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Environment
12 Darcy Street,
Parramatta, NSW 2150

Attention: Jillian Hopkins

Dear Sir/Madam,
Re: Submission on Explanation of Intended Effects (Design and Place SEPP)

Thank you for the opportunity to comment on the Explanation of Intended Effects (EIE) for the
proposed Design and Place State Environmental Planning Policy (DPSEPP).

The EIE outlines the proposed content of the forthcoming draft DPSEPP, which intends on
providing greater flexibility for achieving good design outcomes, by reducing prescriptive measures
and incorporating central principles for design and place. The proposed new framework will fold
the State Environmental Planning Policy No 65—Design Quality of Residential Apartment Development
(SEPP 65) and BASIX (Building Sustainability Index) into the new DPSEPP, introduce a new Urban
Design Guide specifying criteria for precinct planning and large scale development, and a suite of
new and revised design controls for consideration at the rezoning and development assessment
(DA) phase.

As a general comment, Council reiterates its support for a State-wide mechanism to achieving good
design and sustainability outcomes, noting that the review is timely with both policy frameworks
having been in operation for a substantial period of time. An update and addition to SEPP 65 is
warranted to provide comprehensive guidelines and development controls to reflect development
trends, such as for taller residential buildings. Similarly, updated sustainability measures are
crucial given the critical challenges associated with climate change and the need to reduce
emissions to support the NSW Government’s target of zero emissions by 2050.

While the content and implications of the DPSEPP can only be thoroughly considered when it is
released for public feedback later this year, we trust the following comments and suggestions will
be of assistance in developing and refining the draft SEPP, particularly in terms of its applicability
to inner city contexts such as Randwick City.

Design and Place Making

State-Wide Approach to Good Design

To date, SEPP 65 and the accompanying Apartment Design Guide (ADG) has had considerable
success in Randwick City, making a significant impact on the quality of the built environment, and
creating awareness amongst design practitioners and assessors alike for the imperative need for
high quality design. The SEPP has been instrumental in improving the design and amenity of
apartments across our City and much of this can be attributed to regular input and advice from the
Design Excellence Panel on proposals, as well as feedback on other forms of development that fall
outside the parameters of the Policy.
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English

If you need help to understand this letter, please
come to Council’s Customer Service Centre and
ask for assistance in your language or you can
contact the Telephone Interpreter Service (TIS)
on 131 450 and ask them to contact Council on
1300 722 542.

Greek

Av yperdleote Pofbero yio va katardfete
CUTI] TV EMGTOAN, TUPUKUAEICTE VO EpOETE
oto Kévipo E€vmnpémong Iehutdv g
Anpapyiog (Council Customer Service Centre)
kot v (ntioete Pofifeia 6t yYhOGGO GG 1
miepoviote oty Tniepovicy Ymnpeoio
Aepunvéov (Telephone Interpreter Service
— TIS) mA. 131 450 xon va (nticete va
EMKOWOVIGOLY Ue TN Anpopyio ™A

1300 722 542.

Italian

Se avete bisogno di aiuto per capire il contenuto
di questa lettera, recatevi presso il Customer
Service Centre del Municipio dove potrete
chiedere di essere assistiti nella vostra lingua;
oppure mettetevi in contatto con il Servizio
Telefonico Interpreti (TIS) al 131 450 e chiedete
loro di mettersi in contatto col Municipio al
1300 722 542.

Croatian

Ako vam je potrebna pomo¢ da biste razumjeli
ovo pismo, molimo dodite u Op¢inski usluzni
centar za klijente (Council’s Customer Service
Centre) i zatrazite pomo¢ na svom jeziku, ili
mozete nazvati Telefonsku sluzbu tumaca (TIS)
na 131 450 i zamoliti njih da nazovu Opéinu na
1300 722 542.

Spanish

A la persona que necesite ayuda para entender
esta carta se le ruega venir al Centro de
Servicios para Clientes [Customer Service
Centre] de la Municipalidad y pedir asistencia
en su propio idioma, o bien ponerse en contacto
con el Servicio Telefonico de Intérpretes
[“TIS”], nimero 131 450, para pedir que

le comuniquen con la Municipalidad, cuyo
teléfono es 1300 722 542.

Vietnamese

Néu qui vi khong hiéu 14 tho nay va cin su
gitip d3, moi qui vi dén Trung Tdm Dich Vu
Hudng Din Khach Hang cua Hoi Dong Thanh
Phé (Council’s Customer Service Centre) dé c6
nguoi n6i ngdn ngir ctia qui vi gitip hay qui vi
c6 thé lién lac Dich Vu Théng Dich qua Pién
Thoai (TIS) & s6 131 450 va yéu cau ho lién
lac v6i Hoi Dong Thanh Phd (Council) & sb
1300 722 542.

Polish

Jesli potrzebujesz pomocy W zrozumieniu
tresei tego pisma, przyjdz do punktu obstugi
klientéw (Customer Service Centre) przy
Radzie Miejskiej 1 popros o pomoc w jezyku
polskim, albo zadzwon do Telefonicznego
Biura Ttumaczy (Telephone Interpreter
Service — TIS) pod numer 131 450 1 popros o
skontaktowanie si¢ z Rada Miejska (Council)
pod numerem 1300 722 542.

Indonesian

Jika Anda memerlukan bantuan untuk
memahami surat ini, silakan datang ke Pusat
Pelayanan Pelanggan (Customer Service Centre)
Pemerintah Kotamadya (Council) dan mintalah
untuk bantuan dalam bahasa Anda, atau Anda
dapat menghubungi Jasa Juru Bahasa Telepon
(Telephone Interpreter Service - TIS) pada
nomor 131 450 dan meminta supaya mereka
menghubungi Pemerintah Kotamadya pada
nomor 1300 722 542.

Turkish

Bu mektubu anlamak i¢in yardima ihtiyaciniz
varsa, litfen Belediye’nin Miisteri Hizmetleri
Merkezi’ne gelip kendi dilinizde yardim
isteyiniz veya 131 450°den Telefonla
Terciime Servisi’ni (TIS) arayarak onlardan
1300 722 542 numaradan Belediye ile
iliskiye geemelerini isteyiniz.

Hungarian

Amennyiben a levél tartalmat nem érti és
segitségre van sziiksége, kérjiik latogassa meg
a Tanacshaz Ugyfél Szolgélatat (Customer
Service Centre), ahol magyar nyelven kaphat
felvilagositast, vagy hivja a Telefon Tolmacs
Szolgalatot (TIS) a 131 450 telefonszamon

és kérje, hogy kapcsoljak a Tanacshazat a
1300 722 542 telefonszamon.

Czech

Jestlize potiebujete pomoc pii porozuméni
tohoto dopisu, navstivte prosim nase Stredisko
sluzeb pro vefejnost (Council’s Customer
Service Centre) a pozéadejte o poskytnuti
pomoci ve vasi feci anebo zavolejte Telefonni
tlumoénickou sluzbu (TIS) na tel. ¢isle 131 450
a pozadejte je, aby oni zavolali Méstsky tirad
Randwick na tel. ¢isle 1300 722 542.

Arabic
S i Al ) 038 agdl 308 Lua Cha i 13
el s (ol eDae st S e LN sumal
Len il Aeady JLai¥ Gli€a) i cclial 3 5ag il
pein bl 5131 450 4, s e (TIS) il
1300 722 542 28 Ao padaalls Juai¥l

Chinese

MRIRBEANENRT EHENRE
ERTHEEERS P OEREERY
[t & EEBFHERT (T18) Bk B2
131 450, FEMPIEBNRITBEEIETHEE »
BRRE = 1300 722 5420

Russian

Ecmm Bam tpebyertcs nmoMonib, 910051
pa3o0paThesl B 9TOM IHCHMe, TO, HoJKaTyHeTa,
obpatutech B MyHununansseii [enTp
O6cmyxuBanus KimeHTOR 1 onpocuTe oKasath
Bawm nomoms Ha BameM s3bike wiH ske Bo
MOKeTe M03BOHUTE B Tenedonnyio Ciyxby
[Teperomuukos (TIS) mo HoMepy 131 450 u
HONPOCHTDb HX CBA3aThCA ¢ MyHHIMIATHTETOM
o HoMepy 1300 722 542.

Serbian

Arxo Bam Tpeba nomol) 1a pasymeTe 0BO IMEMO,
MomMo Bac fa nolete 1o LleHTtpa 3a yeiyre
mymtepujaMa rpu Onmrruam (Customer Service
Centre) n 3aMoJIMTe UX J[a BaM IOMOTHY Ha
BaIlleM je3uKY, uiv MoxkeTe HazBatu TeredoHeky
npesoantadky ciayxk0y (TIS) ma 131 450 n
3aMOJIUTE WX Ja Bac MOBeKy ca OMIITUHOM Ha
1300 722 542.




Council strongly supports the elevation of ‘design and place making’ as an important component
of Sydney metropolitan and regional planning. Good design is integral in enhancing character and
sense of place and facilitating sustainability and liveability. A sound design policy framework with
illustrative examples of expected outcomes is also crucial in achieving community buy in and
confidence regarding the design of new development, and can assist in ameliorating concerns
about visual and amenity impacts of development proposals.

Consolidation of Standards and Guidelines

The proposed SEPP will comprise a consolidated policy addressing design, placemaking and
environmental sustainability considerations within the one document. While this is a noteworthy
objective, concerns are raised that incorporating the ADG, BASIX, Urban Design Guide (UDG) and
the Design Review Guide (DRG) into a standalone SEPP, may result in an complex, lengthy and
unwieldly policy document that may be difficult to navigate and to manage updates and changes
over time.

Concerns are also raised that the State Government’s Better Placed (BP) Guide covers very similar
ground to the proposed new DPSEPP - potentially creating confusion and duplication in their
application —i.e.: both documents address the design of the built environment in NSW.

It is essential that the DPSEPP provides clarity and simplicity in the guides without weakening the
intent, while avoiding overlap between various policies and guidelines. Concise and easy to use
policy guidelines and standards speed up efficiencies, ensure the accuracy of implementation and
make policy understandable and accessible to all end users. To address these issues, it is
suggested that:

e BASIX be updated and remain as a separate stand-alone policy; and
e The Better Place policy document be integrated into the DPSEPP as a measure to
streamline the suite of design policy documents (a stated aim of the DP SEPP).

Connecting with Country Framework

Council is supportive of the principles of the Connecting with Country draft framework and Design
with Country discussion paper, integrating local Aboriginal perspectives in built environment
projects. Randwick City is home to a significant Indigenous population, and Council values the
Aboriginal insights and contributions made to the planning of projects that has occurred over many
years. This engagement is currently undertaken on a project-by-project consultative basis.
Formalising the engagement process and clarifying a best practice approach, including the
responsibilities of the various parties involved, and providing additional tools and guidelines to
enhance and streamline the assessment of projects would be a welcomed measure for the design
and development process.

Integration of the Local Character Statements Legislation

The EIE is largely silent on the relationship between the new Local Character Statement (LCS)
framework and the proposed new DPSEPP. Local Character Statements, through their inclusion in
the LEP (via a new LEP Clause and Overlay Map), have been elevated and formalised as a driver of
strategic planning decision making and development assessment, and inform environmental, social
and economic aspects of planning and design. For instance, in relation to DAs, the LCS framework
requires proponents to demonstrate how a proposal would be consistent with the LCS, or if the
development is lodged via the Codes SEPP that a Design Verification Certificate (DVC) has been
submitted, which verifies the development contributes to the character of the local area.

It is noted that the EIE makes only a minor reference to LCS on page 27 regarding application
documentation requirements for a Local Character Area map (Item 2) and Local Character
Statement (Item 4). The ambiguity on how the proposed DPSEPP would integrate with the LCSs
character principles and implementation mechanisms raises concern about the potential for
duplication of design quality statements as a result.



Vision Statements

The application requirements set out on page 27 do not contain a requirement for succinct
statement of the overall precinct or project ‘vision’. A clearly stated vision becomes a touchstone
for the development of the design — from broad concept to detail design — setting the design agenda
and becoming a test that the design process stays ‘on-track’ and achieves the original over-riding
aim of the project. To this end it is recommended that the DPSEPP incorporate a requirement for
designers to include a vision statement as part of the DA documentation setting out the overriding
intended outcomes for the project.

Principles Based Approach

While the aim of the new framework in fostering well-designed built environments is applauded, the
proposed DPSEPP has the potential to add another layer of complexity to the NSW planning
system. The adoption of a ‘principles-based approach’, rather than clear prescriptive and
quantifiable development guidelines, would require a significant cultural shift and raises questions
on how it would align with the existing statutory framework for development assessment.

Of particular note are the five ‘design principles’ to assess the merits of a given proposal which are
generally vaguely stated. For instance, the first two principles (‘design places of beauty and
character that people feel proud to belong to’ and ‘design public spaces to support engaged
communities’) are similar in intent and could be combined into a single principal (i.e.: both address
the qualities of public places and the relationship of people to places).

Planning reform should seek to simplify, streamline and enhance confidence in the planning system
by creating greater certainty and predictability around assessment and decision making. The
evolution of the ADG over the last 20 years has shown how important clearly stated and quantifiable
design controls are, in terms of creating certainty about the minimum standards that need to be
delivered.

Concerns are raised that the proposed principles-based approach, as opposed to a prescriptive
approach, would create greater uncertainty, and come at a cost to clarity, timeliness, and
predictability of outcomes in the decision-making process. The proposed new SEPP needs to be
practical, easy to implement and deliver greater certainty, and not result in the submission of vague
compliance reports. Overarching principles can and should be stated, however, clear, easily
understood and quantifiable/measurable development controls must also be provided that set clear
rules that all parties understand and can follow and can be assessed.

Land Use Applicability

Under the current framework, the ADG applies to residential flat buildings and mixed use buildings
that are 3 storeys or more. None-the less in the context of Randwick City, relevant pre development
applications, affordable housing developments and large scale developments that otherwise fall
outside the scope of the SEPP 65 definition for residential flat buildings have consistently been
referred to the DRP for expert input. Moreover, in leu of other design standards being in place, the
principles and controls contained in the ADG such as building-to-building separation, solar access,
cross ventilation controls are applied as a standard to applications for boarding houses and the
like.

It is strongly recommended that the scope of the draft SEPP be broadened to encompass other
forms of development which would remove ambiguity in the policy application. The urban
environment comprises a wide range of building typologies which would also benefit from a robust
design process. For instance, boarding houses which are separately defined under the Standard
Instrument, often take the form of a residential flat building and in some instances are converted to
residential uses over time.



On this basis, it is contended that DPSEPP should be further transformed to provide a design
excellence framework for all major residential development types including but not limited to,
Seniors Living developments, boarding houses, serviced apartments and student accommodation.
This could be achieved by espousing a common set of principles that are integral to good design,
complemented with a series of codes for a variety of residential, commercial and institutional
development categories.

Additional Comments

Density Ranges: Proposed ‘design and place consideration (page 30) proposes that
density ranges will be determined during development of the DP SEPP, based on a
development’s location and transport access, with a minimum density capacity of 15
dwellings per hectare. It is questioned as to the usefulness and practicality of setting of
generic ‘blanket’ Density Range rules for R1, R2, R3 and R4 land use zones which are
already mandated under the LEP and informed through comprehensive LSPS process.
Randwick City has recently completed its LSPS and a detailed appraisal and strategic
direction for housing contained in the Randwick Housing Strategy that achieves the DPIE
housing targets for the next 10 years. The detailed analysis and the identification of
appropriate precincts for uplift should override/supersede any generic density ranges in the
DP SEPP.

Affordable Housing: A prescribed Greater Sydney target for Affordable Housing of 5-10%
is not always possible, as the scale of potential redevelopment may be limited (due to
heritage considerations, strata buildings, or the high cost of existing properties) and
therefore the viability of imposing such a cost upon the developer may not provide a viable
outcome. For example our experience on the Kensington and Kingsford Town Centre study
has shown that a phased implementation from 3% to 5% over several years provided a fair
outcome — awarding the early implementation of the strategy and investment in the LGA. If
Council has carried out independent testing/modelling of the viability threshold, this advice
on the feasible percentage to apply should over-ride an Affordable Housing guideline in the
DPSEPP.

Best Practice Design Standards: Guidelines on the maximum overall building depth for
residential buildings should be provided and made consistent with general good practice
to provide consistency in the use of the ADG. A realistic approach needs to be taken, whilst
also preventing ‘periscope’ slots for bedroom spaces set deep within the building mass.
Also, clarification on the best practice approach to calculating the conversion rate from
building footprint to GFA should be provided to provide consistency across the design
industry. Standardisation across Councils and in planning and development applications
will streamline assessment processes.

Landscaping and Greening: Setting a minimum percentage of the site area for deep soil
zones is generally supported in principle, however the specific site and locational context
requires further consideration. For instance, a blanket landscaping requirement for urban
centres may not be practical as deep soil on the ground floor plane is very difficult to
achieve due to the site constraints and the built to boundary urban and built form.
Equivalent size areas on landscaped roofs, terraces, balconies, green walls or ‘hard’ spaces
such as public plazas or laneways or the like should be considered instead of deep soil
provision in these cases. Council’s approach for the Kensington and Kingsford town centres
is case in point where, in recognition of deep soil site constraints within a town centre
setting, landscaping equivalent to 100% of site area is to be provided on the site which can
encompass green walls, roofs, terracing and balconies.



e Application Requirements: The DPSEPP would require applicants to demonstrate
through application requirements that the SEPP principles and considerations have been
met. It will also inform matters for consideration by the consent authority. These include a
site analysis, design statement, and precinct structure plan (for precinct planning and
significant development). It is recommended that the DPSEPP include requirements for
planning proposals and DAs to submit 2D and 3D drawings, where larger proposals be
required to provide a 3D built form model to assess the development within the overall city
built form context.

e Mixed Use Development and Street Activation: The EIE proposes the allocation of 40%
of ground floor space for non-residential uses in R3 and R4 residential zones (p A15, ltem
5). Whilst this control may be appropriate for B4 Mixed Use zones, concerns are raised that
these provisions may not be practicable for a typical R3 Medium Density walk-up apartment
building. This building type is quite common in Randwick City and proposed control is
unlikely to be practical to implement or achieve. It may provide an appropriate urban
planning outcome — active frontages may not be desirable in all cases.

BASIX

e BASIX Sustainability Trade-Offs: The EIE proposes the introduction of sustainability
‘trade-offs’ (p C4, C.2.1.3) into the assessment process. It is suggested that thermal
comfort performance requirements could, in certain circumstances, be ‘traded off’
(reduced) by installing more energy-efficient appliances or more solar PV. Concerns are
raised that this may introduce a ‘loop hole’ and more confusion in the assessment process.
For instance, how would the competing requirements for thermal comfort and for energy
performance requirements be weighed up? Rather, an approach should be taken that
prioritises guaranteed long-term initiatives/effects and straight forward passive approaches
such as sun shading of north facing windows, ceiling fans, protecting west elevations, etc.
over high-end technological solutions such as air conditioning that uses large amounts of
energy, or high technology glass facade design, to address solar heat loads that could be
more simply solved by an appropriate external shade devise (overhang).

e BASIX Targets: The EIE states that to promote consistency across the State, councils
would not be able to set their own higher or lower BASIX targets to reflect localised
conditions. This provision currently exists in the existing BASIX policy context and would
be transferred across to the proposed new DPSEPP. Concerns are raised that this would
limit the ability for councils to go beyond state requirements to achieve high level
sustainability targets. In particular, it is at odds with the regional objectives for Metropolitan
Sydney, specifically Strategy 33.1 which stipulates that initiatives for achieving net zero
emissions by 2050 through the establishment of low carbon precincts in Planned Precincts,
Growth Areas and Collaboration Area should be supported. Council considers that there
should be a level of flexibility for such growth areas to be able to apply higher BASIX targets
to developments to improve building efficiency and help achieve the low carbon precinct
objective.

I trust this information is of assistance. Please contact Stella Agagiotis, Manager Strategic Planning
on 90936954 or stella.agagiotis@randwick.nsw.gov.au if you require further information.
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Kerry Kyriacou
Director, City Planning



