within the 

LGA. Council recognises the challenge will be finding land that has the key attributes required 

for this kind of accommodation, for example:  

▪ Close proximity to services such as shops, businesses and medical facilities which is 

important for not only health reasons but also social wellbeing. Housing for older 

persons should be located within a reasonable walking distance of a town centre;  

▪ A safe walking environment that is level (or has a modest gradient) both onsite and to 

services and shops. Increasingly sites or locations suitable for use by scooters (i.e. 

low gradient, wide paved footpaths) are required to accommodate this form of transport 

and enable independence; and  

▪ Good amenity and pleasant surroundings with access to a range of outdoor and indoor 

recreation/leisure facilities. 

▪ With regards to the above, the PP will deliver purpose built seniors housing in 

Leichhardt to assist with meeting the identified need for aged care accommodation 

within the Inner West. The site is located in the Norton Street local centre of Leichhardt, 

with excellent access to a variety of community services, recreational opportunities, 

medical practices, and retail/commercial opportunities. The surrounding area is 

serviced by various bus services that provide connections to the surrounding suburbs, 

including the Sydney CBD. In consideration of the above, it is concluded that the PP 

meets these requirements and will provide aged care accommodation in a highly 

accessible, central location.  

▪ The PP is consistent with this policy.  

 

Leichhardt Integrated Transport Plan 

The Leichhardt Integrated Transport Plan was adopted in 2014 and sets a framework for the 

next 10 years of Leichhardt's transport future. The overriding objective of the Plan is to reduce 

private car dependency and increase the patronage of more sustainable transport modes 

(pedestrian, bicycle and public transport).  

As discussed in the accompanying traffic report, the site is highly accessible to employment 

and a range of local services and facilities by walking, cycling and public transport. The site's 

sustainable and accessible location will help to reduce dependence solely on cars for travel 

purposes and will promote the use of sustainable transport modes.  

The PP is consistent with the Transport Plan.  

 

Leichhardt Community and Cultural Plan 

The Leichhardt Community and Cultural Plan comprises an integrated 10-year strategic 

service plan that addresses the social and cultural aspirations of the Leichhardt LGA.  

The Community and Cultural Plan identifies that whilst Leichhardt has a lower proportion of 

older people (60+) than Sydney, as the baby boomers age there will be increasing numbers 

of older people who will need access to a range of services including fitness and healthy 

ageing programs, learning, entertainment, community care and support services and ageing 
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in place. The Plan identifies the need to provide appropriate housing to enable older people 

to stay in the area that they are connected to is a priority.  

The PP will help to deliver purpose built seniors housing in a highly accessible location, in 

close proximity to a range of services, facilities and amenities. The PP will help to improve 

the quality of life and wellbeing for future occupants and will help to promote a socially 

diverse, mixed community within this part of Leichhardt.   

The PP is consistent with this policy. 

 

Draft Housing Action Plan 

On 8 March 2014 Council resolved to place the draft 'Housing Action Plan 2016-2036' on 

public exhibition. This document was placed on public exhibition for comment.  

The Housing Action Plan was prepared to address the growing economic and social disparity 

within Leichhardt and the Sydney metropolitan housing markets, in terms of housing choice 

and affordability. It explores ways to deliver better housing options and to address current 

and future unmet housing needs for Leichhardt Council. 

The report notes that there has been a decrease in the number of existing aged care 

accommodation services in the LGA, and that Council is committed to supporting the housing 

opportunities for its ageing population. In this regard, the report focuses on the opportunities 

to locate aged housing options on the ridgelines, within walking distance of street shops, 

services and transport infrastructure. 

The report identified where higher density housing developments could be delivered with 

limited impacts for particular target groups. The following map outlines the strategic urban 

development opportunities that were identified in the Leichhardt LGA (now IWC) and 

surrounding areas.  

 

Figure 19: Map of Key Strategic Urban Development Opportunities in the Leichhardt LGA, Including 

(Source: Draft Housing Action Plan) 

Location of the site 
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The subject PP is consistent with the strategies and actions that were considered in the Draft 

Housing Action Plan, and seeks to facilitate the delivery of retaining and increasing the supply 

of seniors housing within the LGA.   

 

Heritage Assessment – Norton Street Corridor 

In 2016, Council began the process of preparing a Strategic Sites, Centre and Corridors 

Project, which aims to develop a masterplan for land adjacent to Parramatta Road between 

Booth Street/Mallett Street and Elswick Street, as well as the core business section of Norton 

Street. As part of this process, Council undertook a Heritage Study of the area to review the 

quality and significance of the buildings in the parts of Heritage Conservation Areas that 

overlap with the Strategic Sites, Centres and Corridors Parramatta Road and Norton Street 

Project area. This study was endorsed by Council at its Policy Council Meeting on 8 March 

2016, which will be the basis for a review of the heritage planning controls in Leichhardt.  

This study identified the site as being a 'potential development site', and demolition is 

possible providing the replacement building is in keeping with the character of the 

conservation area and the heritage items in close proximity".  

The proposed PP is consistent with this study, as it will encourage the redevelopment of the 

site. The HIS prepared by City Plan Heritage confirms that the proposed building envelope 

that is recommended for the site will not have any adverse impacts to the surrounding 

heritage items or surrounding heritage context.   

6.2.3 Is the planning proposal consistent with applicable state environmental 

planning policies? 

The below table summarises the consistency of the proposal with the relevant SEPPs.  

Table 2: Consistency with state environmental planning policies (SEPPs) 

SEPP Title Consistency Comment 

1.  Development 

Standards Consistent  
Yes The Standard Instrument Clause 4.6 will 

supersede the SEPP.  

14.Coastal Wetlands N/A Not applicable 

19.Bushland in Urban 

Areas 

N/A Not applicable 

21.Caravan Parks  N/A Not applicable 

26.Littoral Rainforests  N/A Not applicable 

29.Western Sydney 

Recreation Area 

N/A Not applicable 

30.Intensive Agriculture  N/A Not applicable 

33.Hazardous and 

Offensive Development 

Complex  

N/A Not applicable 

36.Manufactured Home 

Estates 

N/A Not applicable 

44.Koala Habitat 

Protection 

N/A Not applicable 
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SEPP Title Consistency Comment 

47.Moore Park 

Showground 

N/A Not applicable 

50.Canal Estate 

Development 

N/A Not applicable 

52.Farm Dams, Drought 

Relief and Other Works 

N/A Not applicable 

55.Remediation of Land Yes The PP will not contain provisions that will 

contradict or would hinder the application of this 

SEPP.   

The sites historical use has more recently been 

used for seniors housing. The proposed PP will 

continue the use of the land for this purpose. 

Notwithstanding this, any future DA will ascertain 

the need to undertake a site investigation and if 

any remediation is required.  

62.Sustainable 

Aquaculture  

N/A Not applicable 

64.Advertising and 

Signage  

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

65.Design Quality of 

Residential Apartment 

Development 

Yes The PP will achieve consistency with the SEPP 

through application of design excellence 

provisions. The Urban Design Report investigated 

the implications for realising the design quality 

principles in the SEPP and demonstrated an 

appropriate built form on the site. This includes an 

assessment of the over shadowing impacts to 

surrounding properties. The future DA will need to 

demonstrate consistency with this SEPP. An 

indicative compliance table against the provisions 

of the Apartment Design Guide (ADG) has been 

prepared by Young and Metcalf (Appendix 12) 

against their current plans. Whilst there are some 

non-compliances, these can be addressed and 

resolved at DA stage.  

70.Affordable Housing 

(Revised Schemes) 

Yes The future development can provide an 

appropriate mix and number of dwellings which 

could contribute to affordable housing in the 

locality.  

71.Coastal Protection N/A Not applicable 

SEPP (Affordable 

Rental Housing) 2009 

Yes The future development has the opportunity to 

provide an appropriate mix and number of 

dwellings which could contribute to affordable 

housing in the locality. 

SEPP (Exempt and 

Complying 

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

http://www.legislation.nsw.gov.au/#/view/EPI/2008/572
http://www.legislation.nsw.gov.au/#/view/EPI/2008/572
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SEPP Title Consistency Comment 

Development Codes) 

2008 

SEPP (Housing for 

Seniors or People with 

a Disability) 2004 

Yes The future development will be subject to this 

SEPP. This SEPP includes provisions that allow 

bonus FSR incentives if the proposal includes 

affordable housing. The PP will not contain 

provisions that will contradict or hinder application 

of this SEPP. The future DA will need to assess 

the consistency of the development against the 

provisions of this SEPP.  

SEPP (Infrastructure) 

2007 

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

SEPP (Kosciuszko 

National Park-Alpine 

Resorts) 2007 

N/A Not applicable 

Kurnell Peninsula N/A Not applicable 

SEPP (Mining, 

Petroleum Production 

and Extractive 

Industries) 2007 

N/A Not applicable 

SEPP (Miscellaneous 

Consent Provisions) 

2007 

N/A Not applicable 

SEPP (Penrith Lakes 

Scheme) 1989 

N/A Not applicable 

SEPP (Rural Lands) 

2008 

N/A Not applicable 

SEPP (State and 

Regional Development) 

2011 

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

SEPP (State Significant 

Precincts) 2005 

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

SEPP (Sydney Drinking 

Water Catchment) 2011 

Yes The PP will not contain provisions that will 

contradict or would hinder application of this 

SEPP. 

SEPP Sydney Region 

Growth Centres) 2006 ( 

N/A Not applicable 

SEPP (Three ports) 

2013 

        N/A Not applicable 

SEPP (Urban Renewal) 

2010 

        N/A Not applicable 

http://www.legislation.nsw.gov.au/#/view/EPI/2008/572
http://www.legislation.nsw.gov.au/#/view/EPI/2008/572
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SEPP Title Consistency Comment 

SEPP (Western Sydney 

Employment Area) 2009 

        N/A Not applicable 

SEPP (Western Sydney 

Parklands) 2009 

        N/A Not applicable 

 

There are no deemed State Environmental Planning Policies (former Regional Environmental 

Plans (REPs)) applicable to the PP. 

6.2.4 Is the planning proposal consistent with the applicable Ministerial directions (s.117 

directions)? 

It is considered that the PP is consistent with the relevant Directions issued under Section 

117(2) of the Act by the Minister to Councils, as demonstrated in the assessment of the 

following: 

TABLE 8: CONSISTENCY WITH S117 MINISTERIAL DIRECTIONS 

Direction Title Consistency Comments 

Employment and Resources 

1.1 Business and 

Industrial Zones 

Yes The PP promotes employment growth and 

supports the viability of the Norton Street retail 

area by increasing the floor space for 

employment uses. Moreover, the PP will 

revitalise the site which is currently vacant and 

unused.  

1.2 Rural Zones N/A Not applicable 

1.3 Mining, Petroleum 

Production and 

Extractive Industries 

N/A Not applicable  

1.4 Oyster Aquaculture N/A Not applicable 

1.5 Rural Lands N/A Not applicable 

Environment and Heritage 

2.1 Environment 

Protection Zones 

N/A Not applicable 

2.2 Coastal Protection N/A Not applicable 

2.3 Heritage Conservation Yes The site is located in a heritage conservation 

zone. The subject PP is accompanied by a HIS 

prepared by City Plan Heritage. The HIS 

concludes that the PP will not have an adverse 

impact on the significance of the conservation 

zone or nearby heritage items. The future DA will 

be accompanied with a further HIS.  

2.4 Recreation Vehicle 

Areas 

N/A Not applicable 

2.4 Application of E2 and 

E3 Zones and 

N/A Not applicable 
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Direction Title Consistency Comments 

Environmental 

Overlays in Far North 

Coast LEPs 

 

 

Housing, Infrastructure and Urban Development 

3.1 Residential zones Yes The PP encourages a variety and choice of 

housing types to provide for existing and future 

housing needs, whilst making efficient use of 

existing infrastructure and services. The PP 

demonstrates appropriate built form whilst 

minimising the impact of residential development 

on the environment. 

3.2 Caravan Parks and 

Manufactured Home 

Estates 

N/A 

 

Not applicable 

3.3 Home Occupations N/A Not applicable 

3.4 Integrating land use 

and transport 

Yes The PP will enable retail / commercial and 

residential development in close proximity to jobs 

and services encouraging walking, cycling and 

use of public transport. 

3.5 Development Near 

Licensed Aerodromes 

Yes The land is in the vicinity of a ‘Licensed 

Aerodrome’ being Sydney Airport. The height 

proposed is compliant with the OLS contour of 

100 and 110 AHD for the site. The site is located 

predominantly within a contour of 20 ANEF, and 

a residential unit development is an ‘conditionally 

acceptable’ use within the contour. A Aircraft 

Noise Intrusion Assessment has been 

undertaken by SLR Consulting (Appendix 6) 

provides various findings and recommendations 

that ensure the development satisfies AS2021. 

The future DA will need to take these 

recommendations into consideration.  

3.6 Shooting Ranges N/A Not applicable 

Hazard and Risk 

4.1 Acid sulphate soils Yes The subject site is identified as containing Class 

5 acid sulfate soils. The future DA will be subject 

to the provisions of Clause 6.1 of the LLEP. 

4.2 Mine Subsidence and 

Unstable Land 

N/A Not applicable 

4.3 Flood Prone Land N/A The site is not located within flood prone land 

Accordingly, Direction 4.3 is not applicable. 

4.4 Planning for Bushfire 

Protection 

N/A The site is not located within a Bushfire prone 

area.  Accordingly, Direction 4.4 is not applicable. 

Regional Planning 
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Direction Title Consistency Comments 

5.1 Implementation of 

Regional Strategies 

N/A Not applicable 

5.2 Sydney Drinking Water 

Catchments 

N/A Not applicable 

5.3 Farmland of State and 

Regional Significance 

on the NSW Far North 

Coast 

N/A Not applicable 

5.4 Commercial and Retail 

Development along the 

Pacific Highway, North 

Coast 

N/A Not applicable 

5.8 Second Sydney 

Airport: Badgerys 

Creek 

N/A Not applicable 

5.9 North West Rail Link 

Corridor Strategy 

N/A Not applicable 

5.10 Implementation of 

Regional Plans 

N/A Not applicable 

Local Plan Making 

6.1 Approval and Referral 

Requirements 

Yes The PP will be consistent with this Ministerial 

Direction. 

6.2 Reserving Land for 

Public Purposes 

Yes The PP will be consistent with this Ministerial 

Direction. 

6.3 Site Specific 

Provisions 

Yes The PP will be consistent with this Ministerial 

Direction. 

Metropolitan Planning 

7.1 Implementation of 

APfGS 

Yes Refer to Table 4 Section 6 of the PP for detail. 

 

 

6.3 Environmental, Social and Economic Impact 

6.3.1 Is there any likelihood that critical habitat or threatened species will be 

adversely affected as a result of the proposal? 

The subject site is located within an existing urban environment and does not apply to land 

that has been identified as containing critical habitat or threatened species, population or 

ecological communities, or their habitats 
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6.3.2 Are there any other likely environmental effects as a result of the planning 

proposal and how are they proposed to be managed? 

The PP is unlikely to result in any environmental effects. A future development application 

will investigate the potential for other likely environmental effect arising for future detailed 

proposals. However, as part of the detailed analysis for the site, relevant environmental 

considerations were investigated for a future indicative development on the site and are 

provided in attached appendices. A summary of these impacts are discussed below. 

 

Traffic 

The PP has been accompanied with a Traffic Report prepared by Colston Budd Rogers and 

Kafes. The report concludes the following: 

"In summary, the main points relating to the traffic implications of the proposed 

development are as follows: 

i) the planning proposal would provide for a scale of development comprising 44 

seniors living dwellings and some 602m² non-residential uses; 

ii) the proposed development will be readily accessible by public transport; 

iii) parking provision will be appropriate; 

iv) vehicular access, internal circulation and layout will be provided in accordance with 

AS 2890.1:2004; 

v) the road network will be able to cater for the traffic generation of the proposed 

development; and 

vi) the traffic effects of the additional floor space being sought in the planning proposal 

would not be noticeable on the surrounding road network." 

 

Aircraft Noise 

The subject site is situated in both the 20 and 25 ANEF contour as demonstrated on the 

ANEF Contour Map for Leichhardt Council as shown in Figure 15. An Aircraft Noise Intrusion 

Assessment was undertaken by SLR consulting against the relevant standards including 

AS2021. The report considers that the continued use of the site for residential 

accommodation and retail purposes is 'acceptable' given that the majority of the land is 

situated in an ANEF contour of 20. The report concludes the following: 

"An assessment of aircraft noise at 168 Norton Street, Leichhardt for the Harold 

Hawkins Court redevelopment site has been carried out in accordance with AS 

2021:2015 for the purpose of evaluating the site for re-zoning purposes. The maximum 

level of aircraft noise predicted at the proposed residence is 81 dBA. Preliminary 

façade Rw values based on concept site layouts have been provided in Table 4 and 

Table 5. It is essential that the Acoustic Ratings (Rw) presented in this report are 

reviewed during detailed design of the project. 

Based upon the findings of this assessment, the development as proposed appears 

satisfactory in terms of its general planning arrangement." 

 

Heritage 

The subject site is located in the 'Whaleyborough' heritage conservation zone (C13) and is 

located near to other heritage items, as identified under Schedule 5 of the LLEP. A HIS has 

been prepared by City Plan Heritage who have reviewed the proposed building envelope 

controls. In summary, the HIS concludes the following: 

"In conclusion, it is considered by City Plan Heritage that the proposal, including the 

redefining of the building envelopes at 168 Norton Street and concept scheme, will 
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have no adverse impact on the significance of heritage items located in proximity and 

the HCA. The proposed new building envelope seeks to enable the future development 

of the site while also ensuring the heritage context of the site is retained. The site has 

been carefully considered and the proposed envelopes have been carefully 

established so as not to impact on the site's heritage context. The proposal 

demonstrates compliance with the existing controls regarding heritage conservation 

and is therefore recommended to Council for approval with the following 

recommendations: 

▪ An archival recording should be conducted to record the Harold Hawkins 

building should demolition be proposed in the future; 

▪ Any new development should in include heritage interpretation that explores 

the history of the site as a former cinema/theatre; and 

▪ A separate Heritage Impact Statement will be required for any future proposed 

development of the site." 

 

Urban Design 

An Urban Design Report was prepared by Studio GL to review the previous building envelope 

controls established by AJ+C, to ensure their suitability in the urban context of Norton Street 

and the surrounding area. The Urban Design Report (Appendix 5) concludes: 

"This report considers that the building envelope controls, objectives and provisions 

identified in the AJ+C Report are appropriate for this site as these controls: 

▪ Respond to the current and future character of the area with development that 

respects the local character and enhances local residential amenity; 

▪ Will facilitate redevelopment and will provide the opportunity to create a more 

attractive setting for key heritage buildings in the centre. 

▪ Allow a sufficient scale of development in order to encourage redevelopment 

and provide much needed additional housing for seniors in the local area." 

The proposed building envelope controls (other than Height and FSR under the LLEP) will 

largely be contained under a site specific DCP which accompanies this PP at Appendix 10. 

The Urban Design Report recommends a building height up to RL 50.4, which represents an 

approximate height of 18.6m which is marginally (i.e. 600mm) higher than identified under 

the MOU. However, upon analysis of the conditions of the site, which has a significant slope, 

this is the most practical height to accommodate the building within the desired 5 storey 

envelope with consideration given to lift over-runs and servicing elements on the roof, as well 

providing a suitable relationship to the retail premises with Norton Street.  
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Figure 20: Anticipated building envelope controls as per AJ+C report (Source: Studio GL) 

    

Figure 21: Sections through the building showing the anticipated built form as per the controls 

established by AJ+C (Source: Studio GL) 

The site is suitable for this form of medium/high density mixed use development, and is 

considered capable of a high quality urban form which can deliver seniors housing and 

employment opportunities. The development will result in a social public benefit through the 

provision of high quality seniors and affordable living within the area, and improving the 

streetscape in the immediate area by removing a vacant building that is subject to vandalism.  

 

Overshadowing 

The PP intends to increase the height and FSR potential of the site. Accordingly, it is 

important to understand the relative overshadowing impacts that could be cast from the future 

built form on the site. The Urban Design Report prepared by Studio GL has undertaken an 

indicative analysis of the existing and proposed shadows cast from the site, as shown below 

in Figure 21.  
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Figure 22: Existing and proposed shadows cast by the site (Source: Studio GL) 

As demonstrated in the shadow diagrams, the proposed building envelope has a minor 

increase to the shadows cast by the existing buildings on the site.  

Young and Metcalf have also provided indicative floor plans (Appendix 12) for the future 

redevelopment of the site. Whilst this information is not strictly required as part of the PP, it 

has been provided to demonstrate greater clarity around the potential development outcome 

for the site. As part of any future DA for this form of development, consideration will need to 

be given to the ADG as required under SEPP 65. In this regard, it is to be noted that the ADG 

is a 'guide' and is flexible in its application where it is demonstrated that there are acceptable 

alternative solutions.  

An ADG Compliance Table (Appendix 12) has been prepared against the preliminary 

indicative plans. The ADG Compliance table demonstrates that the development is generally 

consistent with the ADG, with some numerical minor non-compliances (including separation, 

communal open space and deep soil). However, the future DA can be designed so that it 

satisfies the 'objectives' of the ADG if numerical compliance cannot be achieved (e.g. privacy 

screens and/or winter gardens to maintain privacy given the proximity to adjoining 

properties). The merit of the future development will be considered in detail at the DA stage, 

where any potential impacts can be ameliorated.  

 

Flora and Fauna 

The subject site has existing vegetation located centrally on the site within the courtyard of 

the building. The existing trees are fully screened by the existing built form, and are not visible 

from the public domain. An Arboricultural Impact Appraisal has been undertaken by Naturally 

Trees and is provided at Appendix 11. The future redevelopment of the site will require the 

removal of these trees, resulting in a total loss of seven (7) 'low category' trees. The 

Arboricultural Report concludes that the removal of the trees are acceptable, particularly 

given that they are not visible to the surrounding area and do not contribute to the character 

or amenity of the area. Further trees 5, 7, and 10 and identified as 'class 4 weeds' and should 

be removed regardless of any future development.  

The report also outlines various recommendations to ensure that the existing tree along the 

rear laneway (Tree 3) is not damaged through the redevelopment of the site.  
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6.3.3 Has the planning proposal adequately addressed any social and economic 

effects? 

The Planning Proposal will have a positive economic effect by stimulating redevelopment 

and encouraging future retail/commercial floor space and residential development to improve 

the economy of the surrounding area. The proposed development contributes to the 

continued social growth of the area by encouraging a pattern of development which will help 

to diversify and increase housing choice. The PP will encourage the redevelopment of the 

site which is currently vacant and dilapidated, and does not provide activation of Norton 

Street. The PP will require the activation of Norton Street to benefit from the additional floor 

space and height incentives proposed. Not only will the activation improve the sites 

functionality with the town centre, the proposal will significantly improve the presentation to 

the streetscape that currently exists. This includes all facades as viewed from the public 

domain, as well as improving the casual surveillance opportunities afforded from the site, 

particularly along the rear/western lane way.  

The PP also encourages the future use of the site to be for seniors housing, and includes 

15% of the residential accommodation to be affordable places. This is consistent with the 

MOU that the former Leichhardt Council and the applicant (Uniting) entered into in 2015. The 

provision of modern seniors housing will be a social benefit to the community, which is 

currently experiencing an ageing population that is faced with a lack of desirable 

accommodation in the area that supports residents to 'age in place'.  

This PP will enable the development of the sites which are responsive to supporting the 

current and future social character of the locality, as well as supporting and revitalising its 

economic potential. Given the proximity of the site to public transport, services and 

infrastructure, this is an ideal site for development. 

Accordingly, it is considered that the PP will have a positive effect on the local economy and 

community. 

6.4 State and Commonwealth Interests 

6.4.1 Is there adequate public infrastructure for the planning proposal? 

The surrounding area is serviced by various bus services that provide connections to the 

surrounding suburbs, including the Sydney CBD. Notwithstanding this, the site is well situated 

within the Norton Street retail precinct, with a variety of community services, recreational 

opportunities, medical practices, and retail/commercial opportunities.  

The proposed future redevelopment on this site allows for a building that provides a 

significantly improved presentation to the public domain, and enhancing the streetscape in 

the immediate area. 

Existing utility services will adequately service the future development proposal as a result of 

this PP, and will be upgraded or augmented where required. Waste management and 

recycling services are available through Inner West Council. 

This PP does not obstruct the existing public infrastructure. In fact, the proposal seeks to 

support and enhance the public infrastructure of the site and its surrounds. 

6.4.2 What are the views of state and Commonwealth public authorities consulted 

in accordance with the Gateway determination? 

At this first iteration of this PP, the appropriate State and Commonwealth public authorities 

have not yet been identified, and the Gateway Determination has yet to be issued by the 

Department of Planning and Environment.   
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7. Part 4 - Mapping 

The PP will require an amendment to the Key Sites Map supporting the Leichhardt LEP 2013. 

This map will correlate with the proposed 'Additional local provision' in Part 6 of the written 

instrument, indicating the existence of site specific development controls.  
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8. Part 5 - Community Consultation 

This PP is considered to be of a type that falls within the definition of a ‘low impact Planning 

Proposal.2’ Therefore, it is likely to be on exhibition for a minimum period of 14 days.  The 

community will be notified of the commencement of the exhibition period via a notice in a 

local newspaper and via a notice on Inner West Council's website. The written notice will: - 

▪ Give a brief description of the objectives or intended outcomes of the PP; 

▪ Indicate the land affected by the PP; 

▪ State where and when the PP can be inspected; 

▪ Give the name and address of the RPA for the receipt of any submissions; and 

▪ Indicate the last date for submissions. 

During the exhibition period, the following material will be made available for inspection: - 

▪ The PP, in the form approved for community consultation by the Director General of 

Planning and Infrastructure; 

▪ The Gateway determination; and 

▪ Any studies relied upon by the PP. 

 

  

                                                      

2 Low impact planning proposal means a planning proposal that in the opinion of the person making the Gateway 

determination is consistent with the pattern of surrounding land use zones and/or land uses, is consistent with the 
strategic planning framework, presents no issues with regard to infrastructure servicing, is not a principle LEP, and 
does not reclassify public land. 
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9. Part 6 - Project Timeline 
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10. Conclusion 

This Planning Proposal is a proposal by Uniting to amend the existing zoning of 168 Norton 

Street, Leichhardt to enable the redevelopment of the site for seniors housing including 

amending the maximum FSR control and introducing a maximum height limit. The Planning 

Proposal will enable the construction of a mixed use building development comprising: - 

▪ Ground Floor retail / commercial floor space fronting Norton Street; and  

▪ Up to five levels of residential floor space for seniors housing. 

The Planning Proposal: - 

▪ Is consistent with the objectives of the zoning pursuant to the current Leichhardt Local 

Environmental Plan (LEP) 2013; 

▪ Resolves the amalgamation of these sites to provide a single redevelopment; 

▪ Provides a built form that in keeping with previous negotiations with Council and 

consultation with the community; 

▪ Is a suitable development which is consistent with the existing and future built form 

and will not adversely impact on the locality; 

▪ Is consistent with APfGS objectives to locate increased residential density closer to 

public transport and providing a range of accommodation types; 

▪ Provides via a proposed offer to dedicate 15% of the overall development as affordable 

places;  

▪ Is consistent with the Ministerial Directions; and 

▪ Positively contributes net community/social benefits. 

In summary there is no reasonable planning basis which would not support the changes to 

the height and FSR provisions of the LLEP for this site. The proposal will allow for a future 

built form that has been guided by previous negotiations with the community and Council, 

and will provide positive social outcomes through increased supply of seniors housing and 

affordable places in the LGA.
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ITEM 2.5 FUTURE PLANNING OF UNITINGCARE PROPERTIES IN 

LEICHHARDT 

Division Environment and Community Management 

Author Director Environment and Community 
Management 

Meeting date 23 September 2014 

Strategic Plan Key Service 
Area 

Accessibility 
Business In The Community 
Community Well-Being 
Place Where We Live And Work 

SUMMARY AND ORGANISATIONAL IMPLICATIONS
 

Purpose of Report To provide Councillors with the details of the 
community forums conducted in July 2014 in 
relation to 

a. Confirm guiding principles 
b. Develop plans for the future development 

of the 3 UnitingCare properties in Leichhardt. 

Background  On 27th May 2014, Council resolved to continue 
the process of working with UnitingCare to 
confirm guiding principles and develop plans for 
the future development of the 3 Leichhardt 
UnitingCare properties to facilitate the provision of 
affordable and supported housing for people of all 
ages, key workers and people with disabilities 
across the 3 sites. 

Current Status Council needs to endorse the outcome of the 
forums before proceeding to the next stages of: 

 Notifying the local community of the 
outcomes and seeking their views 

 Finalising the planning controls for the 
respective sites 

 Considering development proposals for the 
sites. 

Relationship to existing 
policy 

The project is consistent with the objectives of 
Council’s Strategic Plan and a series of Council 
resolutions 

Financial and Resources 
Implications 

Council has previously resolved to identify 
opportunities to fund the further work at the 
upcoming quarterly budget review. 

Recommendation That: 
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1. the report be received and noted 
2. the proposed building envelopes – 

comprising heights, setbacks and indicative 
FSR’s be endorsed 

3. Based on the endorsed documentation, 
Council Officers: 
a. Publicly exhibit the proposed 

development controls for the three sites, 
on the Council web site and via letters 
and emails 

b. Notify all stakeholders previously notified 
in the development of the proposed 
guidelines 

c. Include a public drop in session in the 
notification period 

d. Present the results of the community 
engagement to a future Council meeting 

4. UnitingCare be advised in terms of 
recommendations 2 and 3 above 

Notifications Nil 

Attachments Yes 
Attachment 1 – KJA Uniting Care Community 
Forums Summary Report 
Attachment 2 – Allen Jack + Cottier Uniting Care 
NSW Leichhardt Sites 
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Purpose of Report 

To provide Councillors with the details of the community forums conducted in July 
2014 in relation to: 

a. 	 Confirming guiding principles 
b. 	 Developing plans for the future development 

of the 3 UnitingCare properties in Leichhardt. 

Recommendation 

That: 
5. 	 the report be received and noted 
6. 	 the proposed building envelopes – comprising heights, setbacks and indicative 

FSR’s be endorsed 
7. 	 Based on the endorsed documentation, Council Officers: 

e. 	 Publicly exhibit the proposed development controls for the three sites, on 
the Council web site and via letters and emails 

f. 	 Notify all stakeholders previously notified in the development of the 
proposed guidelines 

g. 	 Include a public drop in session in the notification period 
h. 	Present the results of the community engagement to a future Council 

meeting 
8. 	 UnitingCare be advised in terms of recommendations 2 and 3 above 

Background 

February 2013 
In February 2013 representatives of UnitingCare Ageing met with representatives of 
Council to: 

 discuss housing issues currently confronting the Leichhardt Local 

Government Area 


 potential planning options for a number of their Leichhardt properties. 


April 2013 
Subsequent to this meeting, UnitingCare wrote to Council to request the 
establishment of a formal process for discussing the future use and planning of two 
sites: 

1. Annesley House, located at 15-17 Marion Street Leichhardt 
2. Harold Hawkins Court, located at 18 Norton Street, Leichhardt. 

Council considered these matters at its meeting on 23 April 2013, at which time it 
resolved to: 

“commence negotiations with UnitingCare Ageing to establish a planning 
agreement applying to properties at 15-17 Marion St (Annesley House) and 168 
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Norton St (Harold Hawkins House) to assist the provision of affordable and 

supported housing at those locations for people of all ages, key workers and 

people with disabilities.
 

That in order to maximise Council’s support for the social benefit enabled through 
the dedication of these valuable land holdings, and in light of the clearly stated 
philanthropic intent of UnitingCare Ageing to make a bold intervention assisting 
the capacity of Leichhardt’s residents to `age in place’, that Council explore 
opportunities made available to projects on both sites through the granting of 
density bonuses”. 

Refer Resolution C126/13 
August 2013 
On 20th August 2013 a report was presented to the Housing Advisory Committee 
outlining progress in relation to the UnitingCare Properties.  Refer Item 7.2 

The report noted that Council staff had begun the process of preparing for the 
negotiations for establishing an agreement with UnitingCare, by: 

	 Reviewing Council’s past practices and the practices of other Councils when 
preparing similar plans and agreements, in particular: 

o 	Leichhardt Council - Terry Street Rozelle  

o 	Marrickville Council – former Marrickville Hospital site  

o 	City of Sydney – Ultimo and Camperdown 

	 Identifying the key outcomes Council would like to achieve in relation to the two 
sites, namely: 

o 	Facilitating the redevelopment of both sites 

o 	Ensuring that redevelopment is financially viable 

o 	Achieving a significant housing outcome in terms of the provision of 

one or more of the following on each of the sites:  
Modern Aged Housing 

Affordable Housing for Key Workers 

Supported Housing 

o 	Activating the ground level Norton Street frontage  

o 	Providing on-site parking suited to the likely future demand created by 

tenants 

o 	Ensuring that urban design considerations inform the ultimate building 

envelope and development footprint and confirm an upper limit in terms 
of floor area 

o 	Involving the local community and other key stakeholders throughout 

the process 

	 Identifying a potential format for an agreement. In this regard the report noted 
that there were a number of documents that Council could draw from to 
develop an agreement, for example: 

o 	MOU – Leichhardt Council and Department of Housing 
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o VPA – Leichhardt Council and ANKA Developments  

Refer Resolutions HC42/13 and C448/13 

January 2014 
By way of letter dated 30 January 2014, UnitingCare Ageing contacted Council and 
advised that they had: 

• 	 Reviewed previous Council resolutions in relation to this matter 
• 	Familiarised themselves with Council practices in relation to matters such as 

involving the community in the redevelopment of land in Terry Street, Rozelle 
• 	 Investigated the current condition of their buildings and possible development 

opportunities 
• 	 Familiarised themselves with the range of housing issues confronting the 

Leichhardt LGA 
• 	 Advised that they were now in a position to proceed in working with Council to 

progress the planning for its Leichhardt sites. 

As a consequence UnitingCare suggested that Council and UnitingCare should 
consult the local community as soon as possible. In response the Mayor advised 
Councillors of his intention to: 

1. 	 notify local residents of UnitingCare’s intentions – in accordance with the 

provisions of the Notifications DCP 


2. 	 invite local residents to attend a community briefing to obtain information from 
Council Staff and UnitingCare. 

February 2014 
Home Inc. attended the Housing Advisory Committee on 18th February 2014. Home 
Inc presented information to the committee.  Subsequent to the Home Inc. 
presentation the committee resolved that: 

Council Officers investigate and advise on the impediments to Council investing 
capital funding to support mixed developments inclusive of supported and affordable 
housing models. The advice should consider how Council could play an active role in 
the funding while achieving a financial return to Council. The investigations should 
take into account the presentations to the Housing Advisory Committee on supported 
and affordable housing models 

Refer Resolutions HC 05/14 and C44/14 

March 2014 – Community Forum 1 
A Community Forum was held in Leichhardt Town Hall on Wednesday 12th March 
2014. Prior to the forum 525 invitations were sent out the surrounding land owners 
and occupiers inviting them to attend.  Members of the Seniors Council’s and 
Housing Advisory Committee were invited and a notice was placed on Council’s web 
site. 

In response a total of 62 people attended the forum.  The forum commenced with 
presentations from representatives of Leichhardt Council Staff and UnitingCare 
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Ageing – copies of which can be viewed on the Leichhardt Council website, refer: 
http://www.leichhardt.nsw.gov.au/Planning---Development/Major-Developments-and­
Planning-Projects/Uniting-Care-Project 

The forum then broke into tables at which time they workshopped the following 
issues 

1. 	 What had they learnt on the night in relation to Housing Issues confronting the 
local community 

2. 	 Should Council work with UnitingCare and the local Uniting Church 
Congregation to address the Housing Issues confronting our community? 

Each table documented the details of their discussions – refer Attachment 1. At the 
end of the night each table reported back on the details of its discussions, which 
confirmed unanimous support for Council working with UnitingCare and the local 
Uniting Church Congregation to address the housing Issues confronting our 
community. 

May 2014 
At its meeting on 27th May 2014, Council considered a report documenting the 
outcomes of the March Community Forum, in particular: 

 Details of material presented at the community forum 

 Details of the matters discussed by each table during the course of the forum 

 Observations from those present in relation to the matter of Council continuing 
to work with UnitingCare to develop options for housing across the 3 sites 

 An outline of a program for taking the project forward. 

Refer: http://www.leichhardt.nsw.gov.au/ArticleDocuments/2815/item3.01-may2014­
ord.pdf.aspx 

In response, Council resolved in part, that: 

“2. 	 Council Officers proceed to work with UnitingCare, the local community and 
other key stakeholders to:-  
a. Confirm guiding principles  
b. Develop plans for the future development of the 3 UnitingCare properties  

5. 	 That any further consultation in this project ensure that the Leichhardt Precinct 
and local residents are informed and invited.” 

Refer Resolution C152/14 

Report 

Subsequent to the June Council Meeting, a further two Community Forums were 
held. 

14 July 2014 Community Forum 2 
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Community Forum 2 was held in Leichhardt Town Hall on day 14 July 2014.  Prior to 
the forum 533 invitations were sent out to: 

1. Surrounding land owners and occupiers 
2. Attendees of Community Forum 1 
3. Members of the Seniors Council’s and Housing Advisory Committee 
4. Leichhardt Precinct 

A notice was also placed on Council’s web site under: “Events Whats On?”. 

In response a total of 18 people attended the forum.  The forum commenced with 
presentations from representatives of Leichhardt Council Staff and Allen Jack + 
Cottier – copies of which can be viewed on the Leichhardt Council website, refer: 
http://www.leichhardt.nsw.gov.au/ArticleDocuments/336/uniting-care-project-council­
presentation-14july.pdf.aspx 

Information presented to those present included: 

 The History 

 Site Analysis 

 Site Constraints 

 Site Opportunities 

 Draft Guiding Principles 

During the course of the Community Forum, those present were asked to comment 
on a draft set of Guiding Principles based on: 

1. Council reports 
2. Discussion with owners 
3. Initial research by architects 

At the conclusion of the Community Forum all those present were asked to 
personally “rate’ the relative importance of each guiding Principle– refer Attachment 
1. 

A detailed summary of the Community Engagement process in relation to each of 
the Community Forums is contained in Attachment 1. 

31 July 2014 Community Forum 3 
Community Forum 3 was held in Leichhardt Town Hall on 31 July 2014.  Prior to the 
forum 558 invitation letters were sent out to: 

1. Surrounding land owners and occupiers 
2. Attendees of Community Forums 1 and 2 
3. Members of the Seniors Council’s and Housing Advisory Committee 
4. Leichhardt Precinct 

A notice was also placed on Council’s web site under: “Events Whats On?”. 
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In response a total of 20 people attended the forum.  Again the forum commenced 
with presentations from representatives of Leichhardt Council Staff and Allen Jack + 
Cottier – copies of which can be viewed on the Leichhardt Council website, refer: 
http://www.leichhardt.nsw.gov.au/ArticleDocuments/336/uniting-care-project-council­
presentation-31july.pdf.aspx 

Information presented to those present included: 

 Process to date 

 Guiding Principles 

 Rating of Guiding Principles 

 Residential Flat Code Design 

 Draft Building Envelopes 

 Group Discussion 

 Next Steps 

During the course of the Community Forum, those present were asked to comment 
on a draft set of Building Envelopes and Development Guidelines– refer 
Attachment 1. 

A detailed summary of the Community Engagement process in relation to each of 
the Community Forums is contained in Attachment 1. 

Outcomes from the Community Forums 2 and 3 

During the course of the Community Forums conducted in July 2014: 

1. 	 A draft set of Guiding Principles, were presented 
2. 	 The draft Guiding principles were endorsed 
3. 	 The Guiding Principles were individually rated by those present and were 

used to inform the development of Draft Building Envelopes for each of the 
sites. 

The following table lists the adopted Guiding Principles in order of importance 
– as personally rated by those present at the Community Forum 
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4. 	 The Draft Building Envelopes for each of the sites were developed in 
response to both the Guiding Principles and the discussion/feedback provided 
during the course of the final Community Forum. 

Final Draft Development Controls 

Subsequent to the final Community Forum, Council’s consultants reviewed the 
feedback provided and have prepared a final set of guidelines for each of the sites – 
Refer Final Report – Attachment B. 

The proposed controls for each of the sites can be summarised as follows: 

1. 	 17 Marion Street - Annersley House – Refer Pages 6-7 Attachment B 

The following minimum floor to ceiling 

heights apply: 

Commercial/retail street level - 3.6 m. 

Commercial/retail upper levels - 3.3 m. 

Residential - 2.7 m 

Balcony balustrades - 1.1 m (included 

within the building envelope)
 
Estimated FSR - 2:1 


2. 	 168 Norton Street - Harold Hawkins Court and Carlisle Street – Refer 
Pages 8-11 Attachment B 

Norton Street 
The following minimum floor to ceiling 

heights apply: 

Commercial/retail street level - 3.6 m. 

Commercial/retail upper levels - 3.3 m. 

Residential - 2.7 m 

Balcony balustrades - 1.1 m (included 

within the building envelope)
 
Estimated FSR - 3:1


 Carlisle Street 
The following minimum floor to ceiling 

heights apply: 

Commercial/retail street level - 3.6 m. 

Commercial/retail upper levels - 3.3 m. 

Residential - 2.7 m 

Balcony balustrades - 1.1 m (included 

within the building envelope)
 
Estimated FSR - 3:1 


3. 	 1-3,5 Wetherill Street - Lucan Care and Wesley Church – Refer Pages 12-14 
Attachment B 
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The following minimum floor to ceiling heights apply: 

Commercial/retail street level - 3.6 m. 

Commercial/retail upper levels - 3.3 m. 

Residential - 2.7 m 

Balcony balustrades - 1.1 m (included 

within the building envelope)
 
Estimated FSR - 2:1 


The report also suggests that there may be merit in exploring a Masterplan for 
a larger site. 

Community Consultation 
Council has previously developed Draft Development Controls for specific sites, for 
example Terry Street Rozelle and Johnston Street Annandale. 

On these occasions, community consultation has been incorporated into the 
process. In both cases the local Precinct was advised, as were nearby land owners 
and occupiers. A notice was also placed on the Council web page.  Given that this 
project involves three sites, Council Officers are also suggesting that a public drop in 
session may be appropriate. 

This approach is consistent with Council’s adopted Community Engagement 
Framework. 

Attachments 

Yes 
Attachment 1 – KJA Uniting Care Community Forums Summary Report 
Attachment 2 – Allen Jack + Cottier Uniting Care NSW Leichhardt Sites 
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ITEM 3.2 FUTURE PLANNING OF UNITINGCARE PROPERTIES IN 

LEICHHARDT 

Division Environment and Community Management 

Author Director Environment and Community 
Management 
Manager Legal Services 

Meeting date 16th December 2014 

Strategic Plan Key Service 
Area 

Community wellbeing 
Accessibility 
Place where we live and work 
Business in the community 

SUMMARY AND ORGANISATIONAL IMPLICATIONS
 

Purpose of Report To provide Councillors with additional information ­
pursuant to its resolution dated 23 September 
2014, in relation to the 3 UnitingCare properties in 
Leichhardt. 

Background  On 27th May 2014, Council resolved: 

To schedule a Councillor briefing on the future 
planning of UnitingCare properties in Leichhardt in 
relation to: 

 the legal status of putting the developments on 
exhibition 

 the legal status of ensuring these properties 
are used in perpetuity for the purpose identified 
by Council being affordable, supported, 
housing for key workers or housing to age in 
place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring 
properties and on the traffic network and 

 Clarification on the status of the Carlisle 
property within this proposed group 
development.  

Submit a report back to the October Ordinary 
Meeting. 

Current Status Council needs to endorse the outcome of the 
community consultation before proceeding to the 
next stages of: 

 Finalising the planning controls for the 
respective sites 

 Considering development proposals for the 
sites. 
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Relationship to existing 
policy 

The project is consistent with the objectives of 
Council’s Strategic Plan and a series of Council 
resolutions 

Financial and Resources 
Implications 

Council has previously resolved to identify 
opportunities to fund the further work at the 
upcoming quarterly budget review. 

Recommendation That: 
1. The report be received and noted 
2. The Mayor and General Manager be 

authorised to execute the Draft MOU on 
behalf of Council, subject to any minor 
administrative amendments that may be 
required 

3. The proposed building envelopes – 
comprising heights, setbacks and indicative 
FSR’s be endorsed 

4. Based on the endorsed documentation, 
Council Officers:  
a. Publicly exhibit the proposed 

development controls for the three 
sites, on the Council web site and via 
letters and emails 

b. Notify all stakeholders previously 
notified in the development of the 
proposed guidelines 

c. Include a public drop in session in the 
notification period 

d. Present the results of the community 
engagement to a future Council 
meeting 

5. UnitingCare be advised in terms of 
recommendations 2, 3 and 4 above. 

Notifications Nil 

Attachments 1.Draft MOU 
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Purpose of Report 

To provide Councillors with additional information in relation to the future planning of 
the 3 UnitingCare properties in Leichhardt, including information in relation to: 

	 the legal status of putting the developments on exhibition 

	 the legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development. 

Recommendation 

That: 
1. 	 The report be received and noted 
2. 	 The Mayor and General Manager be authorised to execute the Draft MOU on 

behalf of Council, subject to any minor administrative amendments that may be 
required 

3. 	 The proposed building envelopes – comprising heights, setbacks and 

indicative FSR’s be endorsed  


4. 	 Based on the endorsed documentation, Council Officers:  
a. 	 Publicly exhibit the proposed development controls for the three sites, on 

the Council web site and via letters and emails 
b. 	 Notify all stakeholders previously notified in the development of the 

proposed guidelines 
c. 	 Include a public drop in session in the notification period  
d. 	 Present the results of the community engagement to a future Council 

meeting 
5. 	 UnitingCare be advised in terms of recommendations 2, 3 and 4 above. 

Background 

Council last considered this matter it its meeting on 23 September 2014 – Refer 
http://www.leichhardt.nsw.gov.au/ArticleDocuments/2910/item2.05-sep2014­
ord.pdf.aspx . 

In doing so Council considered attachments providing: 

	 A detailed summary of the Community Engagement process in relation to 
each of the Community Forums 

	 Draft Building Envelopes - for each of the sites, developed in response to both 
the Guiding Principles and the discussion/feedback provided during the 
course of the Community Engagement. 
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In response Council resolved: 

That Council provide a Councillor briefing on the future planning of UnitingCare 
properties in Leichhardt and a report be brought back to the October Ordinary 
Meeting. 

That the briefing include the legal status of putting the developments on 
exhibition: 

	 The legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place  

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development - Refer Resolution C300/14 

Report 

Councillor Briefing 7 October 2014 

The Councillor provided the following information: 

 Background to the project 

o 	 Details of previous Council Resolutions in April and August 2013 

o 	 Details of correspondence from UnitingCare dated 30 January 2014 

o 	 Details of Community Consultation on 13 March 2014, 14 July 2014 and 

31 July 2014 

o 	 Details of draft Guiding Principles 

o Details of draft Building Envelopes 

 Details of the planning approach to develop the draft building envelopes 

o 	 Informed by community consultation and the draft Guiding Principles 

o 	 Informed by matters such as compliance with SEPP 65 

o 	 Including a preliminary assessment potential impacts and opportunities for 

further refinement 

 Legal status of the draft building envelopes and any resulting development 

o 	 Including the need for transparency 

o 	 Including how we can ensure that the properties are used in perpetuity for 

the identified purposes 

Meeting with Representatives of Uniting Care 22 November 2014 

Council representatives have since met with UnitingCare Ageing, at which time it 
was agreed that: 
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1 	 Ownership of the sites will remain with a not-for-profit organisation who 
provides community accommodation 

2 	 In the event that UnitingCare don’t retain ownership prior to any redevelopment 
commencing, the zoning controls will revert to the existing controls 

3 	 Any rezoning could be accompanied by a site specific Voluntary Planning 
Agreement: 
a. 	 Protecting the “Community Benefit” in the event that the site is sold  
b. 	 Specifying the level of development on the site in terms of maximum height, 

parking, FSR and land 
c. Requiring a minimum 4 Star Green Star rating for any new development 

4 A draft M.O.U would be prepared specifying the details in 1-3 above. 

Analysis of Draft Building Envelopes and Potential Resulting Development 

Annersley House 17 Marion Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 86 Beds Target of 108 Aged 

Care Beds 

Community Benefit: Replace and increase existing aged care accommodation 
with modern “best practice” aged care accommodation. 
Any rezoning to be accompanied by a site specific VPA. 

Harold Hawkins Court 168 Norton Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 1.5:1 3.0:1 
BUILDING FSR 1.7:1 3.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 104 Beds Target of 40 

Independent Living 

Units. 

15% Affordable 

Housing. 

Active Street Front. 


Community Benefit: Replace existing vacant building with modern “best 
practice” independent living accommodation, 15% 
affordable. Any rezoning to be accompanied by a site 
specific VPA. 
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Lucan Care / Wesley Church 1-5 Wetherill Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 16 meters 
USE………………………… 20 student rooms. 60 student rooms. 

Office building. Office building. 
Community Hall. Community Hall. 
Place of Worship. Place of Worship. 

Retail. 

Community Benefit: Replace existing Hall and Place of Worship, replace and 
increase existing Student Accommodation with modern 
“best practice” Student Accommodation and ancillary retail.  
Any rezoning to be accompanied by a site specific VPA. 

Draft MOU 

A draft MOU has since been prepared – Refer Attachment 1.  The Draft MOU - when 
executed, will facilitate Council pursing “community benefits” from the proposed 
developments; “community benefits” in the form of activating the Norton Street 
frontage of Harold Hawkins Court site together with affordable housing for key 
workers, supported living, aged housing and student housing across the three sites. 

Attachments 

1.Draft MOU 
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CHAPTER 1 

INTRODUCTION  
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the Subject site 

INTRODUCTIONO1

The site is located in the inner west 
suburb of Leichhardt, approximately 
6km to the west of Sydney's CBD. It 
lies within the newly created Inner West 
Local Government Area (LGA). The 
nearest major arterial roads are the 
City West Link, 900m to the north, and 
Parramatta Road, 800m to the south. 

The site is owned by the Uniting Church 
Australia and known as 168 Norton 
Street and 'Harold Hawkins Court ILU'. It 
has a L-shape with two street frontages, 
one to Norton Street and one to Carlisle 
Street. The current built form is a four 
storey courtyard building. 

To the west, north and south, the site is 
surrounded by single and multi-family 
residential development. To the east lies 
the Norton Street commercial precinct. 

Due to its size, location, use, visual 
prominence and scale of the current and 
potential built form, future development 
of this site will have an impact on the 
local character and the look and feel of 
this part of Leichhardt. 

Bike route - strategic link (on road) 

Bike route - strategic link (shared path) 

Bike route - local link (on road)  

Bus stop 

Bus routes L37, L38, L39 

Bus routes 436, 438, 439  

Leichhardt Local Link (community bus) 

100m radius

Subject site  

13

10km radius 

20km radius 

Leichhardt

Figure 1	 Metropolitan context diagram 				  
	 (Source: A Plan For Growing Sydney, 2014)

Figure 2	 Aerial photo showing the site in its context (source: nearmap.com)
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Background Purpose of this report Report structure  

INTRODUCTIONO1

Above: views of the 3D massing model showing 
the site and current built form in its context  

The report is structured in five parts. 

Chapter 1 provides the background to 
the project and purpose of this study. 

Chapter 2 outlines a contextual analysis 
that considers the site's location with 
respect to the wider context including 
transport and accessibility, landscape 
and topography, heritage, land use and 
local character.  

Chapter 3 provides guiding urban 
design principles to inform future 
development. 

Chapter 4 includes the proposed built 
form controls developed by AJ+C 
and tests their impact, and Chapter 5 
outlines the recommendations. 

The site is located within the Inner 
West Council but was previously part of 
the Leichhardt Council LGA. In 2012, 
AJ+C prepared a report for Leichhardt 
Council which outlined proposed site 
specific planning controls in the form of 
recommended building envelopes and 
guiding design principles. 

The proposed changes to the height 
and FSR outlined in the report for this 
site have the in principle support of the 
previous Council (via a signed MoU). 

Reference documents 
The following references were reviewed 
to prepare this report:

Leichhardt Local Environmental Plan 
(LEP) 2013

Leichhardt Development Control Plan 
(DCP) 2013

UnitingCare Ageing Leichhardt Sites 
report prepared by AJ+C, 2012

Survey plan drawing by Project 
Surveyors, September 2016

This urban design report has been 
provided to support a Planning 
Proposal that seeks to alter the 
primary planning controls including 
permissible building height and FSR 
in order to facilitate redevelopment to 
accommodate an independent living 
facility. 

The new planning controls would 
encourage the demolition of the 
current structures on the site and their 
replacement with a five storey building 
with one level of basement parking. 

This report considers the built form 
massing outlined in the UnitingCare 
Ageing Leichhardt Sites report 
prepared by AJ+C (2012) and identifies  
if this massing provides an appropriate 
urban design response given the local 
context and relevant planning controls. 
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CHAPTER 2 

Context ANALYSIS  
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Site LOCATION 
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The subject site (168 Norton Street, 
Leichhardt) is also known as Harold 
Hawkins Court, with a total land area 
of approximately 2,000m² and an 
L-shaped form. 

Located on the western side of Norton 
Street, Leichhardt's main shopping 
street, the site has a prominent 
frontage of approximately 34m to 
Norton Street. A secondary frontage 
exists to Carlisle Street to the south, 
which is approximately 14.5m wide. 

The site is currently occupied by a 
large 4-storey building, a former aged 
care facility with 104 beds which has 
been vacant since a few years. 

Context ANALYSIS O2

Figure 3	 Local context aerial diagram
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Figure 4	 Transport and accessibility diagram
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Transport and ACCESSIBILITY

The subject site has good access to 
public transport via a number of bus 
routes that operate along Norton Street 
and Marion Street (250m to the south), 
connecting Leichhardt to the Sydney 
CBD and surrounding suburbs. One 
bus stop is located directly in front of 
the site. In addition to public buses, the 
Leichhardt Local Link community bus 
stop is 250m south of the site along 
Marion Street.  

The closest pedestrian crossing is 
located 20m to the south on Norton 
Street at the intersection with Carlisle 
Street. Another formal crossing 
point lies 150m to the north at the 
intersection with Allen Street. Further 
south along Norton Street at the 
intersection with Marion Street is a 
signalised 4-way intersection. 

The area also offers various east-west 
and north-south on-road bike routes 
which connect Leichhardt to its wider 
context, including shared off-road paths 
along Canal Road and Whites Creek. 

Context ANALYSIS O2
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Figure 5	 Landscape and topography diagram (contour information source: Google Elevation API, jQuery, CONREC)

NORTH

Landscape and Topography

The site is located north-west of a 
local high point which occurs close 
to the intersection of Marion Street 
and Norton Street. Like many other 
inner suburbs of Sydney, it is on this 
highpoint where significant historic and 
civic buildings of the neighbourhood are 
located, including the Post Office, Town 
Hall and Leichhardt Public School. 

From the Marion Street/ Norton Street 
intersection, the land falls to the north-
west towards a local low point along 
Francis Street. The subject site has a 
fall of approximately 3 metres from the 
south-east to the north-west. 

Pioneers Memorial Park is a significant 
public open space 200m north of the 
site. A smaller open space (playground) 
is located at Marlborough Street 
approximately 250m to the south-west. 

Context ANALYSIS O2
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Figure 6	 Heritage diagram 
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HERITAGE

The site lies within the Whaleyborough 
Estate Heritage Conservation Area 
and is in close proximity to the Royal 
Hotel (Item No.1 in the adjacent 
diagram) which was built in 1886. The 
hotel occupies a prominent corner 
at Norton Street and Carlisle Street 
and lies on a terminating vista along 
Short Street. Another heritage listed 
hotel, the Leichhardt Hotel (No.2), is 
approximately 200m east of the site.  

Pioneers Memorial Park to the north, 
created in 1942, is heritage listed 
and the site of the former Balmain 
Cemetery which operated from 1868 
until 1912. 

Other significant heritage items in 
the area include the All Souls Church 
and Rectory (No.4 and 5), the former 
Leichhardt Post Office (No.10) and 
Leichhardt Town Hall (No.9). The town 
hall dates back to 1888, the clock tower 
was added in 1897 to mark Queen 
Victoria's diamond jubilee. 

Future development on the subject 
site needs to sensitively consider the 
impact on the nearby heritage items 
and its location within a heritage 
conservation area. 
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Figure 7	 Land uses diagram

Context ANALYSIS O2

The site is located on Norton Street 
which offers a wide variety of 
community, commercial and retail 
facilities within close proximity including  
banks, shopping, groceries, medical 
facilities, chemist, library, community 
centre, pubs, restaurants, cafés and 
individual retail outlets. 

This section of Norton Street is on land 
that slopes gently to the north. There 
are two medical centres within 200m of 
the site, a large medical centre located 
to the south east on Short Street and 
a second medical centre located to the 
north on the corner of Norton Street 
and Allen Street. 

Norton Plaza, a large neighbourhood 
shopping centre with 50 specialty 
stores and a Coles supermarket and 
the Palace Norton Street Cinema are 
located to the south of Marion Street 
within a 15-20 minute walk of the site.
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Figure 8	 Land zoning diagram 

NORTH

ZONING AND FSR CONTROLS 

The subject site is zoned 'B2 Local 
Centre' in the Leichhardt Local 
Environmental Plan (LEP) 2013. 

This zone provides for a range of 
retail, business, entertainment and 
community uses to serve the needs 
of people who live, work and visit the 
neighbourhood. It seeks to encourage 
employment opportunities in accessible 
locations and also allows for residential 
accommodation while maintaining 
active retail, business or other 
non-residential uses at the street level.

The maximum floor space ratio that 
currently applies to the site is 1:1 
however the current building on the site 
has a ratio substantially higher than 
this. 

Adjacent properties to the north and 
south along Norton Street are also 
zoned B2. Land parcels to the north 
and west are zoned 'R1 General 
Residential' which allows for a variety 
of housing types and densities and 
other land uses that provide facilities or 
services to meet the day to day needs 
of residents. The maximum FSR for 
adjoining land zoned R1 is 0.5:1. 
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The Royal Hotel, built in 1886, 
is located at the corner Norton 
Street and Carlisle Street. Its 
prominent location and high 
visibility make it an important 
landmark which positively 
contributes to the local character. 

Local character

Photo source: Google Streetview

Another nearby notable building 
is the Leichhardt Post Office, 
opened in 1889 and located on 
the corner of Norton Street and 
Wetherill Street. Designed in 
the 'Victorian Italianate' style it 
features a slender tower element 
as a visual marker. 

On the eastern side of Norton 
Street, stepped footpath dining 
areas encourage businesses 
to provide outdoor tables 
and chairs, adding to the 
neighbourhood's visible activity 
and vibrancy. 

Norton Street, Leichhardt's main 
street, has continuous awnings, 
level topography, pedestrian 
crossings and blister treatments 
which create a pedestrian 
friendly environment. The site 
(to the left of the image) has a 
prominent frontage to Norton St. 

Context ANALYSIS O2

The view up Carlisle Street 
towards Norton Street terminates 
in attached 2-storey buildings 
with active ground floor uses. 
The heritage listed Royal Hotel 
(to the right of the image) is 
located on the southern side of 
Carlisle Street and Norton Street. 

Opposite the subject site are 
2-storey attached buildings with 
a strong vertical and horizontal 
articulation. The variety of 
architectural expression, colours 
and materials add interest to the 
streetscape. 
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Existing 2-storey built form 
directly adjacent and to the 
north of the site along Norton 
Street, is attached with narrow 
frontages. This creates a varied 
and articulated 'fine grain' pattern 
with active ground floor uses that 
address the footpath. 

The current built form on the 
site along Norton Streets is a 
4 storey structure with a brick 
facade and continuous awning. 
There is little horizontal or 
vertical articulation to break the 
bulk and scale of this building. 

The site is an L-shape and has a 
second prominent street frontage 
of approximately 14.5 metres 
to Carlisle Street, close to the 
intersection with Norton Street. 
The current 4-storey built form 
steps back by approximately 5 
metres from the street.  

The third frontage of the site is 
along a north-south laneway 
that connects Carlisle Street 
to Maccauley Street. Recent 
2-storey residential attached 
dwellings (left side of image) 
address this lane and provide 
some level of safety and 
surveillance. 

Local character

Photo source: Google Streetview

Macauley Street has a 
residential character with 
predominantly detached single 
storey houses. The existing 
building on the site is visible 
from the street and the rear of 
these properties.  

Context ANALYSIS O2

The current built form on the site 
has a blank facade to the rear 
of residential properties fronting 
Macauley Street. The  large 
blank wall ensures there are no 
overlooking or privacy issues 
to neighbouring private open 
spaces (rear gardens). 
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Figure 9	 Immediate site context diagram 

IMMEDIATE SITE CONTEXT

The site has three frontages to the 
public domain. The most prominent 
is the approximately 34 metre long 
interface with Norton Street. The 
southern boundary addresses Carlisle 
Street (approx. 14.5m) and the western 
boundary (approx 57m) fronts onto a 
narrow north-south laneway. 

The regular street pattern and block 
structure of the area allows for easy 
wayfinding and creates efficient parcels 
for development. In some locations, 
streets discontinue and views terminate 
in built form across the street. 

Both Norton Street and Carlisle Street 
have a 20m wide road reserve and 
cater for 2-way traffic. Norton Street 
receives good solar access due to its 
north-south alignment. 

The 2-storey Royal Hotel at the corner 
of Carlisle Street and Norton Street, 
opposite the subject site, is heritage 
listed and a local landmark. 

Context ANALYSIS O2
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Figure 11	 Conceptual 3D context model, looking west
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CHAPTER 3 

URBAN Design Principles   
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Urban Design Principles O3

Introduction 1. SEPP Design Principles  

The preceding section analysed the key 
characteristics and features of the local 
area. This chapter identifies design 
principles that will influence the built 
form and key elements of the design 
that will allow the final built form on 
this site to contribute positively to the 
character of the local area. 

These principles have been influenced 
by three sources:

1.	 The State Environmental Planning 
Policy (Housing for Seniors or 
People with a Disability) 2004; 

2.	 The NSW Apartment Design Guide 
2015; and 

3.	 Good practice urban design 
principles developed by Studio GL 
that are relevant to site specific 
planning controls. 

 

The State Environmental Planning 
Policy (Housing for Seniors or People 
with a Disability) 2004 identifies design 
principles for Neighbourhood amenity 
and streetscape (Chapter 3, Part 3, 
Division 2). 

These state that the proposed 
development should:

a)	 recognise the desirable elements of 
the location’s current character (or, 
in the case of precincts undergoing 
a transition, where described in local 
planning controls, the desired future 
character) so that new buildings 
contribute to the quality and identity 
of the area;

b)	 retain, complement and sensitively 
harmonise with any heritage 
conservation areas in the vicinity 
and any relevant heritage items 
that are identified in a local 
environmental plan;

c)	 maintain reasonable neighbourhood 
amenity and appropriate residential 
character by:

i)	 providing building setbacks to 
reduce bulk and overshadowing;

ii)	 using building form and siting 
that relates to the site’s land 
form;

iii)	adopting building heights at 
the street frontage that are 
compatible in scale with adjacent 
development;

iv)	considering, where buildings are 
located on the boundary, the 
impact of the boundary walls on 
neighbours;

d)	be designed so that the front 
building of the development is set 
back in sympathy with, but not 
necessarily the same as, the existing 
building line;

e)	embody planting that is in sympathy 
with, but not necessarily the same 
as, other planting in the streetscape;

f)	 retain, wherever reasonable, major 
existing trees; and

g)	be designed so that no building is 
constructed in a riparian zone. 

 

Urban design guidelines for infill development   3 

Each issue is concerned with a different scale and level of detail, and they are all interrelated; 
consideration of any one must be balanced with consideration of the others. Site planning 
and design is a critical concern which relates closely to the success of other aspects of the 
development (see figure 1).  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

With the exception of section 1, information in the guidelines is presented in the following five 
part format: 

Introduction: describes the issue and why it is important  

Objectives: lists what it is that development should seek to achieve 

Design principles and better practice: describes specific principles and approaches that 
might be employed to achieve the objectives 

SEPP controls: lists the relevant standards that are contained in the policy 

Rules of thumb: suggests additional controls as guidance for good design.  

 

 
 

01: Each section of this document is concerned 
with one of the five interrelated issues that new 
infill developments must address. 
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Figure 12	 Five interrelated issues each concerned with a different scale and level of detail 			 
	 (Source: Seniors Living Policy, urban design guidelines for infill development, UDAS 2004) 
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27
Apartment Design Guide

Part 2 
Developing the controls 

This part explains the application 
of building envelopes and primary 
controls including building height, floor 
space ratio, building depth, separation 
and setbacks. It provides tools to 
support the strategic planning process 
when preparing planning controls

2A  Primary controls     30
2B  Building envelopes    31
2C Building height     32
2D Floor space ratio     34
2E Building depth     36
2F Building separation    38
2G Street setbacks     40
2H Side and rear setbacks    42

2. Apartment Design Guide 

The Apartment Design Guide (ADG) 
identifies that primary development 
controls are the key planning tool used 
to manage the scale of development 
so that it relates to the context and 
desired future character of an area 
and manages impacts on surrounding 
development. 

The ADG notes that primary controls 
should be developed taking into 
account sunlight and daylight access, 
orientation and overshadowing, natural 
ventilation, visual and acoustic privacy, 
ceiling heights, communal open 
space, deep soil zones, public domain 
interface, noise and pollution. 

The controls must be carefully tested 
to ensure they are co-ordinated and 
that the desired built form outcome is 
achievable. They should ensure the 
desired density and massing can be 
accommodated within the building 
height and setback controls. 

Key considerations when testing 
development controls and establishing 
a three-dimensional building envelope 
include the retention of trees, minimum 
setbacks, deep soil zones and 
basements, building separation and 
depth, and building performance and 
orientation.

Urban Design Principles O3

Figure 13	 Key considerations (Source: NSW Apartment Design Guide, 2015) 

28 Apartment Design Guide
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2A  Primary controls

Primary development controls are the key 
planning tool used to manage the scale 
of development so that it relates to the 
context and desired future character of an 
area and manages impacts on surrounding 
development.

Primary development controls include building 
height,	floor	space	ratio,	building	depth,	
building separation and setbacks (refer to in 
sections 2C-2H). When applied together, the 
primary development controls create a building 
envelope, which forms the three dimensional 
volume where development should occur.

Setting and testing the controls 

Primary controls should be developed taking 
into account sunlight and daylight access, 
orientation and overshadowing, natural 
ventilation, visual and acoustic privacy, ceiling 
heights, communal open space, deep soil 
zones, public domain interface, noise and 
pollution.

The controls must be carefully tested to 
ensure they are co-ordinated and that the 
desired built form outcome is achievable. 
They should ensure the desired density and 
massing can be accommodated within the 
building height and setback controls.

The rationale for setting primary controls 
needs to be explained to the community, 
applicants and practitioners.

Figure 2A.1 Key considerations when testing development controls and establishing a 

three-dimensional building envelope

1. Retention of trees 

3. Deep soil zones and basement levels 

5. Building performance and orientation 

2. Minimum setbacks 

4. Building separation and depth 

6. Three-dimensional building envelope 

1. Retention of trees

3. Deep soil zones and basement levels 

5. Building performance and orientation 

2. Minimum setbacks

4. Building separation and depth

6. Three-dimensional building envelope 

Apartment Design Guide
Tools for improving the design of 
residential apartment development 
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Lot size 
Development capacity depends on developable area  7

Interfaces
Development on the subject site 
is of a larger scale than that of 
the surrounding area. Setback 
controls encourage the taller 
buildings step down along the 
street to create more balanced 
and consistent streetscape 
proportion along Carlisle Street. 

Solar Access
Tall development can have an 
impact on the solar access of 
surrounding properties, streets 
and public spaces. The setback 
controls are designed to shape 
the development to ensure 
adequate sun access along 
Carlisle Street. 

Heritage integration 
transition to heritage items and settings  5

Heritage Integration
Heritage items contribute to the 
local character and the “look 
and feel” of a place. Setbacks, 
height controls and articulation 
are needed to encourage 
development that is sympathetic 
to these key features of the 
existing urban fabric.

Lot Sizes
There is an underlying assumption within 
planning controls that every site has the same 
development capacity. However larger sites 
often have greater flexibility with regards to the 
design of the built form and can more easily 
accommodate an increase in scale (i.e. height, 
FSR) as there is more flexibility around where 
to locate the bulk of the development and 
minimise impacts on the surrounding area. 

Urban Design Principles O3

3. PRINCIPLES FOR Site specific controls 
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Lot Width
One of the characteristics 
of this area is the narrow lot 
frontages which generate a 
complex streetscape rhythm and 
encourage vertical streetscape 
proportions. 

Bulk and Scale 
To integrate a large development 
successfully into the wider context it 
often needs to be designed so that the 
bulk and scale are visually reduced. 
This can be achieved by vertical 
articulation that breaks the facade 
into smaller elements, by changes 
in material or colour and through 
horizontal articulation and a recessed 
roof form.

Views & Vistas 
Preserving significant views is 
critical to placemaking and for 
celebrating the unique character 
of Leichhardt. Development 
controls for this site propose a 
setbacks to protect views along 
Norton Street and Carlisle Street. 

Street Character
Many factors establish street 
character including front 
setbacks, street wall heights 
and building details. Front 
setbacks can allow street trees 
or landscaping while street 
wall heights define the spatial 
enclosure of the street.

Urban Design Principles O3

3. PRINCIPLES FOR Site specific controls 
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CHAPTER 4 

Proposed envelopes   
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The site specific controls prepared by 
AJ+C for Leichhardt Council comment 
on the site's current built form, noting 
that the building's  "large bulk is out 
of scale within its context of fine-grain 
main street shops." 

Context integration and setbacks
A number of recommendations relate 
to how future built form will need to 
integrate with this lower scale context. 
Along Norton Street the following 
provisions apply: 

•	 Street frontage height to align with 
existing neighbours parapets

•	 Ensure that the scale and 
modulation responds to the existing 
fine-grain context

•	 Build to street alignment and 
continue strong street edge 

•	 Minimise overshadowing to 
neighbours

The Carlisle St frontage is required to:

•	 Provide a residential development 
that integrates with the surrounding 
context

•	 Provide a landscaped front setback 
with deep soil planting

•	 Respect adjacent 2 storey residential 
on Carlisle Street by stepping down 
built form from 4 storeys to 3 storeys 
to Carlisle Street and laneway

Interface to the western laneway: 

•	 Rear building setback to allow 
access to pedestrian entries, loading 
zones and parking

•	 Articulate the built form along the 
lane by providing entries, balconies 
and fenestration (to improve 
surveillance)

Addressing the public domain 
The interface to Norton Street is 
illustrated in more detail and the 
following objectives and provisions 
apply: 

•	 Ensure clear interface between 
retail and public domain by use of 
fenestration

•	 Step down building entries to retail/
commercial tenancies to follow 
the fall of street to ensure level 
pedestrian access

•	 Continue street awnings

Site specific controls 
UnitingCare Ageing Leichhardt Sites Report, by AJ+C, 2O12
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2Norton Street Site  

Figure  2.07 - Carlisle Street _ Building envelope_ Street Elevation A-A

Figure  2.08 - Carlisle  Street _Building envelope_ Section D-D
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Figure  2.02 - Norton Street _ Building envelope plan

Figure  2.03 - Norton Street _ Building envelope_ Street Elevation B-B
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CARLISLE STREET

MACAULEY STREET

N
O

RT
O

N
 S

TR
EE

T

LA
N

EW
AY

5st

2st

2st
3st

3st

4st

4

A

D

D

B

B

C

C

A

7.
5

9.
6

1.
5

CA
RL

IS
LE

ST
RE

ET

1
2

3
4
5

Carlisle Street

CA
RL

ST
RE

E

1
2
3

4
5

7.
510

.7

9.
6

1.
5

Carlisle Street

Continue �ne grain development 
for 2 storeys along Norton Street

Provide level access from Norton 
Street to retail

0 10m 20m 40m

LEGEND

 Building envelope (height in storeys)
 Landscape zone
 Site boundary
 Balcony articulation zone
 Vehicular entry
 Pedestrian entry
 Awning
 Build to street edge

All dimensions in metres

5st

N

Macauley
Street

Macauley
Street

Floor to Ceiling Heights 

The following minimum �oor to ceiling 

heights apply:

Commercial/retail street level - 3.6 m.

Commercial/retail upper levels - 3.3 m.

Residential - 2.7 m

Balcony ballustrades - 1.1 m (included 

within the building envelope)

Estimated FSR - 3:1
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proposed envelopesO4

Source of diagrams: UnitingCare Ageing Leichhardt Sites Report, 
Site Specific Controls, prepared by AJ+C, 2012
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proposed envelopesO4

Site specific controls 
UnitingCare Ageing Leichhardt Sites Report, by AJ+C, 2O12

Figure 16	 Building envelope plan 
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Figure 19	 AJ+C Building Envelope - model view, looking north-west Figure 20	 AJ+C Building Envelope - model view, looking south-east

Figure 21	 Streetscape elevation of Norton Street (AJ+C building envelope)
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Current Built Form 

Figure 22	 Current built form - model view, looking north-west Figure 23	 Current built form - model view, looking south-east
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Figure 24	 Streetscape elevation of Norton Street  (current built form)
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Overshadowing impact
21 June (Mid-WINTER) 

Solar access is a key consideration 
when testing future built form and 
scale, with the aim to minimise 
the impact on the surrounds. 
Overshadowing in winter months is 
greatest due to the low solar altitude 
angles, while in summer, days are 
longest and the sun reaches its 
highest altitude. 

The modelling on the following 
pages show the overshadowing 
impact in mid-winter (21 June) 
of the existing built form and the 
building envelope as per the AJ+C 
report on the surrounding area, 
including public domain and private 
properties. 

Existing built form 

Figure 25	 Shadows 9am - Existing built form Figure 26	 Shadows 12pm - Existing built form Figure 27	 Shadows 3pm - Existing built form 

AJ+C Building Envelope

Figure 28	 Shadows 9am - AJ+C Building envelope Figure 29	 Shadows 12pm - AJ+C Building envelope Figure 30	 Shadows 3pm - AJ+C Building envelope

Proposed envelopesO4
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Figure 31	 Artist impression of potential development within AJ+C envelope as viewed from Norton Street

Figure 32	 Existing development along Norton Street

Artist impression
Indicative built form WITHIN
AJ+C ENVELOPE  

Proposed envelopesO4
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Figure 33	 Existing development along Carlisle Street

Artist impression

Proposed envelopesO4

Indicative built form WITHIN 
AJ+C ENVELOPE  

Figure 34	 Artist impression of potential development within AJ+C envelope as viewed from Carlisle Street
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CHAPTER 5 

Conclusion     
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The site is very well located with 
good access to a wide variety of local 
facilities and regular public transport, 
making it an ideal location to provide 
accommodation for seniors. The 
current development on the site is 
vacant which, when combined with a 
design that does not activate Norton 
Street, creates a poor interface along 
surrounding streets and against 
adjoining sites. 

The AJ+C Report identifies a building 
envelope that was informed by nine 
guiding principles that were developed 
by the community during a series 
of community forums. The building 
envelope controls are described in 
plan, section and/or elevation and 
are accompanied by objectives and 
provisions.  

The aim of the controls is to guide 
a high quality built form that is 
appropriate to its context, provides 
good amenity to the site and its 
surroundings and improves the 
streetscape and public domain.

This report considers that the building 
envelope controls, objectives and 
provisions identified in the AJ+C Report 
are appropriate for this site as these 
controls: 

•	 Respond to the current and 
future character of the area with 
development that respects the 
local character and enhances local 
residential amenity;

•	 Will facilitate redevelopment and 
will provide the opportunity to create 
a more attractive setting for key 
heritage buildings in the centre.

•	 Allow a sufficient scale of 
development in order to encourage 
redevelopment and provide much 
needed additional housing for 
seniors in the local area. 

Conclusion O5

Recommendation
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1 INTRODUCTION 

SLR Consulting Australia Pty Ltd (SLR) has been engaged by Uniting Care c/o City Plan Services to 
undertake an Aircraft Noise Intrusion Assessment at 168 Norton Street, Leichhardt (the site), where a 
5-storey seniors housing redevelopment is proposed.  The purpose of this noise assessment is to 
satisfy the requirements of clause 6.8 in Leichhardt LEP 2013 so that the site can be rezoned, and 
following approval be assessed for subsequent DA approval. 

This aircraft noise assessment includes noise level predictions from aircraft traffic arriving and 
departing to and from Sydney Airport in accordance with the procedures and criteria prescribed in 
AS 2021:2015 Aircraft Noise Intrusion – Building Siting and Construction which supersedes 
AS 2021:2000 (that which the Leichhardt LEP 2013 refers to), and subsequently establishes in-
principle acoustic design recommendations.   

A glossary of the acoustical terminology used throughout this report is contained within Appendix A. 

2 SITE DESCRIPTION 

The site currently operates as a 4-storey nursing home under the same name – Harold Hawkins Court.  
The proposed Harold Hawkins Court seniors housing redevelopment site encloses commercial 
developments on the intersection of Norton Street and Carlisle Street, Leichhardt.  The project site 
comprises a basement carpark and 46 apartments spread over 5 floors. The ground floor (Floor 1) is 
also intended for commercial use.   

The project site lies north of the Main North-South runway at Sydney Airport as shown in Figure 1. 

Figure 1 Project Site Location 

   
Images courtesy of Nearmap 

Project Site Location 

Project Site 

Field Measurement Location 
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3 ASSESSMENT CRITERIA 

3.1 Leichhardt LEP 2013 Clause 6.8 

Development in areas subject to aircraft noise 

1. The objectives of this clause are as follows: 

a) to prevent certain noise sensitive developments from being located near the Sydney 
(Kingsford Smith) Airport and its flight paths. 

b) to assist in minimising the impact of aircraft noise from that airport and its flight paths by 
requiring appropriate noise attenuation measures in noise sensitive buildings. 

c) to ensure that land use and development in the vicinity of that airport do not hinder or 
have any other adverse impacts on the ongoing, safe and efficient operation of that 
airport. 

2. This clause applies to development that: 

a) is on land that: 

i) is near the Sydney (Kingsford Smith) Airport, and 

ii) is in the ANEF contour of 20 or greater, and 

b) the consent authority considers it likely to be adversely affected by aircraft noise. 

3. Before determining a development application for development to which this clause applies, 
the consent authority: 

a) must consider whether the development will result in an increase in the number of 
dwellings or people affected by aircraft noise, and 

b) must consider the location of the development in relation to the criteria set out in Table 2.1 
(Building Site Acceptability Based on ANEF Zones) in AS 2021-2000, and 

c) must be satisfied the development will meet the indoor design sound levels shown in 
Table 3.3 (Indoor Design Sound Levels for Determination of Aircraft Noise Reduction) in 
AS 2021-2000.  

3.2 AS 2021:2015 Aircraft Noise Intrusion Procedure 

AS 2021:2015 ranks sites as “unacceptable”, “conditionally acceptable” or “acceptable” developments 
based on the site location relative to the ANEF (Australian Noise Exposure Forecast) contours.  Sites 
located between the ANEF 20 and ANEF 25 contours are classified acceptable conditional on the 
residence being designed to control noise from aircraft to indoors.  Residential sites located within the 
ANEF 25 contour are classified “unacceptable”, however relevant planning authority may determine a 
development necessary within existing built-up areas.   

For conditionally acceptable sites, it is then required that the aircraft noise level at the site be 
determined.  The aircraft noise level can be found using tables of aircraft noise data provided in the 
Standard, and taking into consideration the distance of the site from the closest end of the nearest 
runway (DS), the distance from the furthest end of the nearest runway (DT) and the distance to a 
projection of the flight path on the ground (DL). 
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The aircraft noise reduction (ANR), that the is the level of sound attenuation provided by the building 
envelope, is determined for the site based on the identified external aircraft noise level and the indoor 
design noise levels (given later in this report).  Procedures for determining the necessary acoustic 
rating, expressed as a Weighted Sound Reduction Index (Rw), of individual building elements are also 
included in the Standard.  Calculations take into consideration room size, the area of each façade 
element, the orientation of the façade with respect to noise from the runway and room use. 

The project site is shown in Figure 2. 

Figure 2 Australian Noise Exposure Forecast (ANEF) 2033 

 
Image courtesy of Leichhardt Municipal Council 
 
From Figure 2 it can be seen that the development site is within the ANEF 20 contour, north of the 
flight path of aircraft using the main north south runway.  As the majority of site is located inside the 
ANEF 20 contour, the site is acceptable for residential development provided that an assessment of 
aircraft noise is made in accordance with the Standard. 

Project Site 

Conditionally acceptable region Unacceptable region 

ANEF 20 Contour 
ANEF 25 Contour  
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3.3 Maximum Internal Noise Levels due to Aircraft Noise Intrusion 

Recommended indoor design sound levels (effective maximum levels) for various areas of occupancy 
are provided in Table 3.3 of AS 2021:2015.  The appropriate sound levels for this development are 
presented in Table 1. 

Table 1 Indoor Design Sound Levels 

Occupancy Type  Area of Occupancy  Indoor Design Sound Level1 

Nursing home  
/ Home units 

Sleeping areas, wards, consulting rooms 50 dBA 

Other habitable spaces 55 dBA 

Bathrooms, toilets, laundries, wet rooms 60 dBA 

Commercial2 Private Offices, conference rooms 55 dBA 
Note 1 The indoor design sound levels are hypothesised values based on Australian experience.  A design level is the 

maximum level (dBA ‘slow’ speed rectification) from an aircraft flyover which, when heard inside a building by the 
average listener, will be judged as not intrusive or annoying by that listener while carrying out a specified activity. 

Note 2: The commercial Indoor Design Sound Level is a worst-case requirement for private offices and consulting rooms 
only. Higher indoor design sound levels may apply for open offices, shops, supermarkets and showrooms - see 
Table 3.3 of AS 2021:2015. 

4 EXISTING AIRCRAFT ACOUSTICAL ENVIRONMENT 

The project site lies approximately 5,600 m, 6,800 m and 8,400 m north of the Main North-South, 
East-West and Parallel North-South runways at Sydney Airport respectively.  Arrival and departure jet 
aircraft and non-jet aircraft flight paths to and from Sydney Airport are shown in Figure 3. 

Figure 3 Flight Path Maps of Sydney Airport (Jet Aircraft and Non-jet Aircraft respectively) 

   
Images courtesy of Sydney Airport Master Plan 2033 

Project Site Location Project Site Location 
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Reference to the flight path maps above indicates that the project site is mostly affected by 16R 
Arrivals and 34L Departures on the Main North-South runway.  For both of these flight paths, 
calculations as stipulated in AS 2021:2015 have been performed to predict the noise emissions from 
aircraft flyovers.  Land height corrections at 30 m have been applied to account for the difference in 
elevation between the project site and Sydney Airport.  

In accordance with the methods provided in AS 2021-2015, distance coordinates for the site relative to 
the two Sydney Airport flight paths have been determined.  Results are presented in Table 2 below. 

Table 2 Distance Coordinates for 168 Norton Street, Leichhardt 

Runway Distance coordinate (inc. Elevation Adjustment) 

DS DL DT 

Main North -South runway  
16L Arrival flight path 250 m 5,130 m 9,390 m 

Main North -South runway  
34R Departure flight path 1,600 m 4,910 m 8,250 m 

The calculations revealed that the loudest charted aircraft with considerations to the distance 
coordinates above, a Boeing 747-400, was predicted to contribute maximum noise levels of 81 dBA 
and 68 dBA (‘Slow’ speed rectification) to the project site from the 16R arrival and 34L departure flight 
paths respectively.  For conservativeness in this assessment, maximum noise levels are herein 
assumed to be those predicted for from a Boeing 747-400 (81 dBA). 

The aircraft noise level is an average maximum level and it should be recognized that a percentage of 
aircraft movements may produce noise that exceeds the derived level.  Higher noise levels are 
possible from curved flight paths and variations in altitude resulting in aircraft directly over the site. 

 
5 ATTENDED AIRCRAFT NOISE MEASUREMENTS 

To further quantify predictions undertaken in accordance with the standard, short-term attended noise 
measurements were conducted on Tuesday 2 August 2016 at the location shown in Figure 1.  

Instrumentation for the survey comprised one Brüel & Kjær 2260 sound level meter 
(Serial No. 2115053), fitted with a microphone windshield.  Calibration of the sound level meter was 
checked prior to and following measurements.  Drift in calibration did not exceed ± 0.5 dB.  All 
equipment carried appropriate and current NATA (or manufacturer) calibration certificates.  
Measurements were conducted in accordance with AS 1055.1-1997: “Acoustics - Description and 
measurement of environmental noise - General procedures”. 

The maximum measured aircraft noise level of 79 dBA (‘Slow’ speed rectification) was attributed to an 
Airbus A330-301 on the 16R arrival flight path.   
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5.1 Aircraft Noise Reduction 

The indoor design sound levels in Table 1 have been used to derive the aircraft noise reduction 
(ANR), in dBA, to be incorporated in the building’s envelope.  Table 3 presents the required ANR for 
this development.  

Table 3 Aircraft Noise Reduction 

Occupancy Type  Area of Occupancy  Aircraft Noise Reduction 

Nursing Home  
/ Home units 

Sleeping areas, wards, consulting rooms 31 dBA 

Other habitable spaces 26 dBA 

Bathrooms, toilets, laundries, wet rooms 21 dBA 

Commercial1 Private offices, conference rooms 26 dBA 
Note 1: The commercial ANR is a worst-case requirement for private offices and consulting rooms only. Higher indoor 

design sound levels may apply for open offices, shops, supermarkets and showrooms - see Table 3.3 of 
AS 2021:2015.  

5.2 Alternative Ventilation Requirements 

The internal design sound levels and the ANR derived from the above levels assume that the windows 
and external entry doors are closed.  As it is necessary for the windows and doors to remain closed to 
comply with AS 2021:2015, ventilation approved by Leichhardt Municipal Council and in accordance 
with relevant regulations such as the Building Code of Australia will need to be installed.   

When specified, the ventilation system will require review from an acoustic consultant such that the 
design does not adversely affect the amenity of nearby sensitive receivers or compromise the acoustic 
integrity of the building envelope construction recommended in this report.   

5.3 Noise Insulation Requirements 

The calculation procedure in AS 2021:2015 establishes the required noise insulation performance of 
each building envelope component so that the internal noise level is achieved whilst an equal 
contribution of aircraft noise energy is distributed across each component.  Thus, building envelope 
components with a greater surface area must offer greater noise insulation performance.   

As the project is seeking the site to be re-zoned, detailed design of the façade envelope has not been 
undertaken.  Preliminary designs indicating site arrangements have been used for the purposes of this 
acoustic assessment.  All recommendations made within this report will need to be verified following 
completion of the detailed design layouts. 

Typical noise reduction of each component of the building is presented as a Weighted Sound 
Reduction Index (Rw) rating in decibels shown in Table 4 and Table 5.  These Rw values are only 
intended as a preliminary indication of the acoustic performance requirements of the main 
components of the building envelope.   

A range of Rw values for each building element has been provided in Table 4 and Table 5. The range 
represents the highest and typical Rw for a given element and is dependent on the size and 
orientation of the particular area of occupancy for each façade These are intended to be used as a 
guide as to the acoustical requirements which will need to be consider for a given facade during DA 
design.  
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Table 4  Acoustic Rating (Rw) for External Building Components – Levels 1-4 with rooms above 

 Area of Occupancy Wall Glazing External 
Door 

Roof / 
Ceiling 

North Facades      
Nursing Home Sleeping areas, wards, consulting rooms 43-52 37-41 n/a n/a 

Other habitable spaces 35 30-31 n/a n/a 
Bathrooms, toilets, laundries, wet rooms 44 n/a n/a n/a 

Commercial Private Offices, conference rooms 39-40 26-29 n/a n/a 
East Facades      
Nursing Home Sleeping areas, wards, consulting rooms 43-51 39-41 n/a n/a 

Other habitable spaces 35-44 29-31 23-24 n/a 
Bathrooms, toilets, laundries, wet rooms 44 n/a n/a n/a 

Commercial Private Offices, conference rooms 35-40 28-31 n/a n/a 
South Facades    
Nursing Home Sleeping areas, wards, consulting rooms 47-50 37-40 n/a n/a 

Other habitable spaces 39-43 30-35 23-24 n/a 
Bathrooms, toilets, laundries, wet rooms 44 n/a n/a n/a 

West Facades     
Nursing Home Sleeping areas, wards, consulting rooms 44-47 34-36 n/a n/a 

Other habitable spaces 39-44 31-35 27 n/a 
Bathrooms, toilets, laundries, wet rooms n/a n/a n/a n/a 

Table 5  Acoustic Rating (Rw) for External Building Components – Levels 4-5 without rooms above 

 Area of Occupancy Wall Glazing External 
Door 

Roof / 
Ceiling 

North Facades      
Nursing Home Sleeping areas, wards, consulting rooms 51-54 39-41 n/a 45 

Other habitable spaces 41-45 32-34 n/a 37-39 
Bathrooms, toilets, laundries, wet rooms n/a n/a n/a n/a 

East Facades     
Nursing Home Sleeping areas, wards, consulting rooms 50-55 39-40 n/a 45 

Other habitable spaces 44-45 34 n/a 38-39 
Bathrooms, toilets, laundries, wet rooms 49 n/a n/a 34 

South Facades    
Nursing Home Sleeping areas, wards, consulting rooms 48-55 39-40 n/a 45 

Other habitable spaces 43-44 33-34 n/a 37-38 
Bathrooms, toilets, laundries, wet rooms 40 n/a n/a 32 

West Facades     
Nursing Home Sleeping areas, wards, consulting rooms 48-49 37 n/a 45 

Other habitable spaces 43 32-33 n/a 37 
Bathrooms, toilets, laundries, wet rooms n/a n/a n/a n/a 
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6 SUMMARY 

An assessment of aircraft noise at 168 Norton Street, Leichhardt for the Harold Hawkins Court 
redevelopment site has been carried out in accordance with AS 2021:2015 for the purpose of 
evaluating the site for re-zoning purposes.  The maximum level of aircraft noise predicted at the 
proposed residence is 81 dBA.  Preliminary façade Rw values based on concept site layouts have 
been provided in Table 4 and Table 5.  It is essential that the Acoustic Ratings (Rw) presented in this 
report are reviewed during detailed design of the project. 

Based upon the findings of this assessment, the development as proposed appears satisfactory in 
terms of its general planning arrangement.   
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1 Sound Level or Noise Level 

The terms ‘sound’ and ‘noise’ are almost interchangeable, except 
that in common usage ‘noise’ is often used to refer to unwanted 
sound. 
Sound (or noise) consists of minute fluctuations in atmospheric 
pressure capable of evoking the sense of hearing.  The human 
ear responds to changes in sound pressure over a very wide 
range.  The loudest sound pressure to which the human ear 
responds is ten million times greater than the softest.  The decibel 
(abbreviated as dB) scale reduces this ratio to a more 
manageable size by the use of logarithms. 
The symbols SPL, L or LP are commonly used to represent Sound 
Pressure Level.  The symbol LA represents A-weighted Sound 
Pressure Level.  The standard reference unit for Sound Pressure 
Levels expressed in decibels is 2 x 10-5 Pa. 

2 ‘A’ Weighted Sound Pressure Level 

The overall level of a sound is usually expressed in terms of dBA, 
which is measured using a sound level meter with an ‘A-
weighting’ filter.  This is an electronic filter having a frequency 
response corresponding approximately to that of human hearing. 
People’s hearing is most sensitive to sounds at mid frequencies 
(500 Hz to 4000 Hz), and less sensitive at lower and higher 
frequencies.  Thus, the level of a sound in dBA is a good measure 
of the loudness of that sound.  Different sources having the same 
dBA level generally sound about equally loud. 
A change of 1 dBA or 2 dBA in the level of a sound is difficult for 
most people to detect, whilst a 3 dBA to 5 dBA change 
corresponds to a small but noticeable change in loudness.  A 
10 dBA change corresponds to an approximate doubling or 
halving in loudness.  The table below lists examples of typical 
noise levels 
 

Sound  
Pressure Level 
(dBA) 

Typical  
Source 

Subjective 
Evaluation 

130 Threshold of pain Intolerable 

120 Heavy rock concert Extremely noisy 

110 Grinding on steel 

100 Loud car horn at 3 m Very noisy 

90 Construction site with 
pneumatic hammering 

80 Kerbside of busy street Loud 

70 Loud radio or television 

60 Department store Moderate to quiet 

50 General Office 

40 Inside private office Quiet to very quiet 

30 Inside bedroom 

20 Recording studio Almost silent 

Other weightings (eg B, C and D) are less commonly used than 
A-weighting.  Sound Levels measured without any weighting are 
referred to as ‘linear’, and the units are expressed as dB(lin) or 
dB. 

3 Sound Power Level 

The Sound Power of a source is the rate at which it emits acoustic 
energy.  As with Sound Pressure Levels, Sound Power Levels are 
expressed in decibel units (dB or dBA), but may be identified by 
the symbols SWL or LW, or by the reference unit 10-12 W. 

The relationship between Sound Power and Sound Pressure may 
be likened to an electric radiator, which is characterised by a 
power rating, but has an effect on the surrounding environment 
that can be measured in terms of a different parameter, 
temperature. 

4 Statistical Noise Levels 

Sounds that vary in level over time, such as road traffic noise and 
most community noise, are commonly described in terms of the 
statistical exceedance levels LAN, where LAN is the A-weighted 
sound pressure level exceeded for N% of a given measurement 
period.  For example, the LA1 is the noise level exceeded for 1% 
of the time, LA10 the noise exceeded for 10% of the time, and so 
on. 
The following figure presents a hypothetical 15 minute noise 
survey, illustrating various common statistical indices of interest. 

 
Of particular relevance, are: 
LA1 The noise level exceeded for 1% of the 15 minute interval. 
LA10 The noise level exceed for 10% of the 15 minute interval.  

This is commonly referred to as the average maximum 
noise level. 

LA90 The noise level exceeded for 90% of the sample period. 
This noise level is described as the average minimum 
background sound level (in the absence of the source 
under consideration), or simply the background level. 

LAeq The A-weighted equivalent noise level (basically the 
average noise level).  It is defined as the steady sound 
level that contains the same amount of acoustical energy 
as the corresponding time-varying sound. 

When dealing with numerous days of statistical noise data, it is 
sometimes necessary to define the typical noise levels at a given 
monitoring location for a particular time of day.  A standardised 
method is available for determining these representative levels. 
This method produces a level representing the ‘repeatable 
minimum’ LA90 noise level over the daytime and night-time 
measurement periods, as required by the EPA.  In addition the 
method produces mean or ‘average’ levels representative of the 
other descriptors (LAeq, LA10, etc). 

5 Tonality 

Tonal noise contains one or more prominent tones (ie distinct 
frequency components), and is normally regarded as more 
offensive than ‘broad band’ noise. 

6 Impulsiveness 

An impulsive noise is characterised by one or more short sharp 
peaks in the time domain, such as occurs during hammering. 
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7 Frequency Analysis 

Frequency analysis is the process used to examine the tones (or 
frequency components) which make up the overall noise or 
vibration signal.  This analysis was traditionally carried out using 
analogue electronic filters, but is now normally carried out using 
Fast Fourier Transform (FFT) analysers. 
The units for frequency are Hertz (Hz), which represent the 
number of cycles per second. 
Frequency analysis can be in: 

 Octave bands (where the centre frequency and width of 
each band is double the previous band) 

 1/3 octave bands (3 bands in each octave band) 

 Narrow band (where the spectrum is divided into 400 or 
more bands of equal width) 

The following figure shows a 1/3 octave band frequency analysis 
where the noise is dominated by the 200 Hz band.  Note that the 
indicated level of each individual band is less than the overall 
level, which is the logarithmic sum of the bands. 
 

 
8 Vibration 

Vibration may be defined as cyclic or transient motion.  This 
motion can be measured in terms of its displacement, velocity or 
acceleration.  Most assessments of human response to vibration 
or the risk of damage to buildings use measurements of vibration 
velocity.  These may be expressed in terms of ‘peak’ velocity or 
‘rms’ velocity. 
The former is the maximum instantaneous velocity, without any 
averaging, and is sometimes referred to as ‘peak particle velocity’, 
or PPV.  The latter incorporates ‘root mean squared’ averaging 
over some defined time period. 
Vibration measurements may be carried out in a single axis or 
alternatively as triaxial measurements.  Where triaxial 
measurements are used, the axes are commonly designated 
vertical, longitudinal (aligned toward the source) and transverse. 
The common units for velocity are millimetres per second (mm/s).  
As with noise, decibel units can also be used, in which case the 
reference level should always be stated.  A vibration level V, 
expressed in mm/s can be converted to decibels by the formula 
20 log (V/Vo), where Vo is the reference level (10-9 m/s).  Care is 
required in this regard, as other reference levels may be used by 
some organizations. 
 
 
 
 

9 Human Perception of Vibration 

People are able to ‘feel’ vibration at levels lower than those 
required to cause even superficial damage to the most 
susceptible classes of building (even though they may not be 
disturbed by the motion).  An individual's perception of motion or 
response to vibration depends very strongly on previous 
experience and expectations, and on other connotations 
associated with the perceived source of the vibration.  For 
example, the vibration that a person responds to as ‘normal’ in a 
car, bus or train is considerably higher than what is perceived as 
‘normal’ in a shop, office or dwelling. 

10 Over-Pressure 

The term ‘over-pressure’ is used to describe the air pressure 
pulse emitted during blasting or similar events.  The peak level of 
an event is normally measured using a microphone in the same 
manner as linear noise (ie unweighted), at frequencies both in 
and below the audible range. 

11 Ground-borne Noise, Structure-borne 
Noise and Regenerated Noise 

Noise that propagates through a structure as vibration and is 
radiated by vibrating wall and floor surfaces is termed 
‘structure-borne noise’, ‘ground-borne noise’ or ‘regenerated 
noise’.  This noise originates as vibration and propagates 
between the source and receiver through the ground and/or 
building structural elements, rather than through the air. 
Typical sources of ground-borne or structure-borne noise include 
tunnelling works, underground railways, excavation plant 
(eg rockbreakers), and building services plant (eg fans, 
compressors and generators). 
The following figure presents the various paths by which vibration 
and ground-borne noise may be transmitted between a source 
and receiver for construction activities occurring within a tunnel. 
 

 
 
The term ‘regenerated noise’ is also used in other instances 
where energy is converted to noise away from the primary source.  
One example would be a fan blowing air through a discharge grill. 
The fan is the energy source and primary noise source.  
Additional noise may be created by the aerodynamic effect of the 
discharge grill in the airstream.  This secondary noise is referred 
to as regenerated noise 
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1. INTRODUCTION 

 

1.1 Colston Budd Rogers and Kafes Pty Ltd has been commissioned by The Uniting 

Church in Australia Property Trust (NSW) to prepare a report examining the 

traffic and parking implications of a planning proposal for a mixed use seniors living 

development at 168 Norton Street, Leichhardt.  The site of the proposed 

development is shown in Figure 1. 

 

1.2 The site is occupied by a former aged care facility (Harold Hawkins Court), which 

is disused.  It has frontage to Norton Street, Carlisle Street and a laneway at the 

rear. 

 

1.3 The planning proposal would provide for a scale of development comprising 44 

independent living units and ground floor retail/commercial uses of some 602m2.  

Vehicular access would be provided via the laneway at the rear. 

 

1.4 This report assesses the traffic and parking implications of the proposed 

development through the following chapters: 

 

 Chapter 2 - describing the existing conditions; and 

 

 Chapter 3 - assessing the traffic and parking implications of the proposed 

development. 

 



 

Colston Budd Rogers & Kafes Pty Ltd  

 

CHAPTER 2 

 

 

   
    2 

2. EXISTING CONDITIONS 

 

Site Location and Road Network 

 

2.1 The site of the proposed development is at 168 Norton Street, Leichhardt, as 

shown in Figure 1.  It is occupied by a former aged care facility (Harold Hawkins 

Court), which is disused.  The site has frontage to Norton Street, Carlisle Street 

and a laneway at the rear.  Vehicular access to the site is provided from the 

laneway. 

 

2.2 Surrounding land use is a mix of commercial, retail and residential uses in the 

Leichhardt town centre. 

 

2.3 The road network in the vicinity of the site includes Norton Street, Carlisle Street 

Macauley Street and the laneway on the western side of the site.  Norton Street is 

the main north-south street through the town centre, connecting Lilyfield Road 

and the City West Link in the north with Parramatta Road in the south.  In the 

vicinity of the site it provides for one traffic lane and one parking lane in each 

direction, clear of intersections.  There are bus stops on both sides of the road, 

adjacent to the site.  There is a pedestrian crossing south of the site.  Norton 

Street has a 40 kilometre per hour speed limit, being in an area of high pedestrian 

activity. 

 

2.4 Carlisle Street is south of the site.  It connects to Norton Street at an unsignalised 

t-intersection, with all turns permitted.  It provides for one traffic lane and one 

parking lane in each direction, clear of intersections.  It is marked as a bicycle 

route in both directions.  Carlisle Street provides access to residential properties, 

as well as some commercial properties close to Norton Street. 
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2.5 Macauley Street is north of the site.  It is one-way eastbound toward Norton 

Street, and has an unsignalised t-intersection with Norton Street.  It provides for 

one traffic lane, with parallel and angle parking on the northern and southern sides 

of the road respectively. 

 

2.6 There is a laneway on the western side of the site, which connects Carlisle Street 

with Macauley Street.  It provides access to the rear of properties fronting these 

streets and Norton Street.  The laneway provides one traffic lane. 

 

 Traffic Flows 

 

2.7 Traffic generated by the proposed development will have its greatest effects 

during weekday morning and afternoon periods when it combines with other 

traffic on the surrounding road network. 

 

2.8 In order to gauge traffic conditions, counts were undertaken at these times at the 

following intersections: 

 

o Norton Street/Carlisle Street; 

o Carlisle Street/laneway; and 

o Macauley Street/laneway. 

 

2.9 The results of the surveys are shown in Figures 2 and 3, and summarised in Table 

2.1.  Norton Street carried traffic flows of some 665 to 815 vehicles per hour 

two-way during the surveyed peak hours.  Carlisle Street and Macauley Street 

carried lower flows of some 10 to 180 vehicles per hour two-way.  The laneway 

carried low flows of five to 10 vehicles per hour two-way during the surveyed 

peak hours. 
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Table 2.1:  Existing two-way (sum of both directions) peak hour traffic flows 

Road Location AM peak hour PM peak hour 

Norton Street North of Carlisle Street 665 750 

 South of Carlisle Street 745 815 

Carlisle Street West of Norton Street 120 175 

 West of laneway 120 180 

Macauley Street East of laneway 15 15 

 West of laneway 10 10 

Laneway North of Carlisle Street - 10 

South of Macauley Street 5 10 

 

 Intersection Operations 

 

2.10 The capacity of the road network is largely determined by the capacity of its 

intersections to cater for peak period traffic flows.  The surveyed intersections 

have been analysed using the SIDRA program for the traffic flows shown in Figures 

2 and 3. 

 

2.11 SIDRA simulates the operations of intersections to provide a number of 

performance measures.  The most useful measure provided is average delay per 

vehicle expressed in seconds per vehicle.  Based on average delay per vehicle, 

SIDRA estimates the following levels of service (LOS): 

 

 For traffic signals, the average delay per vehicle in seconds is calculated as 

delay/(all vehicles), for roundabouts the average delay per vehicle in seconds 

is selected for the movement with the highest average delay per vehicle, 

equivalent to the following LOS: 
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0 to 14 = “A” Good 

15 to 28 = “B” Good with minimal delays and spare capacity 

29 to 42 = “C” Satisfactory with spare capacity 

43 to 56 = “D” Satisfactory but operating near capacity 

57 to 70 = “E” At capacity and incidents will cause excessive 

delays.  Roundabouts require other control mode. 

>70 = "F" Unsatisfactory and requires additional capacity 

 

 For give way and stop signs, the average delay per vehicle in seconds is selected 

from the movement with the highest average delay per vehicle, equivalent to 

following LOS: 

 

0 to 14 = “A” Good 

15 to 28 = “B” Acceptable delays and spare capacity 

29 to 42 = “C” Satisfactory but accident study required 

43 to 56 = “D” Near capacity and accident study required 

57 to 70 = “E” At capacity and requires other control mode 

>70 = "F" Unsatisfactory and requires other control mode 

 

2.12 It should be noted that for roundabouts, give way and stop signs, in some 

circumstances, simply examining the highest individual average delay can be 

misleading.  The size of the movement with the highest average delay per vehicle 

should also be taken into account.  Thus, for example, an intersection where all 

movements are operating at a level of service A, except one which is at level of 

service E, may not necessarily define the intersection level of service as E if that 

movement is very small.  That is, longer delays to a small number of vehicles may 

not justify upgrading an intersection unless a safety issue was also involved. 
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2.13 The analysis found that the unsignalised intersection of Norton Street with Carlisle 

Street is operating with average delays for all movements of less than 15 seconds 

per vehicle during weekday peak periods.  This represents level of service A/B, a 

good level of service. 

 

2.14 The unsignalised intersections of the laneway with Carlisle Street and Macauley 

Street are operating with average delays for all movements of less than 15 seconds 

per vehicle during peak periods.  This represents level of service A/B, a good level 

of service. 

 

 Public Transport 

 

2.15 Local bus services are provided by Sydney Buses.  As previously discussed, buses 

operate along Norton Street and there are bus stops adjacent to the site.  Services 

also operate along Marion Street, south of the site.  Services include: 

 

o route 370: Leichhardt, Glebe, Newtown, UNSW, Coogee; 

o route 436: Chiswick, Rodd Point, Leichhardt, city; 

o route 438: Abbotsford, Leichhardt, city; 

o route 439: Mortlake, Leichhardt, city; and 

o route 440: Bronte, Bondi Junction, Central, Leichhardt, Rozelle; 

o route 444: Campsie, Leichhardt, Balmain East Wharf; 

o route 445: Campsie, Leichhardt, Lilyfield light rail, Balmain East Wharf; 

o route L37: Haberfield, Rozelle, city; 

o route M10: Maroubra Junction, Anzac Parade, city, Parramatta Road, 

Leichhardt. 

 

2.16 The site is therefore well located to public transport services. 
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3. IMPLICATIONS OF PROPOSED DEVELOPMENT 

 

3.1 The planning proposal would provide for a scale of development comprising 44 

independent living units and ground floor retail/commercial uses of some 602m2.  

Vehicular access to on site parking would be provided from the laneway on the 

western side of the site.  This chapter assesses the implications of the proposed 

development through the following sections: 

 

 public transport; 

 parking provision; 

 access, servicing and internal layout; 

 traffic generation and effects; and 

 summary. 

 

 Public Transport 

 

3.2 As previously discussed in Chapter 2, buses currently use Norton Street and 

Marion Street, close to the site. 

 

3.3 The proposed development will provide increased residential densities close to 

public transport and will strengthen the demand for these services. 

 

3.4 The proposed development is therefore consistent with government objectives 

and the planning principles of: 
 

(a) improving accessibility to employment and services by walking, cycling, and 

public transport; 
 

(b) improving the choice of transport and reducing dependence solely on cars for 

travel purposes; 
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(c) moderating growth in the demand for travel and the distances travelled, 

especially by car; and 

 

(d) supporting the efficient and viable operation of public transport services. 

 

 Parking Provision 

 

3.5 The Housing for Seniors SEPP indicates that development can not be refused on 

parking grounds if the development provides one parking space per five dwellings 

(when the applicant is a social housing provider, such as Uniting). 

 

3.6 The Leichhardt DCP 2013 includes the following parking requirements for 

development: 

 

o maximum and minimum of one space per 60m2 and 100m2 for business 

premises; 

 

o maximum and minimum of one space per 80m2 and 100m2 for office 

premises; 

 

o maximum and minimum of one space per 50m2 and 80m2 for restaurants and 

cafés.  The first 50m2 is exempt from parking provision if the development is 

on a ‘recognised shopping street’, such as Norton Street; 

 

o one space per 50m2 for shops.  The first 50m2 is exempt from parking 

provision if the development is on a ‘recognised shopping street’, such as 

Norton Street; and 
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o one space per 100m2 for take away food and drink premises.  The first 50m2 

is exempt from parking provision if the development is on a ‘recognised 

shopping street’, such as Norton Street. 

 

3.7 On this basis, the proposed development could provide: 

 

o some nine residential spaces; and 

 

o some six to 12 non-residential spaces.  As noted above, the non-residential 

parking provision may be lower due to the exemption from parking for the 

first 50m2 for certain uses.  This will depend on the final use(s) for the non-

residential component. 

 

3.8 The development will provide parking in accordance with the above 

requirements.  Final parking provision will be determined in association with the 

future development application.  Disabled, bicycle and motorcycle parking will 

also be provided in accordance with the DCP requirements. 

 

 Access, Servicing and Internal Layout 

 

3.9 Vehicular access would be provided from the laneway on the western side of the 

site.  The driveway would provide access to the parking area for residents and the 

non-residential component. 

 

3.10 Residential parking spaces will be a minimum of 5.4 metres long by 2.4 metres 

wide, with a 2.4 metre wide adjacent area for wheelchairs.  Non-residential 

spaces will be a minimum of 2.5 metres wide.  Spaces with adjacent obstructions 

will be 0.3 metres wider to provide for doors to open.  Circulation aisles will be 
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5.8 metres wide.  Columns will be set back 750mm from the front of spaces.  

Height clearance will be 2.5 metres above residential spaces, and 2.2 metres 

elsewhere.  These dimensions are considered appropriate, being in accordance 

with the Australian Standard for Parking Facilities (Part 1: Off-street car parking 

and Part 6: Off-street parking for people with disabilities), AS 2890.1:2004 and AS 

2890.6:2009. 

 

3.11 Provision for vans and courier-sized vehicles will be included in the development.  

These will comprise the majority of service vehicles to the site, including 

maintenance vehicles and deliveries to the non-residential component. 

 

 Traffic Generation and Effects 

 

3.12 Traffic generated by the proposed seniors living mixed use development will have 

its greatest effects during weekday peak periods when it combines with other 

traffic on the surrounding road network. 

 

3.13 Surveys undertaken by RMS have found traffic generation of some 0.1 to 0.2 

vehicles per seniors living dwelling per hour during weekday peak hours.  For the 

non-residential component, we have assessed a generation of two vehicles per 

hour per parking space. 

 

3.14 On this basis, the proposed development would have a traffic generation of some 

20 to 30 vehicles per hour two-way during weekday peak periods.  This is a low 

generation. 

 

3.15 Such a low generation would not have noticeable effects on the operation of the 

surrounding road network.  Intersections would continue to operate at their 

existing good levels of service, with similar average delays per vehicle. 
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3.16 The project architect has advised that the additional floor space being sought in 

association with the planning proposal (of 3:1 FSR, compared to that permitted 

under the existing planning controls of 1.5:1) is equivalent to 25 independent living 

units.  These units would have a peak hour traffic generation of some five vehicles 

per hour two-way at peak times. 

 

3.17 This is a minor additional traffic generation which would not be noticeable on the 

surrounding road network. 

 

 Summary 

 

3.18 In summary, the main points relating to the traffic implications of the proposed 

development are as follows: 

 

i) the planning proposal would provide for a scale of development comprising 44 

seniors living dwellings and some 602m2 non-residential uses; 

 

ii) the proposed development will be readily accessible by public transport; 

 

iii) parking provision will be appropriate; 

 

iv) vehicular access, internal circulation and layout will be provided in accordance 

with AS 2890.1:2004; 

 

v) the road network will be able to cater for the traffic generation of the 

proposed development; and 

 

vi) the traffic effects of the additional floor space being sought in the planning 

proposal would not be noticeable on the surrounding road network. 
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project advice notification  
 
 

 

 Young+Metcalf Architects  
 4.01 55 Miller St, Pyrmont  NSW  2009  
Y+MFilingSystem:Templates: PM-pm08.01projectadvicenotification ABN 53 002 802 128 
  

Project 168 Norton St Leichhardt Project No 13005 
Subject Apartment Design Guide Checklist Date 01.12.16 

 
 
Issues relating to Part 2 “Developing the Controls” are discussed in Studio GL‘s 
report. 
 
Selected issues relating to Part 3 “Siting the Development” and Part 4 “Building” are 
discussed below. 
 
This analysis and plans relating to it have been prepared to illustrate how an 
apartment building for seniors may be developed on the site and are for the purpose 
of example only. 
 
Issues relating to general design relating to acoustic privacy, noise, facades, roof 
design, landscape design, awnings,  energy efficiency, etc are not specific to this 
building  type and resident age group.   
 
Issues relating to universal design, adaptive re-use, mixed use and apartment mix 
may not be relevant to this project and these issues may be informed directly by client 
brief and resident group requirements. 
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Apartment Design Guide Section 
Reference 

Building Concept Compliance 

  
3D Communal and public open space 
  
Objective 3D-1   
An adequate area of communal open 
space is provided to enhance residential 
amenity and to provide opportunities for 
landscaping 
 

 

1.  Communal open space has a 
minimum area equal to 25% of the 
site 

Cannot comply 
Communal open space area requirement for 
this site is is 450 m2 

 

The current scheme has communal open 
space over carpark slab, relating to the 
community centre and open walkways at 
approximately 180 m2 

2. Developments achieve a minimum of 
50% direct sunlight to the principal 
usable part of the communal open 
space for a minimum of 2 hours 
between 9am and 3pm on 21 June 
(mid winter) 

Partial compliance with design development 
 
 
  

  
3E  Deep Soil Zones  

  
Objective 3E-1   
Deep soil zones…improve residential 
amenity and promote management of 
water and air quality.  

 

  
Deep soil zones are to meet the following 
minimum requirements…. 
 
For a site area greater than 1500m2, a 
minimum dimension of 6m is required. 
 
Deep soil zone to be 7% of the site area  

Cannot comply 
7% site area required (1,800 x 7% m2) =  126 
m2  
 
6m minimum dimension not possible, 2m wide 
strip along laneway possible due to 
development envelope setback requirement 

  
3F  Visual Privacy  
  
Objective 3F-1   
Adequate building separation distances 
are shared equitably between 
neighbouring sites, to achieve reasonable 
levels of external and internal visual 
privacy 
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1. Separation between windows and 
balconies is provided to ensure 
visual privacy is achieved.  Minimum 
required separation distances from 
buildings to the side and rear 
boundaries are as follows: 

 
Building height up to 12m – 4 storeys 
Habitable rooms – 6m 
Non-habitable rooms – 3m 
 
Building height up to 25m – 5 - 8 storeys 
Habitable rooms – 9m 
Non-habitable rooms – 4.5m 
 

Cannot comply 
 
 
 
 
 
 
Setbacks in the current scheme range from 0m 
on the side north and south boundaries to 
Levels 1,2 to maintain street frontage integrity, 
to 2m - 3m from laneway, as per suggested 
development envelope. 
 
Setbacks on Level 5 allow for the balcony edge 
to the building envelope generally for 
construction efficiencies, with the Level 5 
apartment forms reducing on east, north and 
western facades,  particularly allowing the 
corner balconies to reduce apparent bulk. 
 
Southern setback is approximately 1 m greater 
than the building envelope with 4 bedrooms on 
Level 5 potentially overlooking the roofs of 
properties to the south.  Design features 
including directional skewed windows could 
ameliorate this potential overlooking aspect. 

  
4A  Solar and Daylight Access  

  
Objective 4A-1  
To optimise the number of apartments 
receiving sunlight to habitable rooms and 
private open space 

 

1.  Living rooms and private open 
spaces of at least 70% of apartments 
in a building to receive a minimum of 
2 hours direct sunlight between 9am 
and 3pm at mid winter in the Sydney 
Metropolitan Area and in the 
Newcastle and Wollongong local 
government areas 

Can comply – see ADG Data Schedule 
Note: two storey or mezzanine apartment 
typologies  are not suitable for this building 
useage. 
 
73% compliance with solar access to living 
rooms and private open space – see solar 
compliance schedule.  Design development 
and balcony adjustments can improve this 
percentage. 

2. A maximum of 15% of apartments in 
a building receive no direct sunlight 
between 9am and 3pm at mid winter 

 

Can comply 
4 apartments out of 44 (9%) currently 
receive no sun – design development may 
improve this  

  

Objective 4A-2  
Daylight access is maximised where 
sunlight is limited 
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Courtyards, skylights and high level windows 
(with sills of 1500mm or greater) are used 
only as a secondary light source in habitable 
rooms 

Partial compliance 
Apartments 102, 103, 104, 202, 203, 204, 302, 
303 second bedrooms  suggest using a 
1500mm sill height currently to maximise 
privacy for residents. 
 
In seniors living developments,  many second 
bedrooms are used as guest accommodation 
or studies.  A usual occupation rate per 
dwelling is approximately 1.3 persons 
maximum.  
 
Alternatively,  screen edge of balcony and 
provide window with 600 – 750mm sill. 
 
 

Objective 4A-3  
Design incorporates shading and glare 
control,  particularly for warmer months 

 
Can comply 

  

4B  Natural Ventilation  
  

Objective 4B-1  
All habitable rooms are naturally 
ventilated 

 
Partial compliance 
See floor plans 
Studies where inboard may be studies or 
stores and may not have direct window to 
outside. 

  

Objective 4B-2 
The layout and design of single aspect 
apartments maximises natural ventilation 

 
Partial compliance 
 

  

Objective 4B-3 
The number of apartments with natural 
cross ventilation is maximised to create a 
comfortable indoor environment for 
residents 

 
 

1. At least 60% of apartments are 
naturally cross ventilated in the first 
nine storeys of the building. 

Can comply 
See ADG Data Schedule and floor plans  
 
Level 1: 101,102,103,104 
 
Level 2: 201, 202, 203, 204, 206, 209, 212 
 
Level 3: 301, 302, 303, 305, 307, 309 
 
Level 4: 401, 402, 403, 405, 407, 409 
 
Level 5: 501, 502, 503 (skylight), 504, 505 
 
Total = 29/44,  ie 66% 
 

  

4C Ceiling Heights  
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Objective 4C-1 
Ceiling height achieves sufficient natural 
ventilation and daylight access 

Partial compliance 
 
Habitable rooms – 2.7m ceiling height OK 
 
Non-habitable – may be less than 2.4m due to 
service ducting etc 

  

4D  Apartment Size and Layout  

  

Objective 4D-1  
The layout of rooms within an apartment 
is functional, well organised and provides 
a high standard of amenity 

 

1. Apartments are required to have the 
following minimal internal areas: 

 
Studio                 35 m2 
1 bedroom          50 m2 
2 bedroom          70 m2 
3 bedroom          90 m2 

 
Can comply  
 

  

Objective 4D-2  
Environmental performance of the 
apartment is maximised 

 

1. Habitable room depths are limited to 
a maximum of 2.5 x the ceiling height 
for open plan layouts 

 
 

 
Partial compliance  
 
In this project that would limit an apartment 
depth to 6.75m.  The site shape does not work 
well with this and other seniors living design 
parameters combined. 
 
 

2. In open plan layouts (where the 
living, dining and kitchen are 
combined) the maximum depth is 8m 
from a window 
 

Partial compliance  
 
Level 1: 101,102,103,104, 105, 106 comply 
 
Level 2: 201, 202, 203, 204, 205, 206, 207, 
208, 209, comply (210, 211, 212 are 8.6m to 
8.8m deep,  due to raking boundary on Norton 
St)  
 
Level 3: 301, 302, 303, 304, 305, 306, comply 
(307, 308, 309 are 8.2m to 8.8m deep,  due to 
raking boundary on Norton St)  
 
Level 4: 401, 402, 403, 404, 405, 406, comply 
(407, 408, 409 are 8.2m to 8.8m deep,  due to 
raking boundary on Norton St)  
 
Level 5: 502, 504, comply (501, 503 and 505 
are 8.2 – 8.4m deep)  
 
Total = 29/44,  ie 66% 
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Objective 4D-3  
Apartment layouts are designed to 
accommodate a variety of household 
activities and needs 

 
Can comply  
Within the range of activities likely due to the 
age of prospective occupants 
 

 These particular apartment interiors are 
generally designed using the principles of the 
Seniors SEPP,  which standards are more 
onerous than the ADG due to circulation 
requirements at doorways, kitchens, 
bathrooms and other kitchen layout 
relationship restrictions etc. 

  

4E  Private open space and balconies  

  

Objective 4E-1  
Apartments provide appropriately sized 
private open space and balconies to 
enhance residential amenity 
 

 
Can comply  
 

1. All apartments are required to have 
primary balconies as follows:    
Studio apartments            4 m2 
1 bedroom apartments     8 m2/2m 
2 bedroom apartments   10m2/2m 
3+ bedroom apartments  12m2/2.4 

Can comply  
 

2. For apartments at ground level or on 
a podium or similar structure,  a 
private open space is provided 
instead of a balcony.  It must have a 
minimum area of 15m2 and a 
minimum depth of 3m 

N/A 

  

Objective 4E-2  
Primary private open space and balconies 
are appropriately located to enhance 
livability for residents 

 

 
Can comply  
 

  

4F  Common circulation and spaces  

  

Objective 4F-1   
Common circulation spaces achieve good 
amenity and properly service the number 
of apartments 

 
 

1. The maximum number of apartments 
off a circulation core on a single level 
is eight 

Cannot comply 
 
Site constraints show possible 13 dwellings 
off the common circulation space. 
 
Design development will seek opportunities to 
provide natural light and ventilation into 
corridors 
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4G Storage  

  

Objective 4G-1   
Adequate well designed storage is 
provided in each apartment 

 
 

1. In addition to the storage in kitchen, 
bathrooms, and bedrooms, the 
following storage is provided: 

2.  
Studio apartments            4m3 
1 bedroom apartments     6m3 
2 bedroom apartments     8m3 
3+ bedroom apartments  10m3 

 

 

Can comply 
 
 

 
 
 
 
 
 
Christine Young 
DIRECTOR  ARBN  4385 
 
Young+Metcalf  Architects 
 
 
 
 



ADG	Data	Schedule
This	Data	Schedule	relates	to	concept	design	drawings	prepared	by	Young+Metcalf	Architects	to	assist	in	the	submission	of	a	planning	proposal	for	the	site
13005/SK.01.1,	SK.03.1,	SK.04.01,	SK.05.01,	SK.06.01,	SK.07.01,	SK.08.01,	issue	H,		dated	30	November,	2016

Planning	Proposal	for	168	Norton	St	Leichhardt
Further	design	development	at	DA	stage	may	alter	the	size	of	dwellings,	balconies,	setbacks	and	other	design	features	listed	below

Floor	Level
Apartment	
Number

Accommodation Aspect Natural	ventilation
Private	open	space				sq	m	

balcony	area
Apartment	Layout	

single	aspect
1 101 1	bed,	I	bath west	and	south YES 8+
1 102 2	bed,	1	bath west	and	east YES 10+
1 103 2	bed,	1	bath west	and	east YES 10+
1 104 2	bed,	1	bath west YES 10+ YES
1 105 2	bed,	2	bath west NO 10+ YES
1 106 1	bed,	I	bath south NO 8+ YES

2 201 2	bed,	2	bath west	and	south YES 10+
2 202 2	bed,	1	bath west	and	east YES 10+
2 203 2	bed,	1	bath west	and	east YES 10+
2 204 2	bed,	1	bath west YES 10+ YES
2 205 2	bed,	2	bath west NO 10+ YES
2 206 2	bed,	2	bath west	and	east YES 10+
2 207 I	bed,	int.	study north NO 8+ YES
2 208 I	bed,	int.	study west	and	east NO 8+
2 209 2	bed,	2	bath,	study east YES 12+ YES
2 210 I	bed,	int.	study east NO 8+ YES
2 211 I	bed,	int.	study east NO 8+ YES
2 212 2	bed,	2	bath west	and	east YES 10+
2 213 1	bed,	I	bath south NO 8+ YES

3 301 2	bed,	2	bath west	and	south YES 10+
3 302 2	bed,	1	bath west	and	east YES 10+
3 303 2	bed,	1	bath west	and	east YES 10+
3 304 2	bed,	2	bath,	study west NO 12+ YES
3 305 2	bed,	2	bath,	study west	and	north YES 12+
3 306 2	bed,	2	bath north NO 10+ YES
3 307 2	bed,	2	bath north	and	east YES 10+
3 308 I	bed,	int.	study east NO 8+ YES
3 309 2	bed,	2	bath east	and	south YES 10+
3 310 1	bed,	I	bath south NO 8+ YES

4 401 1	bed,	I	bath west	and	south YES 8+
4 402 2	bed,	1	bath west	and	east YES 10+
4 403 2	bed,	1	bath west	and	east YES 10+



4 404 2	bed,	2	bath,	study west NO 12+ YES
4 405 2	bed,	2	bath,	study west	and	north YES 12+
4 406 2	bed,	2	bath north NO 10+ YES
4 407 2	bed,	2	bath north	and	east YES 10+
4 408 I	bed,	int.	study east NO 8+ YES
4 409 2	bed,	2	bath east	and	south YES 10+
4 410 1	bed,	I	bath south NO 8+ YES

5 501 2	bed,	2	bath,	study west	and	south YES 12+
5 502 2	bed,	2	bath,	study west	and	north YES 12+
5 503 2	bed,	2	bath,	study north NO 12+ YES
5 504 2	bed,	2	bath,	study north	and	east YES 12+
5 505 2	bed,	2	bath,	study east	and	south YES 12+
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COMPLIANCE

Living
Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space

101 N N N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y
102 N N N N N N N Y N Y Y Y Y Y YES
103 N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y YES
104 N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y YES
105 N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y YES
106 N N N N N N N N N	
  ONLY	
  SMALL	
  AMOUNTN N N N N CAN	
  MAKE	
  COMPLY

201 N N N N N N N Y N Y Y Y Y Y YES
202 N N N N N N N N N Y N Y Y Y
203 N N N N N N N Y N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y
204 N N N N N N N Y N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y
205 N N N N N N N Y N Y N Y Y Y
206 N N N N Y Y N Y N Y Y Y Y Y YES
207 N N N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y N N YES
208 N N N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y N N YES
209 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
210 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
211 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
212 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
213 N N N N N N N N N N N N N N CAN	
  MAKE	
  COMPLY

301 N N N N N N N Y N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y
302 N N N N N N N Y N Y Y Y Y Y YES
303 N N N N N N N Y 	
  N	
  ONLY	
  SMALL	
  AMOUNTY N	
  ONLY	
  SMALL	
  AMOUNTY Y Y
304 N N N N N N N Y N Y Y Y Y Y YES
305 N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y Y Y YES
306 N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y Y Y Y Y YES
307 Y Y Y Y Y Y Y Y Y Y Y Y Y Y YES
308 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
309 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
310 N N N N N N N N N N N N N N CAN	
  MAKE	
  COMPLY

YES
401 N N N N Y Y N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y YES
402 N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY N	
  ONLY	
  SMALL	
  AMOUNTY Y Y CAN	
  MAKE	
  COMPLY
403 N N N N N N N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y YES
404 N N N N N N N N N Y Y Y Y Y YES
405 N Y N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y Y Y YES
406 N	
  ONLY	
  SMALL	
  AMOUNTY Y Y Y Y Y Y Y Y Y Y Y Y YES
407 Y Y Y Y Y Y Y Y Y Y Y Y Y Y YES
408 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
409 Y Y Y Y N	
  ONLY	
  SMALL	
  AMOUNTY N N N N N N N N YES
410 N N	
   N N N N N N N N N N N N CAN	
  MAKE	
  COMPLY

3pm9am 10am 11am 12noon 1pm 2pm



COMPLIANCE

Living
Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space Living

Private	
  open	
  
space

3pm9am 10am 11am 12noon 1pm 2pm

501 N N N N N N N N N N N Y Y Y CAN	
  MAKE	
  COMPLY
502 N N Y Y Y Y Y Y Y Y Y Y Y Y YES
503 Y Y Y Y Y Y Y Y Y Y Y Y Y Y YES
504 Y Y Y Y Y Y Y Y N Y Y Y Y Y YES
505 Y Y Y Y Y Y N Y N Y Y Y Y Y YES

73%	
  COMPLIANCE








