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Instrument/Strategy Comments 

 Provides new housing within an existing urban area that is 
strategically located in close proximity to transport, open 
space, and existing employment centres; 

 Creates a built form that will achieve design excellence; 

 Supports the Sydney Education and  
Health Precinct by providing nearby housing with  
good transport connections; 

 Involves infill development which will assist with 
containing Sydney’s urban footprint;  

 Incorporates design features and construction methods 
that will assist with tackling climate change and 
protecting Sydney Natural Environment; and  

 Supports the provision of increased, improved and 
accessible open space on the Site.  

Draft Metropolitan 
Strategy for Sydney 
to 2031 

The Draft Strategy establishes the most up-to-date strategic 
framework for Sydney, and once finalised it will replace the 
Metropolitan Plan. Importantly, the proposed development is 
consistent with the objectives of the Draft Strategy in that it 
will: 

 Provide for residential development within an urban 
renewal area; 

 Maintain urban growth in proximity to existing 
infrastructure links; 

 Deliver new housing to meet Sydney’s growth; 

 Deliver a mix of dwellings that meet the needs of 
Sydney’s population; 

 Provide for development that integrates with the 
surrounding community, with the future streets and open 
spaces to be highly connected and inclusive; 

 Represent best practice ecologically sustainable residential 
development, achieving BASIX +  25%; and 

 Promote sustainable transport choices for future 
residents. 

Draft Sydney City 
Subregional Strategy 

Addressed within the Planning Proposal prepared for the Site 
by the City of Sydney. This DA is consistent with the 
Strategy in that it will: 

 Provide residential development that will support the 
employment and economic activities in the nearby 
strategic and local centres; 

 Contribute towards the subregions dwelling target;  

 Provides new housing within an existing urban area that is 
strategically located in close proximity to transport, open 
space, and existing employment centres; 

 Provide greater housing supply and housing choice; and 

 Will encourage more sustainable travel behaviour through 
locating residential development within walking distance 
of light rail and buses and improve access to transport by 
walking and cycling networks.  
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Instrument/Strategy Comments 

State Planning Instruments and Controls 

SEPP 55 The suitability of the site to support residential development 
under the provisions of SEPP 55 has been demonstrated in 
the Remediation and associated services/infrastructure 
diversion works DA and the approved Stage 1 Site 
Masterplan DA. Addressed in Section 4.3. 

SEPP 65 An assessment of the proposal against the 10 design 
principles of SEPP 65 and the Residential Design Flat Code 
together with a design verification statement has been 
prepared by Mirvac Design and is included within Appendix 
H. Addressed further in Section 4.3. 

SEPP (BASIX) BASIX Certificates for Building 6B have been prepared by 
Efficient Living (Appendix I) and demonstrate the proposed 
development achieves the BASIX +25% targets for water 
and energy. A Sustainability Report prepared by Aecom for 
the Stage 1 Site Masterplan provides details on social and 
environmental sustainability measures for the Site. 

SEPP (Infrastructure) As Precinct 6B is located further than 90m from a connection 
with a classified road, the project does not require referral to 
the Roads and Traffic Authority under Section 104  
(Traffic Generating Development) of the SEPP. 

SREP (Sydney 
Harbour Catchment) 

The subject site is not located in the foreshore & Waterways 
areas and is not ‘zoned’ under the ‘SREP’, where the majority 
of the plan’s aims/provisions apply. This DA is consistent 
with the aims of the Harbour SREP (clause 2) in that the 
development: 

 Will facilitate a high quality and ecologically sustainable 
urban development on the site; 

 Will effectively manage all environmental impacts 
associated with the development (erosion, sediment 
control, stormwater, etc); 

 Will contribute to the vibrancy of the locality through 
facilitating future high quality residential development and 
attractive public domain; and 

 Will not impede public access to foreshore.  

Local Planning Instruments and Controls 

Sydney  
LEP 2012 

The Sydney LEP 2012 does not apply to the proposed 
development as the Site is not identified on the Land 
Application Map. 

Sydney LEP  
(Harold Park) 2011 

Refer to Section 4.1.2 

Sydney DCP  
(Harold Park) 2011 

Refer to Section 4.1.3 and Tables of Compliance at  
Appendix J. 
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4.1.2 Sydney Local Environmental Plan  
(Harold Park) 2011 

On 29 June 2009, Council resolved to commence the preparation of a site specific 
LEP for the Site. This site specific LEP includes all relevant LEP provisions relating 
to the Site in accordance with the Standard Instrument – Principal Local 
Environmental Plan.  
 
On 10 and 14 February 2011, Council and the Central Sydney Planning 
Committee respectively endorsed the Sydney Local Environmental Plan (Harold 
Park) 2011 (Harold Park LEP 2011) and was subsequently approved for gazettal 
by the Minister for Planning. With the making of the Harold Park LEP 2011, the 
provisions of Leichhardt LEP 2000 no longer apply to the Site.  
 
The proposal is consistent with the aims of the Harold Park LEP 2011 in that it: 

 Involves the provision of residential development that responds to a diverse and 
growing population and provides for a range of housing needs; 

 Supports the enhancement of amenity and quality of life of the local 
community through providing a high quality development;  

 Incorporates a range of design features that seek to promote ecologically 
sustainable development, such as energy efficient design, rain water 
harvesting, achieving BASIX +25% water and energy targets, WSUD, green 
roof etc; 

 Provides infill residential development at appropriate density to maximise the 
Site’s strategic location in close proximity to transport, open space, and 
existing employment centres, whilst integrating with the surrounding urban 
fabric and protecting the residential amenity; 

 Has been designed to ensure a high quality urban form is achieved which 
incorporates key character themes from the local area (e.g. terrace style form); 

 Affords appropriate conservation and protection of the Site’s heritage values 
(refer to Section 4.11); and 

 Supports the protection and enhancement of the natural environment, in 
particular through ensuring the delivery of a significant portion of the site as 
public open space and private landscaping. 

 
The former Harold Park Paceway site (including the DA site) is zoned B4 ‘Mixed 
Use’ under the Harold Park LEP 2011, as shown in Figure 24. In accordance with 
clause 2.1 Harold Park LEP 2011, permitted uses in this zone include any 
development that is not permitted without consent or prohibited, such as 
residential flat buildings.    
 
Table 11 details how the proposed development is consistent with the objectives 
of the B4 ‘Mixed Use’ zone. 
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Table 11 – B4 Mixed Use zone objectives 

Objective Proposal 

To provide a mixture of 
compatible land uses. 

Compatible uses identified for the site includes 
residential, open space, commercial and community 
uses. The proposed development involving the 
construction of residential apartments with 
associated open space is a compatible land use 
outcome.  

To integrate suitable 
business, office, residential, 
retail and other development 
in accessible locations so as 
to maximise public transport 
patronage and encourage 
walking and cycling. 

The proposal provides residential development in 
close proximity to public transport so as to maximise 
patronage. Walking and cycling will also be 
encouraged as a result of the proposed development, 
achieved through the broader Site’s provision of 
convenient, direct and high quality walking and 
cycling paths that connect to the surrounding 
network.  

To ensure uses support the 
viability of centres. 

The new residential population will support the 
viability of new and existing centres within and 
surrounding Harold Park.  

 

 

Figure 24 – Extract of the zoning map of the Harold Park LEP2011 

Source: City of Sydney 

An assessment of the proposed development against the key development 
controls of the Harold Park LEP 2011 is provided within Table 12. 
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Table 12 – Key Development Controls - Harold Park LEP 2011 

Key LEP Clause Proposal 
Clause 4.3 – Height of buildings 
(1) The objectives of clause 4.3 are: 
 
(a) to ensure that the height, bulk and 
scale of buildings respond to the built 
form and topography of the local area. 
 
(b) to reduce the visual impact of 
development from public places 
including streets and parks. 
 
(c) to encourage diversity in the bulk 
and scale of buildings. 
 
(d) to ensure adequate amenity for 
public open space. 
 
(e) to minimise adverse impact on 
heritage items and their setting. 
  
(f) to minimise visual impact, 
disruption of views, loss of privacy 
and loss of solar access to existing 
development. 

The heights of proposed buildings comply with the 
planning controls for the Site and duly respond to the 
local areas built form and topography. In accordance 
with the key design principle for the redevelopment of 
the Site, proposed buildings are equivalent in height to 
the height of surrounding development. In this regard, 
the height, bulk, and scale of buildings are consistent 
with the planning controls for the site. 
The proposed arrangement and design of the residential 
apartment building seeks to minimise visual impacts 
through low scale and articulated and stepped street 
elevations. General compliance with the prescribed 
building envelope also ensures the visual impact of the 
development from public places is reduced.  
 
The proposed building incorporates varying elements 
that support diversity in bulk and scale across the 
broader Site. The lower scale nature of the development 
(in comparison to other development precincts) is a key 
contributing factor in this regard.   
The proposed precinct design protects amenity  
of adjoining public open spaces and proposed private 
open space. For example, the scale of development and 
stepped form assures a pedestrian scale to the public 
domain whilst the use of glazing along the façade facing 
the courtyard provides a soft edge, whilst supporting 
passive surveillance from apartments.   
A Statement of Heritage Impact for Precinct 6B has  
been prepared by Graham Brookes and Associates 
(included at Appendix K). In summary, the proposed 
development will have no adverse impact on the 
established heritage significance of the listed items in 
the vicinity.  
The proposed precinct design seeks to minimise visual 
impact, disruption of views, loss of privacy and loss of 
solar access to existing development.  

(2) The height of a building on any 
land is not to exceed the maximum 
height shown for the land on the 
Height of Buildings Map 

Proposed building heights are in accordance with the 
Height of Buildings Map for Harold Park.  
 
Refer to Section 4.5. 

Clause 4.4 – Floor space ratio 
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Key LEP Clause Proposal 
(1) The objectives of clause 4.4 are: 
(a) to provide sufficient floor space to 
meet the anticipated development 
needs for the foreseeable future. 
(b) to regulate the density of 
development, built form, land use 
intensity and to control the generation 
of vehicle and pedestrian traffic. 
(c) to ensure that new development 
reflects the desired character of the 
locality in which it is located and 
minimises adverse impacts on the 
amenity of that locality. 
(d) to prioritise residential uses. 
(e) to ensure development does not 
detract from the viability and vibrancy 
of existing centres. 
(f) to encourage housing diversity. 

Whilst the Floor Space Ratio Map for Harold Park 
establishes a floor space ratio of 1.15:1 across the whole 
Site, a floor space bonus of up to 0.1:1 is provided for in 
clause 6.1 of the LEP.  
 
Refer to clause 6.1 below for further discussion.  

(2) The maximum floor space ratio for 
a building on any land is not to exceed 
the floor space ratio shown for the 
land on the Floor Space Ratio Map 

Clause 6.1 Floor Area Bonus - BASIX  
Despite the other provisions of the 
plan, the floor space ratio for buildings 
may exceed the maximum floor space 
ratio shown on the floor space ratio 
map by up to 0.1:1 if all BASIX 
Affected development exceeds the 
BASIX target score by not less than 
25% of the Target Score for water and 
25% of the Target Score for energy. 

The proposed development involves BASIX affected 
development (i.e. residential development). All BASIX 
affected development across the Site will achieve +25% 
water and energy targets, as established within the 
Stage 1 Site Masterplan. Accordingly, the full 0.1 floor 
space bonus is available across the Site (i.e. 1.25:1). The 
proposed development, which includes 7,467m2 of 
residential GFA, is well within the maximum floor space 
ratio for the Site (i.e. 132,918m2) – refer to Table 4.  
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Key LEP Clause Proposal 
Clause 6.2 Car parking ancillary to other development 
(1) The objectives of the clause are: 
(a) to identify the maximum number 
of car spaces that may be provided to 
service particular uses of land, and 
 
(b) to minimise the amount of 
vehicular traffic generated by a 
proposed development. 

The proposed development has been designed in order 
to comply with the maximum number of car parking 
spaces prescribed for residential flat buildings, 
supporting a reduced reliance on private vehicles as the 
main means of travel and therefore minimising the 
amount of vehicular traffic generated by the 
development.  
 
In accordance with the maximum parking rates, the 
proposed development provides a total of 72 car spaces 
for the exclusive use of residents together with 5 visitor 
car parking spaces. Refer to Section 4.9 for further 
discussion.  
 
 
 

(2) (a) The maximum number of car 
parking spaces for residential flat 
buildings, dual occupancies and multi-
dwelling housing is as follows: 
(i) for each studio dwelling—0.4, & 
(ii) for each 1 bedroom dwelling—0.5, & 
(iii) for each 2 bedroom dwelling—1, & 
(iv) for each 3 or more bedroom 
dwelling—1.2. 
3) Development for the purpose of 
residential flat buildings, dual 
occupancies and multi-dwelling 
housing may provide car parking 
spaces in addition to the maximum 
permitted in subclause (2) up to a 
maximum of: 
(i) 1 space per five dwellings for the 
first 30 dwellings, plus 
诠ii) 1 space per eight dwellings for 
the next 40 dwellings, plus 
(iii) 1 space per 15 dwellings for all 
dwellings in excess of 70 dwellings 
but only where any additional car 
parking spaces are reserved as time-
limited parking for the exclusive use of 
people visiting residents of the 
residential accommodation. 

Clause 6.5 Design Excellence 
(1) The objective of this clause is to 
deliver the highest standard of 
architectural and urban design. 

The proposed development demonstrates design 
excellence as demonstrated within the accompanying 
architectural drawings, photomontages, physical model, 
sample board and detail of finishes, SEPP 65 Report, 
and as demonstrated within the supporting technical 
reports.   
 
The design of the proposed development has also been 
developed in consultation with Council officers.  
 
Refer to Section 4.4 for further discussion.  

(2) This clause applies to development 
involving the construction of a new 
building or external alterations to an 
existing building. 
(3) Development consent must not be 
granted to development to which this 
clause applies unless, in the opinion of 
the consent authority, the proposed 
development exhibits design 
excellence. 

 
In summary, the proposed development:  

 supports the aims of the Harold Park LEP;  

 is a permitted use within the B4 Mixed Use zone; 

 is consistent with the objectives of the B4 Mixed Use zone; and 

 complies with the principal development standards and other special  
local provisions. 
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4.1.3 Sydney Development Control Plan (Harold Park) 
2011 

Complementing the LEP for Harold Park is a site specific Development Control Plan 
(DCP), referred to as the Sydney Development Control Plan (Harold Park) 2011 
(Harold Park DCP).  
 
The Harold Park DCP provides detailed guidance for future development on the 
Site. The proposed Building 6B has been carefully designed in accordance with the 
provisions of the Harold Park DCP. A detailed assessment of the proposed 
development against the provisions of the Harold Park DCP is provided within the 
Tables of Compliance at Appendix J.  

Objectives 

The proposed development supports the achievement of the objectives of the 
Harold Park DCP through: 

 Providing a development that will contribute towards a model example of 
ecologically sustainable urban renewal. More specifically through designing and 
incorporating rain harvesting, energy efficient design (achieving Basix +25% 
water and energy targets), reduced water pollutant loads, waste reuse 
features, provision of public open space, and green roofs; 

 Establishing a high quality residential building, which exhibits design excellence; 

 Provision of public open space to be used by residents for active and passive 
recreation purposes; 

 Designing a residential apartment building which responds to its context in 
order to minimise their impact on the amenity and character of the surrounding 
area. The proposed building setbacks and built form ensure a suitable response 
is achieved; and 

 Establishing medium density residential development in a location with high 
levels of public transport accessibility, thereby minimising reliance on private 
vehicle use (i.e. promoting public transport). 

Character Statement 

The proposed development supports the achievement of the desired future 
character of Harold Park in that it: 

 enables over 35% of the site to be retained and dedicated as public open 
space;  

 involves the provision of new medium density residential development; 

 will provide diverse housing that will help existing and future local housing 
demand; and 

 incorporates elements and features within its design to ensure it will be a 
model of ecologically sustainable development.    
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4.2 Consistency with Stage 1DA  
The proposed development is consistent with the intent of the Stage 1 approval in 
relation to staging, land uses, layout, maximum floor space ratios, building 
heights, building envelopes, and access. A Table of Compliance, addressing 
consistency with each of the Stage 1 conditions of consent is located at 
Appendix J. 

Building Envelope 

The Stage 1 Site Masterplan included a specific condition for Precinct 6B seeking 
compliance with the Harold Park DCP in relation to heights in storeys and street 
frontage height. The proposed design of Precinct 6B has for the most part 
complied with the DCP controls in relation to building form, however a relatively 
minor variance is proposed in relation to the south-east corner of the site where 
the DCP seeks to establish a maximum of 3 storeys. In this regard, through design 
development and having a full appreciation of the site’s topography, relationship 
with the public domain and surrounding existing and future development, there is 
considered to be merit and an opportunity for a part 4 storey building element in 
this corner of the site.  
 
Condition 2(d) of the Stage 1 Site Masterplan consent provides for such a 
variation to occur where there is merit. Further discussion in relation to this 
variation is provided at Section 4.5.  

4.3 Design Quality  
An assessment of the proposed development’s consistency with the design quality 
principles of SEPP 65 demonstrates that the design quality of the proposal is 
consistent with the principles of the SEPP (refer to SEPP 65 Report included at 
Appendix H prepared by Mirvac Design). A design verification statement 
completed by Mirvac Design is also included at Appendix H.  
 
The proposed development also complies with all of the design quality objectives 
and design principles of the Residential Flat Design Code (RFDC), as demonstrated 
within the attached SEPP 65 Report. Further, the proposal achieves compliance 
with the majority of the ‘rules of thumb’ outlined within the RFDC.  

4.4 Design Excellence  
Each of the architectural firms engaged by Mirvac Projects to deliver the Harold 
Park vision – Hassell, Mirvac Design, Eeles Trelease, Aspect Studios, and Smart 
Design Studios possess the qualities and experience to prepare an appropriate 
design solution to, amongst other things, achieve ‘design excellence’ in 
accordance with the intent of the requirements of the Harold Park LEP planning 
controls. 
 
In determining its architectural selection criteria, Mirvac Projects was  
mindful of the special nature of the site and the importance of selecting firms with 
a demonstrated ability to achieve design excellence given the site’s importance to 
the City. Hassell, Mirvac Design, Eeles Trelease, Aspect Studios, and Smart 
Design Studios have worked on a number of highly regarded and awarded 
brownfield redevelopment projects. 
 
With a preferred plan and planning controls already developed for the Site through 
an extensive and collaborative planning process, Mirvac Projects appointed Hassell 
to take this significant urban renewal project a step closer to reality through 
documenting the Stage 1 Site Masterplan. The Stage 1 Site Masterplan 
establishes the detailed parameters in which all subsequent developments are 
required to adhere to.  
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The detailed design of proposed Precinct 6B has been led by Mirvac Design in 
accordance with the Stage 1 Site Master plan and the Site specific planning 
controls (i.e. Harold Park LEP and Harold Park DCP).  
 
More specifically, Council may be satisfied that the proposal achieves  
design excellence and fulfils the requirements of clause 6.5 of the Harold Park  
LEP due to: 

 The high standard of architectural design, materials and detailing to be 
achieved across the building, appropriate to the building type and location; 

 The height of the building generally complying with planning controls, ensuring 
that the new buildings respond to their context;  

 The incorporation of varying and unique designs to the public faces of the 
building, responding to the different immediate contexts of the building; 

 The adoption of design components that respond to the surrounding built 
character by drawing on textural and form references; 

 The creation of an appropriately scaled pedestrian street environment; 

 The creation and enhancement of views into and out of the Site; 

 The achievement of a development that will be a model for ecologically 
sustainable development (e.g. meeting BASIX +25% targets for water and 
energy, incorporation of a green roof, provision and embellishment of public 
open space, incorporation of WSUD, rainwater harvesting etc, encouraging 
waste reduction etc); 

 The contribution of new open spaces in providing new habitat for local 
indigenous species; 

 The minimal environmental impacts to surrounding development; 

 The creation of a distinctive and attractive living environment, that will 
integrate with and complement the surrounding urban fabric; and 

 The resulting development ‘unlocking’ a strategically important site that will 
provide significant benefits to the community through increased access to 
public open space, new community facilities, improved access to pedestrian 
and cycling networks, opening up access and appreciation of significant 
heritage items etc. 

  



Former Harold Park Paceway, Forest Lodge  Statement of Environmental Effects | March 2014 

 

 JBA  13597 43 
 

4.5 Built Form 

Height, Bulk and Scale 

The proposed building envelope is generally within the maximum development 
parameters of the Harold Park LEP, Harold Park DCP (see Table 13), the Stage 1 
Site Masterplan, and are consistent with the urban design principles set out in 
SEPP 65.  
 
The GFA Schedule at Table 4 demonstrates that the proposed development will 
not exceed the overall GFA for the Site. 
 

Table 13 – Compliance with Harold LEP and Harold Park DCP 

 Maximum Height Proposed Height 
(maximum) 

 Harold Park LEP 
(RL) 

Harold Park DCP (No 
of Storeys) 

RL  Storeys 

Building 6B 27 RL 3-5 26.950 3-5 

 
The built form controls that apply to the site are illustrated in Figure 25, and as 
noted in Section 3.7, there are two key areas of the design where variations are 
proposed (refer to red clouds).  
 

 

Figure 25 – Precinct 6B building levels plan/controls  

Source: Mirvac Design 
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Courtyard Interface 
In terms of the predominant 5 storey building height fronting the internal courtyard 
(which for the central eastern element varies from the DCP controls), it is noted 
that Condition 10(a)(vii) of the Stage 1 Site Masterplan consent provides for 
increased storeys to be considered as part of a Stage 2 DA. This condition 
recognises the topography of the site and the opportunities this affords.  
 
Figure 26 provides a perspective from the ground level of the central courtyard 
looking west towards the rear of the building. As evident, due to the site levels 
and carrying through the plan form of 3 storeys fronting Minogue Crescent 
provides an opportunity for a 5 storey building element fronting the central 
courtyard. Given the significant size of the courtyard and the stepped expression 
of the adjoining elevation the resulting scale and relationship of the building to the 
courtyard is considered to be appropriate and not overbearing. Further, the 
amenity of the courtyard will not be adversely affected, with the space remaining 
open with access to daylight/skylight.  
 

 

Figure 26 – View from the internal central courtyard  

Source: Mirvac Design 
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Expression to Minogue Crescent/Wigram Road Intersection 
As noted, a variation is proposed to the DCP heights in relation to the south-east 
corner of the development (being 4 storeys in part). The DCP controls rightly seek 
to reduce the height of built form along the Wigram frontage (to 3 storeys) in 
order to provide a scale that reflects surrounding existing development and 
thereby providing better transition and integration of development at Harold Park 
with the surrounding neighbourhood. The variation proposed is considered to be of 
an extent that the underlying objective of this control is still achieved.  
 
One of the key drivers for seeking a variation to the DCP control relates to the 
location of Lift core 3. Lift 3 has been strategically positioned on the visual 
connection extending from the Wigram Road lobby entry (Level 2) through to the 
central communal open space courtyard. The residential lobby is designed to be a 
warm and welcoming space that also provides for increased permeability through 
the building whilst maximising natural daylight.  
 
With the location of the Lift core predetermined, it means that as it reaches and 
serves Level 5 it is located outside of the DCP ‘envelope’ at this level with the 
building line continuing and wrapping around the lift core. The result being that a 
portion of the building in the south-east corner is 4 storeys in height. This variation 
to the DCP controls is considered to be reasonable and have merit given: 

 It minimises the number of apartments off a single core (maximum of 8 
apartments per core – compliant with the RFDC ‘rules of thumb’), which would 
not be achieved if lift core 2 solely served Level 5 apartments; 

 It maintains the through apartments on Level 5 increasing apartment diversity 
and assisting with achieving a greater number of naturally cross ventilated 
apartments; 

 The roof extension to Level 5 assists in emphasising the residential lobby entry 
from Wigram Road and proportionally integrates the roof line with the building 
below; 

 The extension of Level 5 to the south-east corner of the site does not create 
any additional adverse overshadowing impacts on adjacent neighbours (refer to 
Section 4.8); 

 It will not create any undue amenity or view impacts on surrounding residential 
properties given its extent and significant setbacks from Wigram Road (9m +) 
and from the north-eastern boundary (14m +);  

 It provides for the provision of an additional 3-bedroom apartment adding to 
the mix and diversity of housing types within the building; and 

 Provides greater articulation and emphasis to the corner intersection of 
Minogue Crescent and Wigram Road. 

 
Overall and importantly, the resulting built form along Minogue Crescent and 
Wigram Road (notwithstanding the proposed variation) achieves a pedestrian scale 
that is compatible with surrounding development. This is reaffirmed in Figures 27 
and 28 which provide a comparison of the proposed development and a 
‘complying’ development where it is evident that the non-compliance has clear 
merit and will not cause any undue adverse impacts from a built form or amenity 
perspective.  
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Figure 27 – Perspective of south-east corner of Precinct 6B – complaint  

Source: Mirvac Design 

 

 

Figure 28 – Perspective of south-east corner of Precinct 6B – as proposed  

Source: Mirvac Design 

Setbacks 

The proposed building generally complies with the building envelope setbacks 
established within the Stage 1 Site Masterplan and the Harold Park DCP. The 
lower levels provide generally compliant 3m primary setbacks to Minogue Crescent 
and Wigram Road, with a varied setback (of 3m) provided to future road MC04. 
 
With respect to the setback to MC04 whilst differing from the 1.25m (terrace 
typology) setback established within the Stage 1 Site Masterplan, the courtyards / 
entries to the ground floor apartments are proposed to be built to the street 
boundary, consistent with terrace type dwellings.  This design responds to a 
desire for a human scale street condition reflective of the built form characteristics 
of the older surrounding suburbs. The decision not to provide terraces along MC04 
is in response to the predetermined envelope, the small scale nature of the site 
and is considered to deliver a better amenity outcome for the development.  
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Due to the varying topography of the site and the provision of direct access to 
ground floor apartments, the courtyards / entries along Minogue Crescent and 
Wigram Road sit forward of the 3m primary building setback. However, it is noted 
that the building proper is generally consistent with the 3m setback. The variation 
is considered appropriate given the activation afforded by the provision of 
courtyards and private entries deliver a positive amenity and design outcome.    
 
The proposal is consistent with the secondary building setbacks, with only minor 
variations proposed as permitted within the Harold Park DCP, including the 
encroachment of balconies, architectural features and the like into the primary-
building setback. It is noted that the extent of balconies, architectural features etc 
along the MC04 frontage that protrude within the primary building setback 
exceeds the DCP 65% maximum length requirement. Notwithstanding, an 
acceptable built form outcome is still considered to be achieved, with use of light-
weight materials and other elements ensuring the building’s streetscape 
appearance is not overbearing and remains articulated.   

Building Depth 

The proposed building depth is acceptable as it is generally consistent with the 
building envelopes approved within the Stage 1 Site Masterplan and the proposed 
floor plans demonstrate the following positive design measures: 

 The typical internal building depth floor plan is generally compliant with the 
RFDC building depth ‘rule of thumb’ (i.e. 18m); 

 open plan living arrangements and suitable balcony depths generally (minimum 
2 metres) are provided for all apartments; 

 living areas and bedrooms are located to maximise solar access and natural 
ventilation; 

 many bedrooms are adjacent to balconies;  

 the majority of kitchens comply with the RFDC ‘rule of thumb’ for the 
maximum distance from a window (i.e. 8 metres); 

 single aspect apartments generally have a maximum dimension from the 
glazing line to the rear of 8 metres; 

 over (32%) of apartments are dual aspect; 

 at least 51 (60%) apartments are able to satisfy requirements for natural 
ventilation; and 

 at least 49 (57.6%) apartments (excluding Building 6A) will have 2 hours of 
sun access in mid-winter to the living spaces, at least 34 (40%) of apartments 
(excluding Building 6A) will  receive 2 hours of sun access in mid-winter to 
private open spaces. 
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Ground Level and Public Domain Relationship  

There are due to the topography of the site and a design intent to integrate and 
active the public domain instances where the level difference between the ground 
floor and the adjacent public domain/street boundary is greater than 1.2m (varying 
from the DCP and Stage 1 Site Master Plan conditions of consent).  
 
Notwithstanding this variation, an acceptable outcome is still considered to be 
achieved with the careful planning and design of the front courtyards ensuring an 
acceptable transition between the public domain and the ground floor level of the 
building. This is achieved through breaking down and setting back the front walls 
into smaller elements to reduce the scale and impact at pedestrian level and 
incorporating appropriate landscaping measures (refer to Figure 29). 
 
For example, garden walls have been stepped so all sandstone walls facing street 
frontages are no more than 1.2m high, further planter boxes with hedge planting 
and fencing are proposed to soften the interface between the public footpath and 
the courtyards to the ground level apartments and provide adequate privacy to the 
residents (refer to Figure 30). Importantly, the objective of the control will be met 
despite the variation, with activation and natural surveillance afforded to all street 
frontages.  
 

 

Figure 29 – Street level section  

Source: Mirvac Design 
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Figure 30 – Photomontage of the street level courtyard design 

Source: Mirvac Design 

4.6 Internal Residential Amenity  
The built form of the proposed development is appropriate to the site, with the 
ability for the design of the future residential apartments to define the public 
domain and positively create a streetscape character. The proposed building 
envelopes provide internal amenity and outlook. 

Building Separation / Visual Privacy 

The RFDC recommends a range of building separation distances depending on the 
height of buildings. These controls are framed around the objectives of maintaining 
acoustic and visual privacy, controlling adverse overshadowing impacts, promoting 
daylight access and providing for adequate open space and deep soil zones within 
a site, as well as modulating built form as height increases. 
 
The proposed building location and separation distances are generally in 
accordance with the Stage 1 Site Masterplan and correspond with the Harold Park 
DCP. For example, a separation distance of over 6m is achieved to Precinct 6A 
adjacent to the east, together with a minimum separation distance of 20m to 
Precinct 1 to the north-east across MC04.  
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Broadly, visual privacy is achieved through a defensive building design, orientation 
and adequate separation is provided between the development and neighbouring 
residential sites, in accordance with the RFDC. Privacy between apartments is 
maintained through a combination of separation, orientation of balcony enclosures, 
screens and configuration of internal layouts. In this regard special care has been 
provided in designing apartments fronting the communal courtyard area to ensure 
an optimal relationship is provided and overlooking and privacy issues between 
apartments is avoided (refer to Figure 31). This design greatly improves the 
amenity for internally facing apartments as their principle living areas channel 
outlooks over the landscaped area and limit any opportunities to sight the principle 
living areas of adjacent apartments.  
 

 

Figure 31 – Apartment orientation diagram 

It is noted by virtue of the predetermined envelope that there is a close 
relationship between apartments within the inner central corner of the building. 
Mirvac Design has been conscious of this issue in designing these apartments to 
ensure appropriate layouts and measures are in place to provide for a reasonable 
level of amenity in light of the constraints of the envelope in this part of the site. 
Figure 32 highlights the apartment layouts and key measures to be employed for 
these affected apartments.  

 

Figure 32 – Relationship between internal central apartments 

Source: Mirvac Design 
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Overall an acceptable outcome is considered to be achieved given: 

 The design responds to the approved envelope; 

 The living areas/balconies of affected apartments achieve outlook across the 
central courtyard; 

 There is no direct overlooking/privacy issues; 

 The number of affected apartments is low in the context of the overall building; 

 Light and air has sought to be maximised within this internal central corner of 
the building, with no roof or obstacles above; and 

 Supports diversity in housing choice, providing more affordable products. 

Internal Circulation  

In accordance with the RFDC ‘rules of thumb’ for Internal Circulation, the number 
of units accessible from a single corridor should be limited to eight (8). Proposed 
Building 6B complies with this ‘rule of thumb’ and does not propose more than 
eight (8) apartments from a single loaded corridor. This is achieved by Building 6B 
being broken down into three components, each component is serviced by a 
separate building core.  
 
As detailed within the SEPP 65 report located at Attachment X, Building 6B also 
achieves the following internal circulation attributes: 

 32% of the apartments are dual-aspect; 

 Common corridor lengths are minimised; 

 Main ground floor lobbies off Wigram Road and MC04 to upper levels have 
high quality amenity with visual links through to the communal court yard/open 
space,  

 Common lobbies have access to daylight; 

 Each ground level dwelling has a front door and street address encouraging 
easy access for residents and activating street frontages; and   

 The articulated form of the building contributes towards a legible interpretation 
of the building and improves its relationship with the urban environment. 

Sunlight and Daylight Access 

The RFDC 'Rule of Thumb' for sunlight access states that living rooms and private 
open spaces for at least 70% of apartments in a development should receive a 
minimum of three hours direct sunlight between 9am and 3pm in mid-winter. In 
dense urban areas such as Harold Park, a minimum of two hours is acceptable.  
 
The proposed development maximises the receipt of natural daylight to each 
apartment, within the parameters set by the Government Architect’s Office and 
Council set for the site.  
 
A detailed solar access assessment has been undertaken by Windtech (refer to 
Appendix L), with Windtech concluding that the orientation and site constraints of 
the approved envelope (predominately south-west facing) prohibits achievement of 
compliance with the 70% RFDC rule of thumb’ for sunlight access. Windtech’s 
assessment of solar access considers both before and after scenarios with and 
without the adjacent Building 6A constructed.  

Scenario 1 – Before Building 6A is Constructed 
Of the 85 proposed apartments, at least 49 (57.6%) of the apartments will 
receive the RFDC recommended 2 hours of sunlight to their principal living areas in 
mid-winter. Further, out of the 85 apartments, 34 (40%) will receive solar access 
to private open spaces in accordance with the RFDC.  



Former Harold Park Paceway, Forest Lodge  Statement of Environmental Effects | March 2014 

 

52 JBA  13597  

 

Scenario 2 – After Building 6A is Constructed 
Of the 85 proposed apartments, at least 40 (47.1%) of the apartments will 
receive the RFDC recommended 2 hours of sunlight to their principal living areas in 
mid-winter. Out of the 85 apartments, 27 (31.8%) will receive solar access to 
private open spaces in accordance with the RFDC.  

Conclusion 
From the assessment undertaken by Windtech it is clear that the Precinct 6B 
envelope results in a high number of apartments having living room windows with 
a southerly aspect (33 out of 85 – equating to 39%) and that the adjacent future 
Building 6A impacts on the amount of sunlight access potentially achievable  for 
Building 6B. The future design of Building 6A will accordingly need to incorporate 
mitigation measures to reduce impacts on Building 6B (e.g. through a 
stepped/lower form).  
 
The Stage 1 Site Masterplan demonstrates that achievement of the RFDC ‘rule of 
thumb’ for daylight access can be achieved across the Site. Some buildings will 
receive direct sunlight access for 2 hours mid-winter to more than 70% of 
apartments while others will have less than 70% of apartments achieving this 
level. In instances where the ‘rule of thumb’ of the RFDC is not achieved, the 
buildings that have lesser compliance have other factors which significantly 
enhance residential amenity. 
 
In relation to the proposed development, the numeric non-compliance with the 
‘Rule of Thumb’ is considered acceptable in light of the following: 

 The context of the proposal is high density, limiting the ability to achieve strict 
compliance with the RFDC ‘Rule of Thumb’; 

 North/south orientation of the site and shadows from existing/future buildings 
limits strict compliance; 

 Those apartments with limited solar access will have an attractive 
streetscape/courtyard outlook; 

 The design maximises opportunities for solar access through measures such as 
skylights, through apartments, and louvered blade walls; 

 Common corridors on each floor level will generally be naturally lit; 

 The incorporation of well-designed apartments with an efficient and open 
planned useable layout; and 

 The use of expansive areas of glass in order to optimise access to diffuse light. 

 
We note that solar access is but one measure of amenity that contributes to good 
design. There are a range of other amenity measures available to future residents 
of the development, including but not limited to: 

 close proximity to parks, shops, services and major transport infrastructure; 

 access to high quality communal open space and amenities, including areas 
which are open to the sky; 

 outlook to open space and access to daylight given expanses of glass 
incorporated into the design; 

 natural ventilation; and 

 efficient apartment layouts. 

 
From the above considerations it is evident that the development provides for a 
high quality residential environment. In this regard, solar access should not and is 
not the sole means of establishing whether an acceptable level of residential 
amenity is achieved for the development. 
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Ultimately, an acceptable level of solar access is considered to be provided given 
that the proposed development: 

 Is restricted to a form that must be consistent with the approved building 

 envelope, and is within a constrained site orientation and context; 

 Is located within an urban renewal area that is providing a significant 
contribution to regional dwelling targets; and 

 The extent of existing/future shadows cast by surrounding buildings. 

 
In light of the constraints of the site and due to the high level of amenity offered 
to these apartments through other amenity measures, the variation to the RFDC 
‘Rule of Thumb’ for solar access is considered acceptable. 

Natural Ventilation  

The layout of proposed residential apartment buildings aims to maximise the 
number of apartments that will achieve cross ventilation. The layouts and 
incorporation of design aspects (as outlined within the Natural Ventilation 
Statement prepared by Windtech – Appendix M) demonstrate that at least 51 
apartments (60%) are expected to satisfy the requirements for natural ventilation 
(complying with the RFDC ‘rule of thumb’). Further, 25% of apartments can 
achieve natural ventilation to kitchens, in accordance with the RFDC ‘rules of 
thumb’.  
 
Windtech conclude that the proposed development will meet the requirements of 
SEPP65 for natural ventilation.  

Single Aspect Apartments 

Single aspect apartments generally have a maximum dimension from the glazing 
line to the rear of 8 metres. As stated within the SEPP 65 Report (Appendix H), 
the rear of all kitchens is no more than 8 metres from a window. 

Private Open Space 

The proposed development seeks a balance between providing sufficient private 
open space at ground level for apartments, as well as accommodating a significant 
central communal open space landscaped area (approximately 470m2) for future 
residents without access to ground level private open space.  
 
The provision of the central communal open space landscaped area, which is in 
accordance with the Stage 1 Site Masterplan, also ensures compliance with the 
minimum deep soil zone requirement prescribed within the Harold Park DCP (i.e. 
10% of the development block area).   
 
Furthermore, each unit has been provided with at least one balcony/courtyard that 
has a functional area and configuration conducive to recreation use. These areas 
are directly accessible from the internal living areas. Generally, balconies to 
apartments provide areas which have a minimum depth of 2m. In the instances 
where balconies are less than 2m deep, the apartment’s amenity is not 
compromised and the balcony dimensions suit the apartment type.  
 
The significant contribution that the overall project will deliver with respect to 
public open space (with over 35% of the Site area to be dedicated and 
embellished as public open space) is considered to outweigh any issues of non-
compliance with the RFDC ‘rules of thumb’. 


