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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

PRCUTS URBAN CANOPY ASSESSMENT REPORT

2022

by
CONTEXT Landscape Architecture

for
City of Canada Bay Council

© 2022

DOCUMENT CONTROL
Revision Date Description Approved
A 21.02.2022 Draft for client review CwW
B 1.04.2022 Final CW

CONTEXT ACKNOWLEDGES THE WANGAL CLAN, ONE OF

29 TRIBES OF THE EORA NATION AND THE TRADITIONAL
CUSTODIANS OF THIS LAND, AND RECOGNISE ELDERS PAST
AND PRESENT. THROUGH AUTHENTIC UNDERSTANDING OF THE
LANDSCAPE, WE STRIVE TO DEEPEN OUR UNDERSTANDING OF
COUNTRY AND OUR RELATIONSHIP WITH ITS PEOPLE.

! CONTEXT

LANDSCAPE ARCHITECTURE
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

O1 INTRODUCTION

The Parramatta Road Corridor traverses 20 kilometers
from Granville in the west to Camperdown in the east.
The Corridor includes land adjoining Parramatta Road,
and wider focus precincts where future development is
considered appropriate based on function and character.

The Parramatta Road Corridor Urban Transformation
Strategy (PRCUTS) provides a vision and strategy for

how this Corridor will grow and bring new life to local
communities. Within PRCUTS, there are three renewal
precincts which include land within the City of Canada Bay:
Homebush, Burwood and Kings Bay.

PRCUTS aims to renew Parramatta Road and adjacent

communities through investments in homes, jobs, |
transport, open spaces, and public amenity. It presents “‘
significant urban renewal opportunities for land within \
defined development precincts. |

In response to PRCUTS, the City of Canada Bay has
produced and submitted a planning proposal to the
Department of Planning and Environment (DPE) that seeks

to deliver Stage 1 of the Strategy. The planning proposal \ /

aims to introduce amended planning controls, community . NORTH |

infrastructure and sustainability incentives for the three //

Stage 1 precincts of Kings Bay, Burwood and Homebush N\ \
North. \ / : 2\ . \\\\\\&&\\\\\\\\\\m\\ﬁé
The planning proposal has received Gateway approval to \ e . g\x\\m\\\\\\\\‘\\&““"W
progress to public exhibition subject to demonstrating how ' “ e \W :

the PRCUTS canopy targets of minimum 25% canopy » = %&W

cover can be achieved.

The City of Canada Bay has engaged Context to undertake
an urban canopy assessment for each of the future
precincts and if required to provide recommendations

to ensure that best canopy outcomes can be achieved
including the minimum percentage target of 25% across
each precinct.

CONTEXT 1

LANDSCAPE ARCHITECTURE
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01. 02. 03.

Determine what (if any) changes are Provide recommendations to ensure the
required to the proposed documents to realization of minimum 25% urban tree
achieve a minimum of 25%. canopy coverage for each precinct area.

Assessing and testing what urban tree
canopy can be achieved under the
PRCUTS planning proposal master
plans, public Domain Plan and DCP.

CONTEeXT

LANDSCAPE ARCHITECTURE
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

STRATEGIC CONTEXT

There is a substantial amount of policy and strategic documents that supports and
fosters the increase of urban canopy across Metropolitan Sydney, Canada Bay LGA
and the stage 1 PRCUTS precincts. These documents were reviewed to assist the
development of urban canopy assessment methodology and to ensure that the
PRCUTS planning proposal would achieve both State Government and the City of

Canada Bay Council’s urban forest aspirations.

GREENING OUR CITY
Premiers Priority NSW Government,
planning Industry & Environment
2022

Increase the tree canopy cover
across Greater Sydney by planting
1 million trees by 2022

Greening our City is part of a
broader commitment to plant 5
million trees by 2030.

CONTEeXT

LANDSCAPE ARCHITECTURE

SYDNEY GREEN GRID
Government Architect NSW, 2017

A number of Green Grid projects
require consideration within the
Homebush North, Burwood, and
Kings Bay precincts.

The Sydney Green Grid promotes
the creation of a network of high
quality open spaces that supports
recreation, biodiversity and waterway
health.

The Green Grid will create a network
that connects strategic, district and
local centres, transport hubs, and
residential areas, such as Homebush
North, Burwood, and Kings Bay.

GREENER PLACES
Government Architect NSW, 2017

The Precincts’ streets and open
spaces provide an opportunity to
embed green infrastructure within
the urban environment.

The draft Greener Places policy has
been produced by GANSW to guide
the design, planning and delivery of
green infrastructure across NSW.

The aim is to create healthier and
more liveable cities and towns by
improving community access to
recreation and exercise, supporting
walking and cycling connections,
and improving the resilience of our
urban areas.

URBAN GREEN COVER
IN NSW TECHNICAL

GUIDELINES
NSW Government, Office of
Environment & Heritage

Urban green cover is a key action
in minimising and accommodating
for the impacts of climate change
in our local communities.

The Urban Green Cover in NSW
Technical Guidelines provides
practical guidance on how to adapt
the urban environment through
urban green cover projects.

The guidelines will assist NSW built
environment professional increase
resilience to help prepare for the
effects of climate change.

CANADA BAY
BIODIVERSITY
FRAMEWORK AND

ACTION PLAN
City of Canada Bay Council

Current and future communities
depend on biodiversity and the
ecosystem services it provides to
stay healthy and resilient.

The Biodiversity Framework and
Action Plan supports the Local
Strategic Planning Statement which
sets out the 20-year vision for
landuse.

The Action Plan embodies a range of
themes including native vegetation,
urban waterways and foreshores,
corridors and connectivity, public
spaces, urban habitat and green
infrastructure.

URBAN TREE CANOPY

STRATEGY
City of Canada Bay

Streets and open spaces are the
primary method for achieving an
extensive and robust urban tree
canopy.

The strategy commits Council to
increasing it's urban tree canopy
cover across the City to at least 25%
by 2040.

Priority action themes to deliver this
increase in canopy are:

— Protect and value

— Renew and grow

— Support and sustain
— Engage and create

- Manage and resource

Item 9.2 - Attachment 18
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

BENEFITS OF THE URBAN FOREST

In undertaking any urban canopy assessment, it is
important to recognise the value and benefits of the urban
forest for both Government and community.

PROVIDE HABITAT

ENVIRONMENTAL REDUCE AND IMPROVE
BENEFITS STORMWATER RUNOFF

S

REDUCE CLIMATE CHANGE
DECREASE URBAN HEAT - IMPACTS

IMPROVE AIR QUALITY

LONGER, HEALTHIER LIVES

ECONOMIC

SOCIAL

e
e O O

r N\ r N\

\ O / | l I l DECREASE HEATING AND
IMPROVED MENTAL HEALTH COOLING COSTS

AND WELLBEING f \

CREATES A SENSE OF
PLACE

DECREASED
INFRASTRUCTURE COSTS

IMPROVED COMMERCIAL

INCREASED PROPERTY ACTIVITY
VALUES

CONNECT PEOPLE TO
NATURE

FIGURE 02 - BENEFITS OF URBAN FOREST

4 CONTEeXT

LANDSCAPE ARCHITECTURE
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

02 STUDY AREAS AND SCOPE

HOMEBUSH NORTH PRECINCT

The Homebush North Precinct is located between Sydney
Olympic Park’s Bicentennial Park to the west and Concord
Railway Station to the east. It forms the northernmost
portion of the broader Homebush Precinct that extends
from the Western Rail Line in its south, northwards along
the Northern Rail Line and into Concord West.

It is proposed that the Homebush North Precinct will be
transformed into an active and varied town centre, with a
mixture of higher density housing and mixed uses, that are
supported by a network of green streets near the railway
station.

The scope for this precinct for assessment includes:
— George Street;

— Victoria Avenue;

— King Street;

— Station Avenue;

— Station Square, a new open space at the eastern
termination of Victoria Avenue adjacent the rail corridor;
and

— Victoria Avenue Gates, a new open space at the
western end of Victoria Avenue adjacent the existing
Sydney Olympic Park entrance.

BURWOOD PRECINCT

The Burwood Precinct is located approximately 500m
north of the existing Burwood Town Centre and 1km

from Burwood railway station. The existing town centre
accommodates a large Westfield shopping centre near
Burwood Park, and a smaller shopping plaza south of

the station. A wide range of high street retail shops and
commercial office buildings are also located along Burwood
Road.

The Burwood Precinct will complement the town centre
and provide additional housing whilst maintaining the quality
of buildings in the area.

The scope for this precinct for assessment includes:
— Parramatta Road (northern side only);
— Burwood Road;
— Burton Street;
— Broughton Street;
— Loftus Street;
Frankie Lane;
- Neichs Lane;
— The proposed open space at 26-36 Burton Street;

— The proposed open space in the block to the east of
Burwood Road, fronting Burton Street; and

— New Shared Street in the Eastern block of the precinct.

KINGS BAY PRECINCT

The Kings Bay Precinct is located between the established
activity centres of Five Dock and Burwood, located
approximately 1km to the east and west respectively. The
precinct will evolve from a low scale industrial precinct into
a new mixed use neighbourhood, anchored by a small local
centre and offering a range of housing choices.

The scope for this precinct for assessment includes:
— Parramatta Road, limited to the northern side only
— Queens Road

— Spencer Street, including new extensions

- William Street

— Regatta Road

— Harris Road

—  Walker Street

— Regatta Road Park

— Spencer Street Plaza

—  William Street Park

— Kings Bay East Park

)

HOMEBUSH
INORTH

T il

IKINGS BAY

| BURWOOD

Parramatta Road Corridor Transformation Area

[] Parramatta Road Corridor Transformation Precinct

B cCity of Canada Bay Parramatta Road Stage 1 Precincts

LOCATION OF STUDY AREAS

CONTEeXT

LANDSCAPE ARCHITECTURE
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EXISTING CANOPY COVERAGE

To understand the existing conditions and each precinct’s
capacity to reach the required 25% canopy coverage, the
existing canopy cover was analysed and assessed. This
was undertaken by:

— Utilising the significant tree assessment undertaken for
the Public Domain Plan;

— Analysing and documenting the canopy in the private
domain from recent aerial photography.

The existing canopy cover was then calculated as a
percentage of total precinct area.

CANOPY CAPACITY OF PLANNING
PROPOSAL MASTER PLANS AND PUBLIC
DOMAIN PLANS

To understand each precinct’s canopy capacity, an overall
master plan was created using:

— The public domain arrangement from the Public Domain
Plan; and

— The urban built form and lot boundaries from the
master plan proposals, as prepared by Group GSA.

The City of Canada Bay'’s Biodiversity Framework, Urban
Tree Strategy and draft DCP for precinct were reviewed

and all relevant controls that would affect urban canopy
outcomes have been itemized and used to inform the street
tree setout and arrangement. Where possible, existing trees
assumed to be unaffected by the redevelopment were
shown as retained.

To ensure feasibility, street lighting, known utilities and
indicative driveways were added to the master plans and
two canopy scenarios were then created; proposed and
aspirational.

The proposed scenario assumes that the overhead
electricity wires and infrastructure will be retained in a
similar position and arrangement to the existing. The
aspirational master plans assumes that all utilities, including
the electricity will be bundled and undergrounded. Both
master plans utilize the controls and requirements of the
draft DCPs.

For each scenario, the projected canopy cover was
calculated as a percentage of total precinct area. The
calculations do not consider any future canopy cover that
may be planted on the upper levels of buildings including
roof tops. Where trees have been located in the private
lot areas, it is assumed that sufficient deep soil or raised
garden beds will be allowed for in the future design to
ensure the required projected canopy cover can be
achieved.

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

Iltem 9.2 - Attachment 18
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

TREE SETOUT ASSUMPTIONS

To ensure that the assessment considers foreseeable urban constraints, the following tree set out
assumptions and principles were utilized for each precinct:

—  Where possible, trees were evenly spaced along the roadways as shown in Public Domain
Plan with a minimum spacing of 6m and maximum spacing of 15m. Average spacing used
was approximately 9m. This is in accordance with the spacing requirements as per the relevant
landscape design conditions of each precinct’s DCP.

— Proposed street lighting is assumed to be installed at 20m centres along all roadways and cycle
paths. To ensure adequate lighting levels will be achieved, a minimum 5m clearance from tree
trunk to light pole was assumed.

— To ensure appropriate sight lines are achieved for vehicle and pedestrian safety, 10m clearance
from street corners and 3m clearance from driveways were allowed for.

- Utilising the principle of planting the ‘right tree in the right place’ in accordance with Council’s
Urban Tree Canopy Strategy, medium sized trees of 8m canopy width were allowed for in streets
that are not encumbered by overhead powerlines. Where planting needed to occur under
powerlines, a 6m canopy is assumed, this is consistent with the canopy width of the trees that
are currently planted under powerlines such as Callistemon species. In open space areas, larger
trees with a canopy of 12m or greater have been shown.

— Itis assumed that the public domain and private lot areas where tree planting is shown is
unencumbered by utilities or other latent conditions yet to be identified.

MAXIMUM 6m CANOPY

[ 1

INDICATIVE SECTION OF TREES PLANTED UNDER POWERLINES

{ 10000mm

MIN 6000mm

®) ®)
5000mm 9000mm 5000mm
20000mm
3000mm 8000mm CANOPY
O
DRIVEWAY
MIN 3000mim
@) Light post
. Electricity pole
TREE SETOUT ASSUMPTIONS

——

U

000MM CANOPYI W 5000mm
1

|

CONTEeXT
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Item 9.2 - Attachment 18

Page 1342



Agenda to Ordinary Council Meeting
ltem 9.2 18 October 2022

08 HOMEBUSH NORTH PRECINCT
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PRCUTS URBAN CANOPY

ASSESSMENT REPORT

03 HOMEBUSH NORTH

SIGNIFICANT TREE ASSESSMENT

As part of the Public Domain Plan, a preliminary assessment of significant trees
within the Homebush North Precinct was undertaken to record location, species,

and

This allowed for a preliminary mapping of structure root zone (SRZ) and tree

size.

protection zone (TPZ), illustrated within the plan adjacent. Further arboricultural
assessment is required once detailed design and construction works progress.

CONCORD WEST PRECEINCT

|King Street

;’lj‘:‘her Botanical Name Common Name NativelExotic/Pest :‘a‘:s::” ‘Sr::"?‘:::' Mult | gz TPz g::':ﬂd significance
7 Welaleuca quinquenenvia Broad Leaved Paperbark N Zm 5 29m 3om N Figh
7 Eucalyplus spp Rough barked gum N B 5 Tom Fom N Tiigh
3 Welaleuca quinguenenva Broad Leaved Paperbark N T 5 Tom Fom v Tiigh
7 Welaleuca quinquenarva Broad Leaved Paperbark N T g Tam Tdm v Tiigh
B Vielaleuca quinquenenva Broad Leaved Paperbark N T 5 &m Hom N Tiigh
B Welaleuca quinquenenva Broad Leaved Paperbark N Tm 5 5om Tem N Figh
7 Welaleuca quinquenenvia Broad Leaved Paperbark N m 5 2m Fom N Figh
B Welaleuca quinquenervia Broad Leaved Paperbark N o 5 52m Fom v Figh
g Welaleuca quinquenenvia Broad Leaved Paperbark N m 5 B Z86m N Figh
0 Welaleuca quinquenenvia Broad Leaved Paperbark N 5 5 Simm | #zm N Figh
[ Welaleuca quinquenervia Broad Leaved Paperbark N m 5 B 3iom v Tigh
7 Welaleuca quinquenenvia Broad Leaved Paperbark N B g 7om o N Tiigh
3 Melaleuca quinquenervia Broad Leaved Paperbark N TEm s Zam 36m N Figh
i Melaleuca quinquenervia Broad Leaved Paperbark N 2m s am 2am Y Figh
5 Welaleuca quinquenorvia Broad Leaved Paperbark N m 5 5om 06m v Fiigh
% Welaleuca quinquenorvia Broad Leaved Paperbark N m 5 Sam Bam N Figh
7 Welaleuca quinquenervia Broad Leaved Paperbark N m 5 Sam Bam N Figh
B Jacaranda mimositora Jacaranda E 2m 5 Tam Ziom N Figh
g Jacaranda mimosiora Jacaranda E 2m 5 m Ziom N Figh
% Triadica sebiera Chiness talow E 7m 5 32m T08m N Tiigh
7 Triadica sebilera Chinese talow E 7m g 3am 08m N Tiigh
2 Melaleuca quinquenervia Broad Leaved Paperbark N 2m s 58m 51.6m Y Figh
2 Melaleuca quinquenervia Broad Leaved Paperbark N 2m S Tam 3om N Figh
P Welaleuca qunquenervia Broad Leaved Paperbark N m 5 5m Wom v Figh
% Welaleuca qunquenerva Broad Leaved Paperbark N m 5 &m 528m N Figh
% Welaleuca quinquenorva Broad Leaved Paperbark N Zom 5 &m Tam N Figh
7 Welaleuca quinquenerva Broad Leaved Paperbark N m g &2m &m N Figh
% Welaleuca quinquenerva Broad Leaved Paperbark N m 5 5am 3i2m N Figh
% Welaleuca quinquenerva Broad Leaved Paperbark N Tm 5 ED Zam N Figh
30 Corymbia maculata Spotted gum N 12m S 3.3m 13.2m N High
3 Corymbia macuiata Spotted gum N m 5 35m oam N Figh
3 Corymbia macuiata Spotted gum N Zom 5 am T62m N Figh
] Welaleuca qunquenerva Broad Loaved Paperbark N Tm 5 &m 528m N Figh

Victoria Avenue
34 Triadica sebifera Chinese tallow E M Y Low
% Triadica sebiera Chinoss talow E am 5 32m 36m N Vioderate
% Welaleuca qunquenerva Broad Loaved Paporbark N Tm 5 Bm Zam N Figh
7 Triadica sebiera Chiness talow E &m 5 w2m Tm v Tow
] Triadica sebiera Chiness talow E am W T Tom N Fiigh
3 Triadica sebiera Chiness talow E am 5 36m Taam N Figh
W Triadica sebiera Chiness talow E om W Tam Tom N Tigh

George Street
a Triadica sebilera Chiness talow E om 5 36m T08m N Voderale
) Triadica sebiera Chiness talow E am W Tam Tom N Voderale
= Triadica sebiera Chiness talow E am W T Tom N Voderale
@ Platanus x acerfora Tondon Plan ree E Tm g ED om N Tiigh
75 Eucalyptus spp Smooth barked gum N 20m+ s 78m 276m N Figh
6 Ficus rubiginosa Port Jackson Fig E 25m s 65m 50m N Very High
@ Cypruss spp. Pine s E o+ 5 Tam Tom v Vioderate
® Tiquidamber shyraciiua Tiquid amber E Zm 5 T5m Tm N Voderale
@® Casuarina sop Swamp Oak N Tm 5 am aam N Voderale
Eg Casuarina sop Swamp Oak N Tm g 36m T08m N Voderale
5] Casuarna sop Swamp Oak N Tm 5 am aam N Voderale
% Casuarin sop Swamp Oak N Tm 5 32m Tam N Voderale
53 Casuarina spp. Swamp Oak N T5m s 35m 84m N Moderate
5 Castatina spp Swamp Oak N Tom 5 36m T08m N Voderate
5 Castatina spp Swamp Oak N Tom 5 i Taam N Fiigh
% Castaina spp. Swamp Oak N Tom 5 6m Tom N Fiigh
5 Eucalyplus spp. Rough barked gum N Tm 5 T5m Tm N Figh
E Corymbia macuiata Spotied gum N o g am Tom N Tow
E Corymbia macuiata Spotied gum N Tam g om Taam N Figh
& Corymbia macuiata Spotied gum N Tam 5 om T56m N Figh
& Eucalypus spp Rough barked gum N Zom 5 T8m TTom N Figh
62 Casuarina spp. Swamp Oak N 15m S 3.8m 13.2m N Low
63 Eucalyptus spp Rough barked gum N 20m s 5m 264m N Figh
E] Eucalyplus spp Rough barked gum N Tm 5 T8m Ziom N Figh

GEORGE ST

STATION AVE

e —
—
—- —

SIGNIFICANT TREE PLAN - HOMEBUSH NORTH

MATURE MELALEUCA QUINQUENERVIA WITH
PRUNED CANOPY TO AVOID OVERHEAD
SERVICES LOCATED ON KING STREET

MATURE TRIADICA SEBIFERA WITH FULL
CANOPY LOCATED ON VICTORIA AVENUE

MATURE MELALEUCA QUINQUENERVIA WITH
FULL CANOPY FORMING AVENUE PLANTING
ALONG KING STREET

CONTEeXT

LANDSCAPE ARCHITECTURE
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EXISTING CANOPY ASSESSMENT

@ EXISTING CANOPY ASSESSMENT - HOMEBUSH NORTH 1:2500 @ A3

LEGEND EXISTING CANOPY ANALYSIS SUMMARY
''''' PREGINCT BOUNDARY Total area of Precinct 149, 519.41 m?
EXISTING TREES ON PRIVATE LAND
[ ] EXISTING TREES ON PUBLIC LAND Arga of canopy cover on 18, 922 m?
private land 9.3%
Area of canopy cover on 5,644 m?
public land 3.79%
Total area of canopy cover | 19,566 m?
Canopy coverage 13%
CONTEeEXT

LANDSCAPE ARCHITECTURE

ANALYSIS FINDINGS

Total existing canopy cover for the Homebush North precinct is 13%, which is
slightly lower than the overall canopy coverage of the greater Concord West suburb
area which stands at 21.35%.

This area of Concord West is made up of low density housing on residential blocks
that are approximately 400-500m2 which has resulted in most of the existing
canopy being on private land. While these trees will be more difficult to protect,
there is an opportunity to significantly increase the overall canopy coverage by
planting trees in the proposed public domain.

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

11

Iltem 9.2 - Attachment 18

Page 1345



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

DCP CONTROLS AND REQUIREMENTS

The draft PRCUTS DCP for Homebush North was analysed for any controls or requirements that would have an impact on canopy outcomes for the precinct, these have been tabled below. The impacts were then used to create the proposed urban
canopy master plan to ensure that what is currently proposed in the DCP is tested and the urban canopy outcomes assessed.

CONTROL / REQUIREMENT

Size and location of footpaths, laneways, cycleways, planting and parks are to be provided according to
Council's PRCUTS Public Domain Plan and PRCUTS Master Plan.

LOCATION/AREA
AFFECTED

Precinct wide

IMPACT ON CANOPY OUTCOMES

Right size tree to be planted in the right locations to ensure the
aspirations of the Public Domain Plan will be achieved.

DOCUMENT REFERENCE

DCP - K22.6 Access Network —
C4

Pedestrian/ cycle links are to be naturally lit and ventilated, appropriately lit after hours, publicly accessible
24/7, and have clear sight lines from end to end.

Precinct wide

Tree planting arrangement to consider light pole locations to ensure
adequate lighting levels are achieved

DCP - K22.6 Access Network —
C6

Development is to support the experience and safety of the new Station Square adjacent to Concord
West Station. Development directly to the north of the square must:

— Ensure that at least 50% of the square receives a minimum of 3h direct solar access in mid-winter (21
June) between 9am and 3pm.

New Square adjacent to
Concord West Station

Overshadowing of Station Square may impact the growth of urban
canopy.

DCP - K22.7 Public Domain
Experience — C7

Where applicable, a portion of the setback area is to provide deep soil zones and tree planting.

Precinct wide

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K22.8 Street Setbacks — C2

‘Undesirable’ elements such as vents, electrical substations, or plant and equipment spaces are not
permissible within the setback area and should be accommodated within the building.

Precinct wide

Tree planting arrangements and locations will need to consider
driveways and other vehicle access points located in laneways and
secondary streets.

DCP - K22.8 Street Setbacks — C3

Development to the east of the playing fields along the open space interface:

—  Setback area to be landscaped and deep soil

Street setbacks

Opportunity for additional urban canopy in the deep soil zones in
setback areas

DCP - K22.9 Transitions and
Interfaces — G2

Development along the interface to the rail line, the Victoria Avenue Public School
and/or Homebush Bay Drive to include:

— The setback is to be deep soil to allow for mature vegetation in order to create a buffer.

Victoria Avenue Public School
Interface

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K22.9 Transitions and
Interfaces — C3

Entries and private open spaces are encouraged within the 3m or 4.5m landscaped setbacks including a
1-1.5m wide strip of landscaping

Interactive frontages within
residential zones

Opportunity for urban canopy in landscape setbacks greater than
1m wide and 0.8m in height (if raised).

DCP - K22.11 interactive
Frontages — C3

Existing street trees and landscape features are to be retained wherever possible. All significant trees that
are identified as either high or medium significance in PRCUTS Public Domain Plan are to be retained.

Precinct wide

Existing tree canopy to be retained will significantly contribute to the
required canopy coverage.

DCP - K22.15 landscape Design
-C1

For development along Parramatta Road, a minimum of 1 canopy tree per 10m of length of frontage is to
be planted in the ‘green edge’ setback area, capable of reaching a mature height of at least 10m.

Parramatta Road

Proposed linear public domain spaces to be enhanced with
appropriately sized and spaced tree planting.

DCP - K22.15 landscape Design
-C1

For development along all other streets (excluding active frontages) a minimum of 1 canopy tree per 15m
of frontage is to be planted. New trees are to be capable of a mature height of at least 6m.

All Streets

Consistent Canopy coverage along streets enhancing landscape
character

DCP - K22.15 landscape Design
-C5h

A minimum of 50% projected tree canopy coverage on publicly accessible streets and laneways, unless it
can be clearly demonstrated that it is unreasonable to meet this requirement and a suitable urban design
outcome can be achieved which would be applicable in this specific instance only.

All accessible streets and
laneways precinct wide.

Opportunity for public domain areas to significantly contribute to
25% canopy coverage.

DCP - K22.15 landscape Design
-C9

A minimum of 75% projected tree canopy coverage shall be achieved for all parks.

Open space

Opportunity for parks and open space to significantly contribute
to 25% canopy coverage by allowing for larger canopy trees to be
planted.

DCP - K22.15 landscape Design
-C10

A minimum of 15% projected tree canopy coverage shall be achieved for all private land developments.

Mixed use zone

Opportunity for private development areas to contribute to 25%
canopy coverage.

DCP - K22.15 landscape Design
-C13

Development consent must not be granted unless the development achieves at least 25% canopy cover
across the site.

Residential zones

Opportunity for residential development areas to contribute to 25%
canopy coverage.

DCP - K22.15 landscape Design
-C14

12
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CONTROL / REQUIREMENT LOCATION/AREA

AFFECTED

50% of the required landscaped area is to be deep soil planting (trees and shrubs) and a preference for
native species.

IMPACT ON CANOPY OUTCOMES

Opportunity for residential development areas to contribute to 25%
canopy coverage.

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

DOCUMENT REFERENCE

DCP - K22.15 landscape Design
-C17

Calculation of deep sail areas is not to include any land that has a length or width less than 1.5m Residential zones

Front setback areas with 1m landscape strip cannot be calculated
as deep soil zones and may not be suitable for tree planting limiting
canopy opportunities.

DCP - K22.15 landscape Design
-C18

For residential development in the R3 Medium Density Zone, at least 50% of front setback area is required | Medium Density residential
to be deep soil.

Opportunity for medium density development areas to contribute to
25% canopy coverage.

DCP - K22.15 landscape Design
-C20

Public domain and buildings shall be designed to reduce localised heat created by the urban heat island Precinct wide
affect by:

— Maximising canopy cover on streets designated as streets with ‘interactive frontage’

— Retaining existing street trees, especially those identified as High Significance or Medium Significance
in the PRCUTS Public Domain Plan.

— Targeting canopy cover of at least 60% over all pedestrian spaces such as footpaths, pedestrian links
and the new Station Square.

Opportunity for the public domain and development areas to
contribute to 25% canopy coverage

DCP - K22.16 Sustainability and
Resilience — C4

CONTEeXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

PROPOSED CANOPY ASSESSMENT
OVERHEAD ELECTRICITY

L 1

~ EXISTING RESIDENTIAL

WESTPAC NSW SERVICE CENTRE

VICTORIA AVENUE
PUBLIC SCHOOL

\k\\

@ PROPOSED CANOPY ASSESSMENT - HOMEBUSH NORTH 1:2500 @ A3

PROPOSED CANOPY COVER
Total area of precinct 149, 519 m?
Loss of existing canopy 0.6%

Total area of public canopy |17, 099 m?
cover

11%
Total area of private canopy |27, 020 m?
cover 18%
Total area of overall canopy |43, 242 m?
cover
Canopy coverage 29%
14

R

PRECINCT BOUNDARY

EXISTING TREES ON PRIVATE LAND
EXISTING TREES ON PUBLIC LAND
EXISTING TREES REMOVED
PROPOSED TREES ON PUBLIC LAND
PROPOSED TREES ON PRIVATE LAND
EXISTING ELECTRICITY POLES

PROPOSED LIGHTING
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PRCUTS URBAN CANOPY

ASSESSMENT REPORT
ASPIRATIONAL CANOPY ASSESSMENT
UNDERGROUND ELECTRICITY
L UL
o0 L
([ ]
o
|
°®
O (- ®
l' ° WESTPAC NSW SERVICE CENTRE
| o
: [ ]
L]
O
‘ i
@ MPErTTIT
EXISTING RESIDENTIAL
VICTORIA AVENUE
PUBLIC SCHOOL
o

@ ASPIRATIONAL CANOPY ASSESSMENT - HOMEBUSH NORTH 1:2500 @ A3
PROPOSED CANOPY COVER

Total area of precinct 149, 519 m?

L f existi .69

0ss of existing canopy 0.6% LEGEND
Total area of public canopy |19, 126 m | T PRECINGT BOUNDARY
cover . EXISTING TREES ON PRIVATE LAND
13%

Total area of private canopy | 26, 971 m? @ EXISTING TREES ON PUBLIC LAND

cover 1 8% . EXISTING TREES REMOVED

Total area of overall canopy | 46, 097 m?2 - ] PROPOSED TREES ON PUBLIC LAND

cover PROPOSED TREES ON PRIVATE LAND

canopy coverage 31% [ ] EXISTING ELECTRICITY POLES

o PROPOSED LIGHTING

CONTEXT 15
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

TYPICAL STREET CROSS-SECTIONS

SECTION 01 @
KING STREET, GEORGE STREET AND VICTORIA AVENUE (REFER TO PDP FOR DIMENSIONS AND FURTHER DETAIL)

STREET REFERENCE DIAGRAM

MEDIUM DENSITY
RESIDENTIAL

MEDIUM DENSITY
RESIDENTIAL

EXISTING PROPERTY BOUND,
___ EXISTING PROPERTY BOUND,,

PROPOSED SETBACK

i
1| vanes | et} | Luanes| 120

7/PROPOSED BUILDING SETBACK| FOOTPATHPLANTING PLANTING LANTING FOOTPATH IPROPOSED BUILDING SETBACK|
i 2.1m 32m 32m 2.1m 2.5m |

PARKINGLANE|  TRAVELLANE | TRAVELLANE PARKINGLANEl  TWOWAY CYCLEWAY

e

PROPOSED SETBACK

|
1 PROPOSED CORRIDOR 1

SECTION 02 @
STATION AVENUE (REFER TO PDP FOR DIMENSIONS AND FURTHER DETAIL)

1>

& «l

3 £

i3 a8

2 ol

=3 =l

2 3
x 2 o <
g & & 2
3 5 & 3
g i b g
u s & o

MEDIUM DENSITY o 4 £ & MEDIUM DENSITY
RESIDENTIAL % 9 o % RESIDENTIAL
3 1z z 3
& ] 7 <]
g i %! 2
f " il £
E__S8a — - EaE
1.5m 22m |, | 2om 1.5m |
FOOTPAT GOTPATH
PARKING LANEl ~ TRAVELLANE |  TRAVEL LANE

[PROPOSED BUILDING SETBACK| [PROPOSED BUILDING SETBACK]

| I

1 TOTAL PROPOSED CORRIDOR 1

16 CONTEXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

CANOPY ASSESSMENT FINDINGS FOR HOMEBUSH NORTH

GENERAL

The design principles and features of the Public Domain
Plan, Homebush North Master plan and relevant conditions
within the DCP will allow for a minimum 29% total canopy
cover to be achieved in the Homebush North Precinct. This
can be increased to 30% if all electricity infrastructure is
underground.

EXISTING TREES

As with most development areas, a loss of existing canopy
cover is expected to make way for the construction of
new roads, buildings, and infrastructure. From the canopy
assessment undertaken it is expected that 0.6% of the
existing canopy cover will be lost. It is anticipated, that

no tree catergorised as high to moderate significance will
require removal for the proposed development.

CANOPY PROJECTIONS

From the canopy assessment is anticipated that the
projected canopy requirements for open space and
pedestrian spaces can be achieved.

— A minimum of 75% projected tree canopy coverage
shall be achieved for all parks (DCP - K22.15 landscape
Design — C10)

— 60% over all pedestrian spaces such as footpaths,
pedestrian links and the new Station Square (DCP -
K22.16 Sustainability and Resilience — C4).

It is anticipated that the projected canopy requirements for
each development type can be achieved with the current
master plan layout. This is if the deep soil requirements
are able to be realised in the detail design. The projected
canopy requirements summarised below:

— Mixed use zone — 156% (DCP - K22.15 landscape
Design — C11)

— Residential zone - 25% (DCP - K22.15 landscape
Design — C14)

ARTIST IMPRESSION OF PROPOSED VIEW INTO STATION SQUARE

CONTeXT 17
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04 BURWOOD

SIGNIFICANT TREE ASSESSMENT

As part of the Public Domain Plan, a preliminary assessment of significant trees
within the Burwood Precinct was undertaken to record location, species, and size.

This allowed for a preliminary mapping of structure root zone (SRZ) and tree

protection zone (TPZ), illustrated within the plan adjacent.

Further arboricultural assessment will be required as detailed design and
construction works progress.

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

- L
[SURwooD preceNcT —.
Burton Street @ e -
;‘::‘ber Botanical Name |Common Name Native/Exotic/Pest ::':"’:x.) ‘Sr":‘:iz‘;" Multi |opz TPz g::‘:::a Significance @ @ BURTQ, N ST
1 Triadica sebifera Chinese tallow E m M 4m 12.36m N Low
2 Triadica sebifera Chinese tallow E 9m S 3.8m 15.6m N Low
3 Triadica sebifera Chinese tallow E 9m S 3.8m 15.6m N Low
7 Triadica sebifera Chinese tallow E am s 33m T08m N Tow
5 Cinnamomum camphor Camphor laurel P - - - Y Low
3 Cinnamomum camphor Camphor laurel P B N v Low
7 Lophostemon confertus Brush box N m S 4m 18m Y Low
B Triadica sebifera Chinese tallow E 7m s 37m 13.2m v Low NEICHS N
g Triadica sebifera Chinese tallow E 7m w am T68m N Tow o
(g Tiadica sebifera Chinese fallow E B B B Y Tow a
T Triadica sebifera Chinese tallow E Y Tow 8
12 Triadica sebifera Chinese tallow E Y Low o
13 Triadica sebifera Chinese tallow E - - - Y Low §
14 Triadica sebifera Chinese tallow E 9m M 4.2m 18m N Low o)
(5 Triadica sebifera Chinese fallow E 7m s B Y Tow S e— @
7 Tiadica sebifera Chinese tallow E om M 5m Zm N Tow T —— ARRAN, ATTA
17 Triadica sebifera Chinese tallow E 6m S - - Low e - RD
18 Triadica sebifera Chinese tallow E 6m S - - Low © — -
19 Triadica sebifera Chinese tallow E 12m M 4.2m 15.2m N Low - —
20 Triadica sebifera Chinese tallow E 8m M 3.8m 11.9m N Low - — - -
21 Triadica sebifera Chinese fallow E 7m w am T6om N Tow
Loftus Street
22 Eucalyptus spp. Gum Tree N 16m s 2.8m 26.4m N High
23 Lophostemon confertus Brush box N 10m s 4.4m 21.6m N High
24 Lophostemon confertus Brush box N 10m S 4.4m 21.6m N High
% Tophostemon confertus Brush box N Tom B aam 216m N Figh
26 Lophostemon confertus Brush box N 12m s 4.8m 24m N High
27 Ulmus parvifolia Chinese EIm E 9m s 3.9m 14.4m N High
28 Melaleuca quinquenervia Broad Leaved Paperbark N 2m s 5.4m 36m Y High
29 Melaleuca quinquenervia Broad Leaved Paperbark N om s 5.4m 36m Y High
30 Ulmus parvifolia Chinese Em E T5m W 5m 259m N Figh SIGNIFICANT TREE PLAN - BURWOOD
31 Ulmus parvifolia Chinese Eim E 5m W 52m %6.4m N Figh
32 Ficus rubiginosa Port Jackson Fig E 25m s 6.5m 60m N Very High
Parramatta Road
33 Livistona australis Cabbage Tree Palm N 30m a N Very High
34 Livistona australis Cabbage Tree Paim N 30m s N Very High
E3 Livistona ausiralis Cabbage Tree Pam N 30m B N Very Figh
36 Araucaria heterophylla Norfolk Island Pine E 20m s N High
37 Schinus molle Pepper Tree E 12m s N Low
38 Schinus molle Pepper Tree E 12m s N Low

MATURE FICUS RUBIGINOSA LOCATED
ADJACENT LOFTUS STREET

MATURE LOPHOSTEMON CONFERTUS
LOCATED ON LOFTUS STREET

HEAVILY PRUNED CINNAMOMUM
CAMPHORA LOCATED ON BURTON STREET

CONTeXT 19
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

EXISTING CANOPY ASSESSMENT

@ EXISTING CANOPY ASSESSMENT - BURWOOD 1:2500 @ A3

LEGEND
------ PRECINCT BOUNDARY
EXISTING TREES ON PRIVATE LAND
. EXISTING TREES ON PUBLIC LAND
20

EXISTING CANOPY ANALYSIS SUMMARY

Total area of Precinct 62, 944.23 m?
Area of canopy cover on 3815.26 m?
private land 6%

Area of canopy cover on 2760.42 m?
public land 4%

Total area of canopy cover |6575.68 m?
Canopy coverage 10.45 %

ANALYSIS FINDINGS

Total existing canopy cover for the Burwood precinct is
10.45%, which is slightly lower than the overall canopy
coverage of the greater suburb of Concord which is
18.23%

This area of Concord is dominated by Burwood and
Parramatta Roads that currently have limited canopy
opportunities. The commercial building arrangement
along Parramatta Road also results in a higher proportion
of unplantable areas. Only 4% of the existing canopy

is located on public land creating an opportunity for a
significant increase in canopy coverage.

CONTEeXT
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DCP CONTROLS AND REQUIREMENTS

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

The draft PRCUTS DCP for the Burwood Precinct was analysed for any controls or requirements that would have an impact on canopy outcomes for the precinct, these have been tabled below. The impacts were then used to create the proposed
urban canopy master plan to ensure that what is currently proposed in the DCP is tested and the urban canopy outcomes assessed.

CONTROL / REQUIREMENT

Size and location of footpaths, laneways, cycleways, planting and parks are to be provided according to
Council's PRCUTS Public Domain Plan and PRCUTS Master Plan.

LOCATION/AREA
AFFECTED

Precinct wide

IMPACT ON CANOPY OUTCOMES

Right size tree to be planted in the right locations to ensure the
aspirations of the Public Domain Plan will be achieved.

DOCUMENT REFERENCE

DCP - K21.7 Access Network —
C4

Pedestrian/ cycle links are to be naturally lit and ventilated, appropriately lit after hours, publicly accessible
24/7, and have clear sight lines from end to end.

Precinct wide

Tree planting arrangement to consider light pole locations to ensure
adequate lighting levels are achieved

DCP - K21.7 Access Network —
C6

New development that fronts onto streets identified as active frontages, including vibrant, friendly and
mixed facades must:

— Minimise the number and width of vehicular driveways across the footpath.

— Provide vehicular access off a rear laneway; driveways off Burwood Road and Parramatta Road are
strictly prohibited.

Parramatta road and streets
identified as active frontages

Opportunity for consistent canopy along these streets uninterrupted
by driveways.

Tree planting arrangements and locations will need to consider
driveways and other vehicle access points located in laneways and
secondary streets.

DCP - K21.8 Public Domain
Experience — C1

New development that fronts onto Parramatta Road supports the upgraded strategic walking link (‘green
edge’) along Parramatta Road between Broughton and Loftus Streets. Development is to:

— Apply coordinated urban and landscape design features that unify the linear green edge along
Parramatta Road

Parramatta Road, between
Broughton and Loftus Street

Opportunity for proposed linear public domain spaces to be
enhanced with appropriately sized and spaced tree planting

DCP - K21.8 Public Domain
Experience — C2

Development is to support the experience and safety of the two new public open spaces along Burton
Street. Development that faces the open space must:

—  Ensure that at least 50% of each open space receives a minimum of 3h direct

— Solar access in mid-winter (21 June) between 9am and 3pm.

Burton Street

Overshadowing of Station Square may impact the growth of urban
canopy.

DCP - K21.8 Public Domain
Experience — C2

Where applicable, a portion of the setback area is to provide deep soil zones and tree planting.

Precinct wide

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K21.9 Street Wall Heights
and Setbacks — C2

‘Undesirable’ elements such as vents, electrical substations, or plant and equipment spaces are not
permissible within the setback area and should be accommodated within the building.

Precinct wide

Tree planting arrangements and locations will need to consider
driveways and other vehicle access points located in laneways and
secondary streets.

DCP - K21.9 Street Wall Heights
and Setbacks — C3

Setback area to be landscaped and at least 50% deep soil;

Burton, Loftus and Broughton
Street setbacks

Opportunity for additional urban canopy in the deep soil zones in
setback areas

DCP - K21.11 Transition and
Interfaces — C2

Along all streets where future public domain is required to be delivered (such as the ‘linear green edge’
interface to Parramatta Road)

— Treatment of the set-back area is designed to be an extension of the public footpath area, is publicly
accessible 24/7 and focuses on pedestrian amenity.

- 50% of the setback is deep soil to allow for mature vegetation in order to create a linear park with
trees

Precinct wide

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K21.11 Transition and
Interfaces — C3

Entries and private open spaces are encouraged within the 3m or 4.5m landscaped setbacks including a
1-1.5m wide strip of landscaping

Interactive frontages within
residential zones

Opportunity for urban canopy in landscape setbacks greater than
1m wide and 0.8m in height (if raised).

DCP - K21.12 Interactive Frontage
-C3

Existing street trees and landscape features are to be retained wherever possible. All significant trees that
are identified as either high or medium significance in PRCUTS Public Domain Plan are to be retained.

Precinct wide

Existing tree canopy to be retained will significantly contribute to the
required canopy coverage.

DCP - K21.18 Landscape Design
-C1

CONTEeXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

CONTROL / REQUIREMENT

For development along Parramatta Road, a minimum of 1 canopy tree per 10m of length of frontage is to
be planted in the ‘green edge’ setback area, capable of reaching a mature height of at least 10m.

LOCATION/AREA
AFFECTED

Parramatta Road

IMPACT ON CANOPY OUTCOMES

Proposed linear public domain spaces to be enhanced with
appropriately sized and spaced tree planting.

DOCUMENT REFERENCE

DCP - K21.18 Landscape Design
-C5h

For development along all other streets (excluding active frontages) a minimum of 1 canopy tree per 15m
of frontage is to be planted. New trees are to be capable of a mature height of at least 6m.

All Streets

Consistent Canopy coverage along streets enhancing landscape
character

DCP - K21.18 Landscape Design
- C6

A minimum of 50% projected tree canopy coverage on publicly accessible streets and laneways, unless it
can be clearly demonstrated that it is unreasonable to meet this requirement and a suitable urban design
outcome can be achieved which would be applicable in this specific instance only.

All accessible streets and
laneways precinct wide.

Opportunity for public domain areas to significantly contribute to
25% canopy coverage.

DCP - K21.18 Landscape Design
-C9

A minimum of 75% projected tree canopy coverage shall be achieved for all parks.

Open space

Opportunity for parks and open space to significantly contribute
to 25% canopy coverage by allowing for larger canopy trees to be
planted.

DCP - K21.18 Landscape Design
-C10

A minimum of 15% projected tree canopy coverage shall be achieved for all private land developments.

Mixed use zone

Opportunity for private development areas to contribute to 25%
canopy coverage.

K21.18 Landscape Design — C11

Development consent must not be granted unless the development achieves at least 25% canopy cover
across the site.

Residential zones

Opportunity for residential development areas to contribute to 25%
canopy coverage.

K21.18 Landscape Design — C12

50% of the required landscaped area is to be deep soil planting (trees and shrubs) and a preference for
native species.

Residential zones

Front setback areas with 1m landscape strip cannot be calculated
as deep soil zones and may not be suitable for tree planting limiting
canopy opportunities.

K21.18 Landscape Design — C15

Calculation of deep soil areas is not to include any land that has a length or width less than 1.5m

Residential zones

Front setback areas with 1m landscape strip cannot be calculated
as deep soil zones and may not be suitable for tree planting limiting
canopy opportunities.

K21.18 Landscape Design — C16

For residential development in the R3 Medium Density Zone, at least 50% of front setback area is required
to be deep soil.

Medium Density residential

Opportunity for medium density development areas to contribute to
25% canopy coverage.

K21.18 Landscape Design — C18

22
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

PROPOSED CANOPY ASSESSMENT
OVERHEAD ELECTRICITY

W

Iy =

e
e —
Y
A‘

I
(T—

@ PROPOSED CANOPY ASSESSMENT - BURWOOD 1:2500 @ A3

PROPOSED CANOPY COVER

Total area of precinct 62, 944 m?

Loss of existing canopy 18%

LEGEND

Total area of public canopy | 14,632m2 | T PRECINGT BOUNDARY

cover 239 () EXISTING TREES ON PRIVATE LAND

Total area of private canopy |5, 444 m? [ ) EXISTING TREES ON PUBLIC LAND

cover 9% O EXISTING TREES REMOVED

Total area of overall canopy |59, 952 m? [ ] PROPOSED TREES ON PUBLIC LAND

cover PROPOSED TREES ON PRIVATE LAND

0,
Canopy coverage 32% ) EXISTING ELECTRICITY POLES
o PROPOSED LIGHTING
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

ASPIRATIONAL CANOPY ASSESSMENT
UNDERGROUND ELECTRICITY

@ ASPIRATIONAL CANOPY ASSESSMENT - BURWOOD 1:2500 @ A3

PROPOSED CANOPY COVER
Total area of precinct 62, 944 m?
Loss of existing canopy 18%
LEGEND
Total area of public canopy | 15,834 m2 | e PRECINGT BOUNDARY
ver
covel 25% . EXISTING TREES ON PRIVATE LAND
Total area of private canopy | 5, 444 m? o EXISTING TREES ON PUBLIC LAND
cover
9% . EXISTING TREES REMOVED
Total area of overall canopy | 21, 279 m? (-] PROPOSED TREES ON PUBLIC LAND
cover PROPOSED TREES ON PRIVATE LAND
Canopy coverage 34% '
Py 9 0 [ ] EXISTING ELECTRICITY POLES
@) PROPOSED LIGHTING
24 CONTEXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

TYPICAL STREET CROSS-SECTIONS

SECTION 01 ‘
Burwood Road refer to DP for dimensions and further detail

STREET REFERENCE DIAGRAM

MIXED USE MIXED USE

|~ EXISTING PROPERTY BOUNDARY ~ "
| EXISTING PROPERTY BOUNDARY.

J

32m ‘ 32m

! 35m 3sm !
' [PARKING / TRAVEL LANE|  TRAVELLANE |  TRAVELLANE IPARKING / TRAVEL LANE] |

3m 3.25m 5m 5m |
[PROPOSED SETBACK _ EXISTING VERGE EXISTING VERGE PROPOSED SETBACK L
1 TOTAL CORRIDOR 1

SECTION 02 @ SECTION 03 @
Broughton Street refer to PDP for dimensions and further detail Loftus Street refer to PDP for dimensions and further detail

PROPOSED SETBACK

MIXED USE OR
MEDIUM DENSITY
MIXED USE RESIDENTIAL

PROPOSED SETBACK
"~ TEXISTING PROPERTY BOUNDARY

EXISTING PROPERTY BOUNDARY
|_ EXISTING PROPERTY BOUNDARY_ _

| ___EXISTING PROPERTY BOUNDARY_

- : T e ——— @

25m LPLANT\NG |, PLANTING 3m | , 4.5m 3.5m 25m 2m 2m
SHARED PATH 1 2am aom aom aom PROPOSED SETBACK " PROPOSEDSETBACK |  SWAREDPATH 1 PLANTING om aom PLANTING 7| FOOTPATH

PARKING LANE] ~ TRAVELLANE |  TRAVELLANE |  TRAVELLANE

PARKING LANE] — TRAVELLANE | TRAVELLANE | PARKING LANE'

L L

TOTAL PROPOSED CORRIDOR 1

TOTAL PROPOSED CORRIDOR
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

CANOPY ASSESSMENT FINDINGS FOR BURWOOD

GENERAL

The design principles and features of the Public Domain
Plan, Burwood Master plan and relevant conditions within
the DCP will allow for a minimum 32% total canopy
cover to be achieved in the Burwood Precinct. This

can be increased to 34% if all electricity infrastructure is
underground.

EXISTING TREES

As anticipated, there will be a loss of 18% of the existing
canopy cover to make way for the construction of new
roads, buildings, and infrastructure. The majority of the
trees that are expected to require removal are located on
existing private lots. Only one tree from the Significant Tree
Assessment has been identified for potential removal, tree
no. 37 (Schinus molle). This tree has been catergorised as
being of low significance.

CANOPY PROJECTIONS

From the canopy assessment it is anticipated that the
projected canopy requirements for open space and
pedestrian spaces can be achieved.

— A minimum of 75% projected tree canopy coverage
shall be achieved for all parks (DCP - K21.18
Landscape Design — C10)

There is however a departure from the DCP requirement for
a projected tree canopy coverage on publicly accessible
streets and laneways. When taking into account the
complete width of the road corridor, 50% canopy coverage
of this total area cannot be achieved as per DCP - K21.18
Landscape Design — C9. When tested, the canopy
coverage currently being achieved in both scenarios was
approximately 38-47%.

Apart from Lots A5 and A, it is anticipated that the
projected canopy requirements for all development types
can be achieved with the current master plan layout. This
is if the deep soil requirements are able to be realised in
the detail design. The projected canopy requirements
summarised below:

— Mixed use zone — 15% (DCP - K22.15 landscape

Design — C11)
— Residential zone — 25% (DCP - K22.15 landscape
Design — C14)
ARTIST IMPRESSION OF BURTON STREET
26 CONTEXT
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PRCUTS URBAN CANOPY

ASSESSMENT REPORT

05 KINGS BAY

SIGNIFICANT TREE ASSESSMENT

As part of the Public Domain Plan, a preliminary assessment of significant trees
within the Kings Bay Precinct was undertaken to record location, species, and size.

This allowed for a preliminary mapping of structure root zone (SRZ) and tree

protection zone (TPZ), illustrated within the plan adjacent and where appropriate
throughout the concept plans presented herein.

Further arboricultural assessment will be required as detailed design and
construction works progress.

KINGS BAY PRECEINCT

Queen Street

Tree |8 otanical Name Common Name Native/Exotic/Pest | /9Nt Single or Multl |opy TPz (Eancey) Significance

Number (approx.) [trunked Prunned
1 Ficus microcarpa var. hlli Hils Weeping Fig N 20m+ s 6.5m 60m N Very High
2 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 60m N Very High
3 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 504m N Very High
1 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 54m N Very High
5 Ficus microcarpa var. hilli Fills Weeping Fig N 20m+ s 6.5m 28m N Very High
6 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 60m N Very High
7 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 60m N Very High
8 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 54m N Very High
9 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 60m N Very High
10 Ficus microcarpa var. hilli Hills Weeping Fig N 20m+ s 6.5m 48m N Very High
1 Ficus microcarpa var. hlli Fills Weeping Fig N 20m+ s 6.5m 60m N Very High
12 Corymbia maculata Spotted gum N 5m s 35m 2m N High
13 Eucalyptus spp. Rough barked gum N 20m+ s am 16.8m N High
14 Eucalyptus spp. Rough barked gum N 5m s 37m 144m N High
15 Eucalyptus spp. Rough barked gum N 18m s 39m 15.6m N High
16 Corymbia maculata Spotied gum N 8m W 52m 319m N High
7 Cinnamomum camphor Camphor laurel P Y Tow
18 Cinnamormum camphor Camphor laurel P Y Tow
19 Cinnamormurm camphor Camphor faurel P Y Low

Parramatta Road
20 Eucalyptus spp. Rough barked gum N 15m s 42m 19.2m N High
21 Eucalyptus spp. Rough barked gum N 5m s Z2m 19.2m N High
2 Lophostemon confertus Brush box N 2m 5 78m 24m Y High
2 Lophostemon confertus Brush box N 8m s 56m 36m Y High
2 Corymbia maculata Spotted gum N 18m s 5m 28.8m N High
25 Eucalyptus spp. ‘Smooth Barker Gum N 6m s 35m 10.8m N Moderate
26 Casuarina spp. Swamp Oak N 16m s 36m 13.2m N Low
27 Casuarina spp. Swamp Oak N 20m+ s 5m 276m N Moderate
28 Casuarina spp. Swamp Oak N 5m s 34m 96m N Low
29 Corymbia maculata Spotted gum N 20m+ s 5m 252m N High

Regatta Roa
30 Corymbia maculata Spotted gum N 18m S 53m 30m N High
31 Corymbia maculata Spotted gum N 5m s 37m 4.4m N High
E3 Eucalyptus spp. Rough barked gum N 15m B 78m 24m N High
33 Eucalyptus spp. Rough barked gum N 12m M 54m 34m N High
34 Melaleuca quinquenervia Broad Leaved Paperbark N 2m s 55m 348m N High
35 Melaleuca quinquenervia Broad Leaved Paperbark N 15m M 6.5m 60m N High

Walker Street
36 Jacaranda mimosifolia Jacaranda E 2m s 36m 96m N Low
37 Casuarina spp. Swamp Oak N 12m B 28m 84m N Low
38 Casuarina spp. ‘Swamp Oak N 2m B 28m 84m N Low
39 Casuarina spp. ‘Swamp Oak N 12m s 28m 8.4m N Low
0 Casuarina spp. ‘Swamp Oak N 12m s 2.8m 8.4m N Low
4 Casuarina spp. Swamp Oak N 2m s 28m 84m N Low
2 Casuarina spp. Swamp Oak N 12m B 28m 84m N Low
3 Casuarina spp. Swamp Oak N 12m s 28m 84m N Low
4 Casuarina spp. ‘Swamp Oak N 2m s 28m 84m N Low
5 Casuarina spp. ‘Swamp Oak N 12m s 28m 8.4m N Low
3 Casuarina spp. ‘Swamp Oak N 12m S 2.8m 8.4m N Low
a7 Lophostemon confertus Brush box N om B Z7m 252m Y High
8 Lophostemon confertus Brush box N 12m s 79m 276m Y High
49 Lophostemon confertus Brush box N 10m s am 24m Y High
50 Lophostemon confertus Brush box N 12m s 42m 252m Y High
51 Corymbia maculata Spotted gum N 20m+ s 38m 19.2m N Figh

King Street
52 ‘ Eucalyptus spp. | Rough barked gum ‘ N ‘ 20m+ ‘ B | 4.2m ‘ 24m ‘ N | High
53 [ Eucalyptus spp. | Rough barked gum [ N [ 20m+ ‘ S | 6.5m [ 485m ‘ N | High

28

SIGNIFICANT TREE PLAN - KINGS BAY

MATURE LOPHOSTEMON CONFERTUS
LOCATED AT THE CORNER OF PARRAMATTA
ROAD & REGATTA ROAD
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EXISTING CANOPY ASSESSMENT

=TT

KINGS Rp

@ EXISTING CANOPY ASSESSMENT - KINGS BAY 1:2500 @ A3

LEGEND
------ PRECINCT BOUNDARY
EXISTING TREES ON PRIVATE LAND
o EXISTING TREES ON PUBLIC LAND
CONTEXT

LANDSCAPE ARCHITECTURE

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

EXISTING CANOPY ANALYSIS

Total area of Precinct 233, 932 m?
Area of canopy cover on 7181 m?
private land 3.06%

Area of canopy cover on 7166 m?
public land 3.06%

Total area of canopy cover |14, 347 m?

Canopy coverage 6.13%

ANALYSIS FINDINGS

Total existing canopy cover for the Kings Bay precinct is
6.13%, this is considerably lower than the overall canopy
coverage of the greater Five Dock area which is 15.63%.
This lower-than-average canopy coverage is most likely
because of the current industrial use of the Kings Bay area
and the resultant higher proportion of unplantable areas.

There is an equally low proportion of canopy cover on
private land as there is on public, allowing for an importunity
to significantly increase the canopy cover across the
precinct.

29
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

DCP CONTROLS AND REQUIREMENTS

The draft PRCUTS DCP for the Kings Bay Precinct was analysed for any controls or requirements that would have an impact on canopy outcomes for the precinct, these have been tabled below. The impacts were then used to create the proposed
urban canopy master plan to ensure that what is currently proposed in the DCP is tested and the urban canopy outcomes assessed.

CONTROL / REQUIREMENT

Size and location of footpaths, laneways, cycleways, planting and parks are to be provided according to
Council's PRCUTS Public Domain Plan and PRCUTS Master Plan.

LOCATION/AREA
AFFECTED

Precinct wide

IMPACT ON CANOPY OUTCOMES

Right size tree to be planted in the right locations to ensure the
aspirations of the Public Domain Plan will be achieved.

DOCUMENT REFERENCE

DCP - K20.7 Access Network —
C4

Pedestrian/ cycle links are to be naturally lit and ventilated, appropriately lit after hours, publicly accessible
24/7, and have clear sight lines from end to end.

Precinct wide

Tree planting arrangement to consider light pole locations to ensure
adequate lighting levels are achieved

DCP - K20.7 Access Network —
C6

New development that fronts onto streets identified as active frontages, including vibrant, friendly and
mixed facades must:

—  Minimise the number and width of vehicular driveways across the footpath.

— Provide vehicular access off a rear laneway; driveways off Burwood Road and Parramatta Road are
strictly prohibited.

Parramatta road and streets
identified as active frontages

Opportunity for consistent canopy along these streets uninterrupted
by driveways.

Tree planting arrangements and locations will need to consider
driveways and other vehicle access points located in laneways and
secondary streets.

DCP - K21.8 Public Domain
Experience — C1

New development that fronts onto Parramatta Road supports the upgraded strategic walking link (‘green
edge’) along Parramatta Road between Broughton and Loftus Streets. Development is to:

— Apply coordinated urban and landscape design features that unify the linear
—  Green edge along Parramatta Road

Parramatta Road, between
Broughton and Loftus Street

Opportunity for proposed linear public domain spaces to be
enhanced with appropriately sized and spaced tree planting

DCP - K20.8 Public Domain
Experience — C1

Vehicle access and servicing zones are not permitted along a Vibrant Facade.

Street frontages identified as
vibrant facades

Opportunity for consistent canopy along these streets uninterrupted
by driveways.

DCP - K20.9 - Vibrant Facades
-C3

Where applicable, a portion of the setback area is to provide deep soil zones and tree planting.

Precinct wide

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K20.10 Street Wall Heights
and Setbacks — C2

‘Undesirable’ elements such as vents, electrical substations, or plant and equipment spaces are not
permissible within the setback area and should be accommodated within the building.

Precinct wide

Tree planting arrangements and locations will need to consider
driveways and other vehicle access points located in laneways and
secondary streets.

DCP - K21.9 Street Wall Heights
and Setbacks — C3

Setback area to be landscaped and at least 50% deep soil;

Burton, Loftus and Broughton
Street setbacks

Opportunity for additional urban canopy in the deep soil zones in
setback areas

DCP - K21.11 Transition and
Interfaces — C2

Along all streets where future public domain is required to be delivered (such as the ‘linear green edge’
interface to Parramatta Road)

— Treatment of the set-back area is designed to be an extension of the public footpath area, is publicly
accessible 24/7 and focuses on pedestrian amenity.

— 50% of the setback is deep soil to allow for mature vegetation in order to create a linear park with
trees

Precinct wide

Opportunity for additional urban canopy in the deep soil zones in
setback areas.

DCP - K20.11 Transition and
Interfaces — C3

Entries and private open spaces are encouraged within the 3m or 4.5m landscaped setbacks including a
1-1.5m wide strip of landscaping

Interactive frontages within
residential zones

Opportunity for urban canopy in landscape setbacks greater than
1m wide and 0.8m in height (if raised).

DCP K20.12 Interactive Frontages
-C3

All landscaping within the front setback is to maintain clear views from the footpath to the development.

Interactive frontages within
residential zones

Right size tree with appropriate habit and canopy transparency to
ensure views are maintained.

DCP K20.12 Interactive Frontages
-C5

Development is to minimise services (i.e. substations, fire services and water services) located within the
front setback, along the site frontage or on building facades.

Interactive frontages within
residential zones

Opportunity for consistent urban canopy in the deep soil zones in
setback areas.

DCP K20.12 Interactive Frontages
-C8
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CONTROL / REQUIREMENT

Existing street trees and landscape features are to be retained wherever possible. All significant trees that
are identified as either high or medium significance in PRCUTS Public Domain Plan are to be retained..

LOCATION/AREA
AFFECTED

All streets

IMPACT ON CANOPY OUTCOMES

Existing tree canopy to be retained will significantly contribute to the
required canopy coverage.

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

DOCUMENT REFERENCE

K20.18 Landscape Design — C1

For development along Parramatta Road, a minimum of 1 canopy tree per 10m of length of frontage is to
be planted in the ‘green edge’ setback area, capable of reaching a height of at least 10m.

Parramatta road

Opportunity for consistent and continuous urban canopy to be
achieved along sections of Parramatta Road.

K20.18 Landscape Design — C5

For development along all other streets (excluding active frontages) a minimum of 1 canopy tree per 15m
of frontage is to be planted, new trees are to be capable of a mature height of at least 6m.

All other streets (excluding
active frontages)

Opportunity for some urban canopy coverage to be achieved in
other streets.

K20.18 Landscape Design — C6

A minimum of 50% projected tree canopy cover-age on publicly accessible streets and laneways, unless it
can be clearly demonstrated that it is unreasonable to meet this requirement and a suitable urban design
out-come can be achieved which would be applicable in this specific instance only.

All accessible streets and
laneways precinct wide.

Opportunity for public domain areas to significantly contribute to
25% canopy coverage.

K20.18 Landscape Design — C9

A minimum of 75% projected tree canopy coverage shall be achieved for all parks.

All parks and open space
precinct wide

Opportunity for parks and open space to significantly contribute to
25% canopy coverage.

K20.18 Landscape Design — C10

A minimum of 15% projected tree canopy coverage shall be achieved for all private land developments.
Tree coverage may include trees planted at ground level as well as any trees planted in the upper levels
of buildings such as podiums and roofs. It may also include canopy overhanging from an adjoining public
domain area.

Mixed use zone

Opportunity for private development areas to contribute to 25%
canopy coverage.

K20.18 Landscape De-sign — C11

Development consent must not be granted unless the development achieves at least 25% canopy cover
across the site.

Residential zones

Opyportunity for residential development areas to contribute to 25%
canopy coverage.

K20.18 Landscape Design — C12

50% of the required landscaped area is to be deep soil planting (trees and shrubs) and a preference for
native species.

Residential zones

Opportunity for residential development areas to contribute to 25%
canopy coverage.

K20.18 Landscape Design — C15

Calculation of deep soil areas is not to include any land that has a length or width less than 1.5m

Residential zones

Front setback areas with 1m landscape strip cannot be calculated
as deep soil zones and may not be suitable for tree planting limiting
canopy opportunities.

K20.18 Landscape De-sign — C16

For residential development in the R3 Medium Density Zone, at least 50% of front setback area is required
to be deep sail.

Medium Density residential

Opportunity for medium density development areas to contribute to
25% canopy coverage.

K20.18 Landscape Design — C18

CONTEeXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

PROPOSED CANOPY ASSESSMENT
OVERHEAD ELECTRICITY

([ J

PROPOSED CANOPY COVER
Total area of precinct 233, 932 m2
Loss of existing canopy 15%
Total area of public canopy | 32, 938 m2
cover 14%
Total area of private canopy [ 27, 485 m2
cover 199
Total area of overall canopy | 60, 423 m2
cover
Canopy coverage 26%

32
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PRECINGT BOUNDARY @ PROPOSED CANOPY ASSESSMENT - KINGS BAY 1:2500 @ A3

EXISTING TREES ON PRIVATE LAND
EXISTING TREES ON PUBLIC LAND
EXISTING TREES REMOVED
PROPOSED TREES ON PUBLIC LAND
PROPOSED TREES ON PRIVATE LAND
EXISTING ELECTRICITY POLES

PROPOSED LIGHTING
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ASPIRATIONAL CANOPY ASSESSMENT

UNDERGROUND ELECTRICITY

PROPOSED CANOPY COVER

A A i i,

Total area of precinct

233, 932 m?

Loss of existing canopy 15%

Total area of public canopy | 40, 908 m?
cover 17.5%
Total area of private canopy | 27, 485 m?
cover 19%

Total area of overall canopy | 68, 393 m?
cover

Canopy coverage 29%

CONTEXT

LANDSCAPE ARCHITECTURE

Yy

=

PRECINCT BOUNDARY

EXISTING TREES ON PRIVATE LAND

EXISTING TREES ON PUBLIC LAND

EXISTING TREES REMOVED

PROPOSED TREES ON PUBLIC LAND

PROPOSED TREES ON PRIVATE LAND

EXISTING ELECTRICITY POLES

PROPOSED LIGHTING

PRCUTS URBAN CANOPY
ASSESSMENT REPORT

. S
....

<D ASPIRATIONAL CANOPY ASSESSMENT - KINGS BAY 1:2500 @ A3
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

TYPICAL STREET CROSS-SECTIONS

SECTION 01 @
William Street refer to PDP for dimensions and further detail
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STREET REFERENCE DIAGRAM

EXISTING PROPERTY BOUNDARY
___ EXISTING PROPERTY BOUNDARY
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byl

PUBLIC DOMAIN 25m PLANTING 3.5m 3.5m PUBLIC DOMAIN
TIWO WAY CYCLEWAY TRAVELLANE 1 TRAVELLANE

L 17.5m

1 TOTAL PROPOSED CORRIDOR

SECTION 02 . SECTION 03 @
Spencer Street refer to PDP for dimensions and further detail Queens Road refer to PDP for dimensions and further detail
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

CANOPY ASSESSMENT FINDINGS FOR KINGS BAY

GENERAL

The design principles and features of the Public Domain
Plan, Kings Bay Master plan and relevant conditions
within the DCP will allow for a minimum 25% total canopy
cover to be achieved in the Kings Bay Precinct. This

can be increased to 27% if all electricity infrastructure is
underground.

EXISTING TREES

As with most development areas, a loss of existing canopy
cover is expected to make way for the construction of
new roads, buildings, and infrastructure. From the canopy
assessment undertaken it is expected that 15% of the
existing canopy cover will be lost, resulting also in the loss
of four trees of high significance (as noted in the significant
tree assessment):

—  28. Lophostemon Confertus
- 24. Corymbia maculata
— 29. Corymbia maculata

— 35. Melaleuca quinquenervia

CANOPY PROJECTIONS

From the canopy assessment is anticipated that the
projected canopy requirements for open space and
pedestrian spaces can be achieved.

— Publicly accessible streets and laneways (K20.18
Landscape Design — C9)

—  Open space — 75% (K20.18 Landscape Design — C10)

There is however a departure from the DCP requirement for
a projected tree canopy coverage on publicly accessible
streets and laneways. When taking into account the
complete width of the road corridor, 50% canopy coverage
of this total area cannot be achieved as per K20.18
Landscape Design — C9. When tested, the canopy
coverage currently being achieved in both scenarios was
approximately 32-40%.

Apart from Lot A2, A3 and C, it is anticipated that the
projected canopy requirements for each development
type can be achieved with the current master plan layout.
This is if the deep soil requirements are able to be realised
in the detail design. The projected canopy requirements
summarised below:

— Mixed use zone — 15% (K20.18 Landscape Design —
C11)

— Residential zone — 25% (K20.18 Landscape Design — ARTIST IMPRESSION OF SPENCER STREET
C12).

CONTeXT 35
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

06 RECOMMENDATIONS

The arrangement of the public domain as depicted in the following documents have been tested and analysed as part of the urban canopy assessment:
—  Public Domain Plan,

— Urban design as shown in each master plan; and

— Related development controls in the DCPs.

The proposed urban canopy master plan for each precinct and the resulting urban canopy coverage has shown that a minimum of 25% canopy cover can be achieved and, in most cases,
exceeded in all three precinct areas. As such, the following recommendations have been prepared to assist with ensuring that optimal canopy outcomes can be achieved in Homebush
North, Burwood and Kings Bay Precinct so that the objectives and aspirations of both Canada Bay City Council and State Government can be achieved for the benefit of the community.

RECOMMENDATION DOCUMENT AFFECTED

EXISTING TREES

It is recommended that the condition around the retention of existing trees is retained in all DCPs. [t is also recommended PRCUTS DCP

that the condition also refers to Australian Standards - AS 4970-2009 Protection of Trees on Development Sites and includes K22.15 Landscape Design — C1
wording that ensures that any existing tree of very high to moderate significance is assessed by a suitably qualified Arborist. '
This is to ensure that existing trees within private lots will appropriately considered in the design and ongoing management of K21.18 Landscape Design — C1

any development. K20.18 Landscape Design — C1
Kings Bay master plan be amended to show building footprints that do not impact upon any trees of very high to moderate Kings Bay Master Plan
significance

UTILITIES

While a significant percentage increase was not proven, it is recommended where possible that the electricity be underground
to allow for more significant canopy trees to be established. This will increase the quality and extent of shading and cooling of
the urban environment, decreasing the impact urban heat effects.

CANOPY PROJECTIONS

From the urban canopy assessments undertaken, it is anticipated that the projected canopy requirements for each private PRCUTS DCP
development type can be largely achieved, if the deep soil requirements are realised in the detail design. To ensure that the
minimum canopy coverage and optimal growth outcomes are achieved, it is recommended that the DCP includes a condition
that will ensure a landscape architect be involved at the commencement of any development master plan to ensure the K21.18 Landscape Design
architectural planning, building footprint and basement engineering result in adequate deep soil zones and podium planter
boxes. The deep soil zones should be located in areas where canopy and landscape outcomes will best serve the future users
and general architectural amenity.

K22.15 Landscape Design

K20.18 Landscape Design

Species selection should consider site suitability, shade requirements of any communal open space and solar access into
internal building spaces.

From the urban canopy assessment, it is anticipated that the projected canopy requirements for open space and pedestrian PRCUTS DCP
spaces are achievable targets. To ensure the projected urban canopy coverage will be achieved, it is recommended that the K22.15 Landscane Desian
DCP includes wording about the prioritisation of tree planting in the planning and design of all public domain areas. ' P 9
Where possible, it is also recommended that utilities be bundled and located away from tree planting areas. K21.18 Landscape Design

K20.18 Landscape Design

CONTEXT 37
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

RECOMMENDATION

A minimum of 50% projected tree canopy coverage on publicly accessible streets and laneways cannot be achieved in the
current precinct planning scenarios (with calculation including the entire width of the road corridor). To achieve 50% larger
canopy trees and as a result larger soil volumes and verge widths would be required. While this would be an ideal solution,
it may not be feasible when taking into consideration other factors and constraints. It is recommended that Council review
this condition and consider either increasing the canopy capacity of the streets or decrease the target to a more achievable
percentage of 40%.

SHADE & OVERSHADOWING

The shadow diagrams in the master plan reports suggest that a significant proportion of the public domain will be shade
for certain periods of the day. Depending on the duration and density of the overshadowing, this will impact the growth and
species suitability. It is recommended that the DCPs be amended to include wording that will encourage all tree species
selection be suitable for the micro climatic conditions while also providing a high level of urban amenity.

TREE SPACINGS

Taking into account set out constraints in the public domain such as lighting, driveways, utilities and sight lines, the maximum
spacings described in the DCP conditions will not be exceeded. It is recommended to that the requirements for trees planted
in all streets (not including Parramatta road) push for more aspirational targets and the wording on the DCP be amended to 1
canopy tree per 12m of frontage with minimum mature height of 8m.

SETBACKS

There is a conflict in conditions around setbacks and deep soil calculations. Interactive frontages within residential zones are
required to have 1-1.5m landscape area within the 3-4.5m setback. If the landscape area is under 1.5m wide it cannot be part
of the deep soil calculations as the width would make it less ideal for tree planting. It is recommended that the relevant setback
condition be amended to allow for a landscape area of 1.5m, this would then allow trees to be planted and an increase of
urban canopy that would benefit both the public and private domain.

BUILDING AWNINGS

To limit conflict between urban canopy and building awnings, it is recommended that a condition be included in each PRCUTS
DCP that includes maximum awning width. The width should allow for pedestrian comfort while also giving ample space for the
street trees to grow and thrive.

DOCUMENT AFFECTED

PRCUTS DCP

K20.18 Landscape Design — C9
K21.18 Landscape Design — C9
K22.15 Landscape Design — C9

PRCUTS DCP

K22.15 Landscape Design
K21.18 Landscape Design
K20.18 Landscape Design

PRCUTS DCP

K22.15 Landscape Design — C6
K21.18 Landscape Design — C6
K20.18 Landscape Design — C6

PRCUTS DCP

K22.11 interactive Frontages - C4
K21.12 Interactive Frontage — C3
K20.12 Interactive Frontages — C3
K22.15 landscape Design — C18
K21.18 Landscape Design — C16
K20.18 Landscape Design — C16

PRCUTS DCP
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

07 SPECIES

SELECTION CRITERIA

To achieve the City of Canada Bay’s Urban Tree Canopy
Strategy vision of ‘growing and protecting a resilient and
diverse urban forest that characterises the LGA as a cool,
tranquil, and connected place to live, work and visit’, the
underpinning principle of right tree in the right place needs
to be enforced. Therefore, it is critical that the selection

of tree species is appropriate to the localised conditions
and constraints of the planting area. It is important that
any species selected contributes positively to the amenity,
environmental and landscape character values of the area.

Selection criteria for tree species, regardless of whether it's
for public or private domain planting should consider the
following values and requirements.

AMENITY AND AESTHETIC VALUE

Mature canopy size
— Height
- Habit
— Shade cast density
— Solar access requirements (evergreen/deciduous)

— Features — such as flowers or fruits

LAN DSCAPE PERFORMANCE

Biodiversity and Habitat value
—  Carbon storage capacity
—  Air quality improvement capacity
— Transpiration rates

— Longevity

MICROCLIMATE & SITE CONDITIONS

Soil type and volume
—  Orientation and aspect
- Shade tolerance
— Topography
— Frost and heat tolerance
—  Climate adaptability
- Water availability
— Inundation tolerance

— Pest and disease

40

SELECTION

A suggested tree species list has been prepared to assist
in guiding the future species selections for each of the
PRCUTS stage 1 precincts. The species listed includes
trees that have proven performance in the local area and
are commercially readily available from quality Sydney
based nurseries.

LANDSCAPE DESIGN PRINCIPLES

Species selection should also consider landscape design
principles that reinforce the objectives of the Public Domain
Plan and to ensure the creation of beautiful and comfortable
places for people to live and work in.

The following design objectives should be considered when
trees are selected for each precinct’s public domain or
private development:

— Enhancing of local character and existing landscape
features;
— Respecting and responding to the human scale; ANGOPHRA FLORIBUNDA
— Reinforcing gateways, nodes and entry points;
— Legibility of streetscape and pedestrian hierarchy;

— Enhancing key public domain areas including parks and
plazas;

— Solar access, shading and cooling.

BANKSIA INTEGRIFOLIA

ALLOCASUARINA LITTORALIS

CALLISTEMON VIMINALIS

EUCALYPTUS PUNCATA

FICUS RUBIGNOSA

CONTEeXT
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

PROPOSED SPECIES LIST

SUGGESTED SPECIES CONSIDERATIONS
Botanic Name Common Name Mature Size Street/Plaza | Open space/ | Private Deciduous Indigenous Native Exotic
Height x Width Parkland Domain

Agathis robusta Queensland Kauri 20-25 x 5m (] (] Evergreen (]

Angophra costata Smooth-barked Apple 12-20 x 8-10m o [ ) Evergreen [ )

Angophra floribunda Rough-barked Apple 12-20 x 20m o o Evergreen [ )

Corymbia maculata Spotted Gum 20-30 x10-25m | @ o o Evergreen o

Eucalyptus botryoides Bangalay 20-25 x 15m Evergreen o

Eucalyptus paniculata Grey Ironbark 20-25 x 15m () . () Evergreen o

Eucalyptus piperita Sydney Peppermint 15-18 x 10m o o Evergreen o

Eucalyptus punctata Grey Gum 18-25 x 8m () o Evergreen o

Eucalyptus resinifera Red Mahogany 18-20 x 10m o [ ) Evergreen o

Ficus microcarpa var. hillii Hills Weeping Fig 20-25 x 20m Py o Evergreen o

Ficus rubiginosa Port Jackson Fig 15-20 x 20m o o Evergreen o

Flindersia australis Crows Ash 15-20 x 7m o o Evergreen o

Jacaranda mimosifolia Jacaranda 15-20x 12m o Deciduous [ )

Lophostemon confertus Brush box 20 x 6-12m () Evergreen ()

Syncarpia glomulifera Turpentine 20-25 x 10m o [ ) Evergreen [ )

Ulmus parvifolia ‘Todd’ Chinese EIm 10 x 15m o Deciduous o

Angophra bakeri Narrow Leaf Apple 10x 10m o o [ ) Evergreen o

Allocasuarina littoralis Black She-oak 8x4-7Tm o Evergreen [ )

Banksia integrifolia Coast Banksia 7-10x 1-6m () () Evergreen o

Brachychiton acerifolia lllawarra Flame Tree 12 x 6m o [ ) Deciduous o

Brachychiton discolor Queensland Laceback 12x7m [ ) Deciduous o

Cupaniopsis anacardiodes Tuckeroo 8-10x 7m [ ) () () Evergreen ()

Celtis australia Southern Hackberry 12 x 8m @ o o Evergreen o

Corymbia eximia Yellow Bloodwood 10-18 x 12m () () Evergreen o

Glochidion ferdinandi Cheese Tree 8-12 x 5-10m o [ ) Evergreen [ )

Fraxinus pennsylvanica ‘Urbanite’ Red Ash 12-18 x 8m o o [ ) Deciduous [ )

Magnolia grandiflora ‘Exmouth’ Bull Bay Magnolia 12 x8m [ ) () o Evergreen o

Sapium sebiferum Chinese Tallow Tree 8 x 8m o o [ ) Deciduous o

Waterhousea floribunda ‘Green Weeping Lilly Pilly 12 x 8m [ ) o [ ) Evergreen o

Avenue’

Zelkova serrata ‘Green Vase’ Japanese Zelkova 10-12 x 6m o Deciduous o
CONTEeXT 41
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

SUGGESTED SPECIES USES CONSIDERATIONS

Botanic Name Common Name Mature Size Street/Plaza | Open space/ | Private Deciduous Indigenous Native Exotic
Height x Width Parkland Domain

Angophra hispida Dwarf Apple 5-7 x 3-bm [ ) Evergreen o

Backhousia citriodora Lemon-scented Myrtle 7-10 x 3-5m [ ) Evergreen [ )

Callistemon viminalis cv Bottlebrush 7-10 x 2-4m [ ) o Evergreen o

Callistemon salignus Willow Bottlebrush 7-10 x 5m [ ) Evergreen [ )

Elaeocarpus reticulatus Blue Berry Ash 8-12x 3-5m [ ) [ ) Evergreen [ )

Elaocarpus eumundi Eumundi Quondong 10-18 x 3 -6m [ ) Evergreen o

Lagerstroemia indica Crepe Myrtle 8x4m o o Deciduous [ )

Tristaniopsis laurina Water Gum 7-10 x 3-6m [ ) [ ) [ ) Evergreen [ )

42
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PRCUTS URBAN CANOPY
ASSESSMENT REPORT

08 CONCLUSION AND ASSESSMENT SUMMARY

The current planning proposal including PRCUTS DCP, urban design master plans and Public Domain Plan for PRCUST
stage 1 precincts; Homebush North, Burwood and King Bay allows for the required minimum 25% canopy cover to be

achieved in each precinct area. In all cases, this is a significant increase to the existing canopy coverage currently being

experienced at both the precinct and suburb level.

It is recommended that the City of Canada Bay retain, and where possible, strengthen all conditions in each of the PRCUTS
DCPs that allows for canopy trees to be planted in both the public and private domains (refer to 06 Recommendations for
more detail).

It is also recommended that future species selection considers the amenity and aesthetic values, landscape performance
criteria and specific site conditions as well as general landscape design principles to ensure that optimal canopy outcomes
can be achieved.

44 CONTEeXT
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28 January 2022

Helen Wilkins
City of Canada Bay Council

Sent via email: Helen.Wilkins@canadabay.nsw.gov.au

Dear Helen

Re: PRCUTS Infrastructure Strategy Feasibility Analysis - Burwood and Kings
Bay Precincts

Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) was adopted in 2016 with the objective to revitalise a
20km stretch of Parramatta Road between Granville in the west and Camperdown in the east (the Corridor) over the next
30 years into a “multi use corridor with improved transport choices, better amenity and balanced growth of housing and jobs”.

A staged approach to implementation was taken, with the Implementation Plan (2016-2023) establishing a framework for
land use and infrastructure planning to support growth in housing and jobs. The Implementation Plan was updated in August
2021 to reflect a changing strategic planning context at both state and local government levels and a shift in infrastructure
planning priorities driven by Sydney Metro. Key reasons for the changes include:

. Release of Greater Sydney Commission’s Greater Sydney Region Plan and District Plans;
. Release of Local Strategic Planning Statements and housing/ employment strategies including affordable housing; and
. Infrastructure investment commitment for the Sydney Metro West transport project.

City of Canada Bay Council (Council) are planning for delivery of Stage 1 (2016-2023 release areas) of the PRCUTS. It
includes the precincts of Homebush North, Burwood-Concord and Kings Bay (Figure 1). The Burwood and Kings Bay
Precincts are beneficiaries of future metro stations, expected to drive demand for housing and employment opportunities.

Figure 1: Stage 1 Precincts, Canada Bay LGA

Source: Council

Council prepared a planning proposal to amend the Canada Bay Local Environmental Plan (2013) to implement Stage 1 of
the PRCUTS. The planning proposal generally envisages higher densities in the precincts. The planning proposal is supported
by a draft Stage 1 Infrastructure Strategy to enable delivery of supporting infrastructure in the precincts. In November 2021
the planning proposal received Gateway Determination from DPIE to proceed to public exhibition subject to conditions.

e | info@atlasurbaneconomics.com Level 12, 179 Elizabeth Street
w | atlasurbaneconomics.com Sydney NSW 2000 Australia

Liability limited by a scheme approved under Professional Standards Legislation
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Scope of Study

Atlas Urban Economics (Atlas) are engaged by Council to prepare a development feasibility analysis (the Study) to investigate
the viability of on-site infrastructure provision envisaged by the draft Stage 1 Infrastructure Strategy (the draft Strategy).

The draft Strategy identifies a requirement for specified development blocks in the Burwood and Kings Bay Precincts to
provide for on-site infrastructure (e.g. open space, through-site links, etc.). In some instances, dedication of private land is
required, in other instances land is to remain in private ownership after delivery of the infrastructure.

The Study investigates the impact and implications of the following issues on development feasibility:

. On-site provision of infrastructure, which could involve the dedication of land and/ or embellishment.

. Delivered infrastructure remaining in private ownership.

The on-site infrastructure requirements in the draft Strategy vary by development block. The Study additionally compares

the proportionality of impact between development blocks.

Study Approach
To fulfill the requirements of the brief, the Study carries out the following tasks:
. Review of background documents and cost estimates of various infrastructure items.
. Review of planning mechanisms for dedication of land and floorspace transfer.
. Market appraisal to understand market dynamics of the precincts to inform assumptions used in feasibility testing.
. Selection of sample sites/ development blocks to test for the following issues:
o  Implications of land dedication for development feasibility.
o Cost implications of infrastructure delivery on development feasibility.
o  Costimplications of recurrent cost (where land for the delivered infrastructure remains in private ownership).
. Recommendations to support viable delivery of on-site infrastructure in the precincts.
The Study highlights the necessity for assumptions and acknowledges the limitations of an aggregate study such as this.

. Generic feasibility testing is based on masterplan development yields in the specified amalgamation blocks for the
purposes of contribution capacity testing.

. Generic feasibility testing is based on high-level revenue and cost assumptions and does not consider nuances of a
site typically considered in detailed feasibility analysis.

. A desktop appraisal of ‘as is’ or existing property values is carried out without the benefit of site inspections or property
financial information (i.e. rental income and investment returns).

. Cost estimates for the on-site infrastructure are developed at a conceptual level provided by Hollis Partners.
Despite the assumptions made and limitations of generic feasibility testing, the analysis is considered to be appropriate in

examining the opportunity for sites to contribute to on-site infrastructure in the precincts.

Improved Accessibility and Amenity Uplift

Major transport projects (like the Metro) can be catalysts for the rezoning of land that unlock development capacity. Major
transport projects additionally bring an amenity uplift (due to improved accessibility). The Study expects that Metro stations
will induce market demand and result in a lift to sale prices achievable on completion of development.

Overall Contributions Requirements

The Study’s parameters of analysis are to test the viability of on-site infrastructure provision as envisaged by the draft
Strategy. The analysis is carried out holistically with regard to existing and potential statutory fees and charges.

Affordable housing contributions are currently required at 4% of residential floor area under clause 6.12 of the Canada Bay
LEP 2013. A contribution rate of $443.88/sqm GFA is applicable in the PRCUTS precincts (indexed to June 2021).

Page 2
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Draft Regional Infrastructure Contributions (RIC) rates were recently exhibited (November 2021) for public comment. These
rates are assumed for the purposes of the feasibility analysis. The draft RIC rates are proposed to be phased-in from 1 July
2022 as follows:

. 50% between 1 July 2022 and 30 June 2023;

. 75% between 1 July 2023 and 30 June 2024; and

. 100% from 1 July 2024 thereafter.

The draft RIC rates (as relevant to the Study) are $10,000 per residential unit and $30/sgm commercial/ retail GFA.

The feasibility analysis includes the draft RIC rates (at 100%) for the purposes of testing ‘worse case’ impact.

Draft Infrastructure Strategy

The draft Strategy is supported by amendments to the planning framework applicable to the PRCUTS precincts, including
the LEP, a site-specific DCP, s7.11 development contributions plan and voluntary planning agreement policy.

The proposed planning framework seeks to deliver on public domain improvement outcomes including, in a number of areas
new community infrastructure (roads, open space, through-site links, public domain enhancement) on private lands. A
community infrastructure FSR is proposed to be introduced through the following clause/s in the revised LEP:

. Recognise the need to provide new infrastructure within the PRCUTS precincts that is commensurate with the scale
of development to be facilitated by and required under the draft Strategy.

. Provide building height and floor space incentives for development within the PRCUTS precincts that provides for:
o Public domain enhancements,
o Public open space, including high quality landscaped areas,
o Pedestrian laneways and through-site links,
o Roads and service accessways, and
o  The amalgamation of lots to prevent the fragmentation or isolation of land.

The proposed clause will apply to development identified on the Key Sites Map in the LEP. It would permit new development
within the Areas shown on the Key Sites Map to exceed current density controls and achieve up to the density controls
shown on the Community Infrastructure Map, subject to delivery of the identified community infrastructure.

Land Affected by Community Infrastructure

The draft Strategy identifies certain land in the precincts to deliver community infrastructure that is:
. To be dedicated to Council, allowing its ongoing maintenance and management for the general community; or

. To remain in private ownership, to be managed and maintained by the owner of the land and a recreation easement
placed on title to secure relevant public access.

Figure 2 and indicate land for community infrastructure, where land is for dedication or remaining privately owned.

Figure 2: Land Required for Community Infrastructure, Burwood Precinct

Source: Council

Page 3
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Figure 3: Land Required for Community Infrastructure, Kings Bay Precinct

Source: Council

Provision and Delivery of Infrastructure

Community infrastructure generally has a land requirement. This can have consequential impacts on development feasibility
if the reduced land area (after delivery of infrastructure) results in the loss of floorspace potential. The various items of
infrastructure outlined in Figure 2 have different land and cost requirements and generally occur under two scenarios.

. In the first scenario, private land is to be embellished and dedicated to Council. The developer incurs a ‘one off’ cost
for the embellishment/ delivery of the infrastructure.

. In the second scenario, after embellishment/ delivery of the infrastructure the land remains in private ownership. In
this scenario, delivery of the infrastructure incurs a ‘one-off’ cost as well as ‘recurring costs’ to maintain the community
infrastructure over the life of the item.

The draft Infrastructure Strategy states that the premise for land dedication and/ or embellishment in nominated areas is
that the floorspace of the community infrastructure land is harvested so that the site’s overall development capacity is not
reduced. Any land that is nominated for dedication for Council is to be dedicated at nominal cost of $1 and any
embellishment of land that is to be dedicated is to be made at no cost to Council.

. Embellishment and Land Dedication

Where embellishment and land dedication to Council is required, after delivery of the infrastructure, the dedicated
land is transferred to Council for a nominal cost of $1. This is provided that the floorspace associated with the
dedicated land can be ‘harvested’ and transferred for development on the remainder of the site.

. Community Infrastructure Incentives

Community infrastructure incentives are available subject to conditions, including inter alia, where development land
is amalgamated as shown on the Key Sites Map and Council is reasonably satisfied that community infrastructure can
be delivered, land dedication or relevant public access secured.

The intention of the planning mechanism for infrastructure provision is to ensure that despite delivery of the infrastructure
item, development remains feasible to undertake.

Gateway Determination Conditions

The Gateway Determination issued on 24 November 2021 determines Council’s planning proposal can proceed to public
exhibition after it is revised to address a number of conditions. Relevantly, prior to finalisation, the planning proposal is to:

Provide feasibility analysis considering the zoning, height and floorspace ratio and other requirements for development
including design excellence competitions, affordable housing contributions, state or local contributions, dual reticulation
requirements and BASIX targets, etc.

The planning proposal requires development seeking to access the community incentive clause comply with the following
development standards:

. Design excellence - Buildings over 28 metres (approx. 8 storeys) must exhibit design excellence before development
consent is granted.

Page 4
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. Dual reticulation - A building (or part of a building) must contain both potable water pipes and recycled water pipes
for the purposes of all available internal and external water uses.

. Sustainability - Higher BASIX standards are required for additional 5% FSR.

The next section carries out feasibility analysis to test the viability of the delivery of on-site infrastructure proposed in the
draft Strategy while including the items outlined for examination by the Gateway Determination.

Feasibility Analysis

This section carries out feasibility testing of select sites within the Burwood and Kings Bay Precincts to examine the impacts
of on-site infrastructure provision on development feasibility.

Rezoning of Precincts

The planning proposal proposes to rezone land and increase development capacity in the Precincts through a community
infrastructure floorspace incentive mechanism. While the PRCUTS foreshadowed a change to planning controls prior to the
commitment of Metro stations in the Precincts, improved accessibility from Metro train services is expected to result in a
lift to pricing levels, thereby further improving the attractiveness of development activity.

Methodology

The feasibility analysis utilises the Residual Land Value (RLV) feasibility modelling approach. This involves assessing the total
potential revenue, deducts development costs and makes a further deduction for the profit and risk that a developer would
require to take on the project.

The feasibility testing is undertaken in three steps:
1. Step 1 - Identify Areas and development yields for testing

Atlas worked with Council to identify Areas in the precincts for impact testing. Areas were selected as a representative
of scale/ size of development, proportion of residential: non-residential floorspace and type of on-site infrastructure
required under the draft Strategy.

2. Step 2 - Base Case feasibility (s7.11 contributions, Affordable Housing and Regional Infrastructure contributions)

Generic feasibility testing carried on the sites selected assuming all applicable statutory fees are payable (including
Affordable Housing contributions and RIC).

3. Step 3 - Impact testing of on-site infrastructure delivery

Step 3 examines the impact of the cost of on-site infrastructure delivery on development feasibility. Capital expenditure
(CapEx) estimates are assumed for infrastructure delivery and operational expenditure (OpEx) estimates are assumed
where land is to remain in private ownership.

In assessing if development is feasible, key performance indicators and metrics relied upon are development margin? and
project IRR2. The objective of feasibility testing is to assess if, after delivery of on-site infrastructure, development margin
and project IRR are within acceptable range.

Benchmark hurdle rates and their ‘feasible’ ranges are indicated in Table 1.

Table 1: Benchmark Hurdle Rates*

Indicator Feasible Marginal -to-Feasible ~ Not Feasible
Development Margin >20% 18%-20% <18%
Project IRR >18% 16%-17% <17%

Source: Atlas

*The Study notes historic low interest rates (which are expected to endure at least for the medium term) have re-set market expectations
and lowered benchmark project returns (IRR).

! Development Margin is profit divided by total costs (including selling costs)
2 Project IRR is the project return on investment, where the discount rate where the cash inflows and cash outflows are equal

Page 5
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Tested Sites and Scenarios

Generic feasibility testing is carried out for the Areas selected based on the precinct masterplan development yields.

The impact of on-site infrastructure provision is tested by making the following contributions assumptions:

. Base Case - applicable fees and charges, including Affordable Housing contribution rates (4%) and draft RIC rates.

. Impact of on-site infrastructure delivery - CapEx and OpEx costs as applicable to Areas selected.

Table 2 summarises the Areas selected for testing and their respective masterplan development yields.

Table 2: Development Yields Tested

Precinct

Burwood 5

10
17
20
31
34

Kings Bay

Source: Group GSA

1,830
7,530
4,180
13,935
31,421
18,260

291
3.0:1
3.0:1
2.6:1
3.0:1
1.8:1

(sam)
5,307 4,033
22,590 22,590
12,540 11,161
36,829 28,527
94,945 80,908
33,516 33,516

Area Site Area (sqm) FSR Total GFA (sqm) Residential GFA Non-residential

GFA (sqm)
1,274
1,379
8,302
14,037

Table 3 summarises the on-site infrastructure cost assumptions by selected Area.

Table 3: On-site Infrastructure Cost Assumptions

Precinct Area Site area

Burwood 5

10

Kings 17
Bay

20

31

34

Source: Council, Hollis Partners

Table 4 summarises the scenarios tested incorporating development yields and infrastructure costs in Table 2 and Table 3.

Page 6

(sqm)

1,830

7,530

4,180

13,935

31,421

18,260

FSR

2.9:1

3.0:1

3.0:1

3.0:1

Overall
GFA
(sqm)

5,307

22,590

12,540

36,829

94,945

33,516

Community Infrastructure

e Public domain
e New road

e New road
e Public open space

e Public domain
e Public open space

e Public domain
e Public open space
e Private pedestrian link

e Public domain

e New road

e Public open space

e Private pedestrian link

e Public domain
e Public open space

e Private pedestrian link

Land Foregone
Required FSR?
(sqm)
340 No
186 No
74 No
2,276 No
339 No
535 No
1,347 No
560 No
904 No
1,604 No
4,694 No
2,291 No
845 No
727 No
2,091 No
2,560 No
214 No

(sqm)
76%
100%
89%
77%
85%
100%

Ownership

Dedication
Dedication

Dedication
Dedication

Dedication
Dedication

Dedication
Dedication
Privately owned

Dedication

Dedication

Dedication
Privately owned

Dedication
Dedication
Privately owned
Privately owned

% Residential GFA

CapEx OpEx
(one-off) (annual)
$424,233 n/a
$245,178 n/a
$669.411
$79,129 n/a

$2,609,025 n/a
$2,688,154
$348,007 n/a
$621,264 n/a
$696,271
$1,127,278 n/a
$655,021 n/a
$1,072,010 $225,122
$2,854,309 $225,122
$1,324,137 n/a
$3,415,656 n/a
$2,325,183 n/a
$1,123,571  $191,007
$8,188,547 $191,007
$754,311 n/a
$1,354,031 n/a
$1,812,631 $507,537
$359,225  $93,399

$4,280,198 $600,936
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Table 4: Testing Scenarios

Precinct Area CapEx OpEx
(one-off) (annual)
Burwood 5 $669,411 n/a
10 $2,688,154 n/a
Kings 17  $696,271 n/a
Bay
20 $2,854,309 $225,122
31 $8,188,547 $191,007
34  $4,280,198 $600,936

Source: Council, Atlas

Contribution and Infrastructure Cost Assumptions

Base Case

FSR 2.9:1 (76% residential: 24% non-residential)

o Design excellence and sustainability
requirements (as applicable)

o All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

FSR 3.0:1 (100% residential)

o Design excellence and sustainability
requirements (as applicable)

o All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

FSR 3.0:1 (89% residential: 11% non-residential)

o Design excellence and sustainability
requirements (as applicable)

o All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

FSR 2.6:1 (77% residential: 23% non-residential)

o Design excellence and sustainability
requirements (as applicable)

o All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

FSR 3.0:1 (85% residential: 15% non-residential)

o Design excellence and sustainability
requirements (as applicable)

o All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

FSR 1.8:1 (100% residential)

o Design excellence and sustainability
requirements (as applicable)

e All applicable fees and charges, incl. s7.11
e AH contributions (4% residential)
e Draft RIC rates

Cost of Land and Revenue Assumptions

Impact of On-site Infrastructure Provision

FSR 2.9:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of $669,411

FSR 3.0:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of $2,688,154

FSR 3.0:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of $696,271

FSR 2.6:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of 2,854,309

e Annual OpEx cost of $225,122
(capitalised at 2.5% in perpetuity)

FSR 3.0:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of $8,188,547

e  Annual OpEx cost of $191,007
(capitalised at 2.5% in perpetuity)

FSR 1.8:1 (similar as Base Case)
e All Base Case fees and charges
e CapEx cost of $4,280,198

e Annual OpEx cost of $600,936
(capitalised at 2.5% in perpetuity)

The cost of land is a critical variable to the feasibility of development. If the value of a property exceeds its value as a
development site as permitted, it is not viable as a development site. The consolidation of a development site can be a high-
risk, high-resource activity for developers when site and ownership patterns are fragmented and/ or existing buildings are

functional and valuable. The impact testing assumes the price paid for land reflects the highest and best use®. In the majority
of cases, sites are functioning as mixed enterprise/ light industrial facilities (B6 zone) or as residential uses (residential zones).

Revenue assumptions adopted anticipate improved accessibility outcomes in the Precincts as Metro services are delivered.
A ‘re-setting’ of market expectations is therefore expected, with completed/ built product expected to have greater market

demand than currently, and accordingly achieve greater revenue levels.

A full set of cost and revenue assumptions are provided in Schedule 1.

3 Highest and best use is defined as “the use of an asset that maximises its potential and that is physically possible, legally permissible and
financially feasible” (Australian Property Institute)
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Testing Outcomes
The feasibility modelling results show the impact of the proposed on-site infrastructure, allowing comparison of the Base
Case (without on-site infrastructure) against a scenario where the cost of on-site infrastructure is included.

A series of graphs illustrates the impact of on-site infrastructure for the selected Areas (described in Table 2 and Table 3).

. Base Case - all statutory fees and charges assumed including:
° Design excellence (as applicable) and sustainability requirements.
° s7.11 development contributions.
° Affordable Housing contributions (4% residential GFA) at $443.88/sqm GFA (per City of Canada Bay Affordable
Housing Contributions Scheme).
° Draft RIC rates (as publicly exhibited).
. With On-site Infrastructure

° All assumptions per Base Case.

° Costs for delivery (construction/ embellishment) of infrastructure on-site (outlined under ‘CapEx’ in Table 3).

Where land is to remain in private ownership (i.e. not dedicated to Council), recurring costs are assumed and

capitalised at 2.5% to reflect the cost burden in perpetuity.

Table 5 summarises the estimated cost of on-site infrastructure as a proportion of total construction cost.

Table 5: Cost of On-site Infrastructure

Cost Area 5 Area 10 Area 17 Area 20 Area 31 Area 34
Total Cost 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Construction Cost* 97.4% 97.5% 98.4% 94.2% 96.7% 86.5%
Affordable Housing 0.2% 0.3% 0.3% 0.2% 0.3% 0.3%

Total On-site Infrastructure 2.3% 2.2% 1.4% 5.6% 3.1% 13.6%
On-site Infrastructure Public Land 2.3% 2.2% 1.4% 0.8% 1.4% 1.0%

On-site Infrastructure Private Land 0.0% 0.0% 0.0% 4.8% 1.7% 12.6%

*build cost, site works, professional fees, statutory fees and charges, contingency, etc.

Source: Atlas
Area 20 and Area 34 have the highest cost burden due to the on-site infrastructure proposed to remain in private ownership.

Figure 4 and Figure 5 show the impact of on-site infrastructure provision in Area 5 and Area 10, with and without regional

infrastructure contributions (RIC) respectively.

The following observations are relevant:

. The cost associated with on-site infrastructure is approx. 2%-3% of overall construction cost.

When including draft RIC rates (at 100%) in the cost of development, the impact of on-site infrastructure requirements
has a minor impact, with Area 10 becoming marginal-to-feasible.

Without the draft RIC rates, the impact of the additional cost of on-site infrastructure is similarly minor, with Area 5
and 10 remaining feasible to develop (>18%).

. The infrastructure land is required for dedication; accordingly, there are no recurring OpEx costs applicable.

The inclusion of the draft RIC rates in Figure 4 represents the ‘worse case’ impact as the RIC is proposed to be phased-in
from 1 July 2022 (at 50%) to 100% by 1 July 2024. Development applications lodged during the transition period would

accordingly be subject to the concessional RIC rates.
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Figure 4: Burwood Precinct, Impact of On-site Infrastructure on Project Return (incl. draft RIC rates)
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Figure 5: Burwood Precinct, Impact of On-site Infrastructure on Project Return (no RIC)
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Source: Atlas

Figure 6 and Figure 7 show the impact of on-site infrastructure provision in Area 17, 20, 31 and 34, with and without
regional infrastructure contributions (RIC) respectively.

The following observations can be made in Area 17, 20, 31 and 34:

. The cost associated with on-site infrastructure varies significantly depending on whether that infrastructure is
delivered on land to be dedicated to Council or land to be retained in private ownership. In the latter case, recurring
OpEXx costs have the potential to significantly add to the cost burden where the area of the land is large.

. The impact of the cost of on-site infrastructure has a minor impact on project return where land is to be dedicated to
Council. This is observed in Area 17 where development remains feasible (project return >18%).

. The impact of the additional cost of on-site infrastructure has a greater impact on project return in Area 20, 31 and
34 where on-site infrastructure land is to remain in private ownership.

° In Area 20 and 31, the impact of the cost burden reduces project return to marginal-to-feasible (16%-17%).
° In Area 34, the impact of on-site infrastructure is severe, resulting in the project not being feasible (<16%).

. Without the draft RIC rates, the impact of the additional cost of on-site infrastructure is similarly minor, with Area 17
and 31 remaining feasible to develop (>18%) and Area 20 being marginal-to-feasible.
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In areas where the area of land to remain in private ownership is large (e.g. 2,774sqm in Area 34), the burden of

recurring OpEXx costs in perpetuity is significant. Comparatively, the area of land in Area 20 and 31 is smaller (904sgm

and 845sqgm respectively), resulting a less significant impact to project return.

Again, the inclusion of the draft RIC rates in Figure 6 represents the ‘worse case’ as the RIC is to be phased-in from 1 July
2022 (at 50%) to 100% by 1 July 2024. DAs lodged before 1 July 2024 would be subject to the concessional RIC rates.

Figure 6: Kings Bay Precinct, Impact of On-site Infrastructure on Project Return (incl. draft RIC rates)

Revenue Potential
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Figure 7: Kings Bay Precinct, Impact of On-site Infrastructure on Project Return (no RIC)

Revenue Potential
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Where a site is the beneficiary of planning uplift (e.g. rezoning and/ or increase in FSR) there is generally a commensurate
increase in land value. It is through this increase in land value that a site will have the capacity to contribute to additional
items, including delivery of on-site infrastructure while remaining viable for development.

The feasibility modelling highlights several important observations:

The impact of on-site infrastructure as envisaged in the draft Strategy is generally minor when delivered on land to be

dedicated. The one-off cost burden of delivery/ embellishment (as a proportion of overall cost) ranges from 2%-3%.

When on-site infrastructure is delivered on land to be retained in private ownership, the impact on development

feasibility can be significant where the land is large in area. The larger the area retained in private ownership, the

greater the recurring costs associated with maintenance, repairs and general life cycle requirements.

The recurring cost will be passed on and borne by future strata unit holders, which will conceivably be reflected in
lower prices paid for the completed product. It is reasonable to expect that potential buyers/ strata unit holders will
be willing to pay a lower price for a property with higher maintenance/ strata fees compared to a property with no

such obligation.

Any discounting of sale prices (by the market) to reflect future strata fee obligations will accordingly have a negative
impact on development feasibility.
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. The significance of recurring costs can be illustrated by comparing the land requirement in Area 20, 31 and 34.

° In Area 20 and 31, the area of land to remain in private ownership is 904sqm and 845sgm respectively (which is
equivalent to 6.5% and 2.5% of the overall site area respectively).

° In Area 34, 2,774sgm is to remain in private ownership (equivalent to 15% of the overall site area).

. The inclusion of draft RIC rates (at 100%) in the cost of development does not materially affect the feasibility results.
Following the rezoning of the precincts, DAs lodged before 1 July 2024 would be subject to the concessional draft
RIC rates and accordingly, the impact to feasibility would be less than illustrated above.

In existing urban areas, the feasibility of development is influenced by myriad factors including, critically, the cost of land.
Where existing buildings are functional and valuable, their value may be too high to be economically feasible for
development. Sites that are not feasible to develop in the first instance have no capacity to contribute, whether to on-site
infrastructure or other charge. This is inevitably a reality that faces the revitalisation of urban renewal precincts.

Recommendations
The Study makes the following recommendations:

. Consider accepting the dedication of land for public open space and pedestrian link in Area 34 (2,774sqm) after it has
been delivered/ embellished. The recurring OpEx cost to maintain the land in perpetuity represents a significant cost
burden to the development, disproportionate with its scale and in comparison to the other areas. This is likely to result
in market discounting of sales revenue, which will have negative implications for a development’s revenue potential.

. In the alternative, if the public open space in Area 34 were retained in private ownership for the exclusive use of
residents (i.e. not publicly accessible), it is conceivable that the market would be willing to pay for the amenity of
having access to private open space, notwithstanding the cost of maintenance. In that instance, Council could accept
dedication of the pedestrian link and not require the open space to be publicly accessible.

. The study acknowledges that urban design testing in the masterplan establishes the transfer and development of GFA
associated with land for infrastructure. Notwithstanding, as development applications are prepared and lodged, work
with proponents to ensure that GFA potential associated with land designated for on-site infrastructure is able to be
‘harvested’ and transferred for development elsewhere on the site.

The key to mitigating feasibility impacts is notice. Advance notice would allow sites already purchased to be progressed for
development and for due diligence investigations to account for any increased contributions prior to site purchase.
Supportive market conditions are also critical to the offset and mitigation of impact.

Please contact the undersigned should you have any questions.

Yours sincerely

Esther Cheong

Director

T: 1300 151 149

E: esther.cheong@atlasurbaneconomics.com
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SCHEDULE 1

Feasibility Testing Assumptions

Project Timing

The sites are assumed to be appropriately zoned and development ready. Design is assumed to commence in Month 3 with
a design excellence process spanning 6 months. Following that, detailed design is assumed to commence, followed by pre-
construction documentation.

Demolition and construction are assumed to commence in Month 30 spanning 12-18 months and depending on size could
be undertaken in multiple stages.

Development Yields

Feasibility testing is undertaken based on the floorspace and land use mix envisaged in the masterplan. The adopted
apartment mix and average internal areas are estimated with reference to the Canada Bay Development Control Plan 2017:

. 1 bedroom units (20%) - 60sgm.
. 2 bedroom units (60%) - 80sgm.

. 3 bedroom units (20%) - 100sgm.

Parking Requirements
Parking ratios assumed at (sourced from City of Canada Bay Development Control Plan 2017):
. Retail and commercial floorspace - 1 space per 40sgm GFA (blend of retail and commercial parking ratios).
. Residential floorspace:
° 1 bedroom units - 0.5 space per unit.
° 2 bedroom units - 0.9 spaces per unit
° 3 bedroom units - 1.2 spaces per unit.

° Visitor parking - 1 space per 5 units.

Revenue Assumptions
Average end sale values are adopted based on high level market research and analysis.
. Non-residential - $8,000/sqm to $12,000/sqm.
. Residential:
° 1 bedroom units - $13,500/sgm to $14,000/sqm.
° 2 bedroom units - $13,000/sgm to $13,500/sgm.
° 3 bedroom units - $12,500/sgm to $13,000/sqm.

It is assumed that 75% of the apartments would be pre-sold prior to completion of construction and the balance would be
sold during construction.

Other revenue assumptions:
. GST is excluded on non-residential sales and included on the residential sales.
. Sales commission at 2.5% (residential) and 2.0% (non-residential) and marketing costs of 1.0% on gross sales.

. Legal cost on sales included at $1,500 per residential unit.
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Cost Assumptions

Assumed cost of land (based on desktop estimate) of existing value plus a premium to incentivise sale.
Legal costs, valuation and due diligence assumed at 0.5% of land price and stamp duty at NSW statutory rates.
Construction costs are estimated with reference to cost publications and professional experience:

° Retail/ commercial construction (warm shell) assumed at $2,000/sgm of building area

° Residential construction assumed $3,000/sqm of building area, balconies at $1,000/sgm.

° Basement car parking at $50,000 per car space.

Construction contingency at 5%.

Provisional allowance for lead-in and services infrastructure at 2% of construction costs.

Professional fees and application fees at 10% of construction costs.

Development management at 1% of construction costs

Statutory fees:

° DA fees of 1% of construction costs.

° CC fees of 0.5% of construction costs.

° Long service levy of 0.35% of construction costs.

° s7.11 contributions (as at - $11,026 (1 bedroom), $15,697 (2 bedroom), $20,000 (3 bedroom).

° Affordable Housing - 4% of additional residential GFA at $443.88/sqm.

° Draft RIC rates at $10,000 per dwelling and $30/sgm retail and commercial GFA.

Finance costs:

° Land value assumed as equity contribution with balance funded at interested capitalised monthly at 6% per
annum.

° Establishment fee at 0.35% of peak debt.
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We acknowledge First Nations peoples and their continuing connection
to land, waters and culture, because we strongly believe in reconciliation
and collaborative engagement for a better future.

We pay our respects to Elders past, present and emerging, whose knowledge,
traditions and stories guide custodianship on what will always be their
ancestral lands.

Landowner Submission Review
For: City of Canada Bay Council
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INTRODUCTION

Purpose of this report

Canada Bay Council has engaged GroupGSA to
undertake an independent urban design assessment
of various proposals submitted by land-owners
impacted by the Stage One Parramatta Road
Corridor Precincts project.

The primary purpose of this report is to provide an urban

design review of the land-owners submitted proposals and
documentation to assess the soundness and validity of the
arguments supporting the proposed changes to the Master
Plan and to the DCP. This assessment is based on documents
provided by Canada Bay Council to GroupGSA, which comprise
the properties:

- 92-96 Kings Road and 1-9 Harris Road, Five Dock

- 9-29 Courland Street, Five Dock

- 155-167 Parramatta Road and 7 Spencer Street, Five Dock

- 2-16 Burton Street and 1-3A Loftus Street, Concord

- 2835 Parramatta Road, Five Dock

- 8-10 Harris Road, Five Dock

- 49-53 Parramatta Road, Concord

- 51-73 Parramatta Road and 31A-43 Queens Road, Five Dock
- 19 Burton Street, Concord

- 255-271Parramatta Road, Five Dock

- 129-153 Parramatta Road and 53-75 Queens Road, Five Dock
- 2-12 Spencer Street and 79-81 Queens Road, Five Dock

- Transport for New South Wales

Summary of the proposal

The various submitted proposals pertain to individual properties

throughout the stage one area which are either impacted by, or are

included in PRCUTS planning proposal and/or proposed PRCUTS
DCP controls. Submissions range in desired outcome and scope
of provided documentation, and outline the issues or further
opportunities identified in regards to individual sites, surrounding
properties, or changes proposed in the planning proposal and
draft DCP.

Each submission was assessed with reference to the planning
proposal, the proposed DCP and Master Plan, the quality of the
resulting urban design outcome, and the potential impact on
surrounding properties.

Pg5

Method of Assessment

GroupGSA's assessment of the planning proposal documents
consider the following:

- Consistency with NSW state government and Canada Bay
Council's strategic planning framework, including:

+ Greater Sydney Commission’s Greater Sydney Region Plan,
A Metropolis of Three Cities 2018

Parramatta Road Corridor Urban Transformation Strategy
Canada Bay Local Strategic Planning Statement

Parramatta Road Corridor Urban Transformation: Planning
and Design Guidelines 2016,

PRCUTS Infrastructure Schedule 2016, + New Line
PRCUTS Implementation Plan 2016,

PRCUTS Implementation Update 2021,

The City of Canada Bay Development Control Plan 2020,
and

NSW Department of Planning & Environment’s Apartment
Design Guide 2015 (with particular focus on the guidelines
for ‘Siting the development’)

- Review of reference scheme in terms of urban design best
practice and the design excellence criteria established by the
GANSW's Better Placed framework

Summary of assessment

GroupGSA’s Urban Design assessment of the
provided submissions establishes recommendations
on anindividual basis, responding to each proposal
in regards to the validity of their justifications with
the view to informing holistic changes in the PRCUTS
Master Plan.

wROUPLSA
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SUMMARY OF SUBMISSIONS

Recommendation (refer to

Site Precinct

assessment below)
92-96 Kings Road & 1-9 Harris Road Kings Bay Supported
9-29 Courland Street Kings Bay Assessment deferred to Stage 2
155-167 Parramatta Road and 7 Spencer Street Kings Bay Supported with Amendments
235 Parramatta Road Kings Bay Not Supported
51-73 Parramatta Road and 31A-43 Queens Road Kings Bay Not supported
255-271Parramatta Road Kings Bay Assessment Deferred to Stage 2
129-153 Parramatta Road and 53-75 Queens Road Kings Bay Not Supported
2-12 Spencer Street and 79-81 Queens Road Kings Bay Not Supported
8-10 Harris Road Kings Bay Not Supported

Landowner Submission Review

Pg6 For: City of Canada Bay Council
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Recommendation
Site Precinct (refer to
assessment below)

49-53 Parramatta Road Burwood Not Supported
2-16 Burton Street Burwood Supported with
Amendments

Assessment Deferred

19 Burton Street Burwood to Stage 2

Burwood and Kings

Transport for NSW Bay

Supported

Pa7 wROUPLSA
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92-96 KINGS ROAD &
1-9 HARRIS ROAD

Description of Submission

The submission requests that Lot E3 of the Kings Bay Master Plan
be considered as two separate lots, comprising;

- 1-9Harris Road, Five Dock
- 92-96 Kings Road, Five Dock

These two proposed lots are to maintain their R3 Medium Density
Residential zoning and any setbacks currently assigned to Lot E3.

This submission has been prepared on behalf of the owners of 1-9
Harris Road, Five Dock, which constitute the eastern half of Lot E9.

Existing amalgamated lot plan for 92-96 Kings Road‘T—Q Harris Road

Landowner Submission Review

Pg10 For: City of Canada Bay Council

PRCUTS Controls

Future Character

The site is located in the Residential Nexus precinct of the Kings
Bay Master Plan. There are no proposed active frontages along
Kings Road and properties at Lot E3 are expected to function
as solely residential properties within an R3 Medium Density
Residential zoning.

Setbacks
- 3m front setback to Harris Road
- 4.56msetback to Kings Road

- 8m setback at northern interface facing adjacent residential
properties

- 3m upper-level setback from Harris Road and Kings Road
above podium edge, with a street-wall height of two storeys

- 8mupper-level setback from Northern edge of the podium
Building Heights and FSR

- 17m maximum building height (approximately five storeys)
- Desired FSR of 1.4:1

Lot
1012,@

) g

Oad

Indicative developable lots for 92-96 Kings Road, 1-9 Harris Road
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Urban Design Assessment

The proposed Lot E3 comprises an existing strata property,
located on 92-96 Kings Road which constitutes 12 town houses,
with an existing height of two storeys, alongside the five single
dwellings at addresses 1-9 Harris Road. Amalgamating these
six lots into the single larger Lot E3 opens up the site for a
greater density of development, negating internal setbacks, and
introducing a consistent street wall on Kings Road.

The submission seeks to amalgamate those single dwelling lots at
addresses 1-9 Harris Road (a) without incorporating 92-96 Kings
Road (b), dividing Lot E3 into two distinct strata properties.

This will have an impact on the site’s ground floor yield and
developable area, the typology of its built form and its relationship
to proposed dwellings on Kings Road.

Future Character

The site is located within the Residential Nexus of the Stage

One PRCUTS precinct. Under the Stage One Kings Bay Master
Plan, this area is zoned R3 Medium Density Residential, lacking
commercial activation at ground level. It comprises strata
properties and multi-dwelling housing up to five storeys, and three
storey town houses along Kings Road.

Strata properties on the northern interface of Kings Road consist
of two five storey apartment buildings mediated by a separation of
12m to 16m, between which three to four town houses of reduced
height are proposed.

In dividing Lot E3 into two distinct lots, this typology will not be
possible on-site, as the required ADG separation between lots will
not allow for town houses.

This will distinguish the two sites (a) and (b) from proposed
developments on Kings Road, and will thus adopt a typology more
responsive to proposals on the southern interface of Kings Road,
that being Lots D2-D7.

While this will impact consistency along the northern
interface of Kings Road, the submission will not greatly
impact the character of Harris Road, and will instead
introduce consistency along this interface.

Pg 11

Bulk and Scale

As the submission seeks to divide Lot E3 into two distinct lots, lot
(a) and lot (b) will be individually subject to proposed setbacks and
ADG requirements as outlined in the Stage One Kings Bay Master
Plan.

- Anadditional 12m ADG separation will be introduced between
lot (a) and lot (b) to ensure appropriate privacy for residents
and minimise overshadowing.

- This separationincreases to 18m for development five storeys
and above.

Applied to both lots equally, this results in a 6m setback along the
western interface up to five and four storeys respectively, and a
9m setback for five storeys and above. *

If this site is subdivided into two apartment buildings, there still
needs to be a two-storey street wall along Harris and Kings Roads,
and upper level setbacks to the properties to the north and west
equal to the upper level setbacks for the buildings to the west.

Impact of Proposal

The submission is consistent with proposed setbacks, maximum
building heights, and floor space ratio/density requirements as
outlined in the Stage One Kings Bay Master Plan, and does not
seek alterations to the proposed controls..

As aresult, the proposed controls will have minor impacts on
overshadowing of surrounding properties, and with the introduced
12m ADG separation between lot (a) and lot (b), may reduce
overshadowing of the Kings Road public domain.

Recommendation

- The proposed subdivision of Key Site (Area 23) is supported,
pending implementation of the revised Master plan built form.

- The subject amalgamated lot should be split into two lots, to
facilitate redevelopment of the existing detached houses on
Harris Street, given the adjacent strata building is unlikely to be
redeveloped in the short-medium term. The subdivision would
not prevent or limit future redevelopment of the strata building
to the height and density envisaged in PRCUTS.

- The floor space ratio has been recalculated based on the
areas of the new lots and giving consideration to the building
envelope and building height, given the land to the north and
west will remain unchanged (two storey townhouses).

- The proposed controls will limit overshadowing of surrounding
properties and the 12m ADG separation requirement between
lot (a) and lot (b) will assist in reducing overshadowing of the
Kings Road public domain.

wROUPLSA
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9-29 COURLAND STREET

Description of Submission PRCUTS Controls

The submission pertains to the existing residential properties on Future Character

Courland Street adjacentto Lot F2.including: The site is located within the Stage Two Kings Bay Master Plan

- 9-29 Courland Street study area adjacent to land identified as Residential Nexus in
the PRCUTS Public Domain Plan. The Residential Nexus is
characterised by a diversity of building typologies supporting a
relatively dense residential population. Built form east of Harris
Road lacks activated frontages at ground level, unless facing
directly onto Parramatta Road.

Elements of concern include the proposed staging of the rezoning
and development of the Kings Bay precinct, highlighting the
disparity in built form and scale between their properties and
those proposed for Lot F2, suggesting that properties on the
western side of Courland Street are rezoned concurrently with lot
F2. Setbacks

- Land owners have requested the subject lots to be - Common 4.5m Setback along Queens Road.
incorporated into the first stage of rezoning and to maintain the e .
current proposed R3 Medium Density Residential zoning. Building Heights and FSR

- Inaddition the submission requests anincrease in FSR - 17m maximum building height under PRCUTS Planning and

consistent with the proposed FSR for Lot F1, Lot F2,and Lot F3 - Adjacent 28m maximum building height for Lot F2
of 1.8, rather than the current suggested control of 1.4:1 approximately ten storeys
~ Desired FSR of 1.441

Current stage one study area (solid red) and proposed extended study area (dashed red)

Landowner Submission Review

Pg12 For: City of Canada Bay Council
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Urban Design Assessment

The submissions suggest that these properties be included in
the first stage of rezoning to allow for a coordinated development
outcome that minimises impacts at sensitive interfaces.

Courland Street is a more natural break between Stage 1and
Stage 2 rather than the existing boundary between the subject
properties and Lot F2 as it could provide a more effective buffer
between surrounding low density residential and Stage One
developments.

Future Character

The properties lie at the interface between the Stage One Kings
Bay Residential Nexus character area, which is defined by
medium-high density residential apartments and multi-dwelling
housing.

The eastern side of Courland Street outside of the Kings Bay
Precinct study area consists of low-medium density single
dwellings, a character which is not intended to change as part of
the PRCUT Strategy.

The close proximity to both single-dwellings and a future medium-
high density residential precinct requires a balance between the
two to achieve an acceptable interface, which doesn’t impact
Courland Street’s residential character, but allows for future
growth.

Thus the properties must act as a buffer at Courland Street, that
aligns with the future character of Lot F2 and the low density, low-
scale residential area to the east, whilst allowing for a contextually
responsive boundary condition.

As aresult, the future character of the properties will reflect those
of the residential zone, while being afforded a reduced maximum

building height and FSR so as to minimise overshadowing and an
overbearing urban presence.

Pg 13

Bulk and Scale

Without a proposed massing or a configuration of the potential
development on the relevant lots, issues of overshadowing and
potential continuity along Courland Street must be considered.
If built form is to remain unbroken along Courland Street,
overshadowing of the eastern residential properties may occur,
and an unfavourable street-wall will eventuate.

Thus though the proposed 17m maximum building height is
appropriate to ensure a transitional built form along Courland
Street, the land-owners would need to provide an indicative
built form to determine whether the scale of built form would be
acceptable.

Impact of Proposal

Including the subject lot in the Stage One rezoning of the Kings
Bay Precinct would allow for development of 9-29 Courland
Street, up to the maximum building height and FSR contemplated
by PRCUTS.

Built form testing is needed to understand the impact of the
redevelopment of these properties on adjacent low density, low
scale residential dwellings. However, the urban form is likely to be
similar whether it occurs at Stage 1or Stage 2.

Recommendation

- The proposed addition of the properties into Stage 1 of
PRCUTS is not supported.

- Further built form testing should be deferred to Stage 2. It
should investigate nuanced building envelope heights to create
atransition to the low-scale residential area to the east, with
retention of the 1.4:1 FSR and 17m and 13m building height
respectively. A lower building height and FSR will be explored
where required to address impacts.

- Theurban form outcome is likely to be similar whether it occurs
as Stage 1or Stage 2.

- Bringing these lots forward to Stage 1 would constitute a
significant departure from the PRCUTS Implementation Plan.

wROUPLSA
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155-167 PARRAMATTA ROAD
& 7 SPENCER STREET

Description of Submission

The submission pertains to Lot B4 within the Kings Bay Precinct
Master Plan study area including:

- 155 -167 Parramatta Road
- 7 Spencer Street

The submission is seeking to reconfigure the current masterplan
layout for Lot B4 to:

- Shift the mass to the edge of the site and reduce the building
footprint to accommodates larger urban spaces and a central
plaza to connect to surrounding roads

- Increase the maximum building height in the Kings Bay Master
Plan with additional 8 storeys on the overall site

- Increase the GFA with active ground level non-residential
frontages and increased visual connectivity to Hen and
Chicken Bay

- Incorporate a major plaza (approx. 2,000 m?) surrounded by
three towers of maximum height of 20 storeys and 15 storeys,
and a low height building of four storeys to the north

- Retain the current FSR of 3.0:1

- Increase overall precinct permeability to connect the open
spaces set-out by the DCP

- The three towers are connected by a lower ground and
basement carparks.

- Incorporate a new central open space Kings Heart Plaza
provides a transition in topography between Parramatta Rd
and Spencer St.

PRCUTS Controls

Future Character

The site is located within the B4 Mixed Use zone as outlined in
PRCUTS control, a new local village in the heart of the Precinct
along Spencer Street. It will consist of medium-high density
residential apartment towers and mixed-use areas with vibrant
facades surrounding Spencer Street and William Street. New
green space, plaza and through site linkages complement the
existing open space network and will create an active, permeable
neighbourhood.

Setbacks

Building setback to local streets, through-site links and public
parks are 3min general

- 3m setback to Spencer Street
- 8m setback to William Street

6m public domain setback along interface with Parramatta
Road in addition to a variable TINSW road widening setback

- Additional 3m upper level setback from Spencer Street, William
Street, Parramatta Road and the proposed through site streets.

Building Heights and FSR
- Maximum building height of 80m which equals to 24 storeys

- 73mand 67m maximum building height applied to the Western
and Eastern towers respectively. 45m maximum building height
applied to the central block, outlined in the Kings Bay Precinct
Master Plan

- FSRof3.0:1

CurrentMaster Plan controls for Lot B4

Landowner Submission Review

Pg14 For: City of Canada Bay Council

Submission proposed plan for Lot B4
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Urban Design Assessment

Future Character

The proposed character for Lot B4 comprises:
- Diverse connected public space

- Amajor central plaza surrounded by three towers up to 20
storeys and a low height building of four storeys to the north.

The increase of building height will have a direct impact on the
future character of the area and visual impact from Parramatta
Road. The bulk form of the proposed towers is inconsistent with
overall streetscape and vision for the precinct.

The new central open space is partially elevated and provides a
transition between Parramatta Rd and Spencer St. Lower levels
engage and integrate with the proposed public space, mixed
use commercial and retail. The proposal also offers a partially
underground supermarket option.

The submission is consistent with the current landscaping
controls within the street setback and public domain
enhancement along William Street, Spencer Street and
Parramatta Road. The proposed landscaping strategy includes:

- Introducing a variety of open spaces and

- Re-orienting the through site links to provide direct connection
to the open space

- Providing central communal space that integrates the site into
the Spencer Street Green Spine.

The submission proposes a new urban design option to create
direct through site links to the proposed new open spaces. It
presents an enhanced permeability of laneways and road reserve
for both north-south and east-west connections.

Current Master Plan tower forms

Pg 15

Bulk & Scale
Site Structure

The submission proposes a new urban design option to create
direct through site links to the proposed new open spaces. It
presents an enhanced permeability of laneways and road reserve
for both north-south and east-west connections. However, the
reduced building separation and reduced width of the through site
link along the western boundary will not be sufficient to provide
quality public domain. The submission proposes a new urban
design option to create direct through site links to the proposed
new open spaces. It presents an enhanced permeability of
laneways and road reserve for both north-south and east-west
connections.

The plan creates a central plaza and communal spaces to reflect
the corners of surrounding masses on Spencer Street and to
connect the proposed space to surrounding roads. The diversity
of open space and edge conditions will create more activated
at-grade frontages

Tower Heights + Location

The proposal is consistent with the current FSR/density
requirements as outlined in the Stage One Kings Bay Master Plan,
butincreases the site’s overall yield and building footprint. Also,
overshadowing of Spencer Street, William Street, the proposed
road reserve, and built form within Lot B3 to the site’s west is
significantly increased with the proposed tower form.

67m building height is applied to the Western and Easter towers
on William Street and proposed through site street interface. The
location of the four storey podium topped with a 20 storey tower
against the western boundary does not achieve adequate sunlight
access and does not provide sufficient communal open space
between buildings.

Tower forms allow
for efficient planning,
buildability, and

high amenity

]

Submission proposed tower forms

wROUPLSA
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Impact of Proposal

The three proposed consolidated towers and increase of overall
building heights within the site will lead to further overshadowing
of Spencer Street, William Street, the proposed road reserve, and
built form within Lot B3 during active morning hours.

The scheme does not demonstrate solar compliance to ADG.
Overshadowing and any potential increases to overshadowing
should be minimised or avoided.

The mid-block facing Spencer Street will create a plaza that is

internal to the development and physically disconnected from

Spencer Street. This will create a confusing hierarchy of public

spaces and reduce activation of Spencer Street. Activation of )

Spencer Street is a priority of PRCUTS and of the desired future SQEN ~——

character for the precinct. —_—T— EER STREET == A
——

The proposal features one storey of retail use on ground floor ) | 5 \NJ{=® ™ —
and one storey of commercial use above, aligning with recent |
amendments. The uses on the remainder of the two storeys of the I
podium need to be provided. I
I

Recommendations

- The proposed alternative built form and layout is supported, oo -
pending implementation of the revised Master plan built form. —_———— = —.

- The central mid-block along Spencer St. should be removed \
and floor space allocated to the residential towers. This will PARRAMATT
increase feasibility and activate Spencer Street by providing a L -
public space that is connected and contiguous with Spencer L01 B4

Street. 30 . 1

- The floor space should be reallocated to the residential towers. —
This scenario was tested as part of this review and achieves
the PRCUTS FSR. The height and location of the towers also
minimises overshadowing impacts to the buildings on the
south side of Parramatta Road.

- The built form testing and revised Master plan layout also gave
consideration to the redistribution of retail / commercial GFA to
achieve the proportion of each as recommended by Council's
feasibility assessment.

- Inaddition to the through-site link required by PRCUTS,
two additional through-site links should be proved to assist
pedestrian movement, and permeability and connectivity.

Landowner Submission Review
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235 PARRAMATTA ROAD

Description Of SmeiSSion - Allow for two levels of commercial uses to extend between

parramatta road and walker street. If this is not considered
desirable, greater height should be considered to enable a

The submission pertains to the Lot A3 located at:
feasible FSR to be achieved.

- 235 Parramatta Road

The carpark is accessed via a through-road which links PRCUTS Controls

Parramatta Road to Regatta Road via an easement through the

subject site and the commercial proprieties to the east. Future Character

This easement restricts the affected above-ground land from The site is located in the Kings Bay Master Plan. There are no
being developed for any other purpose than vehicular and proposed active frontages along the Walker Street and Spencer
pedestrian movement, parking, and landscaping and electrical Street frontages.

works in excess of 0.5m height. ‘ ) o ) o
Surrounding proposed built form is primarily medium-rise in

The submission is seeking the following adjustments to the Stage  character, with a maximum height of five storeys in proximity to
One Kings Bay Master Plan include: Lucas Gardens School.

- Allow a total of 6 storeys on the site to an overall height of 21m, Setbacks
which is consistent with the opposite side of Parramatta Road, . )
with setback and articulation that maintain a 5-storey street - 18m Road Reserve and easement within the site boundary at
wall along Parramatta Road. its northern interface with Lucas Gardens School, connecting
Spencer Street to Walker Street
- Include an additional sixth storey, setback 3m from Parramatta

Road to minimise additional overshadowing to Parramatta - 6m public domain setback along interface with Parramatta
Road and future development opposite the site. Road in addition to a variable TINSW road widening setback

- Extend the Parramatta Road street wall to a nil setback to the - 3msetback to Walker Street and Road Reserve at ground level
site’'s eastern boundary to establish continuous street wall ~ 3m upper level setback along north interface with ADG
along parramatta road. setback along the eastern boundary.

- Abandon the 3m setback to the future Spencer Street Building Heights and FSR
proposed under the draft kings bay dcp and allow commercial
uses to front onto and activate this new street. - FSRof1.31

- Maximum building height of 19m or five storeys, with a
suggested two storey podium.

Current master plan for Lot A3, with easement (red) Submission proposed master plan for Lot A3

Landowner Submission Review
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Urban Design Assessment

The Stage One Kings Bay Master Plan has allowed for the
easement in the location of proposed building envelopes to
remain.

The submission furthermore proposes that the permissible FSR
for Lot A8 should be increased from 1.6:1to 2.2:1 as was proposed
inthe PRCUTS Planning and Design Guidelines, alongside a
proposed height increase of one storey, to a maximum building
height of 21m or six storeys.

The submission seeks to justify on the basis that the easement
will be removed prior to the finalisation of the LEP and the
developable area of the site thus increases. The additional storey
is proposed to be applied only in conjunction with achieving
Design Excellence.

The easement will continue to be necessary until such time as
land with a frontage to Parramatta Road is redeveloped. The
building envelope and footprint should therefore be based on the
site area exclusive of the easement.

The submission’s proposed envelope suggests two storeys of
commercial land use, in opposition to the planning proposal’'s
controls for the R3 zone, which allows only a single storey of
commercial at ground level.

Future Character

The western Kings Bay Residential Nexus is characterised by
primarily medium-rise residential premises, with active frontages
to Parramatta Road.

The submission's proposed envelope does not impact the future
character of its locality, and is consistent with the proposed
heights and densities present within the Residential Nexus.

Pg 19

Bulk and Scale

Until such time as the easement is no longer needed and
ultimately extinguished by all affected landowners, it is premature
to assume its removal. The building envelope and footprint should
therefore be based on the site area exclusive of the easement.

The proposed two storeys of commercial premises sought in the
submission is not supported, and is not consistent with the R3
zone planning controls, which allow only one storey of commercial
fronting along Parramatta Road. The Stage One Kings Bay Master
includes only one storey commercial.

Impact of Proposal

The proposed reduced setback to nil along the northern road
reserve would have a significant impact on the future character of
Spencer Street as a pedestrian and residential boulevard, and its
overall east-west consistency.

The addition of an extra storey is also inconsistent with the
surrounding building heights and would exceed the heights
recommended in PRCUTS.

Introducing a more consistent 5-storey street wall along
Parramatta Road, would be a desirable outcome as it would mirror
proposed development to the site’'s east. However, the existence
of the easement on the Parramatta Road boundary makes this
unachievable until such a time as the easement is removed.

Lacking a residential frontage on Parramatta Road will require
frontages on both Spencer Street and Walker Street.

Recommendations

- Until such time as the easement is no longer needed and
ultimately extinguished by all affected landowners, it is
premature to assume its removal. The building envelope and
footprint should therefore be based on the site area exclusive
of the easement.

- Amaximum building height of 19m should be maintained as a
standard site control, to ensure consistency for the building
heights in this part of the precinct and in line with PRCUTS.

- Parramatta Road interface to have a nil setback, not including
the existing Green Edge setback, to ensure a consistent street-
wall aligning with development to its east.

- The 3m setback along Spencer Street is to be maintained, to
ensure a consistent street-wall along the Road Reserve, and to
maintain its character as a residential frontage and pedestrian
boulevard with space for planting.

- Allow only a single level of commercial at ground level,
consistent with the R3 zoning controls.

wROUPLSA

Item 9.2 - Attachment 20

Page 1411



Agenda to Ordinary Council Meeting
18 October 2022

51-73 PARRMATTA ROAD &
31A-43 QUEENS ROAD

Description of Submission

The submission pertains to the amalgamated Lot F2 at the
addresses:

- 51-73 Parramatta Road
- 31-A-43 Queens Road

The proposed master plan included in the submission for the
relevant site includes two options which constitute the Lot F2, as
well as the adjacent addresses 9-29 Courland Street with which
the land-owner wishes to amalgamate.

The scheme exceeds the maximum building height and desired
FSR as outlined in the Stage One Kings Bay Master Plan by up to

an additional 18 storeys in height along the site’'s western interface,

with an FSRincrease of 1.8:1to a proposed 3.45:1.

The proposed massing of built form differs significantly from the
Stage One Master Plan, with an approximately 115m street-wall
along Parramatta Road, staggered apartment buildings parallel to
Courland Street, and a broken street-wall along Queens Road.

The submission presents an alternative master plan for the Lot F2
with modified plan, heights, and setbacks, which recommends:

- Properties 9-29 Courland Street be rezoned as part of Stage
One in alignment with the submission by relevant land-owners,
and thus amalgamated into Lot F2.

- Non-residential land use within the R3 zone to be permitted
above ground level.

Current Master Plan Option1

Landowner Submission Review

Pg20 For: City of Canada Bay Council

- FSRof Lot F2 to be increased due to proximity to Metro.

- Adoption of either of two master plan options for the relevant
site prepared by Bates Smart, including a maximum height
increase of 10-18 storeys, an FSR increase of 1.8:1t0 3.45:1, and
a modified built form layout.

PRCUTS Controls

Future Character

The site is located within the Residential Nexus, characterised
by a diversity of building typologies supporting a relatively
dense residential population. Built form east of Harris Road lacks
activated frontages at ground level, unless facing directly onto
Parramatta Road.

Setbacks
- 4.5m Setback to Queens Road
- 12m Setback to adjacent Courland Street properties

- 6m public domain setback along interface with Parramatta
Road in addition to a variable TINSW road widening setback

- Varied 3mto 6m Upper Level Setbacks above 2-4 storeys

- 6m Upper Level Setback to Parramatta Road above two to four
storeys

Building Heights and FSR
- Maximum building height of 28m or approximately 10 storeys
- Desired FSR of 1.8:1

Option 2

Item 9.2 - Attachment 20
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Urban Design Assessment

The current contextual and urban design response of the
proposed scheme outlined in the submission is poor and
unacceptable in terms of height and public domain approach.

The submission’s landscaping strategy includes the removal of
dedicated public open space on Queens Road and the public
through-site link to Parramatta Road has been removed. However
considerable semi-public open communal space is proposed.

The procurement of dedicated open space along Queens Road
which isimmediately accessible to the public domainis an
essential asset to the future Kings Bay community, which lacks
open space comparable to surrounding precincts. While the
scheme does provide communal space within the centre of the
site, it does contrary to the initial Master Plan, creating semi-public
open space in exchange for removal of the Queens Road park
which is not easily and clearly publicly accessible.

Future Character

The proposal outlined in the submission significantly increases
maximum building height and includes the relocation of the
Queens Road park open space to within the centre of the site.

This total increase in height will have a significant impact on the
precinct’s desired future character, increasing its westerly towers

from eight storeys to 18-26 storeys, introducing a high-rise building

typology otherwise found west of Rosebank College within the
centre of the precinct.

Though there is precedent within the precinct for taller building
heights, the Lot F2 is located in the R3 Residential zone, rather
than the B4 Mixed Use zone, and at the transition between the
maximum 20 storey centre Lot C, and adjacent residential single
dwellings to the precinct's east.

As a result, a significant increase in height will introduce
considerable difference between adjacent residential properties
and the precinct, negatively impacting the existing character of
the surrounding locality, and shifting scale and height away from
the central Lot C.

Proposed commercial GFA proposed is not consistent with the
site’s R3 zoning, and is likely to shift commercial activity away
from Spencer Street if enacted, and diminishing its residential
character.

Bulk and Scale

The submission's proposed master plan does not align with ADG
required setbacks along the western boundary, lacking the 12m
setback control for developments above eight storeys. To achieve
this outcome, the submission’s proposal will likely require a
reduced building footprint to accommodate for this setback.

Furthermore the considerable difference in building height
between Lot F2 and the adjacent Lot F3 (six storeys and 18-26
storeys respectively) contributes to significant overshadowing
during morning to midday hours towards the site’'s west, driven by
lack of building separation, setbacks, and excessive height.

Pg 21

Significant overshadowing to the west would result from either
option, with the reduction in maximum building height found in
option 2 not negating the issue. At such a height, overshadowing
of Rosebank College is likely and is unacceptable.

The proposed built form along the site’s eastern extent towards
Courland Street presents an acceptable transitional height
towards the adjacent residential low scale, low density dwellings,
maintaining the proposed maximum building height of 17m and in
option 1, the maximum building height of eight storeys to the east.

Impact of Proposal

The proposed heights, FSR and building layout proposed in
both alternative schemes represent unacceptable urban design
outcomes.

The proposed four-storey built form towards Courland Street is
supported. However, the building heights of the western buildings
will create significant overshadowing to the site’'s west and south
including the six storey developments within Lot F3, and the
adjacent Rosebank College. Alongside the seven storey proposal
for Lot F1, this leaves Lot F2 with very little access to morning/mid-
day solar access.

Itis unclear if the proposed open space within the site is to be
publicly accessible or private as it is surrounded on all sides by
private built form and it lacks a clear public domain interface to
Queens Road, which is a requirement of PRCUTS.

Recommendations

- The proposed schemes are not supported.

- The proposed heights and FSRs in both proposed alternative
schemes are excessive and would have adverse impacts on
the surrounding area, including overshadowing of properties to
the west and south.

- The proposed four-storey built form towards Courland Street
is supported.

- Relocation of Queens Road park open space is not an
acceptable outcome as it is unclear whether the proposed park
is private or publically accessible, as it lacks a Queens Road
public domain interface.

- Theinterface with Parramatta Road requires a break in
built form at through-site link for resident quality of life and
permeability.

- The proposed increase in commercial GFA is not supported,
as itis not consistent with R3 zoning, and is likely to shift
commercial activity away from the precinct's town centre.
Activation of the town centre is a priority for creating the
desired future character of the precinct.

wROUPLSA
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255-271 PARRAMATTA ROAD

inti H H - Anincrease in maximum building height from the four storey
Descrlptlon Of Sme|SS|On height outlined in the PRCUTS Planning and Design Guidelines
The submission pertains to a property located outside of the toaheight of 25 storeys.
Stage One Kings Bay Master Plan study area at the address:
- 255-271Parramatta Road PRCUTS ContrOIS

The proposed master plan for the amalgamated site includes two Future Character
24 storey towers situated along Taylor Street and Walker Street

with shorter six storey mid-rise towers mediating between each The site s located outside of the Stage One Kings Bay Master

high-rise, Parramatta Road, and the proposed Spencer Street Plan study area adjacent to the western Residential Nexus, which

extension. is characterised by primarily low-mid rise residential development,
) - ) lacking active frontages. Currently the surrounding locality

While there are currently no additional proposals for the site consists of single dwellings located along local roads. The site

currently endorsed by council outside of the initial PRCUTS faces Parramatta Road at its southern interface.

Planning and Design Guidelines, maximum building height and

FSR controls will be reconsidered during stage two of the Kings Setbacks

Bay Master Plan. - 6m public domain setback along interface with Parramatta

This site is included as part of the Stage Two study area within the Road in addition to a variable TINSW road widening setback

western half of the K_\ngs Bay_Precmct, andincludes an \nd\_ca_tlve - Additional setbacks to be determined in Stage Two Kings Bay

master plan which aims to guide development of the site within the Master Plan

Stage Two master plan including

) ) ) Building Heights and FSR
- Amalgamation of the relevant site with the northerly addresses

2-8 Taylor Street and 1-7 Walker Street. - 17 m maximum building height outlined in PRCUTS Planning
) and Design Guidelines approximately four storeys.
- Extension of Spencer Street through 7 Walker Street and 8
Taylor Street as a proposed shareway. - Additional building height and FSR controls to be determined in
) ) ) Stage Two Kings Bay Master Plan
- Reduction of Spencer Street extension width of 18m road
reserve to a12m shareway.

Landowner Submission Review
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Urban Design Assessment

In accordance with existing controls outlined in the Stage One
Kings Bay Master Plan, a maximum height of 26 storeys for the
relevant site is unlikely to align with the desired future character
of the precinct, being located in close proximity to the Residential
Nexus character area, yet exceeding heights displayed in the
Kings Heart precinct.

Thoughinitially the site’s maximum height control had been
limited to 17m, further exploration and testing will establish a more
appropriate height limit.

Furthermore, the submission’s proposed FSR of 6-7:1 has no
precedent within the Kings Bay Precinct and would resultin a level

of density which does not align with the precinct’s future character.

Though the submission justifies this increase in density in relation
to the precinct’s proximity to two Sydney Metro West stations, it
displays a poor urban design response.

The submission presumes an extension of Spencer Street
through Walker Street towards Taylor Street, but proposes that

it be integrated as a shareway rather than as a road reserve, with
areduced width of 12m. This would slightly increase yield of both
the relevant amalgamated site and development to its north, while
providing a strong east-west link from the adjacent school.

The functionality and suitability of this road extension will be
explored as part of the Stage Two Kings Bay Master Plan.

Amalgamation with properties to the site’s north responds to the
amalgamation pattern present throughout the rest of the Kings
Bay Precinct, creating a consistent street grid separated by
Spencer Street to the north.

While this amalgamation provides a significant potential offset
from Parramatta Road for taller built form, the proposed master
plan for the site locates this increased building height along its
southerninterface.

Future Character

While the desired future character of the stage two study areas is
yet to be determined, the site’'s proximity to the Residential Nexus
and to Cintra Park to its west make it unlikely that a high-rise

development will respond successfully to the site's future context.

Pg23

Bulk and Scale

The proposed master plan for the site currently does not align with
ADG requirements, consisting of a 13.5m separation between the
two 25 storey high-rises and supporting six storey towers. While
this separation is appropriate according to the ADG if neither face
is habitable, this is unlikely due to interior easterly orientation.

To achieve such a separation, no easterly-facing interior wall may
contain a habitable room.

Furthermore, the proposed scale of development does not align
the massing pattern found throughout the precinct, with greater
height located within the Kings Heart character area, while the site
is found at the periphery.

Impact of Proposal

The proposed two 25 storey towers located within the relevant
site have no precedent within the Kings Bay precinct, other
proposed envelopes of a similar height being farther off-set from
Parramatta Road.

This offset reduces potential overshadowing of residential
properties located on the southern side of Parramatta Road.
Though the two 25 storey towers have been oriented to limit
overshadowing, their height is not consistent with the desired
future development within its immediate context.

Recommendations

- We generally support the proposed amalgamation of lots,
however this outcome will be explored as part of the Stage Two
Kings Bay Master Plan

- Potential maximum building height and desired FSR will be
explored as part of the Stage Two Kings Bay Master Plan,
however it is unlikely that 25 storeys height will be supported.

- We support the extension of Spencer Street westwards
through to Taylor Street as part of the Stage Two Kings Bay
Master Plan, and will explore its suitability as a shareway rather
than as aroadreserve.

wROUPLSA
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129-153 PARRAMATTA ROAD &
53-75 QUEENS ROAD

Description of Submission

The submission pertains to the amalgamated Lot C within the
Stage one Kings Bay Precinct Master Plan study area including
the addresses:

129 — 153 Parramatta Road

53 -75 Queens Road

The primary concern raised in the submission is the feasibility and
functional deficiencies relating to the provision of retail within the
current proposed built form and reduced building height in Stage
one Kings Bay Master Plan and its inconsistency with the intended
outcome sought by the PRCUTS controls.

The submission’s proposed amendments to the Stage One Kings
Bay Master Plan include:

Reinstatement of maximum building height to 80m to be
consistent with the PRCUT Ministerial Direction 1.6, to
realistically achieve the proposed the FSR of 3.0:1

Proposed extension of Spencer Street to be conceived of
as either a publicly accessible but privately owned road, or
a public road with a private stratum underneath to achieve
the delivery of a retail offering consistent with a functional
neighbourhood centre

- Alternatively, if Council prioritises the street layout and its
public dedication as outlined in the proposed controls, accept
areduced retail guantum on the site and amend the building
heights to 80m.

1 S I I A

PRCUTS Controls

Future Character

The site is located within the Village Hub - a new local
neighbourhood hub focused around Spencer Street set out in

the Council’'s Draft Stage 1 PRCUTS Kings Bay Precinct Local
Character Statement, which also identifies it as having warehouse
character. The Warehouse area is characterised by large format
retail tenancies and residential flat buildings.

The PRCUTS envisaged public domain enhancements to the site
includes:

6m green edge setback to Parramatta Road to provide
walkable environment and street tree canopies in addition to a
variable TINSW road widening setback

Though-site link from Queens Road to Parramatta Road along
eastern boundary

- Extension of Spencer Street for through site vehicular road
Setbacks

General 3m setback to Queens Road, new road reserve of
Spencer Street extension, and new through site pedestrian link
to adjacent College

6m public domain setback along interface with Parramatta
Road in addition to a variable TINSW road widening setback

- 3m setback to William Street for active frontages
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Building Heights and FSR
- Height: 19-80m
- 3.0:1FSR

Urban Design Assessment

The submission proposes two alternative urban design solutions.
Both options increase the building heights recommended in the
Kings Bay Masterplan, which are based on achieving the PRCUTS
3:1FSR and minimising adverse impacts on the surrounding area,
especially overshadowing.

The proposed zoning of the land requires non-residential ground
floor uses (i.e., entries, retail, light industrial and commercial uses).
Feasibility testing demonstrated that the FSR, in conjunction with
the commercial development, required infrastructure, affordable
housing etc. is viable.

The proposed Option 4 includes a retail precinct beneath the
proposed Spencer Street east extension, which would be raised
to accommodate the retail precinct at ground level. This would
result in creation of an enclosed retail ‘mall’ isolated from the main
pedestrian heart of the Kings Bay Precinct.

Further, the roadway is to be dedicated to Council in return for the
uplift. Option 4 would result in the dedicated land encompassing
aportion of the enclosed retail space below. The raised roadway
would likely result in ongoing maintenance issues for Council

to maintain the retail space below. It would also require the
construction of contained deep-soil containers at the level of

the roadway above, which Council would be responsible for
maintaining. The constraints in constructing adequate water-
proofed deep-soil beds would also likely constrain the delivery of
Councils’ 25% tree canopy target.

Future Character

The character of the precinct is based on creation of an elongated
pedestrian experience along the length of Spencer Street, which
is to be open to the sky, tree-lined and activated by fine-grained
retail outlets on either side.

Raising the eastern extension to Spencer Street is inconsistent
with the desired future character, by subdividing the pedestrian
‘high street’ and creating a vertical hierarchy of spaces. The
enclosed retail precinct is also inconsistent with the desired future
character, which is based on the creation of an open-air tree-lined
shopping experience.

Pg 25

Bulk and Scale

- The submission proposes two alternative urban design
solutions that include towers ranging from 12-storeys to
23-storeys. The proposal would not comply with solar
access to the southern side of Parramatta Road as per ADG
requirements. The 12 to 13 storey towers to the eastern most
side of the site would also result in overshadowing and visual
impacts to Rosebank College.

- The Masterplan undertook built form modelling based
on maxing out the PRCUTS 3:1 FSR for the subject site
and minimising adverse impacts on the surrounding area,
especially overshadowing. The maximum tower heights range
from 5-storeys next to Rosebank College up to 24 storeys
towards the centre of the Kings Bay Precinct. These have been
modelled to achieve the maximum FSR, SEPP 65 compliance
and adequate solar access, especially to Rosebank College
and the southern side of Parramatta Road.

- The revised master planis considered to strike the
right balance between facilitating the permitted density
contemplated by PRCUTS and minimising impacts on the
surrounding locality.

Impact of Proposal

Both Options proposed in the submission would result in adverse
overshadowing of the surrounding area, especially of the south
side of Parramatta Road and Rosebank College.

The proposed Option 4 creates an isolated and segregated
enclosed retail ‘mall’, which would be isolated from the main
pedestrian heart of the Kings Bay Precinct and break the
continuous retail experience intended for the whole length of
Spencer Street.

The Masterplan has been revised to illustrate one storey of non-
residential uses (ground floor) and increase the relative proportion
of residential GFA on the site, consistent with feasibility advice.
The resultant FSR is consistent with PRCUTS.

The proposed roadway may be required to accommodate school
drop-offs and pick-ups and the movement of school buses.
Raising the level of the roadway would impact on the easy and
safe interaction and movement of traffic (including buses) and
pedestrians (including students).

The building layout and street/laneway pattern should adhere
to the Masterplan (and Public Domain Plan and DCP) to ensure
that the public domain is consistent with the desired future
character, integral with the rest of Spencer Street to ensure the
entire length of Spencer Street is activated, to ensure safe and
efficient movement of pedestrians and vehicles, and to ensure
urban design outcomes minimise overshadowing, especially of
Rosebank College and the south side of Parramatta Road.

wROUPLSA
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Recommendations

- The quantum of retail and residential floor space across the
site was tested at 3.0:1 FSR and considered for urban design
and feasibility outcomes. Council’s option achieved 3.0:1 FSR
with feasibility, including for the proposed residential and
commercial floor space.

- The submission’s alternative scheme (Option 4) is not
supported due to associated impacts on surrounding
properties, including visual impacts on and overshadowing
of the adjacent Rosebank College, and overshadowing of the
southern side of Parramatta Road.

- The proposed enclosed through-road and internal mall are
not supported as these are contrary to creating an activated
streetscape, which is a priority for the precinct to create the
desired future character.

- The building layout and street/laneway patternin the Master
plan (and Public Domain Plan and DCP) should be followed to
ensure an activated public domain, movement of pedestrians
and vehicles (including possible school buses), and urban
design outcomes that minimise overshadowing, especially of
Rosebank College and the south side of Parramatta Road.

- Heights should be concentrated at the western part of the site
to minimise impacts on Rosebank college and heritage item.

- Overshadowing analysis was undertaken to ensure that land
on the southern side of Parramatta Road continues to achieve
adequate solar access.

Landowner Submission Review

Pg26 For: City of Canada Bay Council
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2-12 SPENCER STREET &
79-81 QUEENS ROAD

Description of Submission

The submission pertains to the area within Lot B5 in the Stage
one Kings Bay Precinct Master Plan study area including the
addresses:

- 2-12 Spencer Street
- 79-81Queens Road

The submission expresses concern that placing a minimum

site area requirement in the LEP that forces negotiation with an
adjoining owner to facilitate a shared podium with no certainty

of outcome, may not deliver the development and the planned
community infrastructure. The submission stated that the owner of
the neighbouring site at 10-12 Spencer Street seems to not want to
participate in the planning or redevelopment process or to sell.

Therefore, the submission seeks the following changes:

- Amend amalgamated Lot B5 (area 17 in LEP) to exclude the
land at 10-12 Spencer Street, Five Dock

- Add asite specific LEP sub clause in the LEP Table 2 of
Minimum Site Area and Minimum Infrastructure that permits
development on the subject site with consent to achieve
a height of 67m and FSR of 3:1if the required community
infrastructure is delivered

- Amend the Building Envelopes Plan in the draft Kings Bay
DCP to avoid the tower form with common podium (across the
Taylor site and 10-12 Spencer) and locate the future 20-storey
tower entirely on the subject site.

The submission proposes:

Figure 4
Source: Draft Kings Bay DCP & Plus Architecture

Comparison of current Master Plan and submission proposal

Landowner Submission Review

Pg28 For: City of Canada Bay Council

- Approximately 100 dwellings in 1 x 5 storey and 1 x 20 storey
building with an approximate total FSR of 3:1

- Ashared basement parking accessed from Queens Road with
flexibility to provide future basement access to 10-12 Spencer
Street

- Party wall to 10-12 Spencer Street to enable future
development to occur in accordance with the urban vision for
King's Bay up to an approximate FSR of 2.5:1 and five storeys.

PRCUTS Controls

Future Character

The site is located in Lot B5 of Stage one Kings Bay Precinct. Itis
a prominent corner site with frontages to Spencer Street, William
Street and Queens Road. It is within the Kings Heart character
area. The area is characterised by fine grain frontage retail with
residential above and urban plaza.

The current proposal of Lot 5 outlined in Stage One Kings Bay
Master Plan accommodates a 20-storey residential tower and five
storey residential building with two storey street walls that provide
atransition to Five Dock leisure centre.

The key characteristics of the subject site set out in PRCUTS
include:

- Mixed use zone with maximum 80m building height on site

- Spencer street as a pedestrian prioritised place facilitating
social activities interface with active recreational and retail
frontages

Area 17 DCP Building Envelope Plan - Council Draft (left) and Proposed Alternative Option (right)
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- Shared or dedicated cycleways through William Street and
Queens Road connecting Parramatta Road to key open spaces

- Wide street setbacks on William Street to deliver a generous
open space linking residents from the parkland north of the
precinct through its commercial centre and south to transport
hub of Parramatta Road

Setbacks
- 3m building setback to Spencer Street and Queens Road
- 8m setback to William Street

- Additional 3m upper-level setback from Spencer Street,
William Street and Queens Road

Building Heights and FSR

- Height: 19 - 67m. Maximum building height of 67m which equals
to 20 storeys

- FSRof3.0:1

Urban Design Assessment

Future Character

The desired future character of the subject site is defined by
destination retail at ground level, commercial employment
opportunities within the five storey podium.

The scheme is consistent with the 8m William Street linear public
open space and 3m wide public domain enhancement to Queens
Road and Spencer Street as outlined in current Master Plan.

The 5-storey and 20-storey buildings are consistent with the built
form parameters envisaged by the Planning Proposal and draft
DCP. Therefore, the proposed amendments will have little impact
on the future character of Lot B5 and its relationship to immediate
context.

However, excluding 10 - 12 Spencer Street from Lot 5 may limit the
site’s development capacity to achieve the level of development
envisaged under PRCUTS or result in the site not be redeveloped..

Bulk + Scale

The submission retains the current FSR of 3:1set out in PRCUTS
and the Master Plan. It is noted that the building depth has been
reduced for the tower. With reduction of the building footprint, the
scheme needs to be future tested to demonstrate that it achieves
the targeted FSR.

No building separation is necessary where building types
incorporate blank party walls. The submission argues that a party
wall to 10-12 Spencer Street enables the future development to
accommodate a five-storey building in accordance with the urban
vision for King's Bay with approximate 2.5:1 FSR. However, there
is no information on the aspiration of the development at 10-20
Spencer Street from the owner. The 20-storey tower will not
comply with ADG minimum setback requirements and building
separation on the proposed de-amalgamated site without the
proposed party wall.

Pg29

The Taylor Site is subject to flooding, with flood prone land
extending to Queens Road, William Street and Spencer Street.
Basement car parking will require careful consideration and may
not be possible. Above ground parking could be sleeved with
active uses or considerable fagade treatment to shield the car

parking from the street.

Impact of Proposal

If the requested subdivision of the amalgamated lot were able to
achieve the building height, FSR controls, frontages and public
domain enhancement recommended in the Masterplan, the
proposed development would have little impact on the relationship
of Lot 5 to its immediate context and would differ only partially
from the current master plan envelope.

Splitting amalgamated Lot B5 to exclude the land at 10-12
Spencer Street would reduce significant adverse outcomes on
part of the land. The proposal would result in a 1.5:1 FSR on 10-12
Spencer Street and 3.85:1 FSR on amended Lot B5 (2-8 Spencer
Street and 79-81 Queens Road). The FSR on proposed Lot B5
exceeds the desired outcome, while falls short of the proposed
3.0:1FSR on the excluded Lot. This may have animpact on
funding and delivering of community infrastructure.

The requested subdivision cannot be achieved as ADG and BCA
requirements cannot be met. Furthermore, this proposal would
require to include a blank party wall at the boundary between
the two subdivided Lots, which would create undesirable visual
impacts for the precinct.

Recommendations

- Built form testing was undertaken to recalculate the floor
space ratio based on the areas of the proposed new lots, with
noincrease in net FSR. However, the proposed splitting of the
single amalgamated lot into two amalgamated lots cannot
achieved ADG and BCA requirements.

- The proposal would also result in poor design outcomes
(extremely narrow floor plate) and potential undesirable visual
impacts (blank fagade on the western boundary).

- Itisimportant that future development on the Key Site is able
to achieve the required setbacks at ground level on William
Street and upper level setbacks above podiums fronting
William Street. Splitting the site into two development lots
would require an additional tower setback to the west, which
would need to be at least 3.0m to avoid the need to provide
an alternative solution under the BCA. The resultant tower

footprint would be significantly compromised.

- Moving the tower to the north of the site is also not supported
due to the requirement for lower level buildings to front Queens
Road.

- Maintain existing landscaping controls within the street
setback and public domain enhancement to ensure that the
landscaped character of the Kings Bay precinct is effectively
maintained.

wROUPLSA

Item 9.2 - Attachment 20

Page 1421



Agenda to Ordinary Council Meeting
18 October 2022

8-10 HARRIS ROAD

Description of Submission

The submission pertains to the two residential properties located
within the amalgamated Lot F3 located at:

- 8-10 Harris Road

The primary concerns outlined by the land-owners relate to the
ability for the land to reach full developmental potential, and
request that some of the controls which may limit potential yield be
reconsidered, as to allow a more efficient use of the site.

The land-owners express concern that the land cannot reach full
developmental potential due to overall PRCUTS DCP controls and
those assigned specifically to their site, and request that:

- Landscaping requirements in the R3 zone be reduced so as to
not limit the development potential, especially relating to the
control that requires at least 50% of front setbacks to be deep
soil.

- The maximum building height for Lot F3 to be reconsidered
and increased from 22m to 28m aligning with Lot F1and Lot F2.

- Parking controls to not be considered until a traffic study is
completed, noting concern that lack of vehicle accessibility
may limit economic viability.

Proposed street section of Harris Road with front setback and site pictured

Landowner Submission Review
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PRCUTS Controls

Future Character

The relevant properties are situated within the Residential

Nexus character area of the Kings Bay Precinct, as part of the
amalgamated Lot F3. The surrounding block consists of medium-
high density residential apartments of up to eight storeys, though
Lot F3is limited to six storeys in height. There are few active
frontages throughout the surrounding block, except along
Parramatta Road.

Rosebank College lies immediately opposite the subject lots on
the western side of Harris Road. Developments within Lot F3 and
Lot F1 have a reduced height in comparison to Lot F2 to reduce
scale towards the adjacent school and limit overshadowing during
morning hours when the school is most active.

Setbacks

- 3m Setback to Harris Road

- 3m Upper-Level Setback to Harris Road above two storeys.
Building Heights and FSR

- Maximum building height of 22m approximately six storeys,
with a 7.5m podium approximately two storeys.

- Desired FSR of 1.8:1.

Current master plan controls for the site outlined (dashed red)
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Urban Design Assessment

The height control of 20m to 22m was adjusted from the initial
PRCUTS control of 28m for Lots F1, F2, and F3, to respond to the
adjacent Rosebank College, reducing potential overshadowing
during morning hours when the school is most active, unlike
development further to the west which will overshadow the school
largely outside of school hours.

Adaptations to the landscaping and parking controls in the R3
zone apply to the precinct generally, the impacts of which may
differ between lots and modify the desired future character of
the area, as a result of reduced pavement-adjacent planting and
increased vehicular usage.

Future Character

Anincrease in maximum building height of 8m or approximately
two storeys will have little impact on the desired character of the
Kings Bay Residential Nexus.

Reduction of landscaping controls,in the R3 zone in particular
the 50% deep-soil requirements for front setbacks, will lead to a
reduction in the precinct wide canopy and of pavement-adjacent
planting. While this will potentially increase activation of the front
setback, the deep-soil control for the R3 zone was introduced to
enhance the amenity and appearance of the precinct.

As aresult, any potential reduction in total landscaping throughout
the R3 zone is not acceptable.

Pg 31

Bulk and Scale

Reductions to landscaping controls and the proposed increase in
maximum building height to 28m will contribute to anincreased
yield within Lot F3 and throughout the R3 zone.

This increase in yield will result in a larger potential built form which
does not align with the vision for Lot F3, and will not contribute
positively to the character of the Residential Nexus.

Impact of Proposal

The proposed increase of maximum building height within the site
to the PRCUTS recommended height of 28m will lead to further
overshadowing of the adjacent Rosebank College during active
morning hours. Overshadowing of the school must be minimised,
and any potential increases to overshadowing to be avoided.

Reductionin landscaping controls will reduce total canopy
throughout the R3 zone, increasing potential usage of the
front setback, but impacting the desired local character of the
Residential Nexus.

Recommendations

- The proposed amalgamation is required in order to realise the
building heights and densities in PRCUTS and to manage site
access and parking.

- Subdividing the Key Site would prevent the realisation of the
PRCUTS heights and densities.

- The proposed maximum building height of 20m to 22m for Lot
F3 should be maintained, to minimise overshadowing and to
ensure continuity of the street wall fronting Harris Road.

- Maintain existing landscaping controls within the front setback
to ensure that the landscaped character of the Kings Bay
precinct is effectively maintained.

wROUPLSA
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49-53 PARRAMATTA ROAD
Description Of SmeiSSion - Allow for alternative ways to manage road noise and natural
ventilation by introducing FSR controls which encourage
The submission pertains to the standalone Lot A4 located at: more outdoor open space, the submission suggesting that
‘wintergardens’ be excluded from FSR calculations for

- 49-53 Parramatta Road example.

The land-owner Suttons Group, an automotive dealership group,
occupies multiple properties along Parramatta Road. PRCUTS Controls

The submission's proposed amendments to the Stage One

Burwood-Concord Master Plan include: Future Character

The site is identified as within the Burwood Lanes character area,
characterised by shop-top high-rise housing, with an activated
retail ground plane, and a commercial-use podium.

- Anadditional height and floor space bonus (10%-15%) for
lots identified as ‘Key Sites’ which undergo a competitive
design process, to off-set land dedications for community

infrastructure. Setbacks
- Revision of built form controls to redact the requirement that - 6m public domain setback along interface with Parramatta
“buildings must have a street-wall/podium” to ensure flexibility, Road in addition to a variable TINSW road widening setback

as long as design excellence is still achieved. )
- 3m setback to northerninterface.
- Revision of active street frontage controls to allow for flexibility )
of application, rather than mandating use of the entire ground - Bmsetback to easterninterface.

level. - 3mupper level setback to north and west above three storeys.

- Revision of landscaping controls to allow for flexibility of
application, allowing for generous planters instead of the
mandated deep soil requirements. - 9mlaneway dedication at eastern interface.

- 9mto12m upper level setback to south above three storeys.

- Allowing for a more slender built form coverage of the relevant ~ Building Heights and FSR
address, with a decreased ground floor footprint, and thus an
increased maximum building height to achieve the desired
FSR.

- 46m maximum building height, approximately 13 storeys, with a
three storey podium.

- Desired FSR of 3.0:1.

Mary's
itholic
imary
chool

Current master plan controls for the site outlined (red) with 6m setback to parramattaroad (green)

Landowner Submission Review
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Urban Design Assessment

The submission proposes amendments to the Canada Bay DCP,
to allow for greater flexibility in built form and landscape outcomes
for key sites.

While the submission in particular refers to land at 49-53
Parramatta Road, the proposed amendments would not be
limited to just the subject site, and would result in amendments to
the PRCUTS Stage One DCP controls that currently apply to all
relevant PRCUTS precincts.

While the proposed changes may provide benefits for Lot A4,
the wide-reaching nature of the proposed changes could have
a considerable impact on desired built form throughout the
precincts, as many such lots are similarly identified as Key Sites
also, and have the same controls.

Specific to Lot A4, the proposed amendments to the DCP controls
would allow for a departure from the podium/tower building
typology and a ground plane which is not wholly activated, but
may accommodate sleeved parking and non-retail land-use.

Throughout the precinct this would allow greater built form variety
ensuring that design excellence is met, and an active frontage
strategy which is responsive to each building’s immediate context
independently, though the efficacy of this flexibility cannot be
guaranteed for each development, and for each outcome of
design excellence.

Amendments would also allow a reduction in deep soil
requirements to be off-set by additional planting, and a more
varied approach to natural ventilation and noise reduction. Further
adaptations to the DCP’s definition of gross floor area would allow
for additional mediating space between habitable areas and main
roads. This would need to be developed with a schematic design
to test ADG compliance.

Furthermore the submission requests a revision of the proposed
built form envelope specific to Lot A4, identifying that the scale of
its podium will not be responsive to the future retail character of
the Burwood Lanes area, and that a more slender footprint would
be preferable. This however assumes that both the redaction of
the mandated tower/podium typology control, and the height
allowances under design excellence are both approved. If not a
more slender built form may still be applied to the site.

Future Character

The desired future character of the mixed-use Burwood Lanes
character area are defined by destination retail at ground level,
commercial employment opportunities within the three storey
podium (west of Burwood Road), and shop-top high-rise housing.

The submission's proposed amendments to the DCP controls
would have little impact on the desired character of the Burwood
Lanes if applied solely to Lot A4, however at the precinct scale
throughout the three PRCUTS precincts, this would lead to an
inconsistency in building typology and an irregular street-wall.

Pg 35

Bulk and Scale

The submission proposes a bonus in FSR and building height
allowances for those lots identified as ‘Key Sites’ in the Stage One
Burwood-Concord Master Plan, to which Lot A4 and surrounding
properties are included.

These key sites however are already offered additional FSR

and building height allowances in exchange for provision of the
required community infrastructure. The Stage One Burwood-
Concord Master Plan ensures that if Lot A4 is to include
community infrastructure, that its FSR will be increased from 1.0:1
to 3.0:1, and that its height be increased from 12m to 46m.

This pathway was developed to allow for increased density
whilst ensuring community infrastructure was introduced to the
precinct, the assumed FSR and height outlined in the submission
originating from this initial bonus.

Thus further FSR and height allowances are unnecessary and
are already in effect. Note, however, that the design excellence
requirements would still apply.

Impact of Proposal

While the proposed amendments will have little impact on Lot Ad's
relationship to its immediate context, its modified street-walls,
typology, and active frontages would alter the desired future

local character. Although it will retain the desired outcomes of the
Burwood Lanes character area, its far reaching effects may lead to
more significant changes elsewhere. The planning proposal also
proposes to grant additional bonus floor space in exchange for
provision of sustainability outcomes.

Retaining the site’s current building height and FSR controls, as
well as frontages to the eastern through-site link and Parramatta
Road, will result in potential development differing only partially
from the currently proposed envelope.

Recommendations

- Maintain existing FSR and maximum building height controls
for all key sites, including those that include community
infrastructure.

- Retaining the proposed building height and FSR controls,
which are consistent with PRCUTS, as well as frontages to the
eastern through-site link and Parramatta Road, will result in
potential development differing only partially from the currently
proposed envelope.

- Proposed Active frontages should be maintained. A
requirement that Active Frontages are to have a commercial
floor space of at least 10m depth should be included as a
controlin the draft DCP.

- Maintain current deep soil and landscaping controls due to
ADG requirements and necessity to achieve Council’s urban
tree canopy target.

- Alltowers within the Precinct will be required to have a
maximum GFA of 750sgm to ensure slender tower forms and a
high level of amenity for future occupants.

wROUPLSA
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2-16 BURTON STREET,

GROCON

Description of Submission

The submission pertains to Lot B2 within the Stage One Burwood-
Concord Master Plan study area located at:

- 2-16 Burton Street
- 1-8Loftus Street

These properties have recently been transferred from Grocon to
Home, with the remainder of the block and the adjacent Lot B1
owned by Sydney Metro as the site of the Burwood North Metro
Station.

Grocon and Home propose in their master plan study a re-
organisation of Lot B1's current proposed layout, shifting the
future Burwood Street Plaza westwards to sit at the intersection
between Burton Street and the proposed road reserve, whilst
merging the remaining built forminto a single building.

The submission maintains the maximum building heights as
outlined in the Burwood-Concord Master Plan although the
height is proposed to be re-arranged on the site. The submission
proposes an increase in the permitted FSR from 3.0:1to 4.5:1. The
submission justifies this on the basis that the development will
deliver apartments that are build-to-rent (BTR).

The proposal offers two options, one of which is consistent with
by the existing 78m and 42m maximum height controls for the two
proposed massings, and a second option with adjusted height
controls to introduce an angled building envelope that reduces in
height from east to west.

Option1

Landowner Submission Review

Pg36 For: City of Canada Bay Council

PRCUTS Controls

Future Character

The site is located within the Residential Nexus character area
north of the Burwood Lanes. This character area consists of
medium-high density residential apartment towers, lacking
activated frontages, but opening up onto the proposed road
reserve to Lot B2's south.

Setbacks

- 4.5m setback from Loftus Street, Burton Street, and the
proposed road reserve at ground level up to two storeys.

- Additional 3m setback upper level setback from Loftus Street,
Burton Street, the proposed road reserve, and Burton Street
Plaza, totalling a 7.5m setback above 2 storeys.

Building Heights and FSR

- 78m maximum building height applied to eastern tower on
Loftus Street interface.

- 42m maximum building height applied to western tower on the
proposed road reserve interface.

- Proposed FSR of 3.0:1 for Lot B2.

Option 2
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Urban Design Assessment

The proposed Lot B2 consists of two distinct buildings of
maximum height 78m and 42m respectively, separated by the
proposed Burton Street Plaza, with a road reserve along its
southern extent.

Grocon proposes an alteration to this plan, amalgamating the
two massings into a single built form for build-to-rent, moving the
proposed Burton Street Plaza westwards.

Grocon cite increased overall precinct connectivity, the site’'s
relationship to the future Burwood North Metro Station, reductions
in overshadowing, and increased yield and building performance
as justifications for the submission.

This would include anincrease to the proposed FSR for Lot B2
from 3.0:1t0 4.5:1, and a sloped maximum building height that
transitions between the two towers.

Future Character

Lot B2 is situated within the Residential Nexus character area of
the Stage One Burwood-Concord precinct. Lacking ground level
street activation or active frontages, land use consists of medium-
high density residential dwellings, with communal space, lobbies,
or services located on ground floor.

The typology of built form within the Residential Nexus is
comprised of two storey podiums topped with a series of towers
of reducing heights. The current proposal as outlined in the Stage
One Burwood-Concord Master Plan features two buildings of
this typology whichincrease in height towards Loftus Street and
Concord Oval.

The submission’s proposed amalgamation of Lot B2’s built form
into a single building will have a considerable impact on the future
character of the Residential Nexus and of the Metro precinct.
This scheme introduces an unbroken street-wall along much of
the extent of the proposed road reserve to the south of the site,
culminating at its west with the relocated open space.

The unbroken street-wall presents a significant reductionin the
permeability of the road reserve, significantly decreasing the
potential activation of the retail spaces proposed by Sydney Metro
facing onto the road reserve and the park.

Furthermore the continuous multi-storey street-wall interface
negates the maximum building height level change from a
pedestrian perspective, as the unbroken form would lead to
overshadowing of the public domain regardless of height.

However, the repositioning of the proposed Burton Street Plaza to
the site’'s west reinforces the public domain strategy, by creating

a park with three public interfaces and a strong connection to the
adjacent Metro Station. This increased through-site permeability
responds to the desire for a more interconnected overall precinct,
effectively linking open space to public domain and surrounding
active frontages.

Pg 37

Bulk and Scale

Grocon/Home seek to justify the proposed 4.5:1 FSR on the basis
that the land will be developed for build-to-rent and the adjacent
Metro land is being developed to only 2.1:1to 2.5:1 FSR. Grocon had
previously sought to submit a joint proposal with Metro to achieve
ashared vision and 3.0:1 FSR across the two sites. However, this
did not eventuate and Grocon/Home are now seeking to still
achieve the development yield as previously sought but on their
land only, which equates to 4.5:1 FSR.

The combining of Lot B2’s built form into a single building envelope
as proposed by the Grocon submission will increase the site’s
overall yield and developable area, as the size of Burton Street
Plaza is slightly reduced and the applicable setbacks are reduced
to a single open space interface.

The total yield of the submission’s combined developable area is
approximately 4070.5m2, an increase of 514.5m2 over the Stage
One Master Plan's developable area of approximately 3556m2 at
ground level.

The area of the open space is reduced by approximately 44m2.
This reduction is minor and will not impact the viability nor
character of Burton Street Plaza.

Heights are utilised within the ADG to minimise site coverage and
to provide generous separation between buildings. By producing
a singular built form without separation on-site, the submission
significantly reduces the permeability of the surrounding street-
scape. The continuous wrap-around built form is also unlikely to
be able to be ADG compliant, including for cross-ventilation and
solar access requirements.

Furthermore, the sloped varied maximum building height

as proposed in support of option two is not acceptable, as it
significantly increases the permissible height of much of the built
form, whilst maintaining the maximum building height of 78m
where this height is already proposed, leading to significant overall
uplift.

Impact of Proposal

Overshadowing of the proposed road reserve and of the Metro
Station site to the south is significantly increased by merging the
two separate towers proposed for Lot B2. By ignoring the building
separation recommended by the Stage One Master Plan, the
Metro Station site to the immediate south are denied access to
northerly views and midday natural lighting.

The 4.5:1 FSR equates to 50% more development than envisaged
under PRCUTS. Accommodating the development within a single
building will result in an excessive bulk and scale. The continuous

wrap-around layout for a building that steps up in height from 42m
to 78mis also unlikely to be ADG compliant.

Relocating the park from centrally within the site to the western
side will create a more activated public space, as it this allows it to
be more integrated with the future Metro entryway.
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Recommendations:

- Relocation of the park is supported pending compliance
with the built form controls for the remainder of the site
recommended in the revised master plan to ensure the
outcomes are acceptable in terms of overshadowing,
pedestrian and traffic movement, public domain activation, and
building envelope. Relocation of the park will enable creation
of amore activated public space that is closely integrated with
the future Metro entryway.

- The built form and density proposed is unacceptable due to
a poor urban design response, overshadowing of adjoining
properties and a poor pedestrian interface, as a result of
excessive building scale and length. The 4.5:1 FSR is not
consistent with the PRCUTS Planning and Design Guideline
and the proposed single building mass will result in an
excessive bulk and scale that is unlikely to be able to be ADG
compliant.

- Additional DCP controls will also be required to be
implemented to ensure that the final built form achieves
an acceptable urban design response, including building
separation, civic space, and through-links.

Landowner Submission Review

Pg38 For: City of Canada Bay Council
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19 BURTON STREET

Description of Submission PRCUTS Controls

The submission pertains to the St Lukes Anglican Church located Future Character

immediately north of th Burton Street PI t th
mmediately north of the proposed Burton Street Plaza at the The site fronts the Residential Nexus character area north of the

dd :
adaress Burwood Lanes. This character area consists of medium-high
- 19 Burton Street density residential apartment towers, lacking activated frontages.
Though the site is not located within the Stage One Burwood- Setbacks

Concord Master Plan study area, it is positioned to be developed
as part of the Stage Two Burwood-Concord Master Plan, and
should be considered in relation to the location of the Burton Building Heights and FSR
Street Plaza to its south. N/A

- N/A

The submission proposes two options regarding the site and the
plaza’s future:
- The size and location of Burton Street Plaza should be

modified as to reduce potential overshadowing of the Plaza
when the 19 Burton Street site is eventually developed.

or;

- Ifthe location of Burton Street Plaza is to be maintained, then a
through-site link that provides a strong link between the Metro
Station and the Anglican Church becomes important, breaking
the bulk of the south Burton Street block and ensuring overall
porosity.

LOT B1
25:1

Concord
Oval

|
S— (@)
Current master plan controls for Lot B2 and location of Burton Street Plaza, with St Lukes Anglican Church to the north (dashed red)

Landowner Submission Review
Pg 40 For: City of Canada Bay Council
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Urban Design Assessment

The primary concern regarding the 19 Burton Street site relates
to its relationship with the proposed Burton Street Plaza to its
immediate south, and whether its location could potentially
constrain the subject site’s future development.

As only a portion of the subject site is identified as heritage, the
land-owner has aspirations to develop, the site is in the future
toinclude community facilities and seniors living. If these are to
be located immediately fronting Burton Street, the potential for
overshadowing Burton Street Plaza might necessitate reduced
building heights and development potential.

As aresult, the submission suggests that Burton Street Plaza
should either be relocated or modified in shape and size so as to
not reduce the development potential of the subject site.

If the Burton Street Plaza is not able to be relocated, then the
submission suggests that a strong through-site link connect the
relevant site to the Metro Station and to Parramatta Road via the
proposed road reserve.

The proposed development of the site will be concentrated within
its northern extent, increasing distance between the plaza and
future built form.

The result of the submission relates directly to the proposed
amalgamation of built form within Lot B2 known as the ‘Grocon
Master Plan’ at 2-16 Burton Street & 1-3 Loftus Street, which
similarly suggests moving Burton Street Plaza westwards to
directly interface with the proposed Metro Station entrance.

Relocation of the Burton Street Plaza further westward would
reduce the impact of the relevant site upon Burton Street Plaza,
with a potential through-site link linking the Metro Station to the
Anglican Church's western boundary.

Proposed location of the park is consistent with the PRCUTS
Planning and Design Guidelines.

Future Character

The repositioning of the proposed Burton Street Plaza westward
would reinforce the public domain strategy outlined in the

Stage One Burwood-Concord Master Plan and Sydney Metro
West'’s public domain preferences. This increased through-site
permeability responds to the desire for a more interconnected
overall precinct, effectively linking open space to public domain
and surrounding active frontages.

However, relocation of the park westward may resultin the
development of a single conjoined building on the Grocon site,
which will adversely impact the desired local character of the
precinct.

Pg 41

Bulk and Scale

Though the land-owner wishes to develop the relevant site as
part of the Stage Two Burwood-Concord Master Plan, potential
overshadowing of Burton Street Plaza is unlikely under current
PRCUTS recommendations, the subject site limited to a maximum
building height of 8.5m and an FSR of 0.5:1.

The potential yield of the subject site will be further investigated
in future as part of the stage two study, however overshadowing
is likely occur if built form exceeds three to four storeys at its
southern extent.

Impact of Proposal

Overshadowing of Burton Street Plaza at its current or proposed
location differs little due to the subject site’s position to its
immediate north.

Recommendations

- Therelocation of Burton Street Plaza is supported as the
impact on surrounding built form achieves a satisfactory urban
design response.

- Any future built form changes within the subject site are
unlikely to impact the open space to the south under current
suggested PRCUTS controls, though its eventual impact will be
investigated and minimised as part of Stage 2 of PRCUTS.

wROUPLSA
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TRANSPORT FOR

NEW SOUTH WALES

Description of Submission

The submission pertains to the extent of Parramatta Road
Corridor within the Kings Bay and Burwood-Concord Precincts.
The extent of affected land includes:

- Parramatta Road (Broughton Street — Loftus Street)
- Parramatta Road (Walker Street — William Street)
- Parramatta Road (William Street — Courland Street)

This submission expresses concerns that items of infrastructure
identified in the PRCUTS infrastructure schedule have not been
investigated in the planning proposal or in the PRC Traffic and
Transport Study and Action Plan prepared by Bitzios. The Agency
recommends that Council undertake consultation with TINSW
and DPIE on those matters prior to the making of the Plan.

Adjustments to the Stage One Burwood-Concord and Kings Bay
Master Plans include:

- Open Walker Street to facilitate through traffic.

- Utilise the proposed 6m wide public domain area along
Parramatta Road to accommodate a future road widening.
This would offset impact on adjacent private properties.
Should Council choose to retain a 6m wide public domain
enhancement area, the adoption of land as a new road reserve
would require the categorisation of SP2 Special Infrastructure
Land Zoning, in addition to the 6m public domain area within
the planning proposal.

- Introduce maximum car parking rates for the precinct within
800m of all new Metro West Stations;

- Consider unbundling and decoupling car parking supported by
rationalised access points;

- Provide on-site bicycle parking and end of trip facilities to be
above the minimum required by Council's DCP;

- Consider future active transport connection opportunities to
existing local cycleway routes;

- Update Burwood-Concord Master Plan to include the latest
information from Metro project team. Burwood North Metro will
be located on both sides of Parramatta Road with pedestrian
and cyclist link under Parramatta Road.

- Council to consider ‘No Parking’ or ‘No Stopping’ restrictions
on all proposed Clearways in the study area;

- Ensure appropriate laneway network to facilitate rear servicing
and vehicle access.

PRCUTS Controls

Future Character

The Burwood-Concord Precinct will be a gateway to Burwood
Town Centre, as well as a connector of existing open space. Kings
Bay is envisaged as a new residential urban village with a dense
network of streets. Both precincts’ proposed open space and
road connections provide a dense network of walkable paths

that increase connectivity and encourage pedestrian traffic.

Tall and medium-density residential and mixed-use buildings
along Parramatta Road are designed to sensitively respond to

the existing character. The scale of development will gradually
decrease towards adjacent existing residential areas.

New public open space and links are proposed to improve the
existing pedestrian and cyclist network. The current Stage One
proposal includes prioritised walking links and a shared cycleway
along the northern side of Parramatta Road connecting key open
space and transport destinations. A 6m Green Edge setback

is provided along Parramatta Road to accommodate wider
footpaths and street tree planting.

Setbacks
- 6m Green Edge setback along Parramatta Road

Building Heights and FSR

BROUGHTON STREET

Indicative plan showing the submission proposed offsets

Landowner Submission Review

Pg42 For: City of Canada Bay Council

BURWOOD ROAD
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Urban Design Assessment

Future Character

The submission proposes opening of the existing full road closure
on Walker Street to accommodate the new westbound right turn
lane from Parramatta Road into Walker Street. As aresult, the
opening of Walker Street would have animpact on its existing
local road environment and increase the traffic pressure on Walker
Street. Alternately, it may relieve pressure on the wider network.

The submission suggests potentially utilising parts of the 6m wide
public domain area to accommodate future road widening, to
accommodate a possible future public transport lane. This would
resultin the loss of public domain.

The proposed road widening will have an impact on the
streetscape and overall scale of the road and adjacent built forms.
Itis critical to retain the site’s current proposed landscaping
character.

The Parramatta Road interface should maintain a 6m setback to
ensure a consistent pedestrian friendly public domain, to achieve
the desired future character of PRCUTS and sufficient width for
street trees to assist in meeting the City’'s 25% urban tree canopy
target.

Impact of Proposal

Reduction of public domain along the northern road reserve would
have significant impact on the future character of Parramatta
Road as a green and activated street with prioritised pedestrian
linkages and strong relationships to building frontages, in
particular, the new Metro West Station.

The current Master Plan recommends a continuous active
frontage along the northern road reserve in line with PRCUTS
Planning and Design Guidelines and to strengthen the mixed-use
role of Parramatta Road. Therefore, to achieve the vision, whilst
accommodating the requested wider road reserve, more land
should be allocated to the public domain. This will reduce the net
developable area of the lots along Parramatta Road and so, to
offset the loss, the floor space should be reallocated to elsewhere
within the amalgamated lot.

Lucas

Gardens
School

Variable TINSW
Road Widening

TELTENHAM RO,

EET

Indicative impact area on current Master Plan - Kings Bay Precinct

Pg 43

PARRAMATTA Roap

This will also require some amendments to the built form to ensure
there are no adverse impacts on the surrounding area, including
most importantly that any increases in building height do not
create overshadowing of the south side of Parramatta Road. This
review tested the reallocation of floor space with a benchmark as
per ADG requirements.

The upgrade of the Walker Street and Parramatta Road
intersection increases accessibility. However, the opening of
Walker Street may have an impact on its existing low speed locall
road environment or increase the traffic pressure on Walker Street.
There could be a potential increase in traffic congestion due to
slow turning traffic into Walker Street.

The submission also expresses concern with the proposed zone
changes to the east of the Parramatta Road/Walker Street/
Cheltenham Road intersection as, if land acquisition is required at
the Walker Street intersection, the likely cost increases.

The proposed interventions identified in the submission will also
require updates to draft Public Domain Plan and Infrastructure
Strategy.

6m offset of the new
road reserve

LOT
D;

Rosebank
College
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Recommendations

- Maintain the 6m wide public domain along Parramatta Road
to ensure a consistent streetscape and walkable environment;
and increase the width of the Parramatta Road corridor to
accommodate the Agency’s intention for a future dedicated
bus lane.

- Where the additional floor space that will need to be
reallocated cannot be redistributed on a development lot due
to overshadowing impacts or ADG compliance, the maximum
FSR/building heights may need to be reduced. This peer-
review tested the implications of implementing the wider road
reserve with the subject floor space reallocated within the
amalgamated lots. The revised Master plan recommends some
adjustments to the maximum heights and FSRs that achieve
maximum development yields and ADG compliance, including
the solar access requirements.

- Council’s traffic engineers have recommended that Walker
Street not be opened to through-traffic and that north-south
through-traffic be directed along Regatta Road instead.

- Update Burwood-Concord Master Plan to include the latest
information from Metro project team. Burwood North Metro will
be located on both sides of Parramatta Road with pedestrian
and cyclist link under Parramatta Road.

- Council to consider ‘No Parking’ or ‘No Stopping'’ restrictions
on all proposed Clearways in the study area;

Ensure appropriate laneway network to facilitate rear servicing
and vehicle access.

Road Widening road reserve

TR

Indicative impact area on current Master Plan - Burwood Precinct

Landowner Submission Review

Pg 44 For: City of Canada Bay Council
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Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions
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Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions

2. Executive Summary

The purpose of this report is to provide a summary of submissions received during the exhibition of the
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal, draft Development
Control Plan and Infrastructure Strategy.

The exhibition package was publicly exhibited from 15 February 2022 to 15 March 2022, in accordance with
the requirements of the Environmental Planning and Assessment Act 1979 (the EP&A Act) and the Gateway
Determination (for PP-2021-3619) dated 24 November 2021.

The exhibition package was publicly exhibited on the NSW Planning Portal, Council’s website and
community engagement platform Collaborate for 28 days (2,614 views). Public notifications were also
placed in the following locations.

e Facebook (2 posts)

e Instagram (2 posts)

e Email newsletters

e City of Canada Bay News Online February (Online newsletter)
e City of Canada Bay News Online March 2022 (Print newsletter)

A notification letter was also sent to 2,386 landowners and residents.

A total of 49 submissions were received during the exhibition period, including 5 from State agencies and 2
from adjoining local government areas.

The primary issues raised in submissions related to:

>

FSR and height of buildings

Site amalgamation and precinct boundaries

Viability

Increase in population impacting on infrastructure, amenity and open space
Public transport and Sydney Metro West

Traffic and car parking

Cycling infrastructure

Local character

Design Excellence

Public domain

ST IeTmMmMmON®

The submissions have been comprehensively assessed and this report provides a summary and Council
Officer response.

13 submissions raised issues that had significant urban design implications, including 5 submissions that
proposed alternative urban design schemes for their subject sites. These submissions were peer-reviewed
by consultants engaged by Council, to provide objective feedback about the site-specific and precinct-wide
impacts and merit of the proposals and to make recommendations. The peer-review recommended that
two proposals be supported, that two proposals be supported with amendments, that seven proposals not
be supported, and two proposals be investigated as part of Stage 2 of PRCUTS. Reasons are discussed in
Sections 5 and 6 below.

Page 3 of 51
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Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions

3. Introduction

The City of Canada Bay has prepared a planning proposal and draft Development Control to implement
Stage 1 of the Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) under Section 9.1
Ministerial Direction 1.5 for PRCUTS.

The draft PRCUTS Development Control Plan (DCP) has been prepared in accordance with Section 3.43 of
the EP&A Act and once adopted, will be integrated into the existing Canada Bay DCP - Part K — Special
Precincts for Kings Bay, Burwood Concord, and Homebush North.

4. Consultation Strategy

The exhibition package was publicly exhibited from 15 February 2022 to 15 March 2022, in accordance with
the requirements of the Environmental Planning and Assessment Act 1979 (the EP&A Act) and the Gateway
Determination (for PP-2021-3619) dated 24 November 2021.

The exhibition package was publicly exhibited on the NSW Planning Portal, and Council’s website and
community engagement platform Collaborate for 28 days (2,614 views). Public notifications were also
placed in the following locations.

e Facebook (2 posts)

e Instagram (2 posts)

e City of Canada Bay News Online February (Online newsletter)
e City of Canada Bay News Online March 2022 (Print newsletter)

A notification letter was also sent to 2,386 landowners and residents.

Community consultation on the City of Canada Bay Collaborate Page

There were 2,614 views to the Collaborate Page, of which 1,398 were visitors.

8 people are following the project for updates.
Social Media Promotion - Facebook

Two Facebook Posts were issued.

These posts reached 4,900 readers, resulting in 365 engagements, consisting of 13 reactions, 5 comments
and 4 shares.

223 viewers clicked on the link to Council website containing the exhibited documents.

Social media Promotion — Instagram

Two Instagram posts were issued.

This post reached 2,100 viewers, resulting in 20 engagements (with 19 likes).
City of Canada Bay News Online February

One Online Newsletter was issued in February.

Page 4 of 51
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The Newsletter was opened 1,293 times and 117 readers clicked on the link to Council website containing
the exhibited documents.

5. Review of Submissions — key concerns

This section of the report provides responses to key matters raised in submissions received during the
exhibition period.

49 submissions were received:

e 22 individual written submissions from the general public (including owners, residents and
representative consultants)

e 10 from 4 consortium of residents and 2 community groups

e 9 developers and their representative consultants

e 7 from 5 State government agencies and 2 Councils

Comments are provided in this section in response to key matters raised under the following headings:

FSR and height of buildings

Site amalgamation and precinct boundaries

Viability

Increase in population impacting on infrastructure, amenity and open space
Public transport and Sydney Metro West

Traffic and car parking

Cycling infrastructure

Local character

Design Excellence

Public domain

ST IIommoonowe

Part 6 of this report includes a summary of all submissions and a response to any matters that do not fall
within the above categories.

A. FSR and height of buildings

A number of submissions were received from landowners or representatives of landowners requesting
additional height and FSR, or flexibility in applying for additional height and FSR under Clause 4.6.

Some of the submissions provided justification, including 5 submissions that proposed significant new
urban design schemes for their sites:

e Area 10— 2-16 Burton Street and 1-3 Loftus Street, Concord

e Area 11 - 235 Parramatta Road, Five Dock

e Area 20 - 155-167 Parramatta Road and 7 Spencer Street, Five Dock

e Area31-129-153 Parramatta Road and 53-75 Queens Road, Five Dock
e Area 43 -51-73 Parramatta Road and 31A-43 Queens Road, Five Dock

Page 5 of 51
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Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions

These submissions were peer-reviewed by consultants engaged by Council, to provide objective feedback
about the site-specific and holistic/precinct-wide merits of the proposals and recommendations. Refer also
to Section 6 below for a summary of the proposal and reasons for the proposals to be supported or not
supported.

Response

PRCUTS was released by the NSW Government in 2016 and is informed by an implementation toolkit that
includes the PRCUTS Planning and Design Guidelines. The Strategy and associated implementation toolkit
have statutory weight and are required to be implemented by Council in accordance with a Section 9.1
Ministerial Direction. This Direction requires the PRCUTS planning proposal to be consistent with the
strategy, including with the Implementation Plan.

Action 5.1 of the Canada Bay Local Strategic Planning Statement (LSPS) also requires consistency with
PRCUTS:

Implement the Parramatta Road Corridor Strategy generally in accordance with the 2016-2023
Implementation Plan, following finalisation of a precinct wide traffic and transport study, and an
urban design study, including the preparation of:

e precinct wide Planning Proposal;

e draft Development Control Plan;

e Affordable Housing Contributions Scheme; and
e Local Contributions Plan.

In developing the PRCUTS planning proposal, Council adopted a strategic and precinct-wide planning
approach, underpinned by evidence-based supporting studies and strategies. These included masterplans,
a public domain plan, community infrastructure strategy, flood risk assessment, preliminary contamination
investigation, sustainability strategy, tree canopy coverage assessment, feasibility analysis, and local
character statements. This approach has enabled a holistic vision, and sustainable and integrated outcomes
to be delivered, maximising best urban design, community infrastructure and public benefits.

The precinct-wide planning approach and masterplan enable buildings to be designed and constructed
separately yet still be conceived as belonging and contributing to the same neighbourhood.

The PRCUTS Implementation Update 2021 permits and encourages Councils to progress planning proposals
to exhibition prior to completion of a Precinct-wide traffic study. The traffic study, which must be
completed prior to finalisation of the planning proposal, has now been completed. It found that, by 2036,
the study area will see a 35% to 39% increase in traffic from 2019 levels, which places a significant
constraint on the capacity for the precincts to absorb any additional population over what was envisaged
under PRCUTS. Importantly, the traffic study assumes the operation of both WestConnex and Sydney
Metro West.

The heights and FSRs proposed in the planning proposal and the draft DCP are generally consistent with
those recommended by PRCUTS, except in some instances where the variation will deliver better urban
design outcomes or community benefits. For example, the provision of community infrastructure to deliver
new parks has necessitated reallocation of floor space from one part of a proposed amalgamated site to
the developable part of the same site, resulting in increased heights in specific and finite instances. In each
instance, the planning proposal has provided justification for the change based on enhancing urban design
and/or community benefits.
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Submissions that have sought additional height and FSR either provided substantial justification, including
proposals of alternate urban design schemes. Variations to PRCUTS constitute inconsistencies with Section
9.1 Ministerial Direction 1.5 for PRCUTS and must deliver a better planning outcome and must be justified
to the satisfaction of the Planning Secretary. Submissions that have provided detailed justification have
been peer-reviewed by urban design consultants engaged by Council. The peer-review gave consideration
to built form and urban design, compliance with the NSW Apartment Design Guide, overshadowing, solar
access and viability.

It is recommended that the urban design responses outlined below be supported with amendments.
Where support is recommended, the Masterplans have been revised to implement the recommendations
of the peer-review (refer to Attachment 19 - Landowner Submission Review and the reasons outlined in
Section 6 below):

e All properties fronting Parramatta Road in Burwood and Kings Bay precincts - increased variable
setback to Parramatta Road to facilitate a future dedicated bus lane supported.

e 92-96 Kings Road and 1-9 Harris Road (Key Site 23) — subdivision of Key site supported.

e 155-167 Parramatta Road and 7 Spencer Street, Five Dock (Key Site 20) — revised urban design
response supported with amendments.

e 2-16 Burton Street, Concord (Key Site 10) — relocation of proposed park and boundary realignment
supported. Revised urban design response is not supported.

It is recommended that the following proposed submissions not be supported as per the recommendations
of the peer-review (refer to Attachment 19 - Landowner Submission Review, and the reasons outlined in
Section 6 below):

e 51-73 Parramatta Road and 31A-43 Queens Road, Five Dock (Key Site 35)
e 129-153 Parramatta Road and 53-75 Queens Road, Five Dock (Key Site 32)
e 2-8Spencer Street and 79-81 Queens Road, Five Dock (Key Site 17)

e 235 Parramatta Road, Five Dock (Key Site 11)

e 8-10 Harris Road, Five Dock (Key Site 34)

e 49-53 Parramatta Road, Concord (Key Site 6)

e 9-29 Courland Street, Five Dock (PRCUTS Stage 2)

It is recommended that the following submissions that relate to land in Stage 2 of the PRCTS not be
supported at this time and that the urban form be investigated during the development of the PRCUTS
Stage 2 planning proposal:

e 255-271 Parramatta Road, Five Dock

e 19 Burton Street, Concord

B. Key Site amalgamations and precinct boundaries

The Planning Proposal identifies Key Sites that require lot amalgamations that must be achieved in order

for development to access the proposed bonus heights and FSRs and to enable coordinated development
to occur. A number of submissions are seeking to change the proposed boundaries of the precincts or of
the Key Sites.
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Changes to precinct and Lot boundaries were requested for the following Key Sites:

e Areas 9 and 10 on the eastern side of the Burwood precinct, including Sydney Metro land
e Area 17 between Spencer Street and Queens Road, Five Dock

e Area 23 on Kings Road and Harris Road, Five Dock

e Area 33 on Harris Road, Five Dock

e Area 34 at the eastern boundary of the Kings Bay precinct

e Properties in PRCUTS Stage 2 precinct on Courland Street, Five Dock.

Reasons for the requested changes include:

e To prevent land from becoming ‘isolated’ development sites, which could constrain opportunities
to step down building heights towards the low-scale surrounding residential areas.

e To facilitate development of sites that have been amalgamated with strata, commercial or other
types of development that are unlikely or unwilling to be redeveloped in the short to medium term.

Response

The precinct boundaries were established by the PRCUTS Implementation Plan 2016-2023 and the PRCUTS
Implementation Update 2021. The precinct boundary for this planning proposal applies to Stage 1 of
PRCUTS, being the 2016-2023 release areas. The Stage 1 precincts and later Stages, including the Frame
Areas, are intended to reflect a logical phasing for the co-ordination of land use change and development
and infrastructure delivery, concentrating available resources and effort in areas of greatest priority.
PRCUTS states that “decisions on phasing should take into account heritage, low-density areas,
environmental overlays, efficient infrastructure rollout and market consideration”. Changes to the Stage 1
boundary need to be justified against the PRCUTS ‘Out of Sequence Checklist’.

The Key Sites boundaries were established by the Masterplans for the Kings Bay and Burwood-Concord
(Burwood) Precincts. Consideration was given to the current land ownership status, public domain
dedication requirements, built form efficiency and desired urban design outcomes.

Submissions that have sought changes to the Stage 1 boundary or Key Sites boundaries have been peer-
reviewed by urban design consultants engaged by Council. Consideration was given to future character,
bulk and scale, and the impact of the proposal on its surroundings.

The proposals, the results of the peer-review and the council staff recommendation are described in detail
in Section 6 below.

It is recommended that the following proposed Key Sites boundary amendment be supported:

o Key Sites 9 and 10 — Eastern side of the Burwood precinct
The requested boundary realignment between the two Key Sites will facilitate the delivery of the
proposed laneway and new public park and improve the functionality of these spaces.

e Key Site 23 - 92-96 Kings Rd and 1 - 9 Harris Rd, Five Dock
The strata building at 92-96 Kings Road is unlikely to be redeveloped in the short-medium term.
The proposed Key Site subdivision will facilitate redevelopment of the existing detached houses on
Harris Street and will not prevent or limit future redevelopment of the strata building to the height
and density envisaged by PRCUTS.

It is recommended that the following proposed boundary amendments not be supported:
o KeySite 17 - 2-12 Spencer Street and 79-81 Queens Road, Five Dock
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The requested Key Site subdivision would constrain the creation of the proposed 5-storey and 20-
storey buildings, as ADG and BCA requirements would be compromised. Further, this could create a
blank party wall between the two subdivided sites, which would lead to undesirable visual impacts.
Splitting the sites would also lead to part of the land benefitting from opportunity arising from the
change to development standards.

e Key Site 34 — 75-77 Parramatta Road and 2-10 Harris Road, Five Dock
Subdividing the Key Site would prevent the realisation of the PRCUTS heights and densities and
limit options to manage parking and access arrangements.

e Key Site 35 - 51-73 Parramatta Road and 31A-43 Queens Road, Five Dock
The land is part of Stage 2 of PRCUTS and will be progressed as a separate planning proposal in
2023.

e  PRCUTS Stage 2 sites - 9-29 Courland Street, Five Dock
The land is part of Stage 2 of PRCUTS and will be progressed as a separate planning proposal in
2023.

Further discussion in response to submissions for these sites can be found under Part 6 below and in the
Landowner submissions review prepared by Group GSA.

C. Viability

A number of submissions raise concern that the proposed development and FSRs may not be economically
viable for some sites due to the cost of amalgamating land and having to provide the required
infrastructure in order to access the bonus heights and FSRs, in addition to providing regional and local
contributions, affordable housing and commercial floorspace.

Response

The Gateway Determination required that, prior to finalisation, Council prepare a feasibility analysis that
addresses zoning, height and floor space ratio and other requirements for development including design
excellence competitions, affordable housing contributions, state or local contributions and sustainability
outcomes.

The feasibility analysis has been undertaken. It examined certain sites in the Kings Bay and Burwood
Precincts as per the Gateway condition. The analysis found that the proposed development and FSRs are
generally feasible. Where the analysis recommended change to the amount of commercial GFA relative to
residential GFA, changes have been made post-exhibition, to ensure viability.

D. Increase in population impacting on infrastructure, amenity and open space

Several submissions raised concerns about the impacts the proposed building heights and increased
population will have on the amenity of the local area, including overshadowing, noise, loss of solar access
and privacy, visual and wind impacts, inadequate open space and recreational space, loss of local character,
increased traffic and congestion, and increased demand for parking (character, traffic and parking are
discussed separately further below).

Response
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The proposed changes to the LEP and the accompanying Infrastructure Strategy will permit development to
access the increased building heights and FSRs, but only if the development forms part of a specified lot
amalgamation and/or delivers the identified community infrastructure. This mechanism is intended to
ensure that Council meets its obligations to deliver the PRCUTS under Section 9.1 Ministerial Direction 1.5
and provides the infrastructure necessary to support the increased population. The planning proposal will
also facilitate new housing that will contribute to the City of Canada Bay meeting it’s housing targets, as
required under the Eastern City District Plan and the LSPS.

The PRCUTS Masterplan was developed with the objective to deliver the number of dwellings and jobs
required under PRCUTS, whilst also minimising overshadowing and loss of solar access (including land on
the southern side of Parramatta Road), loss of privacy, and visual and wind impacts.

The Masterplan was further revised to respond to issues raised in submissions with consideration given to
the proposed built form and impacts of future development. Changes sought to minimise overshadowing
of adjoining land and ensure building controls provide an appropriate interface with public spaces through
the application of consistent ground and upper floor setbacks.

The planning proposal is complemented by a draft PRCUTS DCP that seeks to:

e Arrange building forms including heights and massing that reinforce the future desired character
of the area and protect valued character attributes.

e Encourage new development that provides a transition in scale to surrounding properties.

e Enhance development and its relationship with adjoining sites and the public domain, particularly
in regard to access to sunlight, outlook, view sharing, ventilation and privacy.

e Maximise visual and acoustic privacy.

*  Protect building users from negative impacts (noise, air quality, vibration) from Parramatta Road.

e Integrate heritage items within development sites.

e Encourage lower car ownership and support the uptake of walking, cycling and public transport
use.

The delivery of open space is necessary to ensure that there is sufficient open and recreational space to
support the new high-density population. The proposed new open space is generally consistent with the
requirements and locations outlined in PRCUTS, with some changes that will enhance the public domain
and community benefits. The planning proposal has sought to strike a balance between the provision of
new open space, which landowners/developers will be required to provide to access the bonus building
heights and the ability to transfer floor space from dedicated land.

The embellishment of new open space and the public domain with appropriate finishes (surfaces, paving,
trees, grass, lighting etc) is expected to be delivered by developers in accordance with the requirements
outlined in the LEP, DCP and Public Domain Plan.

E. Public transport and Sydney Metro West

Some submissions either raised concerns that there was inadequate public infrastructure to support the
future population, or raised concerns about the length of time to the commencement of Sydney Metro
West train line and that therefore Metro will not reduce traffic or parking demand in the short to medium
term, and potentially not at all given existing rail lines are at capacity.

Other submissions raised concerns that the level of proposed residential and commercial development is
not commensurate with the infrastructure potential of Metro and that the proposed FSRs should be
increased.
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A submission by Transport for NSW advises that the Agency is “investigating potential transport options for
the Parramatta Road corridor in line with the broader future transport network, including for the subject
precincts, and is currently working on a plan for potential short, medium and long term options to enhance
public transport”. Preliminary investigations undertaken by the Agency indicate that accommodating a
future new (wider) road reserve may require new development to be set back further than the 6m wide
“Green edge” to enable the provision of a future dedicated bus lane.

Response

PRCUTS proposed significant increases in density within the Kings Bay and Burwood Precincts. This density
was predicated on WestConnex and was subject to outcomes of a yet to be completed traffic and transport
study for the corridor. The vision outlined by PRCUTS also encourages public transport use, walking and
cycling.

Parramatta Road was seen as the main vehicular east-west connection and an important part of the local
bus routes travelling between Sydney CBD and Parramatta CBD, supplemented by the western rail line,
which runs south of and parallel to Parramatta Road. PRCUTS states that ...

The NSW Long Term Transport Master Plan, which identifies Burwood to Sydney CBD
as a strategic corridor for integrated transport and land use planning. Sydney’s Bus
Future includes Parramatta Road as one of Sydney’s key growth corridors to
investigate for rapid bus or LRT.

The NSW Government has reinforced this position with a condition of consent for the
WestConnex M4 East project requiring ‘at least two lanes of Parramatta Road, from
Burwood Road to Haberfield, to be solely dedicated for the use of public transport
unless an alternative public transport route that provides an improved public
transport outcome...is approved.’

Since the publication of PRCUTS in 2016, the Sydney Metro West rail line has been announced and
construction has commenced, which might be interpreted as meeting the intent of the condition. However,
the Parramatta Road Corridor Traffic and Transport Study (2022) states tha:

“future year demand forecasting has demonstrated that this project alone is insufficient to deter
traffic from using Parramatta Road and extensive congestion is expected by 2036. Further
investigation of on-road rapid public transport services is warranted to provide alternatives to car
travel for residents living and working along the Parramatta Road corridor [particularly in the Kings
Bay precinct where there is a gap in Metro West coverage]. It is understood that such a study has
been commenced by TfNSW at the time of writing this report.”

Whilst it is apparent that Sydney Metro West is necessary to “unlock” the planned dwelling growth
contemplated by PRCUTS, the additional public transport capacity created by Metro does not support or
justify additional growth beyond what is envisaged under PRCUTS. Indeed, further public transport will be
necessary beyond the capacity delivered by Sydney Metro, to ensure that the local and regional roads are
able to function and people are able to make local trips.

Submissions seeking to abandon the building heights and densities contemplated by PRCUTS on the basis of
Sydney Metro are not supported.

The submission by TENSW’ that seeks to further widen Parramatta Road beyond the current “6m green
edge setback in the Draft Planning Proposal, [which] is to provide opportunities for future public transport
and/or active transport enhancements along the Parramatta Road Corridor in accordance with the PRCUTS”
is supported. The extent of the land affected by the TINSW anticipated road reserve, beyond the proposed
6m public domain, ranges from 0.2m at Regatta Road, Five Dock to 2.0m at 51-55 Parramatta Road, Five
Dock.
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The peer-review of landowner submissions commissioned by Council investigated the urban design and
overshadowing impacts of widening the road reserve. The review found that the wider road reserve can be
achieved, and floor space redistributed on the majority of affected sites without compromising solar access
for the buildings on the southern side of Parramatta Road. That is, buildings on the southern side of
Parramatta Road will continue to have at least 2-hours of solar access at mid-winter in accordance with the
Apartment Design Guide.

The planning proposal and supporting strategies and studies have been amended to accommodate the
wider public domain sought in the submission from TfNSW to ‘future proof’ Parramatta Road by enabling a
future dedicated public transport lane. This will enable the planning proposal to proceed, whilst
concurrently protecting the capacity for Parramatta Road to accommodate a dedicated public transport
lane in the future and without compromising the amenity of surrounding buildings.

Council is progressing a separate planning proposal and is currently investigating new planning controls to
increase densities around the three Metro Stations: North Strathfield, Concord Oval/Burwood North and Five
Dock. Council has undertaken two rounds of community engagement to date and has developed local
character statements that reflect the community’s desired future character for the areas. Refer to
https://collaborate.canadabay.nsw.gov.au/metroprecincts for more information.

F. Traffic and car parking

Several submissions raised concerns in relation to traffic, including congestion, noise, air pollution, ‘rat-
running’, vehicle speeds both in the precincts and on local streets.

Some submissions also raised concerns that the demand for on-street parking will increase, noting that the
current on-road car parking in the precinct is already inadequate and it is difficult to find car parking spaces.

Some submissions related to the need for electric-vehicle charging stations and to unbundle private car
parking from residential ownerships.

Response

The PRCUTS Implementation Update 2021 permits and encourages Councils to progress planning proposals
to exhibition prior to completion of a Precinct-wide traffic study, but the traffic study must be completed
prior to finalisation of the planning proposal. The Study has now been completed.

The planning proposal and draft DCP are intended to deliver pedestrian-oriented centres, with upgraded

and separated cycleways. These measures are intended to assist with travel behaviour and mode-choice

change for residents, workers and visitors, reducing trips by private vehicles and impacts on the local and
regional road network, and incentivise walking, cycling and public transport useage.

Sydney Metro West will also assist to achieve the intended modal shift away from private vehicle useage.
Traffic

Council recognises traffic as an ongoing concern for the community, particularly at school drop-off and
pick-up times and during weekend sport.

The Parramatta Road Corridor Traffic and Transport Study and Action Plan (2022) examined impacts from
traffic generated by the increased dwellings and commercial space, estimated by the PRCUTS Masterplan.
The traffic modelling was based on assumptions approved by TFNSW and found that there will be an
increase in traffic to 2036, with the majority of the growth due to traffic passing through the study area.
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These forecasted congestion issues cannot be solved within the local area network and there are no
reasonable major road projects in or near the precincts which will solve the forecast congestion issues. The
Study recommendations therefore centred around relieving pinch points and on facilitating more efficient
queue storage, to minimise the extent to which queues affect local road intersections while at the same
time better catering for pedestrians and cyclists. Council has comprehensively considered the findings and
recommendations of the Study and will continue to investigate traffic speeds and, where necessary,
implement traffic measures on local roads as they are identified/warranted.

Vehicle speeds

Some local streets are used as ‘rat runs’ by drivers wanting to avoid more congested roads. The future
precincts are likely to be identified as High Pedestrian Activity Area (HPAA), which means they will have a
40km/hour speed limit and speed humps at specific locations.

Council will support the community through the continued monitoring of traffic vehicle speeds and
nuisance on local streets. Where justified and appropriate, further traffic measures will be implemented as
they are identified.

Parking
The draft DCP includes the maximum parking rates that are prescribed by PRCUTS.

In the same way that building more roads leads to higher traffic volumes, it is now recognised that building
more parking leads to higher rates of car ownership.

The proposed maximum car parking rates correspond to the existing and future public transportation
accessibility in PRCUTS precincts and are therefore designed to encourage the use of active transport
through induced travel demand. The maximum car parking rates could also improve development viability
and housing cost, especially if that parking is unbundled, offering greater flexibility for home purchasers.

Given the substantial traffic growth envisaged for the corridor, it is recommended that the parking controls
be elevated to a development standard to be included in the LEP. This approach will ensure that the
development assessment process will have a strengthened ability to manage parking provision and the
amount of local vehicle trips.

Underground carparking or parking sleeved behind active facades will be encouraged to ensure best urban
design outcomes and to minimise at grade visual impacts. The draft DCP also proposes to require parking
to be unbundled from apartments, which provides flexibility to the developer and apartment purchasers to
determine individual need for a parking space.

On-street parking has been integrated into the public domain plan for each precinct to ensure maximum
use by and amenity for the surrounding community.

Complementing car parking requirements are minimum bicycle parking rates. Higher than usual bike
parking will be required:

CCBC Draft DCP PRCUTS

Minimum resident
bicycle parking

Visitor bicycle
parking

Minimum resident
bicycle parking

Visitor bicycle
parking

Residential

2 per dwelling

3 per 10 dwellings

1 per dwelling

1 per 10 dwellings

Commercial

3 per 150m2 GFA

3 per 400m2 GFA

1 per 150m2 GFA

1 per 400m2 GFA
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Retail 3 per 250m2 GFA 5 per unit + 2 per 1 per 250m2 GFA 2 per unit + 1 per
100m2 GFA 100m2 GFA
Industrial 3 per 10 employees 5 per unit +2 per 1 per 10 employees
100m2 GFA

G. Cycling infrastructure

A number of submissions raised concerns about cycleways, especially where the existing cycleways are on
busy or narrow roads.

Response
The PRCUTS Guideline includes requirements for active transport, including to:

e Improve public and active transport quality, access and connectivity to and within Precincts and
Frame Areas.

e Encourage travel behaviour change to discourage car use and support more sustainable travel
choices such as public and active transport.

o Improve street network permeability across the Corridor, particularly for pedestrians and
cyclists, by providing active transport routes where indicated on the Precinct Plans.

e Prioritise safe and direct links to rail stations, open spaces and community facilities.

e Connect missing links, particularly in the regional network (existing or planned).

e Separate bikes from cars, where possible.

e Provide bike parking and innovative, high quality and well designed end of trip facilities that
promote multi-modal trips and the efficient use of existing public and private parking facilities.

The Parramatta Road Corridor Traffic and Transport Study (2022) highlights that existing east-west bicycle
lanes are inconsistent with sections where the bicycle lane transitions into parking lanes, forcing cyclists
into the traffic lane.

The planning proposal is seeking to create a network of new bicycle lanes within the extent of the precincts,
including dedicated cycleways and shared paths, on:

e Parramatta Road, Queens Road, Harris Road, William Street, and Regatta Road in the Kings Bay
precinct.

e Parramatta Road, Burton Street, Broughton Street (under construction), and Loftus Street in the
Burwood precinct.

e George Street, King Street, and Victoria Avenue in the Homebush North precinct.

These new cycleways will assist is creating walking and cycling connections as ‘first/last mile’ trips to and
from the new Metro West stations. Additional cycleways will be investigated as part of the PRCUTS Stage 2
public domain plan.

H. Local character
Submissions raised concerns that the proposed heights and densities are inconsistent with the existing

character and heritage of the area, which is a mix of low and medium density residential development of
the early 1900s and industrial uses.
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Response

It is acknowledged that the character of the precincts will change over time to implement the PRCUTS
which was enforced by the NSW Government through a Ministerial Direction in 2016.

Therefore, Council has applied particular focus to ensuring that the impact of new development is
managed, and appropriate provisions are to be imposed to deliver design quality.

The desired future character of the precincts are:

e The Kings Bay precinct will focus on a mixed use area of fine-grained retail and urban services,
centred on Spencer Street, and new high-rise residential towers. These will transition down
towards the existing low-scale residential areas. The commercial centre will evoke the area’s
historical industrial uses and the public domain will comprise a network of inter-connecting parks,
wide footpaths, laneways and cycleways.

e The Burwood precinct will focus on a mixed use area centred on the new Sydney Metro West train
station at the intersection of Parramatta Road and Burwood Road and extending along the
Parramatta Road frontage. The public domain will comprise new parks, footpaths, laneways and
cycleways.

e The Homebush North precinct will be a residential precinct centred on George Street and
comprising diverse housing typologies (mainly terrace houses), new footpaths and cycleways.

I. Design Excellence

Various submissions raised concern in relation to the quality of new development.

Some submissions raised concerns that the costs and time required to undertake a design review process
could undermine the viability of developments. A number of submissions suggested that an additional
provision be included in the Design Excellence clause to permit proposals that are the outcome of a design
excellence process to vary the community infrastructure maximum building height and/or FSR.

The Environmental Protection Agency’s (EPS) Strategic Planning Unit, recommended inclusion of design
excellence guidelines for residential and mixed-use buildings, particularly noting the potential for noise and
vibration impacts in association with the Metro.

Response

The planning proposal is consistent with the PRCUTS and Section 9.1 Ministerial Direction 1.5 for PRCUTS in
relation to objectives to ensure design excellence. A key action of PRCUTS is to “Prepare and implement a
design excellence strategy”. The Strategy states:

Councils will need to establish a design excellence strategy to ensure future development provides
for design outcomes that maintain a high quality of life for both building users and the general
public in sensitive locations or where designs are likely to have a significant effect on the public.

The planning proposal seeks to ensure the highest standard of architectural, urban and landscape design by
requiring development from 12m/3 storeys to 28m/8 storeys be subject to a design review panel, and
development over 28m/8 storeys be subject to an architectural design competition.
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The process will ensure that a high standard of architectural design, materials and detailing appropriate to
the building type and location are achieved and that the form, arrangement and external appearance of the
development improves the quality and amenity of the public domain.

The feasibility analysis undertaken by Council found that the costs associated with design excellence
competitions did not undermine the viability of proposed development.

To minimise the impact of tower buildings, PRCUTS recommends that the maximum tower floor plate be
limited to 750sgm Gross Floor Area, above any podium. This requirement has been adopted during the

preparation of the master plans for the Burwood-Concord Precinct (Burwood Precinct) and the Kings Bay
Precinct. Itis recommended that this requirement be included as a development standard in the LEP to:

e minimise shadow impact on surrounding streets, open space and properties;
e minimise loss of sky view from the public realm;
e allow for natural light into interior spaces, and;

e visually diminish overall scale of building mass.
J.  Public domain

Submissions that propose new/alternative urban design proposals generally support the delivery of the
required public domain infrastructure. However, there are implications arising from the proposed
alternative schemes due to proposed relocation of public open space and laneways. The alternative
schemes are described in Section 6 below.

Concerns were also raised about the proposed new public domain being not sufficient to support the level
of population increase, in terms of footpaths and public open space. Conversely, concerns were raised that,
whilst the footpaths (in the Homebush North precinct) are currently too narrow, larger landscaped front
yards create more social interaction than wide footpaths.

Response

Detailed responses to the proposed alternative design schemes, including proposed relocation of parks and
laneways, are provided in Section 6 below.

The planning proposal has sought to strike a balance between increasing the width of the existing footpaths
to create high quality public domain and creating generous landscaped areas fronting residential
development to assist with meeting Council’s tree canopy coverage target.

Council’s feasibility analysis included consideration of the infrastructure required to be delivered, including
the cost of embellishment, and has found that the planning proposal strikes the right balance between
developer contributions towards embellished infrastructure and the amount of development that will be
permitted.

6. Individual Submissions

This section of the report provides a summary of all submissions received during the exhibition period and
a response to any matters raised in submissions that are not addressed in Section 5 above.
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Submissions did not include any proforma submissions.

Summary of submission Response

1 Individual Property is an occupied residential building, Noted.
not an ‘unoccupied industrial premises’.

The land is proposed to be rezoned from
IN1 Industrial to R3 Medium Density
Residential. Dwelling houses will be
permissible within the proposed R3
Medium Density zone.

2 Ozchinese Realty | Submission recommends the Burwood Response is provided in Item A above.
Precinct be amended to 56m (17-20 storey)
and 6:1 FSR, and Area 10 should be 78m and
6.6:1 FSR. 11-12 storey should be 4.5:1 FSR.

3 Individual The submission recommends 50% parking per | Response is also provided in Iltem F above.
total number of apartments in relation to
there being no minimum requirement for Car parking will be required to be provided
apartments within 800m of a metro station in accordance with the PRCUTS Planning

(K21.20 - C14), given that many people are and Design Guideline. The draft DCP has
now working from both home and a defined

workplace and have a greater desire for
mobility.

been updated to ensure consistency with
the Guideline by removing reference there
being no parking within 400m from a rail
station.

Apartment residents should be able to

sublease un-used parking spaces. The proposed draft LEP clause requires

parking to be unbundled from the title of
15% of parking spaces should be allocated to individual apartments. This approach will
both car sharing and electric vehicle charging | enable car parking spaces to be used
facilities to accommodate / anticipate the flexibly.

increase in electric vehicle demand.

The Canada Bay DCP General Controls
There will be significant increase in demand require provision of one Level 1 EV charging
for on-street parking. facility per parking space and 1 per five
bicycle spaces, plus one shared Level 2 EV
charging facility shared facility for
developments with 5-10 dwellings and one
additional shared facility for every
additional 10 dwellings to be provided in
common or visitor parking areas.

The submission recommends making
Lansdowne St a one-way street as it is used as
a cut-through for traffic and adding speed
humps to maintain traffic speeds consistent
with a residential zone within 500m of
schools.

The Parramatta Road Corridor Traffic and
Transport Study (2022) recommends a suite
of actions aimed at managing the impact of
increased parking demand and traffic
volumes, including from through-traffic. The
Study identifies Loftus St as the significant
bypass route to the congestion on Burwood
Road and proposes Loftus St, not
Lansdowne St, be potentially made one-
way.

Consider including a high quality playground
in Burton Street Park to enhance the village
feel.
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The Public Domain Plan proposes a
neighbourhood-scale local playground be
built within the proposed Burton Street
Park.

4 Individual There is no aesthetic element in the Response is provided in Item | above.
apartment design and no set back between
Parramatta Road and the apartments.

The planning proposal and draft DCP
provide a planning framework to guide
future development. This planning
framework comprises development
standards to be included in the Canada Bay
LEP (building height and floor space ratio)
and development controls to be included in
the DCP (building envelope).

The detailed design of buildings will be
resolved when architectural plans are
prepared by proponents. Development of 8
storeys or above will also be required to be
subject of a design competition.

The planning proposal seeks to set back the
building line along Parramatta Road by 6m
to accommodate wider public domain and a
shared path, street trees and nature strip

planting.
5 Individual The submission recommends: Response is also provided in Item G above.

e There be a supermarket/post office in
the Kings Bay precinct. Where land is proposed to be zoned B4

e There be an overpass/pedestrian tunnel Mixed Use, the ground floor of buildings
over Parramatta Road to allow must be used for non-residential purposes.
foot/bicycle access to Wangal Park and Council cannot require provision of specific
Burwood. retail premises, although it is possible that a

supermarket will be located within the

The submitter expresses preference for precinct.
townhouses and low-level apartments.
Sydney Metro is intending to construct a
pedestrian tunnel to connect the Metro
Station with the southern side of
Parramatta Road. There is also a bicycle-
accessible pedestrian bridge over
Parramatta Rd at Broughton St. Noting this
is a long way from the Kings Bay Precinct,
Council will continue to build additional
bicycle infrastructure as funding becomes
available.

Council’s vision is to facilitate a range of
housing choices in areas with access to
good public transport. Whilst Stage 1 of
PRCUTS will deliver tower apartments,
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Summary of submission

Stage 2 is intended to deliver low-level
apartments.

1,3,5,7 & 9 Harris
Road, Five Dock

separated into (a) 92-96 Kings Rd and (b) 1, 3,
5, 7 and 9 Harris Rd, while maintaining the
proposed higher density rezoning to “High
Density Building”, noting that Area 23 is not
required to provide any community
infrastructure such as boundary setbacks, but
would need to still comply with the
landscaped setbacks to Harris Rd (3m) and
Kings Rd (4.5m).

6 Individual The submission raises concerns about Response is also provided in Item F, G
increased traffic volumes and the need to above.
direct traffic away from residential streets
(e.g- Queens Rd). The Parramatta Road Corridor Traffic and
Transport Study and Action Plan (2022)
Consider making Queens Rd one-way as recommends minor intersection upgrades
bicycle lane is too narrow, especially between | for Queens Rd and Harris Road. A dedicated
Harris Rd and Arlington St. bike path along Queens Rd has been
contemplated by Council’s traffic and
Consider permitting front fences over 1.2m transport team as part of LGA wide planning
high along Queens Rd. work.
The draft PRCUTS DCP limits all front fences
to 1.2m high, with at least 50% to be at
least 50% transparent, to enable a high level
of passive surveillance and street activation.
7 Individual The submission recommends including the The land highlighted in the submission is
properties on Taylor St and Walker St in Stage | land that is within Stage 2 of PRCUTS, which
1 of PRCUTS, to create a network of is intended to be progressed in 2023. Plans
connected parks and sporting facilities. prepared for Stage 2 will seek to integrate
with the existing and proposed urban fabric
in the locality.
8 Landowners of The submission requests that Area 23 be Response is provided in the Landowner

Submissions review and also in Item B
above.

Subdivision of Key Site (Area 23) into two
separate Areas should be supported with
amendments as per the revised Masterplan
built form.

The exhibited key site contains both
detached dwelling houses and a recently
constructed strata building. The strata
building is unlikely to be redeveloped within
the short to medium term.

The revised Masterplan calculated
FSR based on the areas of the new lots and
includes amended building envelopes.

The subdivision does not prevent or limit
future redevelopment of the strata building
portion of Area 23 to the height and density
envisaged in PRCUTS.

9 Individual

The submission raises the following concerns:

e The proposed height and density, as the
roads are too narrow to support the
increased population.

Response is provided in Item A, D, F, Kand |
above.

Whilst there will be loss of Industrial land to
deliver the NSW Government’s Strategy, the
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Summary of submission

e The ‘tokenistic’ provision of open space

and the loss of indoor recreation space,
provided within some of the existing
buildings.

e The proposed wider footpaths are still
not wide enough and will create wind
tunnels.

e The loss of local employment
opportunities, which will lead to longer
work travel times, congestion, reduced
sustainability / resilience / public
benefits.

e  Proposed underground parking, which is
challenged by poor ground conditions
and flood levels.

e How Council can ensure good design
outcomes.

planning proposal is seeking to maximise
employment opportunities within the
Burwood and Kings Bay precincts and to
require the development that fronts
Parramatta Road to provide urban support
services.

10

Individual

The uplift will exacerbate the demand for on-
street parking in the vicinity of St Mary’s
Church, School and Villa, due to lack of
parking on the site, and for the nearby sports
fields.

Metro will not reduce parking demand in the
short to medium term.

The uplift will exacerbate congestion on the
already heavily-used Broughton Street and
Burwood Road and also associated with St
Mary’s School. The introduction of the bicycle
lane on Broughton St and blocking off of the
left hand lanes on Burton Street to put in
greenery has resulted in difficulty crossing the
Broughton St/Burton St intersection. The
current congestion will get worse with the
influx of new residents.

The 10/15/20+ proposed building heights
should be limited to 4/5 floors to limit traffic,
congestion, need for parking and to fit in
better with the Concord ‘feel’, general
aesthetic, community atmosphere and the
history of the area. 20-storey towers next to
single family homes and low rise blocks will
look strange and turn this part of Concord
into another Burwood.

Response is provided in Item A, Fand H
above.

11

Individual

The submission raises the following concerns:

e that Council will acquire existing
residential land and residents will need
to move out, not benefiting from the
proposed plan.

Response is also provided in Item F above.

Subsequent to Council receiving the
submission, the submitter has been advised
that the planning proposal is simply the
process for changing the current planning
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e traffic, noise and air pollution on Kings

Road are already bad and the road is a
traffic thoroughfare, especially during
school term. This will get worse.

The submission requests that residents be
given advance notice and funds upfront for
relocation prior to any construction.

controls and that no property will be
compulsorily acquired.

12 NSW SES

The Agency notes that the planning proposal
relates to land that is subject to flash flooding
and will result in a substantial increase in
residential population in the flood planning
area.

Concerns are raised about:

1. Inadequate evidence to support shelter
in place as a primary risk management
strategy, placing a large population at
risk of flash flooding.

2. Limited flood information available for
some of the areas identified in the
planning proposal to enable a detailed
risk assessment by NSW SES.

3. Deferral of addressing the CB DCP for the
sites until a later stage of the approval
process.

The submission makes the following
recommendations:

1. Commercial development (including
retail): All ground floor businesses and
retail floors must be above the 1% AEP
flood levels and access to the basement
must be above Probable Maximum Flood
(PMF) level. There must also be the
provision of sufficient readily accessible
habitable areas above the PMF to cater
for the safety of potential occupants,
clients and visitors in commercial
development.

2. Sensitive development: Any Childcare
facilities, schools, medical centres, day
hospital within the building must be
located with floor levels above the PMF
level.

3. Making buildings as safe as possible to
occupy during flood events: Ensuring
buildings are designed for the potential
flood and debris loadings of the PMF so
that structural failure is avoided during a
flood.

4. Limiting exposure of people to
floodwaters: This can be aided by

Under the LEP, development must be
consistent with the DPE Considering
Flooding in Land Use Planning Guideline (14
July 2021). Under the DCP, land that is
within the LEP Flood Planning Area, or
recommended to be within the LEP Flood
Planning Area by a publicly exhibited and/or
adopted Flood Study prepared in
accordance with the FDM (2005), must
comply with the Flood Controls. Council’s
draft DCP, which is pending Council
endorsement, will also require that other
land at or below the flood planning level
must comply with the Flood Controls.

The Flood Controls define and pertain to
commercial development, sensitive
development, car parking and driveway
access, evacuation, flood warning and
management. The Flood Controls also
specify that an evacuation plan does not
negate requirements for compliance with
planning and building regulations.

Council’s flood engineers have reviewed the
submission and advised that:

e The planning controls in the DCP are
deemed adequate to manage flood
risks in flood affected land, noting that
Council is currently finalising additional
flood studies and that the DCP controls
will be further updated at that time.

e The Draft Powells Creek Flood Study
was recently publicly exhibited for
community consultation, it will be
uploaded to the NSW Flood Data Portal
following endorsement by Council.

e The DCP controls have been updated
to:

0 include references in the controls to
refer to Annual Exceedance
Probability (AEP); and

0 clarify the conversion of ARI to AEP
by including Figure 1.2.1. from
Australian Rainfall and Runoff — A
Guide to Flood Estimation 2019.
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providing sufficient readily accessible
areas above the PMF to cater for
potential occupants, clients and visitors.
Building security and access should
ensure accessibility to habitable areas
within the building above the PMF.

Car parking: Any parking should be above
ground level to facilitate safe and
effective vehicular evacuation and have
pedestrian access to a podium level
above the PMF to increase human safety.
Pedestrian evacuation and shelter in
place are not appropriate primary flood
risk management strategies. The Flood
Assessment for Concord West Precinct
Masterplan should be updated to reflect
this, as well as any future changes to the
DCP.

Provision of publicly accessible space for
the itinerant population in areas
surrounding intensive development:
Provision of publicly accessible space or
access to space above the PMF (with
adequate infrastructure to enable the
physically impaired to access such space)
that is easily accessible 24 hours a day for
seven days a week which is clearly
identified for this purpose with
associated directional signage.

Providing adequate services so people
are less likely to enter floodwaters: This
includes access to ablutions, water,
power and basic first aid equipment.
Consideration must be given to the
availability of on-site systems to provide
for power, water and sewage services for
the likely flood duration of surrounding
areas (which may exceed several hours)
plus a further period to provide
allowance for restoration of external
services.

Addressing secondary risks of fire and
medical emergencies during floods: To
minimise the increased risk of fire and to
reduce both the potential for adverse
outcomes in the case of a medical
emergency and the risks to those who
may aid the patient, Council, DPE, NSW
SES, Ambulance NSW and the relevant
Health Functional area and fire agency
servicing the area, should be consulted to
determine appropriate risk management
strategies during flooding.

Remove the first paragraph on page 43 of
the PRCUTS Flood Risk Assessment.

Removal of the first paragraph on page
43 of the PRCUTS Flood Risk
Assessment is not supported. Council’s
DCP currently prescribes variable
freeboards to tailor the magnitude of
the freeboard to local circumstances.
The Powells Creek Flood Risk
Management Study and Plan will
further analyse several locations for
possible flood mitigation works and
evacuation strategies.
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The submission also requests that the flood
study for the area to be uploaded to the NSW
Flood Data Portal, including the spatial data
associated with the Powells Creek Flood
Study once complete.

Response

13 EG Property
Advisory, on
behalf of
landowners of
Courland Street,
Five Dock — #1 of
4

The submission requests that the properties
at 9-29 Courland Street, Five Dock be rezoned
concurrently with Stage 1 of the Kings Bay
precinct, to support implementation of
PRCUTS and to mitigate adverse impacts that
the properties would otherwise be subject to:

e thesites would become isolated
development sites

e the zone and height transition would
occur at Courland Street rather than at
the rear of the dwellings

o the 2-storey dwellings adjoining 8-storey
buildings

e |oss of privacy, noise, overshadowing

e  being unable to achieve the PRCUTS 1.4:1
FSR as an isolated development site.

The submission requests:

e the properties be rezoned as part of the
Kings Bay precinct and Stage 1 of
PRCUTS, as Courland Street is a natural
break for the precinct, minimising
adverse amenity impacts as a result of
the redevelopment.

e the properties be used as a buffer to the
low-density residential housing on the
eastern side of Courland Street and the
proposed 6-8 Storey Buildings to the
west.

e thenew 1.8:1 FSR to the west be
extended to include the properties.

e relocate the new green space to between
the proposed 8-storey buildings and the
Courland Street properties, to act as a
buffer and transition between the 8-
storey buildings and the buildings on
Courland Street.

Response is provided in the Landowner
Submissions Review and also in Items A and
B above.

Incorporation of the properties at 9-29
Courland Street into Stage 1 of PRCUTS
should not be supported.

This would constitute a departure from the
PRCUTS Implementation Plan and is unlikely
to have sufficient strategic merit to justify
an Out-of-Sequence proposal, given that
the urban form outcome is likely to be
similar regardless of whether the land is
developed in Stage 1 or Stage 2.

Stage 2 of the PRCUTS Masterplan should
investigate the retention of the 1.4:1 FSR
and 17m building height. Where necessary,
alternative planning standards/controls will
be identified to address impacts on adjacent
low density, low scale residential dwellings.
These matters will be the subject of a
separate investigation and exhibition with
landowners and the community.

Relocation of the public green space is not
supported as the proposed 12m setback to
the boundary is considered sufficient to
provide a buffer to the adjoining properties,
and especially noting that PRCUTS
recommends those properties be
redeveloped as part of Stage 2. Further, this
would necessitate reconfiguration of the
park from a town-square configuration to a
linear configuration along the boundary of
the site. This is not supported as the park
would not have the accessibility, visibility or
configuration necessary to activate the
open space.

14 Ethos Urban, on
behalf of the
landowners,
Crown Group

The submission proposes a new urban design
solution for the land at 155-167 Parramatta
Road and 7 Spencer Street, Five Dock, in the
Kings Bay precinct that comprises:

e Anplaza (approx. 2,000sqm) surrounded

by three towers and a low height building
to the north.

Response is provided in the Landowner
Submissions Review and also in Item A
above.

The proposed alternative built form and
layout should be supported with
amendments as per the revised Masterplan.
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e Three zones connected by a Lower
Ground and basement carparks.

e A new central open space partially
elevated and providing a transition
between Parramatta Rd and Spencer St.

e Lower levels engage and integrate to the
DCP masses and public spaces, while the
towers open out towards the bay and
connect to the water.

e  Has provision for a partially underground
supermarket.

The proposal states that it would have the
following benefits:

e Connect the open spaces set-out by the
DCP and integrate the site into the
Spencer St Green Spine.

o Reflect the corners of the surrounding
DCP masses to create a defined urban
edge.

e  Remove/re-position the mass in the
central portion of the scheme to allow
for an urban space.

e Move the built masses to the edges of
the site and connect central urban space
to surrounding roads.

e Non-residential uses on the bottom
levels of Parramatta Rd provide a buffer
to the noise/ visual pollution. Clear
through-site links connecting the site to
all surrounding roads and proposed open
spaces.

e  Provide a variety of urban spaces with
diverse edge conditions and connections
to different roads and open spaces. All
urban spaces are lined and activated by
at-grade non-residential uses.

e Each tower's location responds to
particular urban conditions. The western
tower addresses the new Spencer St
Plaza; the central tower addresses the
new central plaza; the eastern tower
address William St Park.

The revised Master Plan recommends that

the central mid-block building facing
Spencer Street be removed and floor space
redistributed to other towers on the site.
This will improve the amenity of the central
part of the site and activate Spencer Street,
which is envisaged as a pedestrian
boulevard. The central part of the site may
then provide a space that is connected and
contiguous with the street.

Minor changes are also proposed to the
siting and height of each of the towers and
their podiums to minimise overshadowing
of land to the south.

This scenario was tested as part of a
revision to the master plan and achieves the
PRCUTS FSR.

The public through-link access laneway
along the western boundary should not be
removed, as it is required to ensure
adequate building separation, avoid further
overshadowing to adjacent buildings and to
ensure passive surveillance to the public
domain.

The built form testing and revised
Masterplan reduced the quantum of retail
and commercial GFA envisaged on the site
as recommended by Council’s feasibility
assessment.

15

Landowners of
Courland Street,
Five Dock - #2 or
4

The submission raises the following concerns
about the properties at 9-29 Courland Street,
Five Dock, which relate to the location of the
proposed adjoining 8-storey building with a
12m setback will:
e  create extensive overshadowing and
block natural light.
compromise privacy.
e create excessive noise in close proximity
to the properties during construction and
from the subsequent apartments.

Response is provided in Items A and B
above.

Refer also to submission #13 above.
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e devalue the properties.

The submission states that the Courland
Street properties are the only example of
residential property that shares a boundary
with the precinct and notes that the lots on
northern side of Kings Road are 3-storeys on
the boundary, rising to 5-storeys and set back
from existing homes (by 8m).

The submissions requests:

e the properties be rezoned as part of the
Kings Bay precinct and Stage 1 of PRCUTS
to expedite redevelopment of the
properties and avoid otherwise adverse
impacts.

e more open and green space between the
rear boundary of the properties and the
proposed apartments.

e the 8-storeys apartment building be
reduced in height to reduce loss of
natural light, sun and privacy.

16 Individual

The submission raises concern about the
height of the two 80m towers on the corner
of Queens and William St Five Dock (the
tallest in the precinct), especially in relation
to the 17m height limit on the opposite side
of Queens Rd (the shortest in the precinct),
which will cause overshadowing.

The submission recommends that the height
south side of Queens Road be reduced and
north of Queens Road be increased to 32m.

Response is also provided in Item A above.

The reference to building heights of 80m
and 17m in the Masterplan for the Kings
Bay precinct reflect the maximum building
height contained within the PRCUTS
Planning and Design Guidelines.

Despite the maximum building heights
contained within the Planning and Design
Guidelines, the draft Masterplan and the
revised Masterplan modelled building
heights for each amalgamated site to
determine the appropriate heights. This was
based on maximising yield whilst not
creating adverse overshadowing impacts. In
this way, the planning proposal includes a
maximum height of 17.0m for land on the
northern side of Queens Road and a
maximum height of 67.0m and 79.0m for
certain land on the southern side of Queens
Road. These heights are also complemented
by lower buildings that will be viewed as
podiums at street level.

Buildings will only be permitted to be
constructed to the maximum building
height where community infrastructure is
provided.
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of Grocon and
Home

17 Urbis, on behalf

The submission proposes a new urban design

solution for the land at 1-3A Loftus Street and
2-16 Burton Street, Concord, in the Burwood
Precinct that comprises:

e a78m/ 24-storey Build to Rent
residential tower that steps down to 42m
/ 13-storeys.

e 4.5:1 for the Grocon landholding, where
developed for Build to Rent housing

e reduced on-site car parking associated
with the Build to Rent dwellings.

e Relocation of the new park from the
centre to the west of the site. The
submitted concept indicates that the
1,949sgm of the park would be within
the boundary of the site and 327sgm
would be within the boundary of land
controlled by Sydney Metro.

The proposal states that it would have the
following benefits:

e provide the proposed community
infrastructure.

e |ocate the Burton Street Plaza opposite
the heritage-listed church.

e |ocate the Burton Street Plaza closer to
the Metro station entrance, creating
greater precinct permeability and
pedestrian linkages.

e concentrate the residential density away
from the highest density residential
development, increasing building
separation, allowing a lower scale
residential interface with the Burton
Street Plaza, minimising shadow impacts
on the Plaza and reducing residential
impacts.

e treat the Burton Street Plaza as a ‘true’
public space, improving the public
domain.

e improved building articulation and a
consolidated residential building
envelope, which facilitates greater
internal flexibility, ADG compliance,
reinforced street edge and sense of
enclosure.

The submission suggests / requests:

e anFSRof 4.5:1.

e the maximum permissible FSR exclude
below ground floor space related to the
metro station’s pedestrian tunnel access
point and any habitable space associated

Response is provided in the Landowner
Submissions Review and also in Item A, B, F,
G, | and J above.

The relocation of the park should be
supported, but the proposed alternative
building layout and density is not supported
as it is inconsistent with Planning Direction
1.5 for PRCUTS and the built form outcomes
contemplated by the PRCUTS Planning and
Design Guidelines.

The requested increase in FSR from 3.0:1 to
4.5:1 represents a significant increase in
Gross Floor Area contemplated on the site
and will result in a building that has a
significant scale and massing.

The submitted concept is not considered to
create a better outcome than contemplated
by PRCUTS, the planning proposal or draft
Development Control Plan.

The proposed envelope is inconsistent with
the PRCUTS Planning and Design Guide and
does not meet the following requirements:

o The floor plates are not limited to
750sqm GFA and do not resultin a
slender tower form.

e The maximum tower length exceeds 45
metres when applied in conjunction
with the tower floor plate controls.

e The built form departs from the
podium and tower typology with
requirement for upper level setbacks

e The building length exceeds the
maximum of 60 metres.

The submission also provides reduced
setbacks to Loftus Street and Burton Street
in comparison to the draft Development
Control Plan (3.0m instead of 4.5m).

The relocation of the park to the western
side of the site is supported as it will enable
the creation of a more activated public
space, as it will be able to be more closely
aligned with the future Metro entry.

The relocation of the park has resulted in a
minor change to the Infrastructure Strategy
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with the station’s operations below
ground.

e the block configuration / amalgamation
pattern be revised to relocate the Burton
Street Plaza adjacent to the Metro
Station and consolidate the building
envelopes to permit a singular envelope.

e the community infrastructure height of
building maps be revised to reflect
heights that align with the block
configuration proposed in the
submission.

e an additional provision be included
within the Design Excellence clause that
permits minor variations to the
community infrastructure height of
buildings development standard, where a
proposal is the outcome of a design
excellence competition.

e parking rates be revised to allow the
location of some car parking associated
with future residential development in
the precinct and in proximity to the
railway station in order to cater for car
ownership for residents, albeit at a
reduced rate from that informing the
PRCUTS traffic and parking study.

e aSection 7.11 Contributions Plan be
prepared to account for the preferred
location for the Burton Street Plaza.

and draft development controls that will
inform the siting of future buildings on the
land.

The park will be required to be delivered in
accordance with the proposed community
infrastructure requirements outlined in the
planning proposal. In this way, access to
additional Gross Floor Area and Building
Height will only be possible where local
infrastructure is provided.

Build to Rent is a housing typology that does
not require specific intervention by Council,
as it is already available to landowners and
industry under the Housing SEPP, noting
that after 15 years the dwellings can be sold
as market housing. This outcome is
therefore not justification for additional
density/FSR.

Design Excellence is a requirement of
PRCUTS and design competitions will be
required for all future development over
28m or 8 storeys. Sufficient incentive is
provided through an increase in floor space
ratio (from 0.7:1 to 3.0:1) and building
height (8.5m up to 78.0m) to facilitate
development that delivers both community
infrastructure and achieves design
excellence.

The draft DCP has been amended to remove
reference to no parking being provided in
the vicinity of metro stations. Future
residential development will be required to
provide car parking consistent with the
maximum controls outlined in the PRCUTS
Planning and Design Guide. In the case of
Build to Rent housing, car parking will be
required to be provided in accordance with
the SEPP (Housing).

18

Gyde Consulting,
on behalf of the
landowners of
235 Parramatta
Road, Five Dock

The submission relates to the land at 235
Parramatta Road, Five Dock in the Kings Bay
precinct. The submission supports the
proposed incentive building height.

The submission objects to the proposed 1.6:1
incentive FSR.

The submission is seeking the following
changes:

Response is provided in the Landowner
Submissions Review and also in Item A and
C above.

The proposed alternative built form should
be supported.

The land is affected by a “restriction as to
user” that limits the height of building on
part of the site. It is understood that the
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e Increase the 6 storeys to an overall
height of 21m, which is consistent with
the opposite side of Parramatta Road,
with setback and articulation that
maintain a 5-storey street wall along
Parramatta Road. The additional building
height could be a bonus, contingent upon
achieving design excellence.

e Add an additional sixth storey along
Parramatta Road, with a 3m setback to
parramatta Road to minimise additional
overshadowing to Parramatta Road and
future development opposite the Site.

e  Extend the Parramatta Road wall to a nil
setback to the Site’s eastern boundary of
the Site to establish continuous street
wall along Parramatta Road.

e Abandon the 3m DCP setback to the
future Spencer Street and allow
commercial uses to front onto and
activate this new street.

Allow for two (2) levels of commercial uses to

extend between Parramatta Road and Walker

Street. If this is not considered desirable,

greater height should be considered to

enable a feasible FSR to be achieved.

The submission raises the following issues:

e The Masterplan shows two storeys of
commercial, which is not consistent with
the controls sought by the planning
proposal and is an unsatisfactory basis on
which to support a reduction in FSR from
the 2:2:1 recommended under the
PRCUTS.

e The provision of ‘additional public space’
on Parramatta Road by the DCP is not
envisaged under PRCUTS and is
inconsistent with the proposed 5-storey
street wall. It is inappropriate to justify
additional public space via
extinguishment of the current easement.

e The Masterplan and FSR represent an
inequitable and unfeasible
underutilisation of the site. 0.6:1 FSR
bonus to deliver some 1,500sgm of land
dedication, plus an unachievable
additional 450sqm public space along
Parramatta Road, is an unrealistic and
insufficient bonus.

e The modelling underpinning the
proposed controls must be reconsidered
and additional building height allowed to

Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions

Response

intent of the restriction is to retain sight
lines to adjoining properties to the east.

Until such time as the restriction on the
land is no longer needed and ultimately
extinguished, the building envelope and
footprint should not be over the land
affected by the restriction.

The addition of an extra storey is
inconsistent with the surrounding building
heights and would exceed the heights
recommended in PRCUTS. The maximum
17m building height should be maintained
as a standard site control.

The Parramatta Road interface should have
a nil setback (not including the Green Edge
and TfNSW reserve for future bus lane) to
ensure a consistent street-wall with
development to its east.

The proposed reduced setback to nil along
the northern road reserve would impact the
future character of Spencer Street and
disrupt a consistent street wall applied to
other properties. The 3.0m setback along
Spencer Street should be maintained to
ensure a consistent street-wall along the
Road Reserve.

The revised master plan and draft DCP
include a five storey building envelope with
a two storey podium to the rear of the site.
The building envelope, and building
footprint were informed by:

e the maximum height limit in
PRCUTS,

e  consistency with the scale of
development in the immediate
context,

e the requirement for a green edge
setback and the road to the rear of
the lot; and

e the existing easement applying to
the land.

The proposed floor space ratio is an
outcome of the above considerations.
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Response

achieve the 2.2:1 FSR recommended by
PRCUTS.

on behalf of the
landowners of 8-
10 Harris Road,
Five Dock

19 Individual The submission raises concerns about It is acknowledged that construction noise
mitigation of construction traffic and noise, and traffic disruption will affect residents.
especially given many surrounding residents | Future development applications will only
are elderly and the proximity of schools. be approved subject to appropriate

conditions in relation to hours of
The submission requests that a noise construction and management of
mitigation plan be developed in consultation | construction traffic.
with residents that includes:
1. expediting the construction phase Noise complaints can be made to Council to
2. restricting the hours of night work be investigated and appropriate action
3. restricting the movement of heavy taken should breaches occur.
vehicles during the day and night
4. restricting construction trucks using local Land between Gipps Street and Parramatta
streets for parking and as staging areas Road east of Concord Oval is outside of the
PRCUTS Stage 1 Area and is in close
The submission recommends the construction proximity to the Kings Bay Stage 1 Precinct,
of a new road between Gipps Steet and where substantially more development is
Parramatta Road on the east side of Concord anticipated to occur. The suggested new
Oval to assist in alleviating and addressing road is not therefore appropriate.
impacts associated with the construction of
the proposed Burwood Precinct
development.
20 GAT & Associates, | The submission raises the following concerns Response is provided in the Landowner

in relation to land at 8-10 Harris Road, Five
Dock:

e The maximum 28 m height limit under
PRCUTS in the R3 zone was reduced
down to 20 m or 6 storeys for this site.

e Challenges in amalgamating with
adjoining properties, including agreeing
on redevelopment, how this will be
managed, and what role Council will
have.

e Implications of providing minimum
parking on site, in terms of the impact on
on-street parking across the broader
area, and on the commercial value of
new properties within the precinct, while
the Sydney West Metro is not envisaged
to be completed until 2030.

e The restriction which the through-site
link presents to the development yield on
the site, together with the setbacks and
separation requirements under the DCP
and ADG, and the landscape and deep
soil requirements for development in the
R3 zone.

e The additional burden of the increased
sustainability targets placed on
developers and whether these can be
achieved with the current services and
fixtures available in NSW.

Submissions Review and also in Iltem A, B
and F above.

The proposed subdivision of Key Site (Area
34) into two separate Areas should not be
supported.

The amalgamation proposed in the planning
proposal is required to ensure the orderly
development of the land and to manage site
access and parking.

Future development will be required to
amalgamate to obtain access to the
additional floor space ratio and building
height on the land.

Whilst the maximum building height
identified by PRCUTS has not been
achieved, the proposed floor space ratio is
consistent with PRCUTS.

The maximum building height should be
maintained to minimise overshadowing and
ensure continuity of the street wall fronting
Harris Road.

The landscaping controls within the front
setback ensure that the landscaped
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The submitter is also of the view that:

e more discussion needs to be undertaken
with industry to understand the full
implications of the above proposed
changes, particularly in relation to the
decrease in parking within the precinct
and the increased BASIX targets.

e the parking controls and increased
restrictions for local streets (such as clear
ways and cycle ways) should not be
determined until the Parramatta Road
Corridor Traffic and Transport Study has
been completed.

Response

character of the precinct is maintained and

ensure future development contributes to
Council’s urban tree canopy coverage target
of 25% coverage.

The planning proposal is supported by
Council’s PRCUTS Sustainability Strategy.
The Strategy recommended the proposed
increased sustainability measures (BASIX
targets), which are incentivised by a 5%
additional FSR. As the increased measures
are optional, they do not represent an
increased burden on developers.

21 Urbis, on behalf
of Suttons Group

The submission relates to land at 49-53
Parramatta Road, Concord, which is in the
Burwood Precinct, and raises the following
concerns:

e This is a missed opportunity not to
explore greater heights and density given
the site’s very close proximity, and
buildings which don’t have any direct
impact on surrounding residential
properties.

e Metro is within very close walking
proximity and will have a transformation
impact on this Precinct, but the built
form controls were developed many
years ago and need to be re-thought to
accommodate potentially more
residential and employment
opportunities in the short-medium term.

e There needs to be appropriate incentives
to undertake a competitive design
process and, similar to other Councils.
10-15% floor space and height bonus is
recommended to allow for innovative
design, flexibility for potentially taller and
more slender buildings and means to off-
set the high costs for running a
competition.

e Buildings of 11 storeys (envisaged on the
site) and that are proximate to high road
noise require innovation and flexibility to
create high quality design outcomes and
positive responses to the ADG.

The submission encourages the following
changes to the draft DCP:

e Inherent flexibility to allow buildings to
respond better to their immediate
context, as opposed to “buildings must
have a street wall/podium”.

Response is provided in the Landowner
Submissions review and also in Item A, E
and | above.

The proposed changes to the built form
should not be supported.

The proposed maximum building height and
floor space ratio (building envelope) was
informed by overshadowing impacts to the
land to the south.

The proposed Active Street Frontages
should be maintained. A requirement that
Active Frontages have a commercial floor
space of at least 10m has been included as a
control in the draft DCP.

Deep soil and landscaping controls should
be maintained to ensure future
development contributes towards Council’s
urban tree canopy target.

The bonus height and FSR available to
developers is deemed to constitute an
appropriate incentive for delivering
community infrastructure as per the
PRCUTS Infrastructure Strategy, and
associated with achieving higher BASIX
targets. . Achieving design quality is a
requirement of PRCUTS and competitive
design processes are becoming an industry
norm and therefore does not warrant
bonuses

The Masterplan has estimated the number
of jobs that are required to be facilitated
under PRCUTS. To achieve the required pro-
rata jobs (split with adjoining councils) it is
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Response

e Allow for active street frontages with

sleeved car parking as opposed to being
mandated across the entire ground
plane.

e Deep commercial floor plates at the
ground floor and/or in a podium
arrangement are unlikely to be taken up
by the market. A deep floor plate, with a
more slender residential tower, makes it
very difficult to achieve the permitted
FSR in the height plane. There is a need
for more flexibility with height and FSR
outcomes where there is different
ground and podium arrangements.

e Given the relatively built up nature of
Parramatta Road, encourage generous
planters to sufficient depths as opposed
to mandating onerous deep soil
requirements.

e To allow for creative ways to manage
road noise and natural ventilation on a
busy road, exclude ‘enclosed
wintergardens’ as gross floor area. This
would discourage the use of mechanical
ventilation and encourage natural
ventilation in innovative manners.

necessary that retail in the B4 zone be
extended across the full ground floor.
Detailed floor layouts and planning will
occur at DA stage.

The draft DCP permits at-grade parking
sleeved with other uses in circumstances
where at-grade parking is unavoidable. It is
recommended that the control be refined
to clarify that ‘unavoidable’ refers to
circumstances where underground parking
is not possible due to proximity to the
Metro tunnel.

The Canada Bay LEP and DCP include
controls to protect building users from
negative impacts (noise, air quality,
vibration) from Parramatta Road. The
controls are necessary and sufficient to
ensure amenity protection for residents
whilst also providing flexibility.

The Standard Instrument LEP definition of
Gross Floor Area will continue to apply to
future buildings in the corridor.

Studio, on behalf
of the
landowners, Toga

controls do not reflect the significant
infrastructure opportunity delivered by Metro
West and Westconnex.

The submission proposes an alternate

scheme for the land at 51-73 parramatta

Road and 31A-43 Queens Road, Five Dock, in

the Kings Bay precinct that comprises:

e FSRof3.15:1-3.46:1, which has been
calculated based on inclusion of the

22 Landowners of 9- | Refer to submission number 15 above Response is also provided in Items A and B
29 Courland above.
Street, Five Dock -
#3of4and Refer also to submission #13 above.
duplicate of #2
23 Individual The submission requests that 7 Courland Response is also provided in Items A and B
Avenue, Five Dock and the other B6 zoned above.
properties along Courland street be included
in Stage 1 of PRCUTS and be zoned R3, similar | potar also to submission #13 above.
to the adjacent Stage 1 land, to avoid
fragmentation of Courland Street from the
remainder of the precinct.
24 Landowners of 9- | Refer to submission number 15 above Response is also provided in Items A and B
29 Courland above.
Street, Five Dock -
#4 of 4 and Refer also to submission #13 above.
duplicate of #2
25 | The Planning The submission states that the proposed Response is provided in the Landowner

Submissions Review and also in Items A, B
and E above.

The two alternative proposed layouts
should not be supported.

The changes represent an abandonment of
PRCUTS and are contrary to Planning
Direction 1.5 and the Canada Bay Local
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properties along Courland Street (9-29

Courland Street). This would improve
solar compliance for those dwellings,
create greater open space, and improve
permeability and block planning.

e Building heights of up to 14-18 storeys on
the western side and 4-storeys along the
Courland Street frontage.

e Commercial, light industrial and retail
uses, in addition to the envisioned
residential, with potential for 3-4 storeys
of commercial uses on Parramatta Road,
along with 1-2 storey light industrial and
retail uses.

e The community infrastructure sought as
part of the draft LEP and DCP controls,
including a new public park, through-site
links and footpath and public domain
upgrades. Also contributions towards the
Hen and Chicken Bay Foreshore Walk.

Strategic Planning Statement. The proposed

density is double that contemplated by
PRCUTS and the planning proposal. This
equates up to 84,174sqm of additional
Gross Floor Area.

The proposed heights, FSR and building
layout in both schemes would produce
unacceptable urban design outcomes and
amenity impacts on the surrounding area.
They would lead to additional
overshadowing and are not consistent with
PRCUTS or the desired future character of
the precinct.

The proposed lower four-storey built form
towards Courland Street should be
supported and the Gross Floor Area
redistributed elsewhere on the site. The
slight increase in height arising from the
redistribution of Gross Floor Area will not
lead to unreasonable overshadowing
impacts.

The proposed public open space indicated
in the proposal is located internally within
the site and does not have a frontage to a
public road. Provision of public open space
on this site is a requirement under PRCUTS
and it is important that any proposed park
be physically and visually accessible to
ensure activation of this space.

The quantum of commercial gross floor area
is also likely to shift activity away from the
precinct’s town centre on Spencer Street
and the existing commercial centre of Five
Dock. This could detrimentally impact the
viability of those centres.

26 Ethos Urban, on
behalf of the
landowners,
Anglican Church
Property Trust,
owners of St
Luke’s Anglican
Church

This submission relates to land at 19 Burton
Street, Concord, in the Burwood Precinct. The
site is heritage listed in the LEP as Item 40 - St
Luke’s Anglican Church and grounds.

The submission raises concerns that the
proposal may inhibit the site's redevelopment
potential, by locating the Plaza immediately
to the south of the site.

The landowners intend to develop the site in
the future to deliver a new multi-purpose hall
and other land uses in the north-western part
of the site, when it is considered as part of
Stage 2. The local heritage listed item only

Response is also provided in the Landowner
Submissions review.

The concerns in the submission are noted
and will be further investigated as part of
PRCUTS Stage 2. Similarly, built form
changes sought for the subject site will be
further investigated during the
development of the PRCUTS Stage 2
Masterplan and planning proposal.

The relocation of Burton Street Plaza to the
western end of key Site 10 is supported for
reasons outlined for submission #17 above.
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occupies a small part of the site and does not

preclude redevelopment of the site in the
future.

The current plaza location has the potential
to either result in it being in a suboptimal
location for solar access when the land to the
north is redeveloped, or it could prevent a
community focused development from
occurring.

27 Individual The submission raises concerns about: Response is also provided in Item E and F

e The level of developmental uplift in the above.
Burwood and Kings Bay precincts which
will worsen traffic and congestion in local | The PRCUTS requires that 11,110 jobs be
streets without adequate infrastructure, | created across all three precincts by 2031
especially at the George Street and and 21,143 by 2050 to support the
through the Pomeroy Street intersection. | increased population. Whilst this
Congestion is worsening and makes for requirement is to be shared between
poor access and deterioration in air Canada Bay, Burwood, Strathfield and Inner
quality is particularly bad. West Councils, the Canada Bay PRCUTS

e Trains are not going to resolve the issue | Masterplan has estimated the number of
as existing trains are at capacity and jobs to be delivered commensurate with the
Metro is a ‘pipedream’. percentage of mixed use land in the Canada

e  Mixed use commercial / retail spaces will | Bay LGA portion of PRCUTS. Council
duplicate those already available in anticipates that the market will determine
Burwood and Five Dock and there is the best types of retail and commercial
potential for ground floor commercial / tenancies for these locations and that the
retail spaces to be largely untenanted residential uplift will drive demand for
and empty for long periods. locally appropriate land uses.

e There is continued uncertainty for the
properties west of King Street, Concord The planning proposal is seeking to defer
West in the Homebush North precinct land in the Homebush North Precinct that
that are deferred from the planning has been identified as flood affected by the
proposal (due to identified flooding Draft Concord West Flood Study. Council is
impacts). The submitter / landowner currently finalising the Powells Creek Flood
notes that the land has not experienced Study to better define, and provide greater
flooding in over 41 years, although certainty about, flood risks and flood
flooding has occurred at properties north management for the Concord West area.
of 30 King Street and at 202 George Future planning controls for the deferred
Street and 2 Station Avenue, Concord area and will be considered following the
West. adoption of the Powells Creek Flood Study.

28 Individual The submission raises concern that the Response is provided in [tem B above.

amalgamation pattern for Areas 21, 22 and
23, north of Kings Road in the Kings Bay
precinct, is not feasible due to the various
homes and co mplexes being of different age
or condition - strata lots are only 10-15 years
old.

The submission recommends there be some
flexibility to allow the retention of newer
developments that are not yet feasible to
redevelop, while maintaining appropriate
controls to ensure that ageing single
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detached dwellings are not left isolated or
surrounded by development on all sides. It is
specifically recommended that 112 King
Street be reallocated from Area 21 to Area
22.

29 Individual The submission raises the following concerns: | Response is provided in Item A, F and H

o the height of the towers in the Burwood | above.
precinct, particularly the ones opposite
St Mary's Primary School and along
Burton Street opposite heritage
properties such as St Lukes Church and
Lansdowne House. Due to the elevated
topography, their prominence will not be
in keeping with the local character. There
needs to be more of a step down to
existing low density areas. Concord is
very much a suburb of the early 1900-
1920s and the heritage aspects need to
be considered as that is what makes
Concord unique.

e No solution is proposed for the higher
traffic volumes generated by the higher
density living and commercial
development.

30 Individual The submission raises concerns about traffic Response is provided in Item F above.
and parking in the Burwood Precinct,
especially at the Broughton- Burton and
Burwood-Burton Roads intersection.

The submission recommends that the
surrounding areas have time limited street
parking for non-residents, enforced more by
rangers, particularly during school drop offs.

31 Landowners of The submission relates to land at the ‘Kings Response is also provided in Item D, E, F, H
‘Kings Bay Estate’, | Bay Estate’, 11-27 Harris Road, Five Dock, and | above.
Five Dock which is in the Kings Bay precinct, and raises
the following concerns: The Masterplan responds to the sensitive
e The proposal is at odds with the interface at the precinct boundary in a way
objectives of the EP&A Act 1979, which transitions the future development
metropolitan planning frameworks, with lower-scale and single dwellings.

Department of Planning open space
guidelines and widely used urban design

ol The proposal is consistent with the PRCUTS
principles.

> ] and Section 9.1 Ministerial Direction 1.5 for
®  The density and scale may impact onthe | prcyTS, with some minor amendments and

valued area character, residential embellishment to improve urban design
amenity (visual, wind, shadow, privacy). outcomes.

Heights and scales differ to surrounding
housing and will be imposing.

e The proposed densities will impact on
already problematic local traffic and
parking, and would be better placed
where there is rapid mass rail transport
and multi-options, beyond just bus,

The Concord Oval/Burwood North Metro
station is within the Burwood Precinct.
Homebush North precinct is adjacent to the
existing Concord West train station and will
be approximately 1.3km from the
Strathfield Metro station. Kings Bay is
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walking and cycling. Efficient public

transport services, traffic management,
open space and scale transitions should
be key components of a liveable and
sustainable plan.

Transport and road improvements are
inadequate and many are yet to be
‘investigated’, which is inadequate given
the proposed density and should be
planned in advance. Detailed traffic
planning is recommended.

William Street is a busy, narrow and
curved road, with difficult sight lines. It is
earmarked as a ‘major’ road, which
would require considerable widening and
safety upgrading, which is not detailed.
The reporting does not provide detail in
terms of open space needs for the
population.

The report does not appropriately
describe the current character of the
area, as a mix of low and medium density
residential, heritage and industrial uses.
The planned loss of employment land
requires justification to address
ministerial directions and the
metropolitan plan. The report does not
address the loss of industrial and light
industrial lands and the impact on
businesses which service the local area
and region (such as car servicing). The
proposed commercial zones will be for
different uses.

The loss of industrial land and
streetscape will drastically change the
unique area character and does not take
account of or respect the historical fabric
of Five Dock.

Insufficient consideration is given to
Rosebank College as a heritage item and
the plan does not fairly consider scale,
streetscape or student amenity impacts
on the college.

The plan does not reflect an appropriate
village/centre hierarchy. The Kings Bay
area is predominantly low density. The
height and densities proposed are not
considered appropriate for Kings Bay and
should be reduced.

The proposal falls short of general
planning and urban design principles
(such as in A Plan for Growing Sydney and
the ADG) for density, landscaping, social
aspects, infrastructure provision and
context, undermining the strategy vision

approximately 1.1km equidistant from
Concord Oval/Burwood North and Five Dock
Metro stations.

The Parramatta Road Corridor Traffic and
Transport Study (2022), prepared by Bitzios
Consulting, has investigated traffic volumes
associated with the planned uplift and the
PRCUTS Public Domain Plan has investigated
appropriate roadway and public domain
widths. TFNSW was consulted on the
planning proposal, the Traffic Study and the
Public Domain Plan. The detailed road
design will occur when development
applications are prepared.

The planning proposal is not consistent with
the Ministerial Direction 7.1 Business and
Industrial Zones, as it seeks to rezone
existing industrial land to other uses
(residential and mixed-use). However, the
inconsistency is justified as it is consistent
with Direction 1.5, which requires planning
proposals within the Parramatta Road
Corridor to deliver the PRCUTS, which is
approved by the Secretary of the
Department of Planning and Environment.

The planning proposal was also, at the time
of the Gateway approval, consistent with
the previous Ministerial Direction 7.3 and
the Greater Sydney Region Plan and the
Eastern City District Plan. Whilst Objective
23 of the Greater Sydney Region Plan is to
plan, retain and manage industrial and
urban services land, the Plans state that
“the land subject of this [Parramatta Road]
Corridor Strategy is not subject to the
industrial land strategies and actions of the
Plan.”

The PRCUTS Masterplan has acknowledged
that Rosebank College is a significant land
holding within the precinct, having three
street frontages, that it is heritage listed
and contributes to the character and
community life in the precinct. The Kings
Bay precinct vision in the PRCUTS and the
Masterplan is to gradually decrease the
scale of development towards adjacent
residential areas and Rosebank College.

Points raised in submissions to
UrbanGrowth in 2014 were superseded by
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and likely resulting in unsustainable and

unsightly redevelopment.

e Points made during the 2014 Kings Bay
consultation do not seem to have been
considered.

The submission requests that the Kings Bay
precinct plan be reviewed to address the
above concerns.

the subsequent release of PRCUTS and,
most recently, this exhibition of Council’s
PRCUTS planning proposal that, in
implementing the PRCUTS, addresses urban
design, public domain and infrastructure in
much finer detail.

32 BayBug - Canada
Bay Bicycle Users
Group

The submission requests a plain English
summary.

The submission also raises concern about a
lack of:

e adequate public transport to support the
future population.

e an easy way to cross or go under
Parramatta Road.

e linear, efficient, separated cycleways

e setbacks to all development to
accommodate separated cycling.

Response is provided in Item E and G above.

The planning proposal is implementing the
PRCUTS Public Domain Plan, which has been
developed to deliver the PRCUTS public
domain infrastructure, including a network
of new cycleways. There are proposed:

e separated cycleways on George, Street,
King Street and Victoria Avenue in the
Homebush North Precinct;

e shared paths along Parramatta Road,
Burton Street, Broughton Street and
Loftus Street in the Burwood Precinct;

e separated cycleways on William Street
and Queens Road, and shared paths on
Parramatta Road, Regatta Road and
Kings Road in the Kings Bay Precinct.

33 Landowners of 50
Burton Street,
Concord

The submission raises the following concerns:

e The proposed redevelopment may not be
viable for many sites, as the proposed
amalgamation plans include a large
number of owners and due to cost of
design excellence competitions,
affordable housing contributions, state
and local infrastructure contributions and
Basix targets.

e An opportunity may be lost if densities
for sites within 400m of a metro station
are not increased in line with the 6:1 FSR
typically proposed at other precincts (St
Leonards, Crows Nest, Chatswood). This
would also serve to protect the lower
density areas and maintain their desired
character. It is also efficient to increase
these densities now as Metro will likely
review them.

e Adesign competition for buildings above
28 m adds significant time and cost.

The submission recommends that:

e  Feasibility testing be undertaken for key
sites to determine they can be viably
redeveloped.

Response is provided in Item A, C, B, E, H
and | above.
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A mechanism be made available to allow
for some site amalgamation flexibility,
such as minimum site areas that achieve
incentive FSRs but avoid site isolation.
Council considers increasing densities, or
add mechanisms to allow additional
height and density through Clause 4.6 for
sites in close proximity to the Metro
station.

Bonus FSR of 10-15% should be provided
for all projects undertaking a design
competition, or offer the option of a
design review panel or alternative design
process to reduce time, resources and
costs.

34

Individual

The

submission raises concerns that relate to

the Homebush North precinct:

7 Concord Avenue is not suitable for
residential development due to flooding
issues. The rear of 40 King Street,
Concord West, including structures, has
always flooded and any new
development between there and the
Homebush Bay Drive drains is likely to
increase flooding irrespective of the
system used, as all of this area is required
to drain the rainwater. Flooding is also
being exacerbated by climate change.
Parking and traffic have increased in
George and King Streets and Victoria
Avenue (West) as medium density has
increased and, whilst there is a need for
infrastructure (eg. a high school), the
roads / public transport cannot
accommodate more traffic/passengers.
The planning proposal and studies have
not addressed, or adequately addressed:
0 overcrowding on the Northern Line
trains.

0 the process and timeline for
landowners to transition their
properties to medium density.

0 potential for State Government to
purchase flood ways and flood prone
land to use for drainage and other
suitable purposes.

O negotiations with prospective
developers.

O the views of the first nations people of
the area.

0 the community’s strong expectation
that new housing and density should
be comparable with the character of
existing neighbourhoods.

Response is also provided in Item F, H, and J
above.

Land that is most significantly affected by
flooding in Concord West was excluded
from the Planning Proposal, including 7
Concord Avenue, where the current IN1
Industrial Zone will be retained. Council is
currently finalising the Powells Creek Flood
Study to better define, and provide greater
certainty about, flood risks and flood
management for the Concord West and
Homebush North area. The Study will
inform future redevelopment of the area.

Future planning proposals that relate to
flood affected land will be referred to
Council’s flood engineers for advice and to
inform the assessment. Flood impacts
(including in relation to climate change),
mitigation measures and planning matters
will all be considered in the assessment.

Council’s flood engineers have advised that
the latest data and guidelines, and best
practice protocols and methodologies, are
employed in the development of flood
studies within the LGA.

The overcrowding of the Northern Line has
been acknowledged in the retention of
detached housing and creation of new low-
density housing (terraces and townhouses).
In 2019/2020 TfNSW provided additional
train services during peak hours along the
Northern line. TINSW continues to work on
transport options for this region, including
new infrastructure and improving efficiency
of existing modes. Council is committed to
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0 History of flooding in the precinct,
including all the low lying roads, the
tunnel and the western part of Victoria
Avenue

e Whilst current footpaths are too narrow,
larger landscaped front yards and
without garages create more social
interaction than wide footpaths.

The submission recommends that:

e 7 Concord Avenue be temporarily
retained as General Industrial zone and
the Council consider permanent uses as
drainage, parkland or communal
allotments.

e There be more recognition of the
emotional, mental and physical effects of
on residents from flooding impacts

e There be more consideration of the views
of climate change experts.

e The Powells Creek Flood Study include
more up to date scales/guides to inform
the engineering calculations, as Current
Flood/Risk Management Plans, Probable
Maximum Flood, the AEPs etc... are now
underestimations (according to recent
newspaper articles).

supporting and advocating to the State
Government on these improvements.

35

Ethos Urban, on
behalf of the
landowner, Muir
Burnside Group

The submission relates to land at 255-271
Parramatta Road, Five Dock, which is in Stage
2 of the Kings Bay precinct, and proposes that
the proposed density (in PRCUTS Stage 2) of
the subject land be greatly increased as the
site:

e isin proximity to multiple open spaces
and within walking distance of the
foreshore.

e is 6-minute’s walk to the ‘Indicative Zone’
for the Concord Oval/Burwood North
Metro.

e offers the opportunity for density
increases prior to the opening of Sydney
West Metro.

e offers the opportunity for site
amalgamation to form a larger
contiguous site.

e offers the opportunity to adopt a number
of the urban design principles included in
the Stage 1 for the public domain, fine
grain design, road widths, amalgamation
patterns, minimising the impact of
parking, pedestrian connectivity, and
residential amenity.

e  offers the opportunity to extend the
Stage 1 Future Road, as a ‘shared’

Response is also provided in Item A, B, E
and J above.

Matters and requests raised in the
submission will be explored as part of the
Stage 2 Kings Bay Masterplan, including
maximum heights and FSRs.

It is unlikely buildings with a scale of 25
storeys would be supported given the
departure from PRCUTS and the built form
response proposed for the immediate
context. The proposed towers are
inconsistent with the precinct planning
approach for the Kings Bay precinct, with
other proposed envelopes of a similar
height being off-set from Parramatta Road.

The proposed Green Edge to Parramatta
Road reduces potential overshadowing of
residential properties located on the
southern side of Parramatta Road, which
the submission does not comply with.

The suggested amalgamation of lots and the
extension of Spencer Street westwards
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Summary of submission

pedestrian and vehicle space, improving

the fine grain nature of the precinct and
enabling pedestrian movement through
the precinct to areas of open space, and
safe passage of students from the Lucas
Gardens School to Concord Oval, away

from the busy and hostile Queens Road.

through to Taylor Street appear to have
merit, although its suitability is likely to be
as a share way rather than as a road
reserve.

on behalf of the
landowner,
George Concord
Pty Ltd

George Street, Concord West, which is in the
Homebush North precinct, and raises the
following concerns:

e The landowner-initiated planning
proposal for the subject site
(PP2018/0001) should not be withdrawn
as, if Council’s PRCUTS planning proposal
is further delayed by issues that are not
relevant to the subject site, planning for
the site will be even further delayed.

e The height of buildings map does not
reflect the building height boundaries
being sought in the planning proposal for
the subject site (PP2018/0001 - DPE Ref
PP-2021-6169), resulting in unnecessarily
constraining the site.

36 Individual The submission raises concerns about traffic Response is provided in Item F above.
and congestion in the Kings Bay area
37 Individual The submission objects to the rezoning and Response is provided in Item D, F and H
proposed changes to the Spencer Street area | above.
as it will significantly change the character of
Canada Bay, making it like Mascot or Zetland. Changes proposed to Spencer Street area,
and other areas of PRCUTS, are set out in
The submission raises concerns about: the NSW Government’s PRCUTS in 2016.
e Traffic on Regatta, Queens and Lyons Council is obliged to implement the PRCUTS
Roads, especially given the lack of off- under Section 9.1 Ministerial Direction 1.5.
street park for residents in Regatta Road,
which will spoil the amenity of the area. | The Parramatta Road Corridor Traffic and
e The rezoning and massive change to the | Transport Study (2022) recommends
area along Spencer St, especially given prioritising Regatta Road over Walker Street
their distance to a Metro Station and in the creation of an upgraded through-
impacts from noise and overshadowing. | road. Council will continue to monitor traffic
e Ensuring an adequate ratio of green volumes and speed and consider traffic
space to concrete to prevent calming interventions in the future, should
overheating, retention of existing trees it be necessary.
on Queens Rd in Charles Heath Reserve
and the surrounding the golf course, and
consideration of wildlife corridors
between the golf course and Queen
Elizabeth park in concord.
The submission also recommends closing the
Queens Rd end of Regatta Road, or
constructing traffic calming barriers.
38 Gyde Consulting, | The submission relates to land at 176-184 The boundary of the 02 / R2 maximum

building heights will be amended to align
with those of PP2018/0001.

At the meeting of 19 April 2022, Council
resolved to not withdraw the landowner-
initiated planning proposal for 176-184
George Street, Concord West
(PP2019/0001).

However, on 18 August 2022, the DPE
determined that the planning proposal
should not proceed as it seeks to achieve
the same outcome for the site as the
subject planning proposal.
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e There has been no consideration for
further developmental uplift since the
2014 Masterplan, despite a raft of
planning investigations that have
occurred and the increased public benefit
and special infrastructure contributions
that the subject will be required to
provide, resulting in an incremental
erosion of the overall feasibility of
developing the site.

The submission requests that Council
withdraw the landowner-initiated planning
proposal for the subject site (PP2018/0001)
from the DPE Gateway Portal and hold it in
abeyance pending the outcome of the
exhibition to Council’s PRCUTS planning
proposal. This will allow the opportunity to
keep the two planning proposals separate, in
case the multitude of issues that are being
dealt with in the PRCUTS planning proposal
take longer to resolve than expected.

The submission further requests a review of
the envelope underpinning the proposed
controls with a view to increasing height and
density to ensure that the additional public
benefits envisaged since the proposed
controls were conceived in 2014 can feasibly
be delivered.

Council has taken a consistent approach to

implementing PRCUTS, which Ministerial
Direction 1.5 requires Council to implement.
Refinements are proposed that are justified
by Council’s comprehensive evidence-based
studies.

The planning proposal seeks to rezone the
land from IN1 General Industrial to R3
Medium Density Residential, accompanied
by an increase in Floor Space Ratio and
Building Height on the land. The proposed
building envelope is consistent with PRCUTS
and it is recommended that it remain
unchanged.

39

Individual

The submission duplicates and supports
submission number 34.

Response is provided in Item F, H, and J
above and response to Submission 34
above.

40

Gyde Consulting,
on behalf of the
landowners of
129-153
Parramatta Road
and 53-75
Queens, Road
Five Dock

The submission relates to land at 129-153
Parramatta Road and 53-75 Queens, Road
Five Dock, which is in the Kings Bay precinct,
and raises the following concerns:

e The indicative building envelope and
design testing on which the proposed
development controls are based is
inconsistent with the intended outcome
sought by the controls.

e The reduced building height is
inconsistent with the PRCUTS Ministerial
Direction, as it falls short of the proposed
3.0:1 FSR. This will render redevelopment
of the site unviable and unable to fund
the additional public infrastructure
required to enable access to the
incentive height and FSR allowances, thus
undermining the purpose of the
incentives to deliver the community
infrastructure.

Response is provided in the Landowner
Submissions review and also in ltem A and C
above.

Both alternative schemes propose excessive
heights and would result in adverse
overshadowing of the surrounding area,
especially of the south side of Parramatta
Road and Rosebank College.

The Masterplan undertook built form
modelling based on maxing out the PRCUTS
3.0:1 FSR for the subject site. The maximum
building height was determined by
achieving the maximum FSR, SEPP 65
compliance and adequate solar access,
especially to Rosebank College and the
south side of Parramatta Road.

The proposed zoning of the land will require
the ground floor to be used for non-
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The retail and commercial space of the
scale identified in the controls will be
functionally and financially unviable due
to a number of functional deficiencies,
including the inability to accommodate a
full-line supermarket and the unviability
of the proposed Level 1 commerecial
floorplate and the proposed Level 1 retail
component.

The submission requests that the following
amendments be made:

reinstate the maximum building heights
of up to 80m, as outlined in the PRCUTS
and to be consistent with Ministerial
Direction 1.5, to realistically achieve the
proposed FSR of 3.0:1.

the proposed extension of Spencer Street
should be conceived of as either a
publicly accessible but privately owned
road, or a public road with a private
stratum underneath, to achieve the
delivery of a retail offering consistent
with a functional neighbourhood centre.
Or, alternatively, if Council prioritises the
street layout and its public dedication as
outlined in the proposed controls, accept
a reduced retail quantum on the site and
amend the building heights (to 80m).

The submission proposes an alternative urban
design solution for the land that includes:

3.01:1 FSR

80m maximum building height, with
towers on Queens Road ranging from 12-
storeys to 18-storeys and towers on
Parramatta Road ranging from 12-storeys
to 23-storeys.

Provision of the public open space on
William Street.

A gradient to Spencer Street of 1in 12
west-to-east to provide sufficient
clearance underneath that a retail level
can continue internally underneath the
street while remaining above the flood
planning level. While this is not
considered accessible, gradients on
streets are often steeper than ramps
within buildings. The street provides
access to limited residential lobbies
above.

A north-south fully internal through-site
link below the raised street and through

residential purposes (i.e. entries, retail, light

industrial and commercial uses). Feasibility
testing demonstrated that the FSR, in
conjunction with the commercial
development, required infrastructure,
affordable housing etc. is viable.

The proposed Option 4 is not supported as
it would create an isolated and segregated
enclosed retail 'mall', which would be
isolated from the main pedestrian heart of
the Kings Bay Precinct and break the
continuous retail experience intended for
the whole length of Spencer Street, which is
a priority for the precinct to create the
desired future character.

The raised roadway proposed in Option 4
may also be required to accommodate
school drop-offs and pick-ups and the
movement of school buses. Raising the
level of the roadway would impact on the
easy and safe interaction and movement of
traffic (including buses) and pedestrians
(including students).

The building layout and street/laneway
pattern in the Masterplan (and Public
Domain Plan and DCP) should be followed
to ensure that the public domain is
consistent with the desired future
character, integral with the rest of Spencer
Street, safe and efficient movement of
pedestrians and vehicles (including possible
school buses), and urban design outcomes
that minimise overshadowing, especially of
Rosebank College and the south side of
Parramatta Road.

The revised master plan is considered to
strike the right balance between facilitating
the permitted density contemplated by
PRCUTS and minimising impacts on the
surrounding locality

Council is not considering departure from
the proposed car parking controls and is
seeking to include them in the LEP The rates
are consistent with the car parking rates in
PRCUTS.
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the retail centre, lined on two sides by
internal specialty retail.

e 450 car spaces to meet the demand of
the retail uses, likely in a basement level
extending across the whole site.

e Positioning retail boxes underneath the
street allow all major and mini-major
facades to be either underground or
sleeved with active uses.

41

Ethos Urban, on
behalf of Taylor

The submission proposes a new planning

outcome for the land at 2-12 Spencer Street
and 79-81 Queens Road, Five Dock, which is
in the Kings Bay precinct, that would deliver:

e The 8m William Street linear public open
space and the 3m public domain
enhancement to Spencer Street and
Queens Road.

e Approximately 100 dwellingsin 1 x5
storey and 1 x 20 storey building with an
approximate total FSR of 3.0:1.

e Shared basement parking accessed from
Queens Road with flexibility to provide
future basement access to 10-12 Spencer
Street.

e A party wall to 10-12 Spencer Street to
enable future development to occur in
accordance with the urban vision for
King’s Bay up to an approximate FSR of
2.5:1 and 5 storeys.

e Development of the subject site as soon
as practical after gazettal of the LEP.

e The ability for 10-12 Spencer Street to
redevelop on its own in accordance with
the draft DCP built form vision for a 5-
storey podium building fronting Spencer
Street.

The submission is in response to concerns
that placing a minimum site area requirement
in the LEP that forces negotiation with an
adjoining owner to facilitate a shared podium
with no certainty of outcome, places the
delivery of the development and the planned
community infrastructure in peril. The
submission states that the owner is unwilling
to negotiate or enter a joint venture to
develop the land. It is Taylor’s understanding
that the owner of 10-12 Spencer Street has no
desire, in the short, medium, or long term, to
sell or develop 10-12 Spencer Street in the
manner envisioned by the Planning Proposal,
the draft DCP or the PRCUTS and has not
engaged with the planning process to date in
any meaningful way.

Response is provided the Landowner
Submissions Review and also in Item A and
B above.

The proposed subdivision of Key Site 17
should not be supported due to potential
adverse impacts arising from the need to
adhere to the ADG and the BCA.

These requirements will lead to poor design
outcomes (extremely narrow floor plate)
and potential undesirable visual impacts
(blank fagade on the western boundary).

Also, the PRCUTS FSRs cannot be achieved
for both Areas. Whilst the 3.0:1 FSR is
achieveable for 2-8 Spencer Street and 79-
81 Queens Road, subdividing the Area
would result in a 2.5:1 FSR on 10-12 Spencer
Street. It is important for both sites to share
in the uplift in floor space and building
height afforded by PRCUTS and the planning
proposal through the application of
applicable development standards and
controls.

It is important that future development on
the Key Site is able to achieve the required
setbacks at ground level on William Street
and upper level setbacks above podiums
fronting William Street. Splitting the site
into two development lots will require an
additional tower setback to the west. This
setback would need to be at least 3.0m to
avoid the need to provide an alternative
solution under the BCA. The resultant
tower footprint would be significantly
compromised. Moving the tower to the
north of the site is also not supported due
to the requirement for lower level buildings
to front Queens Road.
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The submission seeks the following changes:

e Amend Area 17 to exclude the land at 10-

12 Spencer Street, Five Dock.

e Add a site specific LEP sub clause in the
LEP Table 2 of Minimum Site Area and
Minimum Infrastructure that permits
development on the subject site with
consent to achieve a height of 67m and
FSR of 3.0:1 if the required community
infrastructure is delivered.

e Amend the Building Envelopes Plan in the

draft Kings Bay DCP to locate the future
20-storey tower entirely on the subject
site.

42

EPA

The Agency states that the masterplans,
strategies, LEPs and DCPs all contain the
necessary information to ensure that stage 1
of PRCUTS is delivered effectively.

The Agency further encourages the state and
local councils involved to include current and
future guidelines and policy documents
relating to design excellence for residential
and mixed-use buildings as the project
progresses, particularly noting where the
project intersects with Metro rail
developments and protections for residential
development from noise and vibration.

Response is provided in Item E and | above.

43

TFNSW

The Agency raises concerns that the
Parramatta Road Corridor Traffic and
Transport Study (2022), prepared by Bitzios
Consulting, provided in support of the
planning proposal has not
investigated/proposed certain interventions
for the state road network that are required
by PRCUTS. The submission states that a new
westbound right turn lane from Parramatta
Road into Walker Street, listed in the PRCUTS
Infrastructure Schedule, would require
opening of the existing full road closure on
Walker Street and necessitate
acquisition/dedication of adjoining land to
accommodate compliant swept paths of
turning traffic. The Agency suggests that
either:

e some of the 6m wide area earmarked for
public domain enhancement along
Parramatta Road be utilised to
accommodate the above intersection, or

e the additional land necessary for the
road widening be proposed as SP2

Infrastructure zone, in addition to the 6m

wide public domain enhancement area.

Response is provided in the Landowner
Submissions review and also in Item G
above.

The wider road reserve requested by TFNSW
should be supported to facilitate the
Agency’s plans for a dedicated bus lane
along Parramatta Road and that the
amendments to the built form
recommended in the revised Masterplan be
implemented.

Also that the advice of Council’s traffic
engineers be noted, that Walker Street not
be opened to through-traffic and that
north-south through-traffic be directed
along Regatta Road instead.

TfNSW confirmed in a letter of 12 May 2022
that the request for the potential for land to
be set aside for any future road reserve to
be included in 6m green edge setback in the
Draft Planning Proposal, is to provide
opportunities for future public transport
and/or active transport enhancements
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The submission advises that the Agency is
investigating potential transport options for
the Parramatta Road corridor in line with the
broader future transport network, including
for the subject precincts, and is currently

working on a plan for potential short, medium

and long term options to enhance public
transport. The submission advises that
preliminary investigations undertaken by
TfNSW indicate that accommodating a future
new (wider) road reserve may require either:
e some of the 6m wide area earmarked for
public domain enhancement along
Parramatta Road be utilised to
accommodate the road reserve, or
e the additional land necessary for the
road reserve be proposed as SP2

Infrastructure zone, in addition to the 6m

wide public domain enhancement area.

The submission includes 3 plans that illustrate

the extent of the land affected by the TINSW
anticipated road reserve, beyond the
proposed 6m public domain.

The submission states that the consolidated
actions contained in Table 10.1 of the
Parramatta Road Corridor Traffic and
Transport Study (2022), which are identified
as to be delivered by TfNSW, are not
committed (funded) projects in TINSW's
forward works program, would need further
investigations and planning over the medium
to long term, and may require approved
business cases prior to implementation.
While future development along the corridor
associated with the PRCUTS has the potential
to fall under a Regional Infrastructure
Contributions (RIC), s7.11 or 7.12
contributions and/or a planning agreement
should be used to fund/implement the
regional transport infrastructure, including
land dedication, in the event that the RIC is
not implemented ahead of rezoning and
development.

The Agency recommends Council undertake
consultation with TFNSW and DPE on the
above matters.

The submission encourages Council to:

e consider maximum car parking rates for
the precincts within 800m of the new
Metro West stations as further reduction
to the recommended maximum parking
rates in the PRCUTS.

along the Parramatta Road Corridor in
accordance with the PRCUTS. By supporting
the Agency’s request will therefore assist in
future-proofing Parramatta Road and
facilitating rapid transit public transport
along the Corridor.

The text on page 9 of the planning proposal
that is referred to by TEINSW regarding
arrangements for designated State public
infrastructure was included prior to
exhibition as a condition of the Gateway.
Council does not support the submission’s
proposal that local development
contributions should be used to pay for
State infrastructure, or that land acquisition
for the purposes of State infrastructure
should be paid for by Council. Therefore,
the peer-review commissioned by Council
tested the implications of implementing the
wider road reserve with the subject floor
space reallocated within the amalgamated
lots. The revised Masterplan recommends
some adjustments to the maximum heights
and FSRs that achieve maximum
development yields and ADG compliance,
whilst ensuring 70% the buildings on the
south side of Parramatta Road have at least
2-hours of solar access in mid-winter.

The Parramatta Road Corridor Traffic and
Transport Study (2022) commissioned by
Strathfield, Burwood and Canada Bay
Councils and undertaken based on TfNSW
assumptions examined the PRCUTS
proposal. The Study has been recently
updated (9 September 2022) to address
issues raised by TfNSW in the submission to
the planning proposal and also to the Traffic
Study, including the Infrastructure
Schedule’s westbound right turn bay into
Walker Street.

The Traffic Study states “Walker Street is a
‘No Through Road’ [and] is only wide
enough for one travel lane in each direction.
There is an opportunity to widen Walker
Street, as well as upgrade its intersections
at Parramatta Road and Queens Road.
However, this would increase the traffic
pressures on Walker Street, which has a
more local road environment bordered by
residential dwellings and a school. An
alternative option would be to upgrade the
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e unbundle and decouple car parking.

e rationalise future access points and
facilitate interconnected and shared
basement car parking between sites/
developments.

e consider improving walking and cycling
connections as ‘first/last mile’ trips to
and from the new Metro West stations.

e provide on-site bicycle parking and end-
of-trip facilities above the minimum
required by Council’s DCP and sufficient
bicycle parking for short journeys (ie.
errand runs) typically outdoors, where
intensification of activity would occur.

e consider future connection opportunities
to existing local cycleway routes and
TfNSW’s Cycleway Design Toolbox —
Designing for cycling and micromobility
(December 2020).

The Agency also requires that:

e |oading and servicing be wholly
accommodated within the site, rather
than relying on kerbside space.

e consideration be given to TINSW’s 2021
Freight and Servicing Last Mile Toolkit for
recommended configuration and number
of loading spaces.

e provisions prohibit vehicular access from
a classified road.

e anappropriate laneway network be
established to facilitate rear servicing and
vehicle access.

The submission provided extensive comments
about the Parramatta Road Corridor Traffic
and Transport Study (2022).

Regatta Road intersections at Parramatta
Road and Queens Road, given Regatta Road
is already a wide road and borders the
proposed (B4) Mixed Use zone.”

The Traffic Study also has been revised to
also now state that “This upgrade [to
Walker Street] was not supported by City of
Canada Bay Council as it would be
contribute towards 'opening up’ Walker
Street to traffic and elevate its role in

the local areas as the main north-south
through road between Parramatta Road
and Queens Street.

As identified in Chapter 2.10 for the Kings
Bay Precinct, Regatta Road has been
identified as the preferred main north-south
route rather than Walker Street.”

Car parking rates proposed are consistent
with the rates outlined in the PRCUTS
Planning and Design Guideline.

Whilst the proposed metro line will provide
improved public transport options, the
maximum parking rates are considered to
strike an appropriate balance between
providing parking on site to meet the needs
of future occupants whilst providing
flexibility to provide less residential parking
on a case by case basis.

The draft PRCUTS DCP requires parking to
be listed on a separate title (unbundled)
from the development. It also requires the
width and height of vehicular entries to be
kept to a minimum and vehicle access
points are not permitted along Vibrant
active street frontages and minimized on
Friendly and Mixed Facades.

It is recommended that a control be
investigated for inclusion in the DCP that
permits connected and shared basement
car parking between sites and
developments in order to rationalise future
access points and increase future planning
flexibility.

The draft Canada Bay DCP includes
requirements for minimum bicycle parking /
storage facilities, generally designed in
accordance with paragraph 2.2 of AS 2890.3
and end of trip facilities.
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Council’s draft PRCUTS DCP requires that
loading docks for freight and service
vehicles be located off-street and
underground and designed to minimise the
impact of freight and service vehicle
movements on the area. It also specifies the
number of required freight and service
vehicle spaces.

The PRCUTS draft DCP prohibits vehicle
access including for freight and service
vehicles off Parramatta Road. The PRCUTS
Masterplan, Public Domain Plan,
Infrastructure Strategy and DCP have been
developed to ensure that all Key Sites
fronting Parramatta Road have servicing
and vehicular access from laneways and
roads other than Parramatta Road.

44 Inner West
Council (IWC)

IWC objects to the planning proposal in its
current form.

Concerns are raised regarding the following,

which all relate to the Kings Bay precinct:

e The 3.0:1 proposed maximum FSR and
building heights of up to 80m.

e The lack of staging of the proposed FSRs
and heights to reflect revised conclusions
of the Parramatta Road Corridor Traffic
and Transport Study (2022).

e The lack of a firm commitment by TINSW
to provide additional public transport
improvements to Parramatta Road, or a
rapid transport system.

e The development of 3,293 new dwellings,
20,450sgm retail GFA and 6,935sqm
commercial GFA exceeds the proposed
number of dwellings and jobs anticipated
under PRCUTS of 2,510 new dwellings
and 4,440 new jobs in the entire Kings
Bay precinct up to 2050.

e Significant increase in local traffic of 35%
to 39% from 2019 levels and pressures
on local infrastructure, including within
the Inner West LGA, which are based on
only minor variation to existing public
transport services along Parramatta Road
and due to the relatively low level of
direct public transport accessibility and
heavy reliance on private cars.

e  Parramatta Road lane widenings to
support additional traffic movement.
Acquisition of the ‘green edge setback’
for new traffic or a public transport lane

Response is also provided in Item A, E, F and
J above.

The planning proposal is consistent with the
revised conclusions of the Parramatta Road
Corridor Traffic and Transport Study (2022).

The PRCUTS Masterplan has estimated that
the planning proposal will deliver
approximately 2,779 new dwellings,
43,913sgm retail GFA, 24,187sgm
commercial GFA and 2,068 jobs in Stage 1 of
the Kings Bay precinct. This was predicated
on full take-up of the required PRCUTS FSRs.

The PRCUTS Masterplan was predicated on
implementing the required PRCUTS 6m
wide ‘green edge setback’ along Parramatta
Road. This will create a softer and more
activated edge to a currently busy and
congested road. Council was unaware that
Inner West Council was considering
decreasing the 6m public domain.

The Parramatta Road Corridor Traffic and
Transport Study (2022) states that,
“TfNSW'’s shift from utilising ‘Predict and
Provide’ to ‘Vision and Validate’ in transport
planning is currently in development and its
application tools are yet to be released to
local government and industry. ... The
approach used in this study essentially
commenced on a ‘predict and provide’ basis
but has since shifted to consider ‘vision and
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Summary of submission

Response

will create two distinct, disjointed and

distorted public domain outcomes in the

Corridor.

e Provision by the Parramatta Road
Corridor Traffic and Transport Study
(2022) of:

0 Generic actions which lack firm
timeframes and budgets.

0 Only minor discussion of public and
active transport that do not directly
link to the future Five Dock Metro
Station.

0 Discussion of additional bus lanes,
which is an existing requirement of
Westconnex and does not minimise
traffic generated by the uplift.

0 Lack of discussion about impacts on
the surrounding local roads in the IWC
LGA.

0 Adoption of a ‘predict and provide’
approach, rather than a ‘vision and
validate’ approach, which should also
be reflected in the planning proposal
by staging growth or reducing uplift.

e Provision of community and social
infrastructure (separate to open space
provision).

The submission makes the following

recommendations:

e That the proposed uplift, FSRs and
building heights be revised to be in
keeping with the local amenity and
infrastructure limitations of the locality.

e Consider and appropriately respond to
the outcomes of Parramatta Road
Corridor Traffic and Transport Study
(2022).

e Pause the level of growth envisaged in
the planning proposal until there are
committed agreements in place
regarding provision of public and active
transport.

e |WCand CCBC collaborate on further
analysis of future community and social
infrastructure needs of the Kings Bay
Precinct.

Inner West Council requests:

e (Clarification of the short and long term
uses of the proposed 6m setback along
Parramatta Road, including the existing
verge, noting that IWC is seeking to
reduce the green edge to 1.5m width (for
kerbside extensions, landscaping and

validate’ principles. Specifically, this means

that all of the traffic congestion issues
identified in the future are not intended to
be ‘solved’. Rather, a balanced approach
has been taken, blending the interpretation
of simulation modelling results with the
achievement of broader objectives of more
trips being made by walking, cycling and
public transport in safer, ‘people-friendly’
street environments.”

The community and social infrastructure
that will be provided is a requirement under
PRCUTS and supported by Council’s Social
Infrastructure (Community) Strategy (2019)
and Recreation and Open Space Strategy
(2019), which also informed the Canada Bay
LSPS. Council will, however, continue to
work with all adjoining councils to ensure a
common understanding of Council’s
objectives and plans.

It is recommended that Council continue to
implement the planning proposal to ensure
that the area is rezoned in a holistic
manner, rather than by way of
disconnected spot rezonings — which are
now permissible under the PRCUTS
Implementation Update 2021. Also that
Council collaborate with neighbouring
councils to ensure the impacts of the
development are monitored and, where
necessary, consider further actions to
address impacts, including unforeseen
additional needs for community
infrastructure and public and active
transport.

It is recommended that Council, not only
progress the 6m green edge setback to
Parramatta Road, but increase it as
necessary and as per the submission from
TfNSW, to accommodate a dedicated public
transport lane. Council will collaborate and
advocate with IWC for 24-hour public
transport/ mass transit lanes for Parramatta
Road.
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Summary of submission

Response

WSUD) to allow for larger rear setbacks
to low-lying residential areas along
Dalmar Street.

e That DPE pause progression of the
planning proposal until all traffic and
transport issues for the entire Kings Bay
Precinct have been resolved and
commitments in place by NSW
Government to provide on-street rapid
transit along Parramatta Road.

e That CCBC collaborate and advocate with
IWC for 24-hour public transport/ mass
transit lanes for Parramatta Road.

45

Burwood Council

Burwood Council expresses disappointment
that they and the Burwood community were
not more involved in the planning of the
Burwood Precinct.

The submission raises concerns that:

e The proposed FSRs may not be
economically viable.

Burwood Council request that:

e CCBC consult more fully with Burwood
Council and the Burwood community on
any significant changes to either the
planning proposal or the DCP that
require re-exhibition and for future
issues that span both LGAs.

e Burwood Council be able to review any
land use economic testing by CCBC to
ensure viability and alignment of
methodology between the two LGAs.

e  Further information be provided to
Burwood Council about the three new
map series for Community Infrastructure
Height of Buildings, Community
Infrastructure FSR and Design Excellence
Map, which Burwood Council support to
provide an incentive for the provision of
infrastructure by developers.

e Solar performance and solar impacts do
not compromise the pedestrian
environment in mid-winter on the
southern side of Parramatta Road and
the entrance to the new Metro station,
with regard to positioning of the higher
tower forms towards the southern side.

Response is also provided in Item C, D and J
above.

PRCUTS was adopted by the NSW
Government in 2016. The adoption of the
Strategy followed engagement and
exhibition of the planning framework with
input from communities and councils along
the corridor. The planning proposal and
supporting documents are generally
consistent with the outcomes contemplated
by PRCUTS.

The City of Canada Bay will seek to fully
engage with Burwood Council and the
Burwood community in the event that the
planning proposal or DCP be re-exhibited,
and other future issues that span both
LGAs.

Council Offices are available to meet with
Burwood Council Officers to discuss the
draft planning proposal’s mechanism to
deliver community infrastructure.

The Masterplan and revised Masterplan
were produced to ensure that a majority of
the pedestrian environment and building
frontage on the southern side of Parramatta
Road will have at least 2 or more hours of
direct solar access on 21 June (mid-winter)
between 9am and 3pm.

46

Sydney Metro

The Agency supports Council’s current
Masterplan for the whole block, but also
supports discussions with the adjacent
landowner/s and Council to review Burton
Street Plaza’s optimal siting, function and

Response is also provided in Item F above.

Council staff met with the adjoining
landowners prior to exhibition to discuss
their various concept designs and received

Last Revised: 5/10/2022

Page 48 of 51

Item 9.2 - Attachment 21

Page 1486




Agenda to Ordinary Council Meeting
18 October 2022

Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Planning Proposal — Report on Submissions

Response

Summary of submission

two submissions during the exhibition. The
submissions have been considered and are
addressed under submission #17 above.

detailed design to ensure that it will have a
beneficial relationship with the metro station
and maximise its activation, solar access,

connectivity, and useability.

The Agency supports the introduction of
adaptable and unbundled maximum
residential car parking rates.

The Agency requests further discussions
about the recommendations of the Traffic
and Transport Strategy, in particular relating
to non-residential parking rates.

The Agency requests the following changes:

Amend the Active Street Frontages maps
to focus on key locations along
Parramatta Road and Burwood Road and
intersections with new laneways, rather
than the entirety of the frontages, to
ensure targeted fine grain activation.
The Community Infrastructure FSR Map
be applied FSR on development areas,
consistent with other precincts.

Amend the street wall height along
Burton Street to four-storeys, which may
provide a more legible architectural
language between podium and towers,
while still providing a transition to
surrounding lower scale development to
the north.

The relocation of the ‘potential open
space’ within 19-26 Parramatta Road to
the intersection of Burwood Road and
Burton Street, to provide an opportunity
to provide an activated public space
adjacent to future development, and a
more positive interface with the bus
interchange and metro station entry.
Noting that the design and operation of
future linkages within the metro site and
their interface with any future
development and surrounding public
spaces is subject to the final design of the
metro station.

Noting that future development on land
above the tunnel alignments will need to
consider the SEPP (Transport and
Infrastructure) 2021, and Sydney Metro
Underground Corridor Protection
Guidelines or Sydney Metro At Grade and
Elevated Sections Guidelines.

It is recommended that the Active Street
Frontages maps be amended to align with
Sydney Metro’s concept design for
frontages to Parramatta Road and Burwood
Road and new laneways.

The Community Infrastructure FSR Map
consistently applied FSR to development
areas, excluding only existing public
roadways.

The PRCUTS Masterplan modelled the two-
storey street wall heights proposed based
on the Key Priorities of the PRCUTS Local
Character Statements and an aim to
accentuate horizontality along the streets.
This language has been consistently applied
throughout the Burwood and Kings Bay
precincts, including on Key Site 9. No
change has been made. The horizontal
accentuation will also be further
investigated for the Stage 2 area of the
Burwood precinct to the north, which has a
40m and 17m maximum building height
under PRCUTS.

It is recommended that the ‘potential open
space’ within 19-26 Parramatta Road be
relocated to the intersection of Burwood
Road and Burton Street, to provide an
activated public space adjacent to future
development, and a more positive interface
with the bus interchange and metro station
entry. The Masterplan has been revised to
reflect this change.

Controls relating to limiting parking within
400m of the station were included in error
and will be removed from the draft DCP.
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The Agency seeks clarification of the intent of

no parking allowed within 400m of a station
provision in the draft DCP.

Response

47 | Sydney Water The Agency requests advice on the Council will continue to update the PRCUTS
anticipated yearly staging of growth, to assist | Collaborate webpage to advise stakeholders
in assessing total impact of proposed changes | of progress.
and enable Sydney Water to effectively plan
for water related infrastructure in a
controlled and sequenced manner and to
assist with the Agency’s internal funding
processes.

48 Individual The submission is concerned that the Response is also provided in Item D and F
proposal will not foster sustainable above.
communities or provide a decent quality of
life. The matters raised are largely a State

Government responsibility. Council is, and
The submission raises concerns about: will continue to, advocate with the State
e Overcrowded trains, particularly on the Government to recognise the critical need
Northern Line. for more high school places and
e Rezoning occurring prior to completion of | ©vercrowding on the Northern Line.
the precinct-wide traffic study.
e Past commitments by State Government | In 2019/2020 TfNSW provided additional
to implement rapid transit on Parramatta | train services during peak hours along the
Road in line with opening of Westconnex. | Northern line. TEINSW continues to work on
e  Overcrowded schools and the need for transport options for this region, including
additional places, especially high school new infrastructure and improving efficiency
places. of existing modes. Council is committed to
e Concord Hospital upgrades are behind supporting and advocating to the State
schedule and required to deal with Government on these improvements.
forecast population increase.
e Other matters relating to open space,
environment and community facilities.
49 School The Agency has advised that: Council notes with concern the Agency’s
Infrastructure e While the overall growth proposed by advice that some of the growth associated
NSW with Stage 1 of PRCUTS can likely be

the PRCUTS will result in demand for
additional educational infrastructure
within the corridor, a portion of the
growth stemming from the Stage 1
proposal can likely be absorbed by the
existing schools (within and around) each
precinct. Optioneering has commenced
to identify appropriate solutions to
accommodate the projected enrolment
demand.

e Measures should be prioritised to
increase walkability from the uplift areas
to the schools within each precinct.

e Infrastructure required to facilitate
increased travel demand from the
residential areas should be considered.

The Agency requests that:

absorbed by the existing schools. Council is
available to assist the Agency in their
investigations to ensure that planning is
undertaken to accommodate projected
demand for school places.

The planning proposal prioritises the design
and delivery of active transport, including
linking to schools within the precincts.
Council intends to extend and consolidate
the active transport network as part of the
PRCUTS Stage 2 project, to fill gaps in and
integrate with the existing network. Schools
Infrastructure NSW will be consulted in
relation to further staged PRCUTS
implementation work.
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Summary of submission

It be consulted on any proposed designs
and works which may impact existing
school travel paths (such as the proposed
new road connection from Victoria
Avenue public school to George Street)
prior to implementation.

Transport planning for the precincts
include fine-grain analysis of connectivity
and active travel options, and
consideration of the proposal’s
contribution to the functional and active
transport networks to service the
remainder of the PRCUTS area.
Transport planning for each precinct be
guided by the NSW Government’s
Movement and Place Framework (MAPF)
and its Built Environment Performance
Indicators.

Response
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From: Kate Campbell

Sent: Wednesday, 16 February 2022 10:40 PM
To: The City of Canada Bay

Cc: rob gmail

Subject: PRCUTS Planning Proposal - Feedback
Categories: Orange category

Good evening CCB

We are owner occupiers of 174 George St, Concord West and as of 1 March this year will have been rate
payers to CCB for 11 years.

We received the notice in the mail today of the PRCUTS and have commenced reviewing the Planning
Proposal specific to the 'Homebush North' area.

We wish for it to be noted that although the Evidence package sites our home as 'industrial' zoning both
our home at 174 and our neighbour at 172 are indeed residential premises. Council have records of this
after we completed intensive research at our own expense when council did not have records pertaining
to this when we had a DA approved approximately 4 years ago.

This is important to note, as 10 years ago when at a town meeting run by CCB the town planner stated in
the public forum that 172 - 174 George St were unoccupied industrial premises. He was incorrect as we

were living in that house at that time, and still are.

Please ensure that this is noted so that when decisions are made regards 'Lot C', the human impact is
taken into account as much as the environmental, traffic, pedestrian etc.

We will respond with a more detailed submission in due course.
Kind regards

Catherine and Robert Campbell
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From: LIANG SIMON
Sent: Thursday, 17 February 2022 11:12 PM
To: The City of Canada Bay

Subject: Attn: Strategic planning team

Thank you for the Exhibition of Parramatta rd corridor UTSP Proposal.

for the burwood concord precinct.
i would recommend 56 meter (17-20 story) FSR should be 6:1.
78 meter in area 10 FSR should be 6.6:1

11-12 story FSR should be 4.5:1
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From: Adam Gill

Sent: Saturday, 19 February 2022 11:24 AM
To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback

Hi,

I’'m a resident of Lansdowne St and will be within 30m of the new Burwood / Concord precinct development.
| provide the following feedback:

Design - Parking

Whilst there may be no requirement for allocated parking for apartments within 800m of a metro station, this is a
blunt and short-sighted policy.

A 50% allocation of car space per total apartment numbers should be considered given that whilst most will use
public transport during the week, many since the pandemic are now working from both home and a defined
workplace and have a greater desire for mobility.

Strata requirements should allow apartment residents to sublease parking spaces if they are not used.

A 15% allocation of parking spaces per total apartment numbers should be allocated to both car sharing and electric
vehicle charging facilities that are integrated with onsite renewables for large residential / commercial

structures. Future planning requirements need to accommodate / anticipate the increase in electric vehicle
demand.

Design — traffic flow

Although a traffic study is pending | would like to voice concern over the significant increase in pressure on street
parking as a result of the increased high density residential developments.

Lansdowne St is already used as a cut-through for traffic utilising Burwood rd and Broughton st, in order to avoid
traffic signals. Consideration should be given to making Lansdowne st a one-way street, or culdesac with either the
Burton st end closed for traffic in at least one direction, or the similar restrictions from Gipps st. The addition of
speed humps should also be considered to maintain traffic speeds consistent with a residential zone within 500m of
schools.

Burwood Street Park

Inclusion of a high quality playgroup should be considered for both new and existing residents to make most use of
the park and attract residents to retail and food outlets within this pocket. This will enhance the village feel for the
development.

Regards
Adam Gill
2A Lansdowne St Concord
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From: Stanley Ho

Sent: Friday, 25 February 2022 6:53 AM

To: The City of Canada Bay

Subject: PRCUTS planning proposal - feedback

| read the proposal and have seen the existing new apartment currently on Parramatta and | am very disappointed. |
understand the need for high density living and | am not against it, however there is no aesthetic element in those
apartment design and more importantly, there is no set back between the road and the apartment. Most of the
new apartment built along Parramatta road in the last few years are so close to the road that there were no trees
nor nature strip in front of the apartment, this lead to an unpleasant eyesore or a sense of cramming as you walk or
drive along the already narrow Parramatta road.

Regards
Stanley

Get Outlook for Android
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From: Tom Booth

Sent: Friday, 25 February 2022 5:19 PM

To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback

Dear Council Members,

A little feedback on the design proposal around Kings Bay Precinct where | am a local resident.

PRCUTS mentions in blurb.

So to some constructive suggestions:

Perhaps there could be an additional Supermarket/Post Office built at the Kings Bay site? This will
reduce unnecessary trips into Five Dock town centre. The other item of note is some detail on how public
transport will work between this site and the metro station?

Some measures like this may reduce an expected significant uptick in traffic and congestion when
buildings on these sites are complete. 65sqm high rise is a significant new building for the neighborhood, |
assume introducing a large number of new resients.

Might | also suggest a new overpass/pedestrian tunnel to allow foot/bicycle traffic over Parramatta
road for future residents to make use of Wangal park and connect through to Westfield

Burwood. ie the retail which is present on the other side of Parramatta road

I hope this feedback helps and look forward to the final plans.

It would be my preference to see more townhouses, 3 story walk ups built keeping with the nature of Five
Dock as a way to increase density, but i also understand the wish to maximise industrial/commercial space
which is no longer as commercially viable. It would be my hope that a little bit of a trade off in this regard
could be made to avoid turning Five Dock into another Burwood city centre.

many thanks

Thomas Booth
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From: Rajeev Kumar

Sent: Tuesday, 1 March 2022 10:16 PM

To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback

Hi,

| live at 76 Queens Road, Five Dock.

| have massive concerns over the increase in traffic on Queens Road as a result of the apartments being built across
the road (and all the way through King Bay precinct).

Queens Road is already heavily congested, with excess noise, exhaust fumes and safety concerns when
entering/exiting my driveway.

What is being done as part of the proposal to ensure that traffic doesn’t get any worse?

What is being done as part of the proposal to better direct traffic away from residential streets (like Queens Road)
and back onto Parramatta Road. Or at least better distribute the traffic across multiple streets instead of just one.

Where will the carpark entries sit for the proposed new apartments? Having these spill onto the already congested
Queens Road make make traffic even worse and potentially lead to more accidents.

Queens Road is supposed to be bicycle friendly, yet there is barely any room for bicycles, especially in between
Harris Rd and Arlington Street. Would the council consider making Queens Road a One Way street, with a dedicated
bike lane? This would decrease congestion, noise and make cycling a lot safer.

Will residents on Queens Road finally be allowed to have front fences/gates that go above 1.2m high, especially now
that there will be 28m high buildings looking into their properties (and potentially result in a massive increase in
noise pollution)?

Thanks,

Raj
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From: Carmelo Cassisi

Sent: Sunday, 6 March 2022 12:02 PM

To: The City of Canada Bay

Subject: Exhibition of Parramatta Rd Corridor Urban Transformation Strategy Planning Proposal Feedback

Dear Sir / Madam,

Due to a missing link in the proposal, | believe council and the community will be missing a huge opportunity to
really transform the Burwood and Kings Bay Precincts, to attract new business’s to the area with better services,
facilities and support to the sporting community and community in general, may it be children getting an
introduction to sport, teenagers trying to make a career out of the sport they love or athletes at the peak of their
careers.

By linking Kings Bay Precinct directly to the large network of parks and sporting facilities in the Canada Bay area, not
only do we create a complete linking network and public infrastructure with interconnecting parks, wide footpaths,
laneways, walkways and cycle ways, but there is a great opportunity to create a state of art sporting hub alongside
Cintra Park which could provide a complete range of sporting services with easy and safe access to all the sporting
facilities, schools and new Metro.

The missing link will connect —

Concord Oval, Hockey Fields, Tennis Courts, Netball Courts, Rugby Fields, Rugby League Fields, Walking Paths, Bike
Paths, The proposed new Bay run, Golf Course, Concord High School, Concord Primary Schools, Lucas Gardens
School, the community centre and the new Metro. Plus encourage the introduction of new sporting and fitness
facilities
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The sporting hub could house business’s that provide services such as,
Sports rehabilitation centre

Accommodation for athletes and visitors

Training academies

Professional coaching services

Biomechanics

Nutritionist

Sporting Performance Analyst

Sporting Health Psychologist
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Physiotherapist

Sport Goal management

Strength and condition experts

Sports Medical Specialists

Personal training

Multi-Sport Programme for Kids to introduce them to sports and physical education

Multi-Sport Programme for disabled to introduce them to sports and physical education

Indoor sports facilities

Sports Stores

Cafes and restaurants

All with easy safe direct access to open park lands

To ensure we explore all the real opportunities and possibilities of creating the best possible public domain and
infrastructure for our community, whilst attracting a larger range of business’s to our area to provide better services

and support to our community, | strongly recommend that the properties on Taylor St up to the Kings Bay Precinct
also be included in the rezoning and stage 1 planning proposal

Kind regards
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From: tony sparta

Sent: Monday, 7 March 2022 12:14 PM

To: The City of Canada Bay

Cc: Michelle Rix; Robert Musumeci; musumeci; Darren Rix; DIANE CLANCY

Subject: PRCUTS Planning Proposal — Feedback — Kings bay Area 23 Key Sites Map - Sheet KS_005

Canada Bay Council,

Subject: PRCUTS Planning Proposal — Feedback — Kings bay Area 23 Key Sites Map — Sheet KS_005.
Dear Sir/Madam,

We would like to provide feedback to the Planning Proposal that will deliver Stage 1 (the 2016-2023 release areas)
of the Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) Kings Bay.

It is proposed by Council that Kings Bay Area 23 (which includes 92-96 Kings Road and 1-9 Harris Road Five Dock) be
rezoned as a whole for high density building.

The owners of 1-9 Harris Road would like to propose to Council that Area 23 be split into two parts (a) 92-96 Kings
Road and (b) 1, 3, 5, 7 and 9 Harris Road while maintaining the proposed rezoning to “High Density Building”

The owners of 1-9 Harris Road have been actively seeking quotes from developers to redevelop the site. The row of
5 houses does not have to provide any public infrastructure —ie. it doesn’t have to provide wider public footpaths or
cycleways etc.

We understand the proposed new controls do intend to require a 4.5m landscaped setback to Kings Road and 3m
landscaped setback to Harris Road. ie. the buildings will need to be set back from the boundaries by that much but
the developable area would benefit from the new height and floor space ration/density.

If you wish to discuss please contact me on 04100 47500.

Sincerely,

Anthony Giardina
On behalf of the owners of 1,3,5,7,9 Harris Road, Five Dock
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From: Mark Bunch

Sent: Saturday, 12 March 2022 10:25 PM
To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback

Hello Canada Bay Council,

| hope you are well.

| am a property owner directly adjacent to the area in the subject planning proposal. More particularly, the area
denoted as 'Kings Bay'.

| would like to provide feedback on the proposal, and note that feedback is invited by Council as part of the current
exhibition .

Planning.

The Objectives of the planning proposals are stated to be:

» Create fine-grained precincts that are safe, socially activated and community
and family friendly.

* Create new centres that are socially and economically activated.

e Create public domain and development that is well-designed, sustainable, and
resilient and that is supported by commensurate public benefits.

| support those objectives, however | don't believe some of the planning controls proposed will achieve what is
stated above. My points are numbered below;

1. The maximum building heights of 67 metres, 20 floors, and the ranges of density are all too large. The numbers
of people, vehicles, and car trip generation will contribute the current infrastructure overload. Meaning roads and
parks will not function to accepted standards. Roads are currently too narrow without ability to expand, and there
isn't enough provision in the proposed controls for alternative transport - separated cycleways etc. The proposed
plans don’t provide people with a viable alternative to car ownership and usage. | would suggest reducing the two
greatest height limits by 5 floors.

2. The provision for open space appears tokenistic. Real active recreation space is very limited in this area. This will
overload adjacent facilities and create a significant maintenance burden for Council and the community. This is not
'family friendly', and some provision within the subject precinct should be supplied, meaning some kind of space
provided. Some of the existing buildings have served as indoor recreation spaces in the past and this opportunity
will be eliminated by the current proposal. Can outdoor and multipurpose indoor spaces be conditioned and
designed in to the proposal? The current proposal has a singular focus on dwellings.

3. The proposed widening of footpaths and nominal setbacks should be much bigger. The proposed building heights
and narrow roads will create 'tunnels' of poor ventilation, dust build up, poor solar exposure etc. While it appears
that these things have been considered to some degree, my comment is that the measures proposed are not
enough.

4. The planning objectives used to justify the density, when applied in this way, appear to ignore the cumulative
effect of eliminating local employment opportunities. This creates the need for long journeys for people to get from
home to work, and acts contrary to 'sustainability’, 'resilience, and 'public benefits'. More places of work and
opportunities for industry, not only services industries, should be conditioned so they are designed in to any
proposed developments.
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5. Ground conditions in this area are inherently poor and flood levels may prohibit deep basements and carparking
that is traditionally below ground level. Has this been considered? What development controls should be noted in
this regard?

Meeting the Good Design essential requirement.

Council notes that it is depending on good design to meet the objectives. The development proponents generally
seek a profit from their investment, while | acknowledge there is a range of developers who can deliver quality
design and construction, the primary motivation is profit. What mechanisms has Council considered in the approval
processes to ensure good design is achieved? | am aware that state government is able to override Council if
developers make a suitable case, so is Council able to consider innovative ways to encourage development, while
maintaining control of approval processes and act as advocate for its community? Can the community play an active
role in this, aside from the 'public notice-public comment' consultation method?

| thankyou for the opportunity to provide feedback and your time in the consideration of that feedback.

Yours
Mark Bunch

Sent from Yahoo Mail on Android
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From: SIEMASZKO Betty

Sent: Friday, 11 March 2022 12:23 PM

To: The City of Canada Bay

Subject: Feedback - PRCUTS Planning Proposal - Parramatta Road Five Dock - Betty Siemaszko

Dear Council,

Thank you for the opportunity to provide feedback on the Development Proposal for the Concord part of the
Parramatta Rd Precinct.

Parts of the development are quite exciting and will, | think, be good for the immediate area. | especially am looking
forward to having some café and restaurant options in this part of Concord. Having said that, it appears as if the
proposed changes have been made with minimal consideration for the properties and residents living in the
surrounding streets. | would like to bring your attention to the following:

1. Parking
| currently live in a building of 26 units of which only 6 have off street parking. My building is across the road
from St Mary’s Church, School and Villa. The school has no parking for teachers and the Villa has no parking
for visitors. Visitors to the Church have limited parking available. All of these people park in the surrounding
streets. One side of Burton St is blocked for school pick up and drop off which removes that part of the
street as a parking option during the week. One block away are sports fields which are busy most evenings
and also have no designated parking, people again parking in the surrounding streets. The parking situation
is the area is difficult at best.
The current proposal includes high rise, high density living with, from what | can see in the drawings, no
parking included in these new developments. Where are all these new residents going to park? Parking
limitations 800m and 400m from the Metro station are also going to be put in place. This will impact on-
street parking options for all those using the above mentioned facilities or living in the area with no off
street parking. These changes will put even more pressure on an already challenging parking situation. How
is the Council proposing to address these issues? While | appreciate the plan to encourage residents to
move away from cars towards public transport and bicycles, this is potentially a long term and aspirational
goal. One Metro station will not result in such a shift, certainly not in the short to medium term. The reality
is that people will continue to use cars and provisions for them need to be made in any new development,
including the one being proposed for Concord.

2. Congestion & Traffic
The heights of the residential towers being proposed are in the range of 11 to 24 stories. This means a
significant influx of people and cars to the area. Traffic on Broughton St and Burwood Road is already heavy
as both of these roads are key access points to Parramatta Rd. This is especially an issue on Broughton
Street as it is a key access point to Paramatta Rd where a right turn is possible. School pick up and drop off
at St Mary’s School adds to the congestion, especially since in the introduction of the bicycle lane and
blocking off of the left hand lanes on Burton Street to put in greenery. Crossing the Broughton St/Burton St
intersection is now difficult due to traffic and the limited visibility on Broughton St due to the narrower road
and parked cars. This is the situation at just a couple of the intersections in the immediate area — it is likely
to be similar in other parts of the neighbourhood. How is Council going to address these issues both now
and when these high rise developments are complete? | am on board with encouraging pedestrians and
public transport use in the area but like I've mentioned above, this will not remove the need to address and

1
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manage traffic which is likely to get a lot worse with the sort of influx of residents this development is
proposing.

3. Esthetics/Neighbourhood atmosphere
One of the many things | enjoy about living in Concord is the community feel, the neighbourhood
atmosphere of the area — not just on Majors Bay Rd but also in the wider Concord community. Like I've
mentioned above, it would be great to see a little more activity at the Parramatta Rd end of Concord with
cafes, restaurants. | particularly look forward to having the Burton St Park and Plaza available for outdoor
activity and alfresco dining. What | do question however, is the need for these high rise developments — do
we need to have 10/15/20+ floor high rises in this space? Cannot these developments be limited to 4/5
floors? These will still provide additional living space and modernize but with a much reduced impact on
traffic, congestion and parking. | think this will also fit in better with the Concord “feel” and general esthetic
of the area. The Development will be surrounded by lower density residential and having 20 floor towers
next to single family homes and low rise blocks will not only look strange but will turn this part of Concord
into another Burwood which | don’t think the residents of Concord want. It is important that in this age of
massive development we maintain our community atmosphere and save it from over development. The
over development in Burwood with numerous high rises (some of them exceptionally ugly) has not
contributed to a community feel. Those areas are cold and uninviting, with no atmosphere. We don’t want
Concord to be like this and approving these high rise, high density developments with no regards for the
surrounding area, residents or the history and feel of the community should not go ahead. | am certain that
alternate developments with lower height, lower density will still achieve the reinvigoration of the space but
with a closer tie to the Concord esthetic.

Thanks and regards

Betty Siemaszko
11/43 Burton St
Concord NSW 2137
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From: Yen Huynh

Sent: Thursday, 3 March 2022 10:06 PM

To: The City of Canada Bay

Cc: Jack

Subject: PRCUTS Planning Proposal - Feedback

Attn: Strategic Planning Team

Kings Bay Precinct - Five Dock

We have viewed the proposal and understand that our townhouse property is within the red marked land of interest
for redevelopment on 114-116 Kings Road.

Being directly affected by the plan, we would have preferred a more personalised and direct communication from
you instead of a general mass call-out for feedback on the proposed precinct. Our say on the actual draft itself as
residents is redundant as you would acquire the land we live on and we would need to move out, not benefiting
personally from the proposed plan.

We understand there may be long term benefits for future generations but we would appreciate a clear plan and
transparency of what this means to current property owners directly affected by the proposal. Your plan only
paints a picture for future residents but we live here now and had imagined for the longer term. While many of the
current buildings are commercial, there is a whole street of us that are long term residents/investors and have
concerns of our future. Finding a new property in Sydney is not easy nor affordable. We have lived in two different
parts of Five Dock over the past 10+ years while growing our young family which adds even more complexity to
having to uproot our lives from the community. We have invested a lot financially to be able to enjoy living in the
City of Canada Bay. It feels like we don’t have much choice to oppose your draft if you still plan to build high density
around as we would not want to be surrounded by high rise buildings.

We can't imagine living here during the actual demolition/construction either and would appreciate that we are well
informed before any work commences anywhere within the precinct, not just outside our front door. Traffic, noise
and air pollution/dust on Kings Road are already bad due to the smash repairs operating on the street but also Kings
Road is being used as a speeding thoroughfare by many motorists. During school terms, we also get the peak hour
traffic and illegal stopping/parking for school drop off/pick ups of Rosebank College students. We can only imagine
the situation worsening with demolition/construction added plus increased noise levels and traffic congestion too. It
would be unbearable and unsafe to live here.

We request years of advance notice and funds upfront for relocation prior any construction commences.
Acquisition price would need to be negotiated to reflect on both recent sales and forecasted year on year growth
by 2050. Currently both property and rental values are high in our boutique townhouse block but we are concerned
our property will be drop in demand now following your public exhibition and will continue to plummet during the
construction/development phase. We predict your long term return on investment and economic value will be
considerably high in the future for both Council, investors and residents alike at our expense.

In a nutshell, our major concerns and questions we want addressed at this stage include:

1. When will property owners be approached re: acquisition and compensation?
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2. Can you please provide more transparency and proposed plans including timeline for property owners
directly affected? What are our options in light of construction and relocation?

3. When will updates and final decision of the draft plan be made?

4. Please provide a direct contact / project manager and reference number for follow up. A generic email
and website form is not satisfactory.

Regards,

Mr J. Fung & Ms N Y Huynh
2/114-116 Kings Road

Five Dock NSW 2046
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Our Ref: ID 1570
Your Ref: PP-2021-3619

11 March 2022

Ms Helen Wilkins
Canada Bay Council
Locked Bag 1470, Drummoyne NSW 1470

Dear Ms Wilkins,

PLANNING PROPOSAL FOR PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION
STRATEGY

Thank you for the opportunity to provide comment on the Parramatta Road Corridor Urban
Transformation Strategy.

This planning proposal seeks to amend the Canada Bay LEP 2013 by:
= amending land use zoning

= amending height and floor space ratio (FSR) controls and introducing incentive height
and FSR controls in the Kings Bay and Burwood-Concord Road precincts

= introducing local provisions to address local infrastructure delivery, design excellence,
sustainability, and remediation

= introducing additional permitted uses and active frontage controls in the Kings Bay
and Concord-Burwood precincts.

The NSW State Emergency Service (NSW SES) is the agency responsible for dealing with floods,
storms and tsunami in NSW. This role includes, planning for, responding to and coordinating
the initial recovery from floods. As such, the NSW SES has an interest in the public safety
aspects of the development of flood prone land, particularly the potential for changes to land
use to either exacerbate existing flood risk or create new flood risk for communities in NSW.

It is noted that the Parramatta Road Corridor Flood Risk Assessment for City of Canada Bay
Council defers all compliance to the DCP to be addressed as part of the approval process. The
consent authority will need to ensure that the planning proposal is considered against the
relevant Ministerial Section 9.1 Directions, including 4.3 — Flood Prone Land and is consistent
with the NSW Flood Prone Land Policy as set out in the NSW Floodplain Development Manual,
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2005 (the Manual). Attention is drawn to the following principals outlined in the Manual
which are of importance to the NSW SES role as described above:

Zoning should not enable development that will result in an intolerable increase in
risk to life, health or property of people living on the floodplain.

Risk assessment should consider the full range of flooding, including events up to the
Probable Maximum Flood (PMF) and not focus only on the 1% AEP flood. It should
also consider impacts on adjacent Local Government Areas, not only focus on the
Canada Bay LGA (as indicated on page 48 of the Parramatta Road Corridor Flood Risk
Assessment for City of Canada Bay Council).

Risk assessment should have regard to flood warning and evacuation demand on

and future access/egress routes. Consideration should also be given to the
impacts of localised flooding on evacuation routes. The Parramatta Road Corridor
Flood Risk Assessment for City of Canada Bay Council or any future Flood Impact Risk
Assessment must include this consideration.

In the context of future development, self-evacuation of the community should be
achievable in a manner which is consistent with the NSW SES’s principles for
evacuation. Successful evacuation occurs prior to a community becoming isolated and
its evacuation routes cut. This is not equivalent to having all roads at the level of the
PMF as indicated on p41 of the Parramatta Road Corridor Flood Risk Assessment for
City of Canada Bay Council. Instead, evacuation must occur prior to the last route
being cut even if it is prior to the area becoming flooded itself. If the population is too
large for the timeframe available, this can be equivalent to the PMF. To calculate the
evacuation feasibility an assessment of the number of vehicles (both residential and
commercial) is required for the proposed development, as well as information on
potential road closures.

Future development must not conflict with the NSW SES’s flood response and
evacuation strategy for the existing community. Page 41 of Parramatta Road Corridor
Flood Risk Assessment for City of Canada Bay Council correctly states that there is no
documented evacuation strategy for the Canada Bay area. The NSW SES Local Flood
Plan and associated evacuation arrangements require additional information from the
floodplain risk management process for this area to be completed. However, in
accordance with the SES Act 1989, the NSW SES may direct the evacuation of people
at risk where there is evidence that the community is at risk of flooding.

Evacuation must not require people to drive or walk through flood water.

Development strategies relying on deliberate isolation or sheltering in buildings
surrounded by flood water are not equivalent, in risk management terms, to
evacuation. Section 5.3.3, page 41, of the Parramatta Road Corridor Flood Risk
Assessment for City of Canada Bay Council should be updated to better consider how
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safe and feasible evacuation could be achieved and noting the short warning time
available and duration of flooding (of the order of 2 hours, and depths exceeding 1m
in some locations).

= Development strategies relying on an assumption that mass rescue may be possible
where evacuation either fails or is not implemented are not acceptable to the NSW
SES.

= The NSW SES is opposed to the imposition of development consent conditions
requiring private flood evacuation plans rather than the application of sound land use
planning and flood risk management. The Parramatta Road Corridor Flood Risk
Assessment for City of Canada Bay Council (page 41) should be updated to reflect this
position.

,  rprimary concerns regarding this Planning Proposal are:

= The inadequate evidence to support shelter in place as a primary risk management
strategy, placing a large population at risk of flash flooding.

= The limited flood information available for some of the areas identified in the Planning
Proposal to enable a detailed risk assessment by NSW SES.

= The deferral of addressing the Canada Bay DCP to the sites until a later stage of the
approval process.

As this planning proposal refers to areas that are subject to flash flooding and results in a
substantial increase in residential population in the flood planning area, NSW SES provides the
following additional recommendations that need to be considered to minimise the increase
in risk to life due to any future development at the sites of interest:

= Commercial development (including retail): All ground floor businesses and retail
floors must be above the 1% AEP flood levels and access to the basement must be
above PMF. There must also be the provision of sufficient readily accessible habitable
areas above the PMF cater for the safety of potential occupants, clients and visitors
in commercial development.

= Sensitive development: Any Childcare facilities, schools, medical centres, day hospital
within the building must be located with floor levels above the PMF level.

= Making buildings as safe as possible to occupy during flood events: Ensuring
buildings are designed for the potential flood and debris loadings of the PMF so that
structural failure is avoided during a flood.

= Limiting exposure of people to floodwaters: This can be aided by providing sufficient
readily accessible areas above the PMF to cater for potential occupants, clients and

Item 9.2 - Attachment 22

Page 1509



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

visitors. Building security and access should ensure accessibility to habitable areas
within the building above the PMF.

= Car parking: Any parking should be above ground level to facilitate safe and effective
vehicular evacuation and have pedestrian access to a podium level above the PMF to
increase human safety. Pedestrian evacuation and shelter in place are not appropriate
primary flood risk management strategies. The Flood Assessment for Concord West
Precinct Master Plan should be updated to reflect this, as well as any future changes
to the DCP.

= Provision of publicly accessible space for the itinerant population in areas
surrounding intensive development: Provision of publicly accessible space or access
to space above the PMF (with adequate infrastructure to enable the physically
d to access such space) that is easily accessible 24 hours a day for seven days
a week which is clearly identified for this purpose with associated directional signage.

= Providing adequate services so people are less likely to enter floodwaters: This
includes access to ablutions, water, power and basic first aid equipment.
Consideration must be given to the availability of on-site systems to provide for
power, water and sewage services for the likely flood duration of surrounding areas
(which may exceed several hours) plus a further period to provide allowance for
restoration of external services.

= Addressing secondary risks of fire and medical emergencies during floods: To
minimise the increased risk of fire and to reduce both the potential for adverse
outcomes in the case of a medical emergency and the risks to those who may aid the
patient, Council, DPE, NSW SES, Ambulance NSW and the relevant Health Functional
area and fire agency servicing the area, should be consulted to determine appropriate
risk management strategies during flooding.

NSW SES is unable to complete a detailed assessment of risk of the Planning Proposal, as there
are some gaps in flood information available from the floodplain risk management process.
NSW SES requests the flood study for the area to be uploaded to the NSW Flood Data Portal,
including the spatial data associated with the Powells Creek Flood Study once complete. This
will assist in any future assessment, but also in flood emergency risk management for the area.

The first paragraph on page 43 would benefit from removing the first sentence in the
Parramatta Road Corridor Flood Risk Assessment for City of Canada Bay Council. There are
several reasons to consider freeboard, as documented on page 42, and often allows for the
surface of a real flood, which unlike a modelled design flood, is not flat.

You may also find the following Guidelines, originally developed for the Hawkesbury Nepean
Valley and available on the NSW SES website useful:

Item 9.2 - Attachment 22

Page 1510



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1511



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Sent: Monday, 14 March 2022 9:46 PM

To: The City of Canada Bay

Cc: Helen Wilkins; Warren Arndell; Fiona Taylor

Subject: PRCUTS Planning Proposal - Feedback

Attachments: Letter for Courland Street, Five Dock.pdf; Courland Street, Five Dock - EG Submission to
UrbanGrowth.pdf

Categories: To action

Attention: Strategic Planning Team

Dear Sir / Madam,

As a representative of the owners (9-29 Courland Street, Five Dock), please find attached:
1. Letter from our planning experts consultant EG summarising our comments, concerns and requested
modifications to the draft planning proposal for Stage 1; and
2. Our original submission to UrbanGrowth back in 2015 (again prepared by EG on our behalf) which
elaborates on the key planning issues and rationale outlined in the letter.

Our submission has been prepared by Shane Geha who is the Managing Director of EG and one of the leading
experts in planning / rezoning matters. More information on EG and Shane can be found here:
https://eg.com.au/

https://eg.com.au/about-eg/our-people/shane-geha

Please feel free to contact me via email or on my mobile_

I look forward to hearing from you soon.

Nick Hontas
Senior Associate | Sydney Office
Level 17, 456 Kent Street, Sydney NSW 2000
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155-167 Parramatta Rd, Five Dock | 4

Iltem 9.2 - Attachment 22 Page 1517



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

The Brief

155-167 Parramatta Rd, Five Dock | 5
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Re-imagine the masterplan envelopes to allow for a
vibrant urban hub with an engaged public domain,
and a well-connected urban space that activated by
residential, non-residential uses; and is integrated

into the future of Kings Bay.

155-167 Parramatta Rd, Five Dock | 7
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155-167 Parramatta Rd, Five Dock | 8
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The site

155-167 Parramatta Rd, Five Dock | 9
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The approach

Reconnecting the estuary and Kings Heart

155-167 Parramatta Rd, Five Dock | 25
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The Journey
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The Proposal
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Axonometric Perspectives

1. View from North East 2. View from Norrth West
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Axonometric Perspectives

YLy e
%\\>
™,

7Y

%ﬁx \?xﬁ;‘\ /,;;:;;{if?

3. View from South East 4. View from South West

YA/

< K&Kv%\” /?\/g/ /\‘“

155-167 Parramatta Rd, Five Dock | 55

Iltem 9.2 - Attachment 22 Page 1568



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

155-167 Parramatta Rd, Five Dock | 56

Iltem 9.2 - Attachment 22 Page 1569



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Comparison to DCP Diagrams
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From: Daniel Howard

Sent: Monday, 14 March 2022 5:37 PM

To: Helen Wilkins; Paul Dewar; The City of Canada Bay

Cc: William Lam; Peter Navratil; Christopher Sunito; Ben Craig; Jason Fraser; Fernando Polo Valarezo
Subject: PRCUTS Planning Proposal - Feedback

Attachments: 218052 155-167 Parramatta Rd, Five Dock - PP Submission 14Mar2022.pdf

Categories: To action

Good afternoon Helen and Paul,

On behalf of Crown Group, please find attached a submission to the PRCUTS Planning Proposal and draft
DCP for Kings Bay, in relation to 155-167 Parramatta Road and 7 Spencer Street, Five Dock.

Crown Group believe that an opportunity exists to deliver a superior urban design and placemaking
outcome for the site, through a reconfiguration of the site layout, built form and land uses that will better
enable the site to serve as the ‘heart’ of Kings Bay.

In support of this, Woods Bagot have undertaken an analysis of the proposed controls and have prepared
an Urban Design Report (refer download link below) with indicative reference design. The project team
believes this design delivers a superior outcome for the site, responding to the site’s constraints and
capitalising on its opportunities.

M crown Group - PRCUTS PP Exhibition

Crown Group is committed to delivering a high quality outcome on the site and looks forward to working
with Council to translate their vision into reality. We would welcome the opportunity to present our urban
design analysis and indicative design, together with our recommended planning controls for the site. If you
could please provide suitable date and time options that would be much appreciated.

Should you have any queries in relation to our submission, please don’t hesitate to contact me. We look
forward to hearing from you and thank you for your time.

Kind regards,

Daniel Howard Associate Director
Planning

173 Sussex Street
Sydney NSW 2000
(Gadigal Land)

Ethos Urban acknowledges and pays respect to the past, present and emerging Traditional Custodians
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and Elders of this nation and the continuation of cultural, spiritual and educational practices of
Aboriginal and Torres Strait Islander peoples.

This email is confidential and may contain information that is confidential and privileged
If you are not the intended recipient please notify us by return email or phone, and delete the original message.
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From: Fiona Taylor

Sent: Tuesday, 15 March 2022 8:02 AM

To: The City of Canada Bay

Cc: Helen Wilkins; Warren Arndell; Nickolas Hontas

Subject: PRCUTS Planning Proposal - Feedback

Attachments: Submission to Council w signatures_14Mar22.pdf; Eva's #29 permission.docx; EG

report_dec15.pdf

Categories: To action

Dear Council,

Please find attached a submission from the residents at Courland St, Five Dock in
relation to the Kings Bay Precinct proposed plans.

I kindly request acknowledgement of receipt of this email.
Kind regards,

Fiona Ackland
#17 Courland St, Five Dock
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Attn: Strategic Planning Team

City of Canada Bay

Locked Bag 1470

DRUMMOYNE NSW 1470

Email: conncil@eanadabav.nsw.gov.au

Subject: “PRCUTS Planning Proposal - Feedback’

14™ March 2022

Dear Canada Bay Council Strategic Planning,
Reference: Draft PRCUTS DCP - Kings Bay Precinet

We, the undersigned, are residents/owners of premises on the western side of Courland
Street, Iive Dock. We are submitting feedback regarding the draft proposed development of
the Kings Bay Precinct, specifically the area directly to the west of our properties, Area 34.

Our submission includes:
1. Alist of concerns about the proposed development behind our properties which we
strongly oppose; and
2. Arequest that our properties be re-zoned as a priority and, if possible, also be
considered for inclusion into the boundary of the Kings Bay Precinct.

Concerns about the proposed development in Area 34

- We strongly oppose the proposed development directly behind our properties.

- Ttis extremely disappointing to see that an 8 storey / 28 metre building could be
considered a mere 12 metres from our homes.

- The height of such a development will create extensive shadowing and block natural light
to our properties. ‘

- We are concerned that our privacy will be compromised with multiple apartments
overlooking our properties/ back vards.

- The proposed development is too close to the boundary of our properties,

- We are concerned about the noise of construction of the development occurring so close
to our properties, as well as the future noise from the residents of the propsed apartment
block.

- We are the only houses/ residential properties across the whole precinct that share a
boundary with the precinct, yet we have an 8-storey high building proposed right behind
us. We note that the Kings Road Proposal Areas 21, 22, and 23 have only 3 storeys,
rising up to 5 storeys with a street in between and set-back from existing homes.

- A development of this size will devalue our properties.

- This proposal has already caused great anxiety to us as residents. If it goes ahead, we are
concerned about the further anxiety and distress it will cause.

Requests for Council action

- Since UrbanGrowth NSW originally invited submissions for the Parramatta Road
Corridor in 2015, our united group of residents in Courland Street commissioned EG to
submit a propoesal outlining the logical inclusion of our properties into the Kings Bay
Precinct. A copy of the coriginal 2015 EG submission to Urban Growih NSW is attached.
We understand this submission never reached Canada Bay Council.
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- We have again requested and funded EG to make a new submission on our behalf in
response to this current Draft PRCUTS DCP — Kings Bay Precinct. We anticipate you
will receive that separately.

- Regardless of whether we are formally included in the boundary of the Kings Bay
Precinct or not, our primary request is for our properties to be re-zoned, so that we
have a real opportunity 1o sell our properties to a developer as none of us want to live
through the stress of a development on our back doorsteps and suffer the financial
consequences and long-term life with a huge apartment block directly behind us.

- Ifthe proposed development goes ahead, we strongly request more open and green space
between our tear boundaries and the proposed buildings. We also want these buildings
reduced in height as, in their current form, they would impact our natural light and sun,
as well as be an incredible invasion of our privacy.

In conclusion, our primary request is for Canada Bay Council to re-zone our properties even
if we are not able to be included within the boundary of the Kings Bay Precinct. We are a
united group of neighbours who would rather sell than suffer the financial and psychological
disadvantage that such a major development on our back doorstep will cause.

We are open to being contacted further about this submission. To do so please contact:

Fiona Ackland

Sincerely,

The owners/ residents of Courland St, Five Dock.
(Numbers: 9, 11, 13, 15, 17, 19, 21, 23, 25, 27, 29)

Supporting documents attached:

1. A document originally submitted to Urban Growth in 2015, proposing our properties
to be included in the boundary of the Kings Bay Precinct.
2. Email from Owner of #29 who gives permission for a proxy to sign on her behalf.
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From: Chris Gray

Sent: Monday, 14 March 2022 10:51 AM

To: The City of Canada Bay

Subject: Feedback - Kings Bay Masterplan - Chris Gray
Categories: Blue Category

Good morning,

| have a direct personal interest in the Kings Bay Masterplan. | would like to declare that first up.

| am astounded that, according to that plan, you will be allowing the building of two 80 m high towers on the corner
of Queen and William St Five Dock. Even more extraordinary than the twin towers recommendation is the plans
recommendation that the building on the opposite side of Queens Rd has a maximum heigh of 17 m, the second
lowest recommended height option in the plan. Aesthetically that will look totally ridiculous to everyone living in
or moving through the area.

| am particularly interested in what guided the decision to limit the height of this building on Queens Rd to 17 m as
there are a number of other blocks in the plan that have a taller maximum height allocation. Who puts the tallest
buildings in the district (by around 50m) next to the shortest and thinks that won’t look ridiculous and make the
residential development planned for that block far less appealing — you want people to be excited about living in
Kings Bay, not daunted by living in the shadows of a tower.

| am proposing two things - Reduce the maximum height of the twin towers and increase the maximum height of
the allowable building on 118 Queens Rd to 32 m. That would be far more aesthetically pleasing and would
maintain your required population densities. And so making Kings Bay a far more vibrant urban precinct — which is
what we all want.

| await your advice.

Regards

Chris Gray
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ANGEL PLACE
\ LEVEL 8, 123 PITT STREET
U RBIS SYDNEY NSW 2000

URBIS.COM.AU
Urbis Pty Ltd
ABN 50 105 256 228

15 March 2022

City of Canada Bay
Locked Bag 13470
DRUMMOYNE, NSW 1470

Dear Sir/Madam,

SUBMISSION TO PARRAMATTA ROAD CORRIDOR PLANNING PROPOSAL
PP-2021-3619

1. INTRODUCTION

This submission has been prepared by Urbis Pty Ltd (Urbis) on behalf of Grocon (Concord) Holdings
Pty Ltd (Grocon) in response to the release of the Parramatta Road Corridor Planning Proposal 2021
(the Planning Proposal) and Draft DCP which seeks to implement the Parramatta Road Corridor
Urban Transformation Strategy — Stage 1 (PRCUTS).

Grocon commends Canada Bay Council (Council) for the extensive work undertaken to develop and
release the Planning Proposal and welcomes the opportunity to comment on the proposed
amendments.

Grocon holds under option 14 allotments fronting Burton and Loftus streets (herein referred to as the
Precinct), forming approximately half of the easternmost street block identified as the Burwood-
Concord Precinct in the Planning Proposal. The Precinct represents the only landholding in the
PRCUTS study area owned by two entities, with these being Grocon and Sydney Metro. This affords
the rare opportunity to develop a coordinated masterplan the Precinct.

Since exhibition of the PRCUTS which has informed the Planning Proposal, Grocon has engaged with
Sydney Metro and Canada Bay Council (Council) to refine a coordinated design option for the site, as
part of the wider Precinct. This master planned approach results in increased community benefit and
improved urban outcomes.

This alternative Master Plan (Grocon Master Plan), prepared by Bates Smart and attached at
Appendix A, responds to Sydney Metro’s intended design response for their land holding and
includes redevelopment of the Grocon land based on the principles of the Planning Proposal yet with a
number of urban design improvements.

In summary, the Grocon Master Plan developed by Bates Smart for the Grocon land provides for the
following:

e Provisioning for the dedication of community infrastructure as set out in the Planning Proposal.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022
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e Improved location of the Burton Street Plaza close to the future metro station entrance, and
directly accessible by through site links so that the plaza reads as ‘true’ public space rather than it
being framed by private development on two sides.

e Improved pedestrian accessibility to Burton Street Plaza and through the site as a whole.
e Enhanced solar access to Burton Street Plaza.

e A 3.1:1 above ground FSR across the street block, slightly exceeding that nominated by the
Planning Proposal. This increased yield is tied to the delivery of a residential build-to rent (BTR)
development that results in an overall density and environmental impacts commensurate with that
earmarked for the Precinct by PRCUTS. It also responds to the metro station location which was
not factored in to the PRCUTS strategy when originally drafted.

e Greater building separation between the BTR and the future development on the north western
corner of the precinct (on Sydney Metro land), enabling its future development for residential
purposes in accordance with the Apartment Design Guide (ADG).

e Greater precinct permeability.
e |mproved building articulation and a superior public domain outcome.

e Reduced car parking resulting from the provision of a BTR product which necessitates fewer car
spaces, than that contemplated by the PRCUTS Transport and Traffic assessment.

The Master Plan is also premised on the delivery of the community infrastructure elements earmarked
in the Planning Proposal. The delivery of community infrastructure and the benefits identified as
resulting from the Grocon Master Plan are to be realised through recommended amendments to the
Planning Proposal addressed in Section 6.0.

2. OVERVIEW OF SUBJECT LAND HOLDINGS / STATUS OF OWNERSHIP

The Precinct to which this submission relates is located within the City of Canada Bay Local
Government Area (LGA). It is positioned approximately 23km from Strathfield Station and 1.3km from
Burwood Station. It is bounded by Parramatta Road to the south, Loftus Street to the east and Burton
Street, Concord to the north.

The land holdings within the Precinct which are the subject of this submission are depicted in Figure 1
and herein referred to as the “Metro Site” and “Grocon Site”.

The Grocon site has an area of 7,549m? and is optioned by Grocon (Corncord) Holdings Pty Ltd and is
shown in blue shading in Figure 1. It adjoins the Metro Site to the south and west which is shaded red
in Figure 1. The Metro Site has an area of 13,092m2 and is earmarked to accommodate the future
Burwood North Metro Station. Together the sites have a cumulative area of 20,676m2.

The figure below shows the site location and ownership split.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 2
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include roads to facilitate servicing arrangements, a pedestrian link and public domain enhancements
including provision of a public park (Burton Street Plaza).

4. PROJECT VISION AND RATIONALE

Grocon'’s vision for the site is to deliver on the aspirations of the PRCUTS by facilitating the
development of a high-rise residential tower containing only BTR housing, as well as optimising public
benefit through an enhanced public domain.

Given there are only two entities controlling the land bounded by Burwood Road, Parramatta Road,
Loftus Street and Burton Street, the rare opportunity exists to masterplan the Precinct. In an urban
context this is especially relevant given the adjacency to Concord Oval (including its redevelopment)
and the potential to become an exemplar project for the Paramatta Road corridor.

In its meetings with Canada Bay Council and Sydney Metro over the past 12 months, Grocon has
noted that Council’'s Planning Proposal was heavily influenced by the PRCUTS produced by Landcom
in 2016. In that work, planning parameters, including the maximum FSR, were recommended without
any assumption of a metro being in place. As a consequence of the metro now being committed, with
the resultant significant shift in accessibility to and from the Precinct from the wider Sydney
metropolitan area, planning practice suggests that it is entirely appropriate that density is increased in
the immediate proximity to the stations, whilst providing an enhanced urban outcome and not
increasing traffic generation.

Consistent with these ambitions, Grocon is committed to delivering a residential project on their land
as 100% BTR which is the ideal use adjacent to a metro station. It is far less profitable than a build-to-
sell (BTS) project; however, provides the benefit of a single owner adjacent to the metro station rather
than 400 individual owners and ensures diversity in housing stock for the community and long-term
rental tenure for residents. Grocon feels very strongly about achieving an exceptional outcome for the
benefit of all parties.

The project vision comprises the following:
e A single 24 storey residential tower comprising:
e BTR housing

e Development of a yield that will realise a 3.1:1 FSR across the Precinct for above ground GFA
(ie excluding metro-related access tunnels below ground)

e A maximum compliant height of 78m/24 storeys with a gradual transition in scale down to
42m/13 storeys.

e Provision of car parking at a reduced rate appropriate for a BTR development and commensurate
with a 3:1 FSR / GFA equivalent on the Grocon land. This will ensure traffic generation will not
exceed that modelled to support the PRCUTS Planning Proposal.

e Provision of a public open space known as the ‘Burton Street Plaza’.
e Provision for a ‘kiss and drop’ zone along the northern side of the Grocon Site along Burton Road.

e Improved connectivity to the Burwood North Metro Station through the proposed relocation of the
park.

e Provision of an internal road for servicing.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 4
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The additional 0.1:1 FSR across the precinct is believed to be justified given the transit oriented nature
of the development and the BTR typology. Further, this additional GFA tips the BTR development into
a feasible project which will be committed and delivered prior to operation of the metro.

Grocon considers that the best way forward is to prepare a future Concept Application for the whole
precinct to allocate FSR between the Sydney Metro and Grocon sites to ensure the overall
development density of the precinct is commensurate with:

e The PRCUTS vision, modelling and capacity analysis, and

e The high level of public transport connectivity to metropolitan Sydney that will be provided by the
metro station.

Any reduction in development capacity of the Precinct below 3:1 will fail to optimise the benefits of the
metro station in this location.

The Grocon Master Plan incorporates other urban design amendments primarily related to the
relocation of Burton Street Plaza adjacent to the planned Burwood North Metro Station and the
consolidation of the envelopes to facilitate a singular residential tower (refer to Figure 2). The rationale
for the Master Plan is to enable realisation of a range of benefits, including:

e Increased building separation between the envelopes located within the Metro Site and the
Grocon Site, separated by the relocated Burton Street Plaza, creating a greater sense of
openness along with improved access to solar at the ground plane and outlook for future building
occupants.

e |mproved connectivity across the precinct through the relocation of Burton Street Plaza adjacent to
the Metro Station and associated public domain, allowing for enhanced pedestrian linkages and
improved permeability.

* Reduced residential impacts by concentrating the greatest density in the north east of the Precinct
where it interfaces with Concord Oval and allowing the adjacent low scale residential to interface
with Burton Street Plaza.

e The provision of a consolidated residential building envelope that affords greater flexibility with
regards to internal floor planning and improves the scheme’s compliance with the ADG.

e Ensuring that future built form yield across the Precinct is commensurate with the 3:1 FSR
identified in the Planning Proposal (but realises a minor increase associated with the proximity to a
metro station).

e The delivery of a BTR residential development that fosters the principles of transit-orientated
development by maximising the provision of BTR housing adjacent to the future Burwood North
Metro Station through an incremental and minor increase in FSR.

41.  ACHIEVEMENT OF PRCUTS AND PLANNING PROPOSAL OBJECTIVES

Grocon’s Master Plan aligns with the objectives established by the Burwood-Concord Precinct Master
Plan exhibited alongside the Planning Proposal which are informed by the PRCUTS Planning and
Design Guidelines.

Objectives outlined in the Burwood-Concord Precinct Master Plan of relevance to the Precinct include:

e Building heights are to be arranged in a way to minimise impact on public parks, low scale
residential areas, schools and heritage buildings.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 6
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e Higher tower forms are positioned towards the southern side of the lots to achieve better solar
performance on the open space and building facades.

e Heights are utilised to minimise site coverage in order to free up more space on the ground and
provide generous separation between buildings.

e Buildings fronting onto Burton Street are articulated in response to the low-rise residential
character of the context.

e Burton Street is to play a key role in the transition of the higher densities of the proposed Burwood
precinct to the low-lying residential streets beyond.

e Ensure the provision of significant public domain enhancements, including a new public open
space along Burton Street and north south linkages to Parramatta Road.

 New parks and linkages are provided to compliment the existing open space network, and help to
create an active and permeable neighbourhood.

The Grocon Master Plan developed by Bates Smart has sought to deliver on the above objectives by
achieving the following:

e Reduced impacts to the low scale residential areas by amending the block formation to
concentrate the Grocon site’s greatest mass in the Precinct’s north east corner;

* Minimised shadow impacts to Burton Street Plaza by relocating this important open space area to
the west adjacent to the metro station away from the high density residential envisaged for the
Grocon Site.

e Improved permeability across the neighbourhood by relocating Burton Street Plaza closer to the
metro station and its associated public domain to permit improve pedestrian linkages.

e Enhanced building separation to between the developments earmarked for the Metro Site and the
Grocon Site to foster a greater sense of openness and improved solar access to the ground plane.

e |mproved relationship to the heritage listed church located north of Burton Street by allowing it to
interface with Burton Street Plaza.

* Improved relationship between the buildings fronting Burton Street and the adjacent low-rise
residential neighbourhood by maximising the interface with Burton Street Plaza via its relocation
and delivering a stepped envelope that gradually transitions down in scale to the low density
neighbourhood.

e A single consolidated building envelope on the Grocon Site that better reinforces the street edge
and provides a greater sense of enclosure.

e An envelope that encourages the orientation of habitable rooms away from Parramatta Road to
minimise amenity impacts (i.e. noise, air pollution etc.), with higher tower forms positioned to the
south of the Grocon Site to minimise solar impacts to the surrounding public domain and
residential area to the north.

e Infrastructure commensurate with the intensity of development and as per the infrastructure
schedule detailed in PRCUTS, including a pedestrian link, internal roads and public domain
enhancements.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 7
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* A high quality BTR housing product that diversifies the locality’s housing stock, fosters a sense of
community and provides a long-term single ownership arrangement.

e A high standard of ecological sustainable development.

9.  STAKEHOLDER ENGAGEMENT

Grocon has engaged in ongoing meaningful consultation with Canada Bay Council and Sydney Metro
over the course of the preparation of the Planning Proposal. Having been involved in the consultation
process for Central Barangaroo, Pitt Street and now Burwood North metro stations, Grocon has
established a long and constructive relationship with Sydney Metro.

Grocon has attended a number of meetings with Council and Sydney Metro to discuss the following
key matters:

e Relationship of PRCUTS to the Planning Proposal given PRCUTS did not contemplate the North
Burwood Metro Station.

e The rationale for the Burton Street Plaza location in the Planning Proposal which Grocon came to
understand was influenced by the need to maximise solar access by positioning it away from the
higher buildings earmarked to the north east along Loftus Street. Therefore, it is Grocon’s
understanding that Council supports a Burton Street Plaza location as far west as possible.

e Locating Burton Street Plaza so that it sits adjacent to the heritage listed church (to the north) and
directly connects with the proposed metro station entrance.

e Relationship of the FSR to height, given that the height facilitates a greater FSR than that
prescribed by the Planning Proposal. Anecdotally, Council have confirmed their intent to maintain
an above ground FSR of 3:1 so that no precedent is created.

e Application of FSR across a precinct wide basis rather than an individual block basis given that
there are just two landowners and the former approach is a catalyst for an improved urban design
outcome.

e Discussion around two design concepts, comprising:

e 3 BTR residential buildings with Burton Street Plaza located between them in accordance with
the Planning Proposal.

e 1 BTR building where Burton Street Plaza is located further west and directly in front of the
metro station entrance.

e The future opportunity for Sydney Metro and Grocon to collaboratively develop a coordinated
masterplan given that there are only two landowners that retain ownership over the precinct.

e The size of Burton Street Plaza as detailed in the Planning Proposal and what is includes and
excludes (e.g., footpaths and other public domain embellishments).

e Council’'s approach to key design matters, including locating parking underneath Burton Street
Plaza; the benefits of a BTR scheme over a build-to-sell; and overshadowing issues to Concord
Oval.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 8
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Over the course of these discussions, Council has provided encouragement for the following:

e The provision of a single residential building envelope within the maximum LEP incentive height
controls and the dedication of Burton Street Plaza with no underground parking.

e Relocation of Burton Street Plaza further westward to connect to the metro station entrance,
maximise solar access and interface with sensitive uses such as the adjacent heritage listed
church along Burton Street.

e Being potentially supportive of a precinct wide application of the FSR across the precinct subject
to Sydney Metro also confirming their support.

e A coordinated approach with Sydney Metro to identify appropriate locations for driveways, loading
docks and through site links and footpaths.

Sydney Metro has been consulted in relation to a range of design matters including the configuration
and location of footpaths, driveways, lanes, the station loading dock, building footprints, building
entrances and the ‘kiss n drop’ areas.

6.  REQUESTED AMENDMENTS TO THE PLANNING PROPOSAL AND
DRAFT DEVELOPMENT CONTROL PLAN

Grocon has reviewed the Planning Proposal’s suggested amendments to the Canada Bay Local
Environmental Plan 2013 (CBLEP 2013) and the accompanying Draft DCP for the Burwood-Concord
Precinct.

Whilst Grocon is generally supportive of Council’s proposed changes, design testing has helped to
identify amendments to Council’s Planning Proposal that will facilitate a superior built form outcome
and an improved public benefits.

Grocon'’s requested amendments to the Planning Proposal and DCP include:

e Amendments to the community infrastructure FSR map to increase the ‘base’ FSR applicable to
the Precinct from 3:1 to 3.1:1.

e Amendments to the community infrastructure height of buildings map, including relocation of the
42m height limit eastward and the 2.5m height limit westward (essentially a ‘swap’ in building
height from one development block to another to facilitate the park relocation).

e The introduction of a design excellence clause that allows for the achievement of additional
building massing beyond the 42m height limit where it can be demonstrated that the resultant built
form realises an improved design outcome.

e Amendments to the master plan layout nominated by the Draft DCP including:
e The relocation of the Burton Street Plaza further to the west,
e Updated building envelope plans for blocks within the Grocon site fronting Burton Street and

e Updated section plans to reflect the revised building height and Burton Street Plaza location.

Amendments to the DCP car parking provisions to recognise the importance of car parking
provision for residential accommodation within 400m of the metro station, at rates commensurate
with the Transport and Accessibility study informing PRCUTS.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 9
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Whilst it is not Grocon’s intent for this scheme to form the basis of a future Concept Application, it has
been developed to demonstrate that a flexible application of the height controls has the capacity to
provide a superior urban design outcome than strict compliance with a 78 and 42m height limit.

The Planning Proposal confirms Council’s intention to introduce a design excellence clause that
requires a design competition to be held for developments within the Burwood-Concord Precinct
greater than 28m/8 storeys. Grocon recommends that the design excellence clause incorporate an
additional provision to permit minor height variations in the instance non-compliances result in an
improved design outcome relative to a complying scheme.

6.3.  DISTRIBUTION OF FLOOR SPACE

Grocon has a great interest in ensuring future development can achieve an appropriate density for the
Precinct, particularly due to its proximity to the future Burwood North Metro Station, in order to
optimise long term quality investment in this significant infrastructure asset.

Council’s Planning Proposal seeks to introduce a community infrastructure FSR development
standard of 3:1 for the Precinct, which reflects the additional community benefit that will be derived
from the proposed BTR development. It also permits an additional 5% FSR uplift (0.15:1 FSR) where
Council’s sustainability targets are achieved. In this regard, Council has already contemplated an FSR
exceeding the exhibited 3:1.

The Grocon Masterplan scheme seeks to achieve a cumulative ‘base’ FSR of 3.1:1 across the Metro
Site and Grocon Site. This represents an incremental uplift above the exhibited 3:1 FSR for the
precinct as a whole. This FSR relates only to above ground floor space. It is considered that below
ground uses (i.e. pedestrian tunnel access point, station offices etc.) should be excluded as they
pertain directly to the station and are independent of the future commercial / residential uses
envisaged by the DCP Master Plan. They do not directly contribute to the benefit of increased FSR in
station precincts.

In understanding the merits of the FSR proposed by the Grocon Master Plan, it is important to
highlight that the density permitted by the Planning Proposal and Draft DCP is informed by the
PRCUTS produced by Landcom in 2016 prior to Sydney Metro confirming their intent to deliver a
scheme on their site.

Precedents relating to metro OSDs typically distribute their maximum FSR both above and below
ground. Based on the Planning Proposal documentation’s allocation of 2.7:1 FSR to the Sydney Metro
site, it is anticipated that the Sydney Metro Site will support an approximate above ground FSR of
2.3:1 and a below ground FSR of 0.4:1. In light of this, it is Grocon’s opinion that the maximum 3:1
FSR for its site needs to be rationalised in a way that recognises the density achievable across the
precinct as a whole, and account for lost GFA below ground allocation to station tunnels and the like.
As such, the Grocon Masterplan allocates GFA in a way that supports the delivery of a transit-
orientated BTR development with a density commensurate with the site’s proximity to the metro.

The achievement of an above ground 3.1:1 FSR is also vital to facilitating a pre-committed BTR
product that requires investor support to enable its delivery. It is commensurate with the site’s
positioning near a metro and within the commercial core of Burwood, and can be delivered within the
allowable envelopes with no significant environmental impacts (i.e. traffic generation and
overshadowing).

The consolidation of the building envelopes combined with the FSR uplift facilitate the delivery of a
high quality BTR product that scores well on a range of amenity measures. This is demonstrated by
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Bates Smart’s assessment of the scheme against the requirements of the State Environmental
Planning Policy No 65 — Design Quality and associated ADG (refer to Appendix A).

As demonstrated by the compliance assessment, the BTR scheme in the configuration proposed in
the Grocon Masterplan is capable of achieving full compliance with the requirements of the ADG.
Conversely, a scheme compliant with the Planning Proposal layout would necessitate smaller floor
plates and a reduced bulk that failed to optimise the maximum height limits. Further, it would result in
increased south facing apartments and lesser residential amenity. This would result in a suboptimal
design outcome, including potential non-compliances with the ADG and a bulk at odds with Council’s
vision for the site.

It is recommended that the FSR maximum exclude below ground floor space related to the metro
station’s pedestrian tunnel access point and any habitable space associated with the station’s
operations below ground. These uses and their associated floor space are independent of the
Precinct’s residential and commercial uses and their inclusion in the FSR calculation will unduly
reduce the development capacity of the Precinct.

6.4.  DCP CARPARKING PROVISION

The Burwood-Concord DCP sets maximum car parking rates for development within the Precinct.
Section K21.20 Access and Parking, Control C14 states that

All car parking is to be unbundled from the sale of apartments. There is no minimum
parking requirement for sites within 800m of a Metro and other rail stations, and no
parking allowed within 400m. (underline added)

It is requested that this provision be revised to allow the location of some car parking associated with
future residential development in the precinct. Permitting parking in the precinct is consistent with the
approach taken in the PRCUTS. The traffic study informing PRCUTS nominated the following car
parking rates for the area:

Table 1 Category 2 Maximum Parking Rates for the Burwood Precinct

Category Residential (Spaces per Dwelling) Other (Spaces GFA)
2 Studio 1 Bed 2 Bed 3 Bed Visitor Comm. Retail Industrial
0.3 0.5 0.9 1.2 0.1 100 70 120

Source: PRCUTS — Urban Transformation Strategy Precinct Transport Report (Nov 2016)

The PRCUTS traffic study highlights that the rates have been developed with reference to the City of
Sydney Category B (residential) and Category E (non-residential) rates which are a best practice
benchmark. However, the Category 2 rates proposed are less restrictive in recognition that public
transport in the precinct is not as accessible as the City of Sydney given its CBD location. Therefore,
the provision of parking was supported given the site’s suburban location.

TTPA have prepared a Traffic, Transport and Parking Assessment which is included at Appendix B. It
provides an assessment of the parking rates, concluding that the proposed rates are too restrictive for
the site and that residential parking should be permitted. If car parking is not provided to support a
residential scheme in this location, it will result in a sudden demand for on-street parking which could
cause disruptions to the wider street network.

Grocon_Submission to PRCUTS Stage 1 PP_15 March 2022 16

Iltem 9.2 - Attachment 22 Page 1605



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

URBIS

Grocon Masterplan Car Parking Provision

As shown at Appendix A, the Grocon site accommodates 411 BTR apartments. Based on the rates
detailed in the TTPA Traffic Report, the proposal provides 205 resident spaces, and an additional 15
spaces for visitor and car share. . The parking rates have been tailored to a BTR development which
typically has a very low car ownership rate.

Grocon is committing to provide car parking at a rate less than an equivalent built-to-sell (BTS)
residential development at a 3:1 FSR. A 3:1 BTS scheme on the Grocon land would comprise a mix of
288 apartments. Using the PRCUTS traffic and parking study, TTPA have determined that a BTS
development with 288 apartments would need to accommodate 264 spaces, comprising 206 resident
spaces and 58 visitor spaces. The BTR scheme proposed by Grocon therefore has a lesser car
parking provision (and associated traffic generation) than would result from a standard residential
scheme, and less car parking and traffic generation than that which informed the PRCUTS traffic
study.

TTPA have assessed the traffic generation associated with the proposed 220 spaces. Based on the
traffic generation rates for high density residential provided by the Roads and Traffic Authority’s
Development Guidelines TDT 2013-4b, the proposal will generate a minor net traffic generation of 10
to 20 vehicle trips per hour when factoring in the traffic generation associated with the existing
developments within the site. TTPA conclude that the level of traffic generation will be minor and well
within that forecast for the Burwood Precinct under the Traffic and Transport Study for the precinct.

1. CONTRIBUTIONS

The Planning Proposal confirms that the Precinct will be subject to the City of Canada Bay Section
7.11 Contributions Plan (Contributions Plan) in accordance with the actions of PRCUTS. The
Contributions Plan is currently under consideration as part of Council’s ongoing review of the CBLEP
2013.

It is intended that the revised Contributions Plan will apply to the Burwood-Concord Precinct. The
Infrastructure Strategy — Stage 1 PRCUTS Precincts which accompanies the Planning Proposal
confirms that Burton Street Plaza is a key piece of community infrastructure required to be dedicated
for a nominal payment to Council and embellished at no cost to Council in the instance a future
development relies on the incentive community FSR and height development standards.

Grocon support the requirement to dedicate this open space area to Council, however, request that
the Contributions Plan and any associated public domain mapping be updated to reflect the preferred
location for the Burton Street Plaza, thereby identifying it as being situated to the immediate east of
the Metro Site.

8.  SUMMARY & CONCLUSIONS

Grocon appreciates the opportunity to comment on the Planning Proposal and Draft DCP that seek to
implement the PRCUTS. The key matters of concern to Grocon raised in this submission are
summarised below:

1. Grocon suggests that the above ground FSR for the Precinct be updated to a ‘base’ FSR of
3.1:1 to enable the delivery of a high quality BTR development that provides a density
commensurate with its location adjacent to the planned Burwood North Metro Station.

2. Itis requested that Council revise the block configuration / amalgamation pattern to reflect
the envelope arrangements depicted in Bates Smart’s Master Plan. This entails relocating
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Burton Street Plaza adjacent to the Metro Station and consolidating the envelopes to permit
a singular envelope at the corner of the Grocon site where Loftus and Burton Streets
intersect.

3. That Council revise the community infrastructure height of building maps to reflect revised
heights that align with the block configuration proposed under the Bates Smart Master Plan
included at Appendix A.

4. That Council include an additional provision within the Design Excellence clause that
permits minor variations to the community infrastructure height of buildings development
standard where a proposal is the outcome of a design excellence competition. The
provision will provide architectural consortiums with greater flexibility at the design
competition phase and will ensure a high quality design outcome is achievable for the site.

5. That car parking rates be available for residential uses in proximity to the railway station in
order to cater for car ownership for residents, albeit at a reduced rate from that informing
the PRCUTS traffic and parking study.

6. That Council prepare its Section 7.11 Contributions Plan to account for Grocon’s preferred
location for the Burton Street Plaza.

Grocon would be happy to meet with Council to discuss the concerns raised in the submission and to
assist in refining the wording and Master Plan included within the Planning Proposal and Draft DCP.

Yours sincerely,

Jacqueline Parker
Director
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1.0 Introduction

This report has been prepared for Grocon (Concord) Holdings to accompany an
Application to Canada Bay Council for an envisaged residential apartment (build to

rent) complex in the Burwood North Metro Precinct (Figure 1).

The Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) was
established by the NSW Government with the objective of transforming the Parramatta
Road Corridor by creating new precincts as “places for people”, with new housing,

commercial and retail centres, employment, green space and public areas.

The new precincts are framed around the proposed new Metro Stations and Canada
Bay Council has prepared a Planning Proposal to amend the Local Environmental
Plan (CBLEP 2013). This Planning Proposal has been developed to refine the
PRCUTS Implementation Plan and to give effect to the Eastern Sydney District Plan,
the Canada Bay LSPS and LHS.

The aim of the Planning Proposal is to implement Stage 1 of PRCUTS which
comprises the Kings Bay, Burwood — Concord and Homebush North precincts. The
subject site is located within close proximity to the proposed Burwood North Metro

Station and the envisaged development comprises:

a new building complex with significant public and private open space areas
- some 411 “build to rent” apartments
- basement parking

- pedestrian and cyclist linkages integrated with the Metro Station precinct

network

Ref. 22060 1
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The purpose of this report is to:

< describe the site, the precinct planning and the envisaged development scheme
< describe the road network serving the site and the prevailing traffic conditions
< assess the appropriateness of the envisaged parking provision

< assess the potential traffic implications

< assess the suitability of the proposed vehicle access, internal circulation and
servicing arrangements

%  assess the envisaged provisions for pedestrians and cyclists.

Ref. 22060 1
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2.0 Concept Development Scheme

2.1 Site, Context and Existing Circumstances

The site (Fig 2) is a consolidation of numerous lots which occupies a generally
rectangular shaped total area of 7,584 m? with frontages to the southern side of Burton

Street and western side of Loftus Street.

The site is adjoined by various commercial uses to the south fronting onto Parramatta
Road while there are residential uses to the west and along the northern side of Burton
Street (as well as school). The large Concord Oval Sporting Venue extends to the east
while residential uses extend to the north and west and the large St Lukes Park

extends to the northeast to Kings Bay.

Retail and commercial uses extend along Burwood Road to the Burwood Town Centre

and Railway Station some 1 km to the south.

The site is currently occupied by some 30 dwellings being a mix of single dwellings

and residential flats buildings.

2.2 Precinct Planning

There have been a number of studies undertaken in relation to the PRCUTS Strategy,
that was released in 2016, which outlined the vision to provide for 27,000 new
dwellings and 50,000 new jobs along the Parramatta Road Corridor. Principal amongst

these studies are:

- The Burwood Precinct Master Plan Report GSA May 2021 (for Canada Bay
Council)

- The Parramatta Road Corridor Traffic and Transport Study Bitzios February
2022 (for Canada Bay, Burwood and Strathfield Councils)

Ref. 22060 3
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The Masterplan study area encompasses the proposed Metro Burwood North station
on the northeast corner of Parramatta Road and Burwood Road and is bound by
Parramatta Road, Broughton Street, Burton Street and Loftus Street. The study
followed the PRCUTS Tool Kit and Planning and Design Guidelines in developing the
Urban Design Principles for the Precinct including building height, building set backs

and through site links as well as new public open space areas.

The Traffic and Transport Study adopted an integrated “corridor wide” traffic model
(i.e. the whole of Parramatta Road) developed by DPIE and TfNSW and the parallel
evaluation methods. The study adopted the proposed land rezoning development
outcomes to:

- assess the traffic implications

- access the traffic and transport challenges for each precinct

- identify the transport planning principles

- assess the traffic infrastructure needs

- develop precinct specific traffic and transport strategies and a staged

implementation plan.

2.3 Envisaged Development

The envisaged development encompasses a site area which is different to that
identified in the Precinct Master Plan in that the proposed open space area (Burton
Street Plaza) is envisaged to be moved to the west to better integrate with the Metro

Station and its pedestrian linkages.

The existing buildings would be demolished and part of the site excavated to construct
a 4 to 23 — level building complex over basement carparking. The envisaged

development comprises:

48 x studio apartments

144 x one-bedroom apartments
188 x two-bedroom apartments
31 x three-bedroom apartments

Total 411 apartments

Ref. 22060 4
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A total of 208 parking spaces are envisaged in two basement levels with vehicle

access provided on the Loftus Street frontage.
Details of the envisaged development are provided on the concept plans prepared by

Bates Smart Architects which accompany the Application and are reproduced in part

in Appendix A.

Ref. 22060 9
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3.0 Road Network and Traffic Conditions

3.1 Road Network

The road network serving the site (Figure 3) comprises:

9,
o

M4 Motorway — a State Road and arterial routes which is contained in the M4 East
Tunnel connecting between the M4 Western Motorway at the North Strathfield and

West Connex

<  Parramatta Road — a State Road and arterial route that connects between Sydney
and Penrith

%  Concord Road — a State Road and part of a north-south sub-arterial route which

connects between Ryde and Enfield

% Burwood Road — a Regional Road (north of Parramatta Road) and major collector
road which connects through the Twon Centre and across Parramatta Road and

the Hume Highway

< Queens Road/Gipps Street — a State Road and major collector route that connects
between Concord Road and Great North Road

< Broughton Street, Shaftsbury Road and Wentworth Road — north — south collector

roads connecting to Parramatta Road

S Burton Street and Loftus Street — local access roads.

Burton Street and Loftus Street are some 12.8 metres wide being relatively straight and

level in the vicinity of the site.

Ref. 22060 b
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3.2 Traffic Controls

The traffic controls which have been applied to the road system in the vicinity of the

site (Figure 4) comprise:

< the traffic signals along Parramatta Road, including at the Burwood Road,

Shaftsbury Road and Broughton Street intersections

<  the traffic signals along Gipps Street at the Burwood Road and Broughton Street

intersections

% the NO RIGHT TURN restrictions at the Parramatta Road and Burwood Road

intersection

<  the central median island along Parramatta Road which extends across the

Loftus Street intersection
< the roundabout at the Broughton Street and Burton Street intersection

< the one-way restriction on Neichs Lane

3.3 Traffic Conditions

An indication of traffic conditions in the vicinity of the precinct is provided by data

published by the TINSW and surveys undertaken as part of this study.

The data published by the TINSW is expressed in terms of Annual Average Daily Traffic
(AADT) and details are provided in the following:

AADT
Parramatta Road 55,000
Burwood Road 35,000

The Bitzios Traffic and Transport Study identified the assessed current traffic

generation of the Burwood Precinct as follows:

Total Traffic Generation (2 hours) 2019

Traffic Out Traffic In Total
AM 1,018 1,403 2,421
PM 1,676 1,363 3,039

Ref. 22060 1
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3.4 Transport Services

The site is serviced by the following bus routes which run along Burwood Road (south)
and Parramatta Road (east).

Route Destination Frequency
No.
415 Campsie to Chiswick 15 — 20 mins (peak periods)

30 mins (off-peak periods and Saturday)
60 mins (Sunday)

461N Burwood to City Hyde Park 30 mins (late night and early mornings
daily)
461X Burwood to City Domain 10 — 15 mins (peak periods)

15 mins (off-peak periods and weekends)

These services provide connections to railway stations, major centres and places of

employment and entertainment.

3.9 Future Circumstances

The Burwood Precinct Master Plan and Parramatta Road Traffic and Transport Study
contain recommendations both for the development of the precinct and the related

infrastructure as follows:

Master Plan

%  create a “shared zone” roadway connecting between Burton Street and Loftus
Street

% create north — south and east — west pedestrian linkages and through site links

% create ground level building setbacks for public domain enhancement

Ref. 22060 8
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Traffic and Transport Study

< replace the roundabout at the Burwood Road/Burton Street intersection with traffic

signals
< provide peak period Clearway restrictions on Burwood Road
< potential traffic calming on Loftus Street

% provide on-street car share pods.

Ref. 22060 g
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4.0 Parking

Council’'s DCP advocates a minimal provision of on-site parking spaces in close
proximity to the Metro Station. However, such draconian or even constrained parking
provision can have adverse implications even when there is a railway station in close

proximity.

In CBD circumstances (e.g. Sydney, North Sydney, Chatswood, Bondi Junction,
Parramatta, Hornsby and even Burwood) there are large public parking stations which

can provide alternative parking for residents.

However, it has been the experience in other areas where constrained parking has
been applied that there is a problematic sudden substantiated demand for on-street
parking. It is one thing to encourage “journey to work” by public transport but residents
need to have vehicles available for recreational and holiday journeys etc and to travel

to locations not readily accessible by public transport.

Nonetheless, “build to rent” apartments have a lower than normal car ownership
characteristic for occupiers. The following table presents a comparison between the
envisaged car parking provision (with the envisaged development yield) and the car
parking provided with the proposed Master Plan yield and the parking rates

recommended in the Traffic and Transport Study.

Total Number Proposed Rate
of Apartments
Studio 48 @0.3 12% 14.4
1 Bed 144 @0.5 35% 72
2 Bed 188 @0.5 46% 94
3 Bed 31 @0.8 8% 24.8
205.2 (205) spaces +
Total 41
3 car share spaces
Visitors Nil
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Total Number
of Apartments
Studio
1 Bed
2 Bed
3 Bed
Total

Visitors

34
101
132
22
288

Traffic Study Rate

@0.3
@0.5
@0.9
@1.2

@0.2

12%
35%

46%
8%

10.2
50.5
118.8
26.4

205.9 (206) spaces

57.6 (58)

The envisaged development provides a total of 208 parking spaces including

accessible spaces and 3 car share spaces.

Provision will also be made in the

basement for bicycle parking (in accordance with Table 1 of Section 3.1.3 of the DCP).

It is apparent that the envisaged parking provision site will be less than the rate

proposed in the Traffic and Transport Study and the zero provision for visitors will also

present a significant constraint on potential traffic generation.

Ref. 22060
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9.0 Traffic

An indication of the potential future traffic generation of the envisaged development
scheme is provided by data published in the Roads and Traffic Authority’s
Development Guidelines TDT 2013-4b. The guidelines specify a generation rate for
high density residential apartments with access to a railway station of 0.19 vtph per

apartment in the morning peak and 0.15 in the afternoon peak.

The Parramatta Road Corridor Traffic and Transport Study does not specify a traffic
generation factor for the foreseen future development. However, the following will

influence this outcome for the envisaged subject development:

- the close proximity of the new Metro Station
- the constrained parking provision
- the improved bus services

- the improved provisions for walking and cycling.

All of these factors will contribute to a traffic generation outcome per apartment which
would be some 0.10 — 0.12 vtph as is experience in the Sydney CBD. Application of
this factor to the proposed 411 apartments would indicate a total generation in the AM

and PM peak periods of some 40 vtph.

Application of the Guide to Traffic Generating Development traffic generation rates to
the dwellings on the site (albeit that some are now vacant) would indicate a former

traffic generation during the AM and PM peaks of some 10 to 20 vtph.
It is apparent that the additional traffic generation consequential to the envisaged

development will be very minor and certainly well within the magnitude identified and

assessed in the Traffic and Transport Study for the Precinct.

Ref. 22060 12
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6.0 Access, Internal Circulation and Servicing

Access

The envisaged combined ingress/egress driveway on the Loftus Street frontage and
this will accord with the design requirements of AS 2890.1 (Section 3.2.2) and there
will be suitable sight distances for entering and exiting vehicles due to the straight and

level nature of Loftus Street at the site frontage.

Internal Circulation

The internal ramps, aisles and parking bay would accord with AS 2890.1 and 6 with a

simple two-way circulation system providing flexible and efficient access.

servicing

Refuse would be collected from the basement by contract SRV type vehicles which
will be able to operate in the envisaged 2,200 mm head room. Small vehicles (service
personnel etc) will be able to use the leading bay while any infrequent requirement for
large service/delivery vehicles will be reliant on on-street parking as is normal for

residential developments of this nature.

Ref. 22060 13
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Transport and Traffic Planning Associales

1.0 Pedestrians, Cyclists and Traffic Calming

The measures identified in the Master Plan and Traffic and Transport studies will
provide significant benefits and facilities for pedestrians, cyclists and public transport

users.

The envisaged development will act to enhance this future outcome with the improved

pedestrian linkages which are indicated on the diagram overleaf.

Ref. 22060 14
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Transport and Traffic Planning Associales

8.0 Conclusion

This assessment for the envisaged “build to rent” residential development at Burwood
North has concluded that:

®,
X3

X the envisaged development would not present any adverse traffic implications

< the envisaged parking provision will be quite appropriate and would compliment

with the planning criteria for the Precinct

< the envisaged vehicle access, internal circulation and servicing arrangements

will be suitable and appropriate

< the provisions for pedestrians and cyclists would be satisfactory and would act

to encourage walking and cycling.

Ref. 22060 19
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Transport and Traffic Planning Associafes

Appendix A

Concept Plans
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15 March 2022

General Manager — Mr John Clark
Attention: Monica Cologna
Canada Bay Council

Locked Bag 1470

DRUMMOYNE NSW 1470

Email: council@canadabay.nsw.gov.au

Dear Mr Clark

RE: SUBMISSION IN RESPONSE TO THE PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION
STRATEGY PLANNING PROPOSAL IN RELATION TO 235 PARRAMATTA ROAD, FIVE DOCK — KINGS
BAY PRECINCT

Thank you for this opportunity to provide inputs into Canada Bay Council’s Planning Proposal (Council’s PP) to
implement the NSW Government’s Stage 1 vision for the Parramatta Road Corridor.

Gyde has prepared this submission on behalf of Fathi Tobia Boctor, Georgette Aziz Boctor and Mantino Pty Ltd,
the registered landowner of the site at 235 Parramatta Road, Five Dock, legally described as Lot 4 in DP826686
(the Site).

1. THE SITE

Figure 1 Site location

The Site is in the suburb of Five Dock within the City of Canada Bay local government area (LGA). The site is
approximately 9 kilometres west of the Sydney central business district (CBD) along Parramatta Road Corridor,
which is identified by the NSW Government for major transformation and revitalisation.

Suite 6.02, 120 Sussex St, Sydney NSW 2000
GYDE.COM.AU
22-019 ABN 58 133 501 774
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2. PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION STRATEGY

The Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) sets a long-term vision for the
transformation and revitalisation of the Parramatta Road Corridor. The subject site is located in the Kings Bay
precinct, which is envisaged to be a new medium and high density residential and mixed use urban village.

Under the PRCUTS, Kings Bay’s transformation is to occur via the following recommended changes to the
CBLEP 2013 under the associated Parramatta Road Corridor Planning and Design Guidelines (2016) as they
relate to the site.

e Land use zoning: Amend the site’s land use zone from IN1 General Industrial to R3 Medium Density
Residential, with commercial ground floor uses fronting Parramatta Road.

e Height of Buildings: Increase the maximum building height from 12 metres to 17 metres. Theoretically,
this allows for a 5 storey building.

o Floor Space Ratio: Increase the site’s maximum FSR from 1:1 to 2.2:1.

The PRCUTS envisages an extension of Spencer Street via the rear of the site and a 6m widening of Parramatta
Road to accommodate public domain improvements.

The above recommendations are given statutory effect via Local Planning Direction 1.6 Parramatta Road Corridor
Urban Transformation Strategy pursuant to Section 9.1 of the Environmental Planning and Assessment Act 1979.

3. PLANNING PROPOSAL - PARRAMATTA ROAD CORRIDOR URBAN
TRANSFORMATION STRATEGY (PRCUTS) — STAGE 1

The subject of this submission is the Council-led planning proposal (Council’s PP), which is seeking to amend the
Canada Bay Local Environmental Plan 2013 (CBLEP) to implement Stage 1 (2016-2023 release areas) of the
PRCUTS by amending planning controls including land use zoning, height of buildings and floor space ratio.

In relation to the site, Council’'s PP seeks to amend the CBLEP 2013 as follows:

e Land use zoning: Amend the site’s land use zone from IN1 General Industrial to R3 Medium Density
Residential, with commercial ground floor uses fronting Parramatta Road.

e Community Incentive Height of Buildings: Increase the maximum building height from 12 metres to 19
metres. Theoretically, this allows for a 5 storey building. It is noted that a building height of 21m is
proposed on the opposite side of Parramatta Road, to allow for up to 6 storeys in building height.

e Community Incentive Floor Space Ratio: Increase the Site’s maximum FSR from 1:1 to 1.6:1.

The site is identified as Area 11 which provides a minimum amalgamation area of 4,660sqm to deliver the
following community infrastructure in order to realise the incentive building height and FSR:

e New Road: Extension of Spencer Street at the rear of the site. This will be 62m length, 18.0m wide
along northern boundary, connecting rear of 225 Parramatta Road, Five Dock and Walker Street.
(1,100sgm)

e Public Domain Enhancement: 6m wide public domain extension along the Parramatta Road frontage
for the Parramatta Road Green Edge Setback (380sgm).

The above recommendations are derived from investigations undertaken in relation to the Kings Bay Precinct
Master Plan Report, commissioned by Council to inform its delivery of the PRCUTS recommendations.

Council’'s PP and the Kings Bay Precinct Master Plan Report varies the recommended planning controls of the
PRCUTS as follows:
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e Community Incentive Height of Buildings: recommends a building height of 19 metres to
accommodate 4.4m (+0.4m increase ground floor level) as per Figure K20-13 Built Form Envelope -
Section A of the Draft Kings Bay DCP (Refer Figure 3 below). The Council PP’s premise for additional
height is to accommodate ADG building heights, a raised ground floor and taller ground floor ceiling
height. We agree with increasing floor to ceiling and overall height.

e Community Incentive Floor Space Ratio: Recommends FSR of 1.6:1, significantly less than the
PRCUTS recommendation. This is not supported for the reasons outlined later in this submission.

Figure 3 Section A of the Draft Kings Bay DCP - Figure K20-13 Built Form Envelope
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4, IDENTIFIED ISSUES WITH THE PROPOSED PLANNING CONTROLS

Issue 1: The model tested under the Kings Bay Precinct Master Plan Report which underpins the Floor
Space Ratio proposed by Council’s PP is inconsistent with the proposed planning controls

The Kings Bay Precinct Master Plan Report identifies the subject site as Lot A3. As can be seen in Figure 4 -

Figure 6 below, the recommended 1.6:1 FSR is based on a concept that assumes two (2) levels of commercial
and three (3) levels of residential as a shop top housing development.

Figure 4 Recommended Height and FSR Figure 5 Recommended envelope

'DEVELOPABLE LAND (on the nor-developed parts of e Study Ares]

st
. ana e s newrs  sssnpeecn S uns e

Lorar sessentn ases 2z e 2 sowre e = B = B 2o B
Loz p— asse 2 1 2t at10 e 2 0 = = o .
Loras — s 22 wa 200 7352 = - - - o o
Loras — snsse a 200 a0 1 5 = M o o

The above has been translated into the recommended building height and FSR controls under Council’s PP and
the intended building envelope under the Draft Kings Bay DCP.

The planning proposal is also seeking to introduce additional permitted uses to permit shop top housing in the R3
Medium Density Residential zone in the Kings Bay precinct that fronts Parramatta Road, which is directly
applicable to the site. The planning proposal is seeking to rezone the land to R3 and to permit the additional uses
of ‘commercial premises’ and ‘light industry’, but only if the use is located on the ground floor and the proposed
development includes a facade that fronts Parramatta Road.

The proposed controls seek to permit only a single ground floor level of commercial uses, whereas the tested
concept assumes two commercial levels.

Noting the above, the tested concept informing the recommended 1.6:1 FSR does not reflect the proposed
controls under the PP, which permit only a single ground floor level of commercial uses. Therefore, the design
testing is irrelevant to the controls sought by Council’s PP and provide an unsatisfactory basis on which
to support a reduction in FSR from the 2:2:1 recommended under the PRCUTS.

Further, the controls under the Draft DCP envisage a 5 storey street wall at the edge of Parramatta Road (Refer
Figure 7). An additional setback to Parramatta Road to provide a substantial additional public space (not
previously envisaged under the PRCUTS) is inconsistent with this proposed control. While it is recognised that
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additional public space can be a benefit, the orientation of a new public space towards Parramatta Road would
lack ambience and is unnecessary given the Regatta Road Park will be a short walk of 150m from the site.

If the additional space has been assumed due to the current easement that exists on the site, it would be
unnecessary in a redeveloped scenario and should be assumed that it would be extinguished.

Figure 7 Draft DCP — Street wall provisions

Issue 2: The model tested under the Kings Bay Precinct Master Plan Report and Floor Space Ratio under
Council’s PP represents an inequitable and unfeasible underutilisation of the site

The PRCUTS seeks to facilitate the westward extension of Spencer Street across the rear of the site to connect
with Walker Street. It also seeks to facilitate widening of Parramatta Road to accommodate additional public
domain elements associated with the Parramatta Road Green Edge Setback. These elements are adopted under
the PRCUTS and have been applied equitably and consistently along Parramatta Road and for other like sites
responsible for delivering the Spencer Street extension.

It appears that the Masterplan concept which underpins the recommended FSR and DCP envelope has assumed
the need to create an additional public space on Parramatta Road frontage. This may have taken into account the
easement on the Parramatta Road frontage of the site. While in the current context this easement remains
relevant to the use of the Site and neighbouring sites to the east, once all of these sites are renewed in
accordance with the PRCUTS and Masterplan vision, this easement would no longer be necessary and could be
extinguished.

This additional space results in an underutilisation of the site given the significant land dedication required to
deliver the Spencer Street extension at the rear of the site (approximately 1,116sqm) and a 6m wide Parramatta
Road Green Edge Setback along the Parramatta Road frontage (approximately 372sqm), totalling some
1,500sgm. High level measurements indicate that the additional setback to Parramatta Road would be the order
of 450sgm, resulting in some 1,950sgm or 40% of the site being used for or dedicated as public space.

There is no reason for this additional setback as a public space in this location is not identified under the
PRCUTS, and adds an unreasonable burden and inequitable underutilisation of an already heavily constrained
site. Noting the easement would cease to be relevant once all sites have been redeveloped and having direct
access from the newly formed Spencer Street.

The underutilisation of the site, flaws in the assumed envelope typology and overall lack of development potential
achievable under Council’'s master plan places pressures on development feasibility that will disincentivise
revitalisation of the site, undermining the ability to deliver the NSW Government’s intended vision for the Kings
Bay Precinct.
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Gyde has not undertaken economic feasibility modelling but has major concerns in regard to the suitability of the
proposed FSR under Council’'s Planning Proposal. To provide only 0.6:1 as a bonus to deliver some 1,500sgqm of
land dedication, plus an unachievable additional 450sgm public space along Parramatta Road is an unrealistic
and insufficient bonus that will fail to drive the delivery of intended development outcomes and public domain
benefits. This risks leaving portions of the Spencer Street extension unrealised into the long term compromising
the delivery of PRCUTS objectives for community connection and permeability into the medium and long term.

Therefore, we recommend that Council review its building envelope and base assumptions underpinning the
proposed FSR and height for this site, as the plan is unimplementable in its current form. In rethinking the
envelope on the site, Council needs to work with a suitably qualified economist to ensure that the proposed FSR
on the site is realistic, achievable and economically feasible given the significant public benefit that this site is
required to provide.

Issue 3: The modelling for the site underpinning the proposed controls must be reconsidered and
additional building height allowed to establish an achievable envelope that is consistent with the 2.2:1
FSR recommended by the PRCUTS and to provide a more feasible basis for delivering the substantial
public benefit required of this site

Gyde has undertaken high level 3D modelling to consider an achievable and suitable FSR on the site, noting the
requirement to deliver the Spencer Street extension and the widening of Parramatta Road to accommodate the
green corridor.

The concept modelled by Gyde includes the 18m wide Spencer Street extension and the 6m wide Parramatta
Road extension. It omits the additional public setback indicated in Council’s Draft DCP for reasons outlined
above. Indicative development yields have also been derived from the modelling that enabled us to determine an
envelope that would allow the PRCUTS recommended FSR of 2.2:1 to be realised. The following assumptions
underpin the 3D modelling:

e Residential building envelopes generally 20m wide.
e For residential uses, GFA is 75% of measured GBA.
e For non-residential uses, GFA is 90% of measured GBA.

The modelling demonstrates that once the public benefit elements are delivered, even with the removal of the
additional public space along Parramatta Road, there is a need for 2 levels of commercial with residential units
above, to a total of 6 storeys. The following principles and adjustments in relation to Council’'s PP, LEP controls
and DCP should be considered to enable a feasible redevelopment of the site to be achieved and for the desired
public benefits to be delivered in a timely and coordinated manner:

1. Allow a total of 6 storeys on the site to an overall height of 21m, which is consistent with the opposite side
of Parramatta Road, with setback and articulation that maintain a 5-storey street wall along Parramatta
Road. The additional building height could be allowed as a bonus, contingent upon achieving design
excellence.

2. Setback of 3m to additional sixth storey along Parramatta Road to minimise additional overshadowing to
Parramatta Road and future development opposite the Site.

3. Extend the Parramatta Street wall to a nil setback to the Site’s eastern boundary of the Site to establish
continuous street wall along Parramatta Road.

4. Abandon the 3m setback to the future Spencer Street proposed under the Draft Kings Bay DCP and
allow commercial uses to front onto and activate this new street.

5. Allow for two (2) levels of commercial uses to extend between Parramatta Road and Walker Street. If this
is not considered desirable, greater height should be considered to enable a feasible FSR to be
achieved.

These principles re illustrated in Figure 8 and Figure 9 below:
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Figure 8 Preferred Envelope viewed from Walker Street

Figure 9 Preferred Envelope viewed from Parramatta Road
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5.

GY
DE

CONCLUSIONS AND RECOMMENDATIONS

Summary of issues:

1.

2.

The indicative building envelope and design testing on which proposed development controls are based
are inconsistent with the intended outcome achievable under the controls.
The design testing is irrelevant to the controls sought by Council’s PP and provide an unsatisfactory basis
on which to support a reduction in FSR from the 2:2:1 recommended under the PRCUTS.
The reduction in FSR controls proposed by Council’'s PP and the design testing on which it is based
results in an inequitable underutilisation of developable portions of the site that will disincentivise
revitalisation and be detrimental to achieving the intended public domain benefits such as the Spencer
Street connection and Parramatta Road Green Corridor.
The proposed controls would permit only a single ground floor level of commercial uses fronting onto
Parramatta Road, whereas the tested concept and DCP envelope assumes two commercial levels.
In a circumstance where some 1,500sqm of land is required to be dedicated to Council to establish new
connections and public domain elements, an FSR incentive of 0.6:1 above what is already permissible is
vastly insufficient to incentivise the intended outcome. The controls must be based on parameters that
realistic, achievable and economically viable — that is as @ minimum FSR of 2.2:1 as stated in the
PRCUTS.
There is no reason for an additional setback to Parramatta Road beyond the 6m wide Green Corridor, for
the following reasons:
o apublic space in this location is not identified under the PRCUTS, and therefore not a
requirement to be delivered in accordance with Local Planning Direction 1.6.
o the existing easement is not required and would ultimately be extinguished in a fully redeveloped
scenario, as per the vision for the Parramatta Road Corridor.
o the additional space adds an unreasonable burden and inequitable underutilisation of an already
heavily constrained site.
There is a need for Council review its building envelope and base assumptions underpinning the
proposed FSR and height for this site.

Proposed solution as outlined in Figures 8-9 to allow for an FSR of 2.2:1 as illustrated in Figure 8 and Figure 9:

1.

Allow a total of 6 storeys on the site to an overall height of 21m, which is consistent with the opposite side
of Parramatta Road, with setback and articulation that maintain a 5-storey street wall along Parramatta
Road. The additional building height could be a bonus, contingent upon achieving design excellence.
Setback of 3m to additional sixth storey along Parramatta Road to minimise additional overshadowing to
Parramatta Road and future development opposite the Site.

Extend the Parramatta Street wall to a nil setback to the Site’s eastern boundary of the Site to establish
continuous street wall along Parramatta Road.

Abandon the 3m setback to the future Spencer Street proposed under the Draft Kings Bay DCP and
allow commercial uses to front onto and activate this new street.

Allow for two (2) levels of commercial uses to extend between Parramatta Road and Walker Street. If this
is not considered desirable, greater height should be considered to enable a feasible FSR to be
achieved.

In the event that the easement must be retained, we expect that a height of 27 metres would be required.

We trust that the above provides sufficient information to assist Council in refining its planning proposal and DCP.
We look forward to further opportunities to work proactively and collaboratively with Council to help guide future
development of the precinct.

Yours sincerely

Helen Deegan Sonny Embleton
Director | Major Projects Senior Associate
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Attachment A — Title and Deposited Plan

10
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Title Search InfoTrack

NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

SEARCH DATE TIME EDITION NO DATE

20/10/2020 3:56 PM 20 8/5/2020

NO CERTIFICATE OF TITLE HAS ISSUED FOR THE CURRENT EDITION OF THIS FOLIO.
CONTROL OF THE RIGHT TO DEAL IS HELD BY COMMONWEALTH BANK OF AUSTRALIA.

LAND
LOT 4 IN DEPOSITED PLAN 826686
AT FIVE DOCK
LOCAL GOVERNMENT AREA CANADA BAY
PARISH OF CONCORD COUNTY OF CUMBERLAND
TITLE DIAGRAM DP826686

FIRST SCHEDULE
FATHI TOBIA BOCTOR
IN 1/4 SHARE
GEORGETTE AZ1Z BOCTOR
IN 1/4 SHARE
MANTINO PTY LTD
IN 2/4 SHARE
AS TENANTS IN COMMON (T 7007786)

SECOND SCHEDULE (12 NOTIFICATIONS)

1 RESERVATIONS AND CONDITIONS IN THE CROWN GRANT(S)

2 DP605020 EASEMENT TO DRAIN WATER APPURTENANT TO THE LAND
ABOVE DESCRIBED

3 DP826686 RIGHT OF WAY 7.4,8.1,10 AND VARIABLE APPURTENANT TO
THE LAND ABOVE DESCRIBED

4 DP826686 RESTRICTION(S) ON THE USE OF LAND

5 DP826686 EASEMENT FOR SERVICES VARIABLE WIDTHAPPURTENANT TO
THE LAND ABOVE DESCRIBED

6 DP826686 EASEMENT FOR SERVICES 3 WIDE APPURTENANT TO THE LAND
ABOVE DESCRIBED

7 DP826686 EASEMENT FOR SIGNAGE VARIABLE WIDTH AFFECTING THE
PART(S) SHOWN SO BURDENED IN THE TITLE DIAGRAM

8 DP826686 EASEMENT FOR SERVICES 1.5 WIDE APPURTENANT TO THE
LAND ABOVE DESCRIBED

9 1714714  LEASE TO SYDNEY ELECTRICITY OF SUBSTATION PREM NO
7362(2.67X1.48)"PARRAMATTA WALKER'™ TOG WITH ROW &
EASEM*T FOR ELECTRICITY PURPOSES & EASEM®T FOR
ELECTRICITY PURPOSES 3.13 WIDE AS SHOWN IN PLAN
1714714 EXP 30.6.2043

AK971351 LEASE OF LEASE 1714714 TO BLUE ASSET PARTNER PTY

END OF PAGE 1 - CONTINUED OVER

Boctor Five Dock PRINTED ON 20/10/2020
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NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

FOLI0: 4/826686 PAGE 2

LTD, ERIC ALPHA ASSET CORPORATION 1 PTY LTD, ERIC
ALPHA ASSET CORPORATION 2 PTY LTD, ERIC ALPHA
ASSET CORPORATION 3 PTY LTD & ERIC ALPHA ASSET
CORPORATION 4 PTY LTD EXPIRES: SEE DEALING. CLAUSE
2.3 (b) (ii).
AK971352 LEASE OF LEASE AK971351 TO BLUE OP PARTNER PTY
LTD, ERIC ALPHA OPERATOR CORPORATION 1 PTY LTD,
ERIC ALPHA OPERATOR CORPORATION 2 PTY LTD, ERIC
ALPHA OPERATOR CORPORATION 3 PTY LTD & ERIC ALPHA
OPERATOR CORPORATION 4 PTY LTD EXPIRES: SEE
DEALING. CLAUSE 12.1
AK971502 MORTGAGE OF LEASE AK971351 TO ANZ FIDUCIARY
SERVICES PTY LTD
AK971571 CHANGE OF NAME AFFECTING LEASE 1714714 LESSEE
NOW ALPHA DISTRIBUTION MINISTERIAL HOLDING
CORPORAT ION
10 7007787  MORTGAGE TO COMMONWEALTH BANK OF AUSTRALIA
11 AM915300 LEASE TO OFFICEWORKS LTD OF TENANCY A, 213
PARRAMATTA ROAD, FIVE DOCK. EXPIRES: 25/4/2020.
AP437980 VARIATION OF LEASE AM915300 EXPIRY DATE NOW
25/4/2024 .
12 AQ90485 LEASE TO SALLY TADROS OF SHOPS 2 & 3, 213-235
PARRAMATTA ROAD, FIVE DOCK. EXPIRES: 30/6/2024. OPTION
OF RENEWAL: 5 YEARS AND A FURTHER OPTION OF 5 YEARS.
* AQ115547 MORTGAGE OF LEASE AQ90485 TO COMMONWEALTH BANK
OF AUSTRALIA

NOTATIONS

UNREGISTERED DEALINGS: NIL

*** END OF SEARCH ***

Boctor Five Dock PRINTED ON 20/10/2020

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been
formally recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided
electronically by the Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.

Copyright © Office of the Registrar-General 2020 Received: 20/10/2020 15:56:31
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 888 OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 7 of 12 Sheets
Subdivision of land comprised in
DP826686 Lot 11 in DP826063 covered by Council

PART 2 (continued) Clerks Certificate NO. 221.2D398

all times to convey, pass, transmit and/or move substances of any kind
(whether solid, liquid or gaseous) and/or energy of any kind through
the servient tenement but only below, and not above, the surface of the
servient tenement AND FOR THOSE PURPOSES to construct, install, lay
and/or place below, but not above, the surface of the servient tenement
such structures, equipment, materials, apparatus, drains, pipes,
conduits, wires and/or other items as may be necessary, beneficial and/
or convenient for the purposes aforesaid TOGETHER WITH the right for
the persons aforesaid with any vehicles, machinery, tools, implements,
devices and/or apparatus of any kind to enter upon the servient
tenement and remain there for any reasonable time for any of the
aforesaid purposes (including repairs and maintenance) and to open an
deposit the surface and soil of the servient tenement temporarily but
to such extent as may be necessary, convenient and/or desirable in
connection with the foregcing PROVIDED THAT after disturbing the
surface of the easement for those purposes those persons will take all
reasonable measures withcut delay to restore the surface of the
servient tenement as nearly as reasonably practicable to the condition
existing prior to the disturbance.

Terms of restriction as to user fifthly referred to in abovementioned
plan

For the purpose of this restriction as to user the "Height Covenant
Site' is that land within Lot 4 in the abovementioned plan shown as
affected by this restriction as to user.

The surface of the Height Covenant Site and the whole of the air space
above it may not be used for any purpose other than:

(a) Vehicular traffic

(c) Parking of motor vehicles

(d) Landscaping and the growing of plants

(e) Construction and support of an electricity kiosk or substation by
any relevant electricity supply authority

No improvements (other than an electricity kiosk or substation) will be
erected on or above the surface of the Height Covenant Site except for
these purposes and in no event will any improvements, landscaping or
plants be erected, grown or permitted to remain within the air space
higher than 0.5 metres above the surface of the Height Covenant Site.

This restriction as to user is not intended to prohibit or restrict any
improvements which are level with, or below, the surface of the Height
Covenant Site for any purpose.
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 8 of 12 Sheets

Subdivision of land camprised in

Lot 11 in DPB26063 covered by Council
DP826686 PART 2 (continued) Clerks Certificate No, 221.2D398

In the event that there is any breach of this restriction as to user,
whether or not that breach is substantial and without affecting any
other remedies which may be available, the registered proprietor of the
land benefited shall be entitled to enter on to the land affected by
this restriction as tc user and remove any improvements or plants which
do not comply with this restriction as to user and the registered
proprietor of the land benefited shall be entitled to recover the costs
of so doing from the registered proprietor of the land upon which the
relevant improvements or plants were located.

Terms of easement Eighthly, Eleventhly and Twelfthly referred to in
abovementioned plan

Full and free right for any person who is at any time entitled to an
estate or interest in the lot benefited or any part thereof with which
the right is capable of enjoyment and every person authorised by him
from time to time and at all times, but not exclusively, to erect, use,
maintain, repair and replace a sign within the land burdened together
with the right to lay underground electricity supply cables and other
electrical apparatus for the purpose of illuminating and/or operating
the sign together with the right for the proprietor of the lot
benefited and any person authorised by him with any tools implements or
machinery necessary for the purpose to enter upon and within the lot
burdened and every part thereof as may be reasonably necessary and to
remain there for any reasonable time for the purpose of erecting,
inspecting, cleansing, repairing, maintaining, replacing or removing
the sign or any part thereof and for any of the aforesaid purposes to
open the soil of the lot burdened to such extent as may be reasonably
necessary PROVIDED HOWEVER that the proprietor of the lot benefited and
every person authorised by him shall take all reasonable precautions to
ensure as little disturbance or damage to the lot burdened as possible
and will as scon as reasonably possible restore the lot burdened as
nearly as practicable to its original condition and the proprietor of
the lot benefited and every person authorised by him shall exercise the
rights hereby granted so as to not to interfere unduly or unreasonably
with the rights of the proprietor of the lot burdened AND FURTHER
PROVIDED that the proprietor of the lot benefited does not have the
exclusive right to have an advertising sign within the land burdened.

Terms of easement Ninethly referred to in abovementioned plan

Pull and free right for any person who is at any time entitled to an
estate or interest in the lot benefited or any part thereof with which
the right is capable of enjoyment and every perscn authorised by him
from time to time and at all times, but not exclusively, to erect, use,
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 888 OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 9 cf 12 Sheets

Subdivision of land comprised in
DPB26686 Lot 11 in DP826063 covered by Council
PART 2 (continued) Clerks Certificate No. 221.20398

maintain, repair and replace a sign within the land burdened together
with the right to lay underground electricity supply cables and other
electrical apparatus for the purpose of illuminating and/or operating
the sign together with the right for the proprietor of the lot
benefited and any person authorised by him with any tools implements or
machinery necessary for the purpose to enter upon and within the lot
burdened and every part thereof as may be reasonably necessary and to
remain there for any reasonable time for the purpose of erecting,
inspecting, cleansing, repairing, maintaining, replacing or removing
the sign or any part thereof and for any of the aforesaid purposes to
open the soil of the lot burdened tc such extent as may be reasonably
necessary PROVIDED HOWEVER that the proprietor of the lot benefited and
every person authorised by him shall take all reasonable precautions to
ensure as little disturbance or damage to the lot burdened as possible
and will as soon as reasonably possible restore the lot burdened as
nearly as practicable to its original condition and the proprietor of
the lot benefited and every person authorised by him shall exercise the
rights hereby granted so as to not to interfere unduly or unreasonably
with the rights of the proprietor of the lot burdened AND FURTHER
PROVIDED that the proprietor of the lot benefited does not have the
exclusive right to have an advertising sign within the land burdened
AND PROVIDED FURTHER that any sign erected pursuant to this easement
shall not be wider than 3.8 metres and shall not be higher (excluding
the height of any pylon but not excluding the height of any sign on a
pylon) than 3.8 metres AND PROVIDED FURTEER that the top of any sign
nmoonmn pursuant to this easement shall be no higher than the higher
of:-

(a) 8 metres above the surface of the site of this easement; or
(b) the highest point of the highest sign lawfully erected upon the
land designated 'N'and 'N&T' in the abovementioned plan.

Terms of restriction as to user tenthly referred to in the
abovementioned plan

For the purpose of this restriction as to user the "Height Covenant
Site' is that land within Lot 3 in the abovementioned plan shown as
affected by this restriction as to user.

The surface of the Height Covenant Site and the whole of the air space
above it may not be used for any purpose other than:

(a) Vehicular traffic
(b) Pedestrian traffic
(c) Landscaping and the growing of plants
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 10 of 12 Sheets
Subdivision of land comprised in
Lot in DP826063 covered by Council
DPB26686 PART 2 (continued) Clerks Certificate No. 221.2D398

No improvements will be erected on or above the surface of the Height
Covenant Site except for these purposes and in no event will any
improvements, landscaping or plants be erected, grown or permitted to
remain within the air space higher than 0.5 metres above the surface of
the Height Covenant Site

This restriction as to user is not intended to prohibit or restrict any
improvements which are level with, or below, the surface of the Height
Covenant Site for any purpose.

In the event that there is any breach of this restriction as to user,
whether or not that breach is substantial and without affecting any
other remedies which may be available, the registered proprietor of the
land benefited shall be entitled to enter on to the land affected by
this restriction as to user and remove any improvements or plants which
do not comply with this restriction as to user and the registered
proprietor of the land benefited shall be entitled to recover the costs
of so doing from the registered proprietor of the land upon which the
relevant improvements or plants were located.

Terms of easement Thirteenthly referred to in abovementioned plan

Full and free right for any person who is at any time entitled to an
estate or interest in the lot benefited or any part thereof with which
the right is capable of enjoyment and every person authorised by him
from time to time and at all times, but not exclusively, to erect, use,
maintain, repair and replace a sign being no more than 2.7 metres at
its highest point in the airspace above the ground surface within the
land burdened together with the right to lay underground electricity
supply cables and other electrical apparatus for the purpose of
illuminating and/or operating the sign together with the right for the
proprietor of the lot benefited and any person authorised by him with
any tools implements or machinery necessary for the purpose to enter
upon and within the lot burdened and every part thereof as may be
reasonably necessary and to remain there for any reasonable time for
the purpose of erecting, inspecting, cleansing, repairing, maintaining,
replacing or removing the sign or any part therecf and for any of the
aforesaid purposes to open the soil of the lot burdened to such extent
as may be reascnably necessary PROVIDED HOWEVER that the proprietor of
the lot benefited and every person authorised by him shall take all
reasonable precautions to ensure as little disturbance or damage to the
lot burdened as possible and will as socn as reasonably possible
restore the lot burdened as nearly as practicable to its original
condition and the proprietor of the lot benefited and every person
authorised by him shall exercise the rights hereby granted so as to not
to interfere unduly or unreasonably with the rights of the proprietor
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metreg) Sheet 11 of 12 Sheets
Subdivision of land comprised in Lot
in DP826063 covered by Council Clerks

DPB26686 PART 2 (continued) Certificete No. 221.2D398

of the lot burdened AND FURTHER PROVIDED that the proprietor of the lot
benefited does not have the exclusive right to have an advertising sign
within the land burdened.

Terms of easement Fourteenthly referred to in abovementioned plan

Full and free right for any person who is at any time entitled to an
estate or interest in the lot benefited or any part thereof with which
the right is capable of enjoyment and every person authorised by him
from time to time and at all times, but not exclusively, to erect, use,
maintain, repair and replace a sign being no more than 3.5 metres from
top to bottom and nc more than 3.8 metres wide and not being more than
13.645 metres at its highest point and having below it, if required by
the registered proprietor of the lot benefited, an ancillary sign being
no more than 1 metre from top to bottom and no more than 3.8 metres
wide in the airspace above the ground surface within the land burdened
together with the right for the proprietor of the lot benefited and any
person authorised by him with any tools implements or machinery
necessary for the purpose tc enter upon and within the lot burdened and
every part thereof as may be reasonably necessary and to remain there
for any reasonable time for the purpose of erecting, inspecting,
cleansing, repairing, maintaining, replacing or removing the sign or
any part thereof and for any of the aforesaid purposes to open the soil
of the lot burdened to such extent as may be reasonably necessary
PROVIDED HOWEVER that the proprietor of the lot benefited and every
person authorised by him shall take all reasonable precautions to
ensure as little disturbance or damage to the lot burdened as possible
and will as soon as reasonably possible restore the lot burdened as
nearly as practicable to its original condition and the proprietor of
the lot benefited and every person authorised by him shall exercise the
rights hereby granted so as to not to interfere unduly or unreasonably
with the rights of the proprietor of the lot burdened AND FURTHER
PROVIDED that the proprietor of the lot benefited does not have the
exclusive right to have an advertising sign within the land burdened
provided that any other sign to be erected within the land burdened may
not at its highest point be higher in the airspace above the ground
surface than the bottom of any sign for the time being of the
proprietor of the lot benefited), AND FURTHER PROVIDED that the
foundations and supporting structure for any such s gn erected by the
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INSTRUMENT SETTING OUT TERMS OF EASEMENIS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 12 of 12 Sheets
Subdivision of land comprised in
Lot 11 in DPB26063 covered by Council
DPB26686 PART 2 (continued) Clerks Certificate No, 221.20398

registered proprietor of the lot benefited shall not be located outside
the area shown as 'NsT' lying within the area shown as 'N' on the
abovementioned plan.

THE COMMON SEAL of COURT
DEVELOPMENTS PTY LIMITED was
hereunto affixed in the
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 5 of 12 Sheets

Subdivision of land comprised in Lot 11
1 DP 826063 covered by Council Clerks
Certificate No. 221.2D398

DP826686 PART 2

Terms of easement firstly referred to in abovementioned plan

Full and free right for every person who is at any time entitled to an
estate or interest in possession in all or any part of the land
benefited and every person authorised by him (the 'Easement User') tc
go pass and repass at all times and for all purposes with or without
vehicles or animals or both to and from all or any part of the land
burdened provided that it is agreed that the whole of the site of the
right of way within Lots 1 and 3 as shown on the abovementioned plan
shall be maintained and repaired at all times in a condition
appropriate to a premium quality commercial retail develcpment by each
of the registered proprietors from time to time of the land in Lots 1,
2, 3 and 4 in the said plan and the cost thereof shall be borne in the
following proportions:=

Lot 1 - 24y
Lot 2 - 13%
Lot 3 - 28%
Lot 4 - 35%

It is agreed that no Easement User in respect of any lot benefited
shall be entitled to enjoy any of the rights granted pursuant to this
easement in respect of the lot benefited unless the proportion of
maintenance and repair costs attributable to the lot benefited have
been paid by the registered proprietor of the lot benefited prior to
the enjoyment of those rights. Any registered proprietor of a lot
benefited shall be entitled to recover the relevant proportion of any
expenditure incurred by him from time to time in accordance with this
instrument from the registered proprietor of any other lot as if the
relevant proportion were a liquidated debt.

Terms of restriction as to user secondly referred to in abovementioned
plan

For the purpose of this restrictlon as to user the 'Height Covenant
Site' is that land within Lot 4 in the abovementioned plan shown as
affected by this restriction as to user.

The surface of the Height Covenant Site and the whole of the air space
above it may not be used for any purpose other than
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INSTRUMENT SETTING OUT TERMS OF EASEMENTS AND RESTRICTIONS AS TO USER
INTENDED TO BE CREATED PURSUANT TO SECTION 88B OF THE CONVEYANCING ACT
1919

(Lengths are in metres) Sheet 6 of 12 Sheets

Subdivision of land comprised in

Lot 11 in DP826063 covered by Council
DPB26686 PART 2 (continued) Clerks Certificate No. 221.2D398

(a) Vehicular traffic

(b) Pedestrian traffic

(c) Parking of motor vehicles

(d) Landscaping and the growing of plants

(e) Construction and support of not more than one pylon sign

(£) Construction and support of an electricity kiosk or substation by
any relevant electricity supply authority.

No improvements will be erected on or above the surface of the Height
Covenant Site except for these purposes and in no event will any
improvements (other than a pylon sign and an electricity kiosk or
substation), landscaping or plants be erected, grown or permitted to
remain within the airspace higher than 0.5 metres above the surface of
the Height Covenant Site.

For the purposes of this restriction as to user a ‘pylon' sign is a
sign suspended above the surface of the ground by a pylon and which
complies with the following dimensions:-

(a) The width of the pylon does not exceed 0.5 metres
(b) The distance from the surface of the Height Covenant
underside of the sign is not less than 2.8 metres
The distance between the bottom of the sign and the top of the sign
(that is, not including the pylon) does not exceed 3.8 metres

(d) The width of the sign does not exceed 3.8 metres

ite to the

(e

This restriction as to user is not intended to prohibit or restrict any
improvements which are level with, or below, the surface of the Height
Covenant Site for any purpose.

In the event that there is any breach of this restriction as tc user,
whether or not that breach is substantial and without affecting any
other remedies which may be available, the registered proprietor of the
land benefited shall be entitled to enter on to the land affected by
this restriction as to user and remove any improvements or plants which
do not comply with this restriction as to user and the registered
proprietor of the land benefited shall be entitled to recover the costs
of so deing from the registered proprietor of the land upon which the
relevant improvements or plants were located.

Terms of easements Thirdly, Fourthly, Sixthly, Seventhly and
Fifteenthly referred to in abovementioned plan

Full and free right for every person whe is at any time entitled to an
estate or interest In possession in all or any part of the dominant
tenement and every person authorised by him from time to time and at

i Qi b
1 Council g

| REGISTERED @) [ 5 171903

Page 1691

Item 9.2 - Attachment 22



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

From:

Sent: Tuesday, 15 March 2022 3:30 PM

To: The City of Canada Bay

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation Strategy

Planning Proposal - 235 Parramatta Road Five Dock - Kings Bay Precinct - Joe Brongo

Traffic and construction noise mitigation must be included in this plan before it is approved

My concerns relate to traffic and construction noise during stage 1 of the Concord Precinct plan.

There is no mention of noise mitigation in this plan. This is astounding considering nearby residents ( many of whom
are elderly ) and St Mary's School will be subject to construction noise, increased heavy vehicle noise, and traffic
disruption/congestion in this area for years to come while stage 1 is being completed.

| respectfully, ask the council to come up with a noise mitigation plan prior to this plan being ratified, it must have
input from affected residents .

The plan should include:

1. The plan should be designed so to expedite the construction phase, thus limiting the pain local residents will be
subjected to.

2. Strict limits on night work

3. Strict limits on the movement of heavy vehicles during the day or night

4. Strict limits on construction trucks using our streets for parking and or staging areas.

A possible solution to help alleviate points, 3 and 4 above and more generally decrease congestion in the area for
the construction phase and post-construction phase is to construct a road/Street that joins Gipps Steet and
Parramatta road on the east side of concord oval (currently under redevelopment ) along the canal. Such a
road/street can be used to service the construction phases of stage 1 and Metro Station while minimizing traffic on
the local affected streets. Post-construction phases, it will provide a needed new traffic route in and out of Concord
thereby reducing congestion.

As a resident at 9 Broughton street Concord, | am particularly worried about the noise that will be generated by
construction traffic and the construction itself. | ask the council to put together a Traffic and Construction noise
mitigation plan with input from its residents.

Kind Regards

Joe Brongo
9 Broughton Street Concord
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15 March 2022

Canada Bay Council
Email: council@canadabay.nsw.gov.au

Attention: Strategic Planning

Dear Sir/Madam,

RE: PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION
STRATEGY (PRCUTS) - STAGE 1 PLANNING PROPOSAL
8-10 HARRIS ROAD, FIVE DOCK

GAT & Associates has been engaged by the owners of the property at 8-10 Harris
Road, Five Dock to review the Parramatta Road Corridor Urban Transformation
Strategy (PRCUTS) - Stage 1, which is currently on exhibition, and which proposes
changes to our client’s property.

The purpose of this submission is to provide comments on the proposed changes
affecting the site at 8-10 Harris Road.

The documents contained on the NSW Planning Portal website have been reviewed,
with particular regard being given to:

e Planning Proposal document prepared by Canada Bay Council,
PP2021/0001 dated May 2021;

e Kings Bay Precinct Master Plan Report dated 4 February 2022;

e Parramatta Road Select Precincts Public Domain Plan dated April 2021;

e Sustainable Precincts Strategy dated 20 July 2020; and

e Flood Risk Assessment for City of Canada Bay Council dated September
2020; and

e The Draft City of Canada Bay Development Control Plan - Part K Special
Precincts.

The NSW Department of Planning and Environment has planned precincts and
growth areas to play a supporting role for housing supply. However, the Greater
Sydney Housing challenge is a timeframe to re-zone land and to bring housing to
the market. Additional capacity is required to meet 20 year strategic housing
targets and as such, a longer term view should be taken. What these targets don’t
consider are market forces which determines supply, not necessarily zoned land.
There are also other factors such as lower construction approvals, diminished
spare construction capacity, and tougher credit conditions which play a role in the
development of properties.
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clearways along Harris Road are proposed to be extended, and intersection works are proposed
at Queens Road/Harris Road, which will impact on our client’s site.

While the Sydney West Metro does have the potential to reduce traffic and the demand on
private transport within the Five Dock area, the reality is that current car dependence is very
high, as evident by the high traffic volumes in the area, particularly along Queens Road and
Parramatta Road. Changing the mindset of people so they switch to public transport is a longer
term outcome and one which we do not foresee to happen straight away, especially if the
delivery of the Metro will not be until 2030.

Another control contained within the Draft City of Canada Bay Development Control Plan - Part K
Special Precincts which will increase construction costs is the desired outcome of having parking
designed to be 'adaptable’ and able to be converted to other uses in the future. Underground car
parking and basement spaces are to have a minimum floor to floor height of 3.7m to be able to
be converted to commercial uses. At ground level parking areas are to have a minimum floor to
floor height of 4.4m to be able to be converted to retail uses. Above ground parking areas are to
have a minimum floor to floor height of 3.7m (second floor level) to be able to be converted to
commercial uses, or 3.1m-3.7m (above second floor level) to be able to be converted to
commercial or residential uses.

Owners of properties within the precinct will obviously be seeking to gain a favourable return for
the investment in redeveloping sites, given the high cost involved (including not only the
construction cost but also the cost of obtaining development approval). The restriction on on-site
parking, the lack of on-street parking, and the additional ‘adaptability’ requirements of parking
levels will impact on the resale value of new residential accommodation and could potentially
result in properties taking longer to be redeveloped due to financial reasons.

a Landscaping

The following controls are contained within the Draft City of Canada Bay Development Control
Plan - Part K Special Precincts:

e Development consent must not be granted unless the development achieves at least 25%
canopy cover across the site.

¢ A minimum of 30% of the total site area is to be provided as landscaped area.

e 50% of the required landscaped area is to be deep soil with deep soil planting (trees and
shrubs) and a preference for native species.

e (Calculation of landscaped and deep soil areas is not to include any land that has a length
or a width of less than 1.5m.

e For residential development in the R3 Medium Density zone, at least 50% of the front
setback area is required to be deep soil.

These landscape controls add another layer of restrictions to the developable area of the site.
While landscaped and deep soil zones are an important element for residential development, the
draft controls are considered to be onerous for a new R3 zone which is located along Parramatta
Road and is currently used primarily for commercial and industrial uses.
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It would be more appropriate to have these controls applying to established residential areas or
areas undergoing a change in zoning that are surrounded by established residential areas.

It is our submission that the landscaping and deep soil controls applying to the new R3 zone
within the Kings Bay Precinct should be reduced, particularly the requirement of having at least
50% of the front setback area as deep soil, which may be difficult to achieve once driveways and
pedestrian pathways are factored in.

a Sustainability

Council is seeking to increase BASIX targets for residential dwellings, up to Energy 50 and Water
50 for developments less than 14 storeys in height. Council also wants to see EV charging
infrastructure including charging outlets in each parking space, as well as all developments to
have recycled water systems.

The current BASIX targets are Energy 25 and Water 40. The proposed target for energy is double
what it currently is, and while it could be achieved simply by having more solar panels provided
to a development, it does mean additional expense at the construction stage.

The water target is more difficult to achieve, as there are already limitations on the services and
fixtures available in NSW to meet the current target of 40. The reality is that although a BASIX
certificate may demonstrate targets being achieved, it is then reliant on suppliers having the
infrastructure and fixtures available for the target to be met.

The need to provide EV charging infrastructure to every car space and recycled water systems
adds yet another cost that needs to be outlaid during construction.

While these measures will result in cost savings in the long term, it will mean more expense for
the owners and/or developers of property at the time of construction, and there is no guarantee
that this cost will be recovered within the sale price of developments, as this is market driven.

Conclusion

This letter contains the key concerns relating to 8-10 Harris Road as proposed under the
PRCUTS. We believe these issues require further consideration by Council and the Department
of Planning & Environment, namely:

e The appropriateness of reducing the maximum 28 metre height limit applying across
the R3 zone, down to a maximum of 20 metres or 6 storeys on the site;

e The challenges involved in amalgamating with adjoining property owners and reaching
an agreement on the redevelopment of the sites, the expectations of how this will be
managed by land owners, and what role Council will have in this process;

e The implications of providing minimum parking on site, in terms of the impact on on-
street parking across the broader area, and on the commercial value of new properties
within this precinct, while the Sydney West Metro is not envisaged to be completed
until 2030;

e The restriction which the through site link presents to the development yield on the
site, together with the setbacks and separation requirements under the Council DCP
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and Apartment Design Guide, and the landscape and deep soil requirements for
development in the R3 zone; and

e The additional burden of the increased sustainability targets placed on developers and

whether these can be actually be achieved with the current services and fixtures
available in NSW.

We believe that more discussion with the industry needs to be undertaken to understand the
full implications of these proposed changes, particularly in relation to the decrease in parking
within the precinct and the increased BASIX targets.

It is also our submission that the parking controls and increased restrictions for local streets
(such as clear ways and cycle ways) should not be determined until the traffic study has been
completed.

Should you have any questions please do not hesitate to contact me.
Kind regards,

Margaret Roberts

GAT & Associates
Plan 4442
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15 March 2022

Strategic Planning Team
City of Canada Bay
Locked Bag 1470
DRUMMOYNE NSW 1470

Via email: council@canadabay.nsw.gov.au

Dear Sir/Madam

PARRAMATTA ROAD CORRIDOR PLANNING PROPOSAL AND DRAFT DCP:

On behalf of our client (Suttons Group) who own 49-53 Parramatta Road, Concord, we welcome the
opportunity to provide a submission on the Parramatta Road Corridor Planning Proposal and Draft
DCP.

This is an important step in implementing the strategic aims and aspirations espoused within the
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS), and we acknowledge the hard
work undertaken by the Council to prepare a very comprehensive package of technical information to
inform the rezoning of the precinct. This will certainly be further enhanced by the additional Sydney
Metro rail infrastructure and new stations in close proximity to the site at Burwood North.

The Suttons Group operates 24 motor vehicle dealerships across NSW, and as a major landowner in
the Parramatta Road Corridor, have undertaken a detailed review of the exhibition material. This has
included a review of the proposed built form controls by a leading architectural practice in the
residential sector (Studio Johnston) to test these on a real-life, potential mixed use redevelopment of
the site, to understand any limitations or additional opportunities that may need to be examined in
further detail by the Council.

In summary, the key areas of our submission are noted in the sections below.

e General Support for a mixed-use precinct: Suttons Group are generally supportive of the
proposed rezoning and built form controls as they represent a shift towards a mixed-use
revitalisation of the Burwood/Concord Precinct. However, as discussed below, it would appear
to be somewhat of a missed opportunity not to explore the potential for greater heights and
density given the site’s very close proximity, and a lack of impacts that may arise from
buildings which don’t have any direct impact on surrounding sensitive residential neighbouring
properties.

Parramatta Road Corridor Suttons Group 15 March 2022
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e Alignment/Opportunity with Sydney Metro Infrastructure: The new Sydney Metro rail
infrastructure within very close walking proximity of the site will have a transformation impact
on the Burwood/Concord Precinct, and it begs the obvious question of whether the now
established built form controls developed many years ago by Urban Growth NSW need to be
re-thought as they would not have been clearly understood at the time the PRCUTS was
finalised. We would encourage the Council to explore this an important opportunity which
should be examined in closer detail, given the potential for this precinct to accommodate
potentially more residential and employment opportunities into the short-medium term.

o ‘Key Site’ Incentives and Design Excellence: The site at 49-53 Parramatta Road Concord
is identified as a ‘key site’ which has an incentive clause requiring the provision of community
infrastructure and the requirement for a competitive design process for building heights
greater than 28m to achieve the maximum height and floor space outcome.

While we acknowledge the provision of community infrastructure imposes the need for land
dedication or embellishment and other works (monetary contribution still to be defined), we
feel strongly that there also needs to be appropriate incentives to undertake a competitive
design process.

The current wording of the clause does not suggest this, and similar to the process that other
Council’s are using we would recommend that the competitive design process should facilitate
a 10-15% floor space and height bonus to allow for innovative design, flexibility for potentially
taller and more slender buildings and also a means to off-setting the high costs for running a
competition. In the City of Sydney, bonuses are provided, in addition to the community
infrastructure floor space, given the above considerations.

e Shop top housing, podium and active street frontages: With buildings that have a scale of
11 storeys (envisaged on the site) and that are proximate to levels of high road noise, this
requires a degree of innovation and flexibility to create high quality design outcomes and
positive responses to the Apartment Design Guidelines. In our experience, the strict
adherence to a podium and tower form style of building can sometimes stifle sound design
responses, and we would encourage the DCP documents to encourage:

o0 Inherent flexibility to allow buildings to respond better to their immediate context, as
opposed to “buildings must have a street wall/podium” assuming that a high level of
residential amenity and design excellence is achieved.

o Allow for active street frontages, but allow for creative responses to manage sleeved
car parking and retail/lcommercial uses which are able to be desirable to the market as
opposed to being mandated across the entire ground plane.

o0 We are concerned that deep commercial floor plates at the ground floor and/or in a
podium arrangement are unlikely to be successful and/or taken up by the market
based on our understanding of the current retail/commercial climate in and around the
Concord Precinct. From our architectural modelling, in a scenario where there is
movement away from a deep floor plate, and a more slender residential tower, this
makes it very difficult to achieve the permitted FSR in the height plane. Accordingly,

Parramatta Road Corridor Suttons Group 15
March 2022 2
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this indicates the need for more flexibility with height and FSR outcomes where there
is different ground and podium arrangements, and to embed this in the proposed
controls.

Given the relatively built up nature of Parramatta Road provide, encourage flexibility
with the provision of landscaping in generous planters (to sufficient depths) as
opposed to mandating onerous deep soil requirements.

Allow for creative ways to manage road noise and natural ventilation on a busy road.
One potential example would be to exclude ‘enclosed wintergardens’ as gross floor
area in the LEP to allow for well designed and usable spaces. This would discourage
the use of mechanical ventilation and encourage natural ventilation in innovative
manners.

In summary, we feel that the above changes would enrich the nature of the exhibited documents and
we would be more than happy to meet to discuss the above submission in further detail.

If you have any questions please don't hesitate to contact me on 0402 044 052.

Yours sincerely,

Andrew Harvey

Director

Parramatta Road Corridor Suttons Group 15

March 2022
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From: Fiona Taylor

Sent: Tuesday, 15 March 2022 8:02 AM

To: The City of Canada Bay

Cc: Helen Wilkins; Warren Arndell; Nickolas Hontas

Subject: Feedback - PRCUTS Planning Proposal - Fiona Ackland

Attachments: Submission to Council w signatures_14Mar22.pdf; Eva's #29 permission.docx; EG

report_dec15.pdf

Dear Council,

Please find attached a submission from the residents at Courland St, Five Dock in
relation to the Kings Bay Precinct proposed plans.

I kindly request acknowledgement of receipt of this email.
Kind regards,

Fiona Ackland
#17 Courland St, Five Dock
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From: li fei zou

Sent: Monday, 14 March 2022 11:24 AM
To: Customer Service

Cc: uaa.wmai@gmail.com

Subject: PRCUTS Planning Proposal - Feedback

Dear Canada Bay Council,

My name is Annie and | am the owner of 7 Courland St, Five Dock. | am responding to the "Exhibition of Parramatta
Road Corridor Urban Transformation Strategy Planning Proposal and draft Development Control Plan".

I recall that my house is included as part of stage one Parramatta Road Strategy document published in 2016 (see
picture below). However, it is excluded from stage one development in the new document published in 2022 (see
picture below). The location of my house is marked in pictures, which are snapshots from the published council
documents regarding Parramatta Road Strategy.

My house is zoned the same as all the other land behind me that are currently included in stage one Parramatta
Road Strategy (B6 zoning).

So | am just wondering: can my house, and other nearby B6 zoned parcels on Courland St, be included in stage one
strategy as well, providing the same zoning, recommendation from 2016 document and the proximity to the core
development? In my opinion, adding these properties helps to open up the street access to Courland St from the
proposed development site behind my land. It also doesn't fragment all the adjacent B6 zoned parcels.

Thanks and regards,
Annie Zou & Willy Mai

2016 proposal
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2022 exhibition
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15 March 2022
Canada Bay Council
Attn: Strategic Planning

By email: council@canadabay.nsw.gov.au

Canada Bay Local Environmental Plan 2013 (LEP) Amendment: 51-73 Parramatta Road &
31A-43 Queens Road

1 Introduction and Recommendations

This submission has been drafted to assist Canada Bay Council in finalising the LEP and DCP
controls associated with the Parramatta Road Urban Corridor Transformation Strategy
(PRUCTS). We write on behalf of Toga, the owner of 51-73 Parramatta Road & 31A-43
Queens Road, also known as ‘Five Dock Village’, who is a key landowner affected by the
Planning Proposal to amend the Canada Bay LEP and DCP 2013.

We commend the Council for progressing the NSW Government’s mandate to implement
the Parramatta Road Corridor Urban Transformation Strategy (PRCUTS), which was
deemed as a 7.3 Direction under Section 9.1 the Environmental Planning and Assessment
Act in 2016. Toga strongly welcomes the Council’s action in progressing a LEP and DCP
amendment associated with the Strategy, particularly given the time lag in development of
planning controls since the Strategy’s finalisation 2016.

The submission outlines a number of recommendations on built form, land use, public
domain and public benefit associated with ‘Five Dock Village’ that we request Council
support. Since the finalisation of PRCUTS in 2016, significant infrastructure changes have
been approved for this area - including a Sydney Metro West station within a 600m radius
of the subject site. The opening of Westconnex, further enabling a reduction in traffic with
the local five dock precinct. However, the draft LEP and DCP controls, as exhibited, do not
reflect these transformative circumstances.

Accordingly, we strongly recommend that Council support Toga’s alternate scheme
prepared by Bates Smart, that incorporates the residential dwelling sites to the east of Area
34. This proposal will enable, consistentcy with NSW Government’s policy of delivering
density around mass transit hubs, that also delivers significant community and public
benefit both within the site and the wider Canada Bay LGA. Current examples are Rhodes,
Burwood, Green Square, Epping to name a few.

Toga’'s alternate scheme increases opportunity for substantial non-residential and
residential floor space that still delivers key ground-floor open space, public domain,
permeability and activation. In addition, Toga strongly supports Council’s recommended
community infrastructure to be delivered within the LGA that focuses on the highest
priorities for the community rather than specific project based initiatives .. Most
importantly, Toga's alternate scheme ensures negligible environmental impact to
surrounding properties, while delivering a development that meets local and state
expectations for sustainability, amenity and design excellence.
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In relation to our adjoining neighbours along Courland st we also support their request that
their lots be included into the zoning for our site, thus creating a wholistic street block
outcome for the precinct.

We also recommend that Council reconsider the proposed non-residential uses for the R3
Medium Density Residential zone to permit more than a single-storey of these uses on the
subject site and other surrounding sites.

2 The Site

The site is located at 51-73 Parramatta Road & 31A-43 Queens Road, Five Dock NSW 2046
and is comprised of multiple lots and currently occupied by a number of industrial and
commercial buildings.

The site is situated in Five Dock within the Kings Bays area in the Canada Bay LGA. The
surrounding area is a mix of industrial and commercial buildings as well as residential
dwellings, educational facilities, and recreational opportunities. Rosebank College is
approximately 200m west of the site and Bardwell Golf Club, Five Dock Leisure Centre and
Parramatta River are less than 1km to the northwest.

Figure 1 Subject Site

This site is the eastern most area within the ‘Kings Bay’ area of PRCUTS for Canada Bay
Council.
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boardwalk between Halliday Park and Friend Avenue along with other key walking
connection points around the Kings Bay area (Figure below).

Figure 3 Subject site’s proximity to Hen and Chicken Bay (Six Maps)

Given the above opportunities, and the fact that the site is ready for immediate
redevelopment; higher-yield, feasible development on the site has the potential to act as
catalyst for urban renewal of precinct to deliver on the Corridor Strategy.
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3.1 Commentary on proposed controls

The primary concern with the controls, as exhibited, is that they do not reflect the
significant infrastructure opportunity for the precinct being delivered through the Metro
West. The controls currently on exhibition largely reflect the same yield, massing and
infrastructure from the 2016 PRCUTS.

In contrast, Toga's alternate scheme, outlined below, is a better reflection of the density
and infrastructure that should be delivered in parallel with the Metro West. This scheme
delivers optimal yield (residential and non-residential) while ensuring that the amenity and
environment of existing and future land users is protected. The alternate scheme can also
offer community infrastructure upgrades for both the redevelopment site and surrounding
LGA.

Additionally, we consider the proposed single-storey, ground-level non-residential use to
be low and should be increased for the sites within this area of Kings Bay. In order to deliver
genuine and meaningful non-residential uses, particularly given the fall of land across the
site, non-residential uses should not be restricted to a single storey.

Initial assessment indicates that there may be the potential of 3-4 storeys of commercial
uses on Parramatta Road, along with 1-2 storey light industrial and retail uses. Restriction of
these non-residential uses to a single storey would prevent the ability to achieve
agglomeration of these uses in a commercially feasible mixed use manner. Examples of
high-quality mixed use precincts are outlined below.

Figure 6 Headquarter 78 (Rothelowman)
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Figure 7 The Cannery Rosebery (Tim da-Rin)

3.2 Opportunity presented by Sydney Metro

Since the finalisation of PRCUTS, the Sydney Metro West project was announced by
Government, with the final Five Dock station identified in 2019 and within a 600sgm radius
from Toga’s site. Toga's site will be a key connection point for students travelling to
Rosebank from the Metro Station. Refer to the Figure below:

Figure 8 Toga site’s proximity to Metro Station (Google maps amended by TOGA)

However, despite this significant shift in terms of transport policy, the currently exhibited
draft controls do not consider the station’s location and any consequent amended
approach that should be undertaken relating to built-form, land use and intensity, and
public benefit for sites in and around the station. This can be clearly shown in the FSR
controls continuing to be significantly higher for sites further from the future Metro station
than ‘Five Dock Village'.
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Figure 9 Toga site’s proximity to Metro Station and FSRs for Kings Bay (Urban Growth as
amended by TOGA)

4 Proposed Alternate Scheme (Bates Smart)

The significant timeframe since the PRCUTS Direction was finalised in 2019, and Council's
exhibition of the draft LEP and DCP controls has enabled Toga to explore optimal land use,
built form and community benefits for the subject site, ‘Five Dock Village’, within the more
recent planning and infrastructure context of the new Metro West Station within 600m
radius of the site.

Currently, the dwellings to the east of the Toga landholdings are excluded from the PRCUTS
and Council LEP and DCP. Toga has been approached by most of these landowners about
acquisition of their sites, which makes strong planning sense. The inclusion of these sites
within the corridor has a number of benefits, including improved solar compliance for
dwellings to the east, greater open space at ground, and improved permeability and block
planning (refer to Figures below).
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Figure 10 Alternative subject site (Bates Smart)

Figure 11 Alternative site solar access plane (Bates Smart)

Given the significantly changed planning and infrastructure circumstances that have
resulted from the identification of a Metro station within a 600m radius of the Five Dock
Village site, Toga requested Bates Smart to explore alternate development options
consistent with the following principles:

e Maximising opportunities for dwellings and jobs in proximity to transport consistent
with the Eastern Harbour City District Plan and Canada Bay Council LSPS;

e Ensuring that future built form has negligible environmental impact on surrounding
development compared to the existing scenario;

e Developing block forms that maximise opportunity for connectivity, permeability
and high-quality open space at ground-level;

10
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e Ensuring that building envelopes meet key amenity criteria including solar access,
visual privacy, and protection from noise and wind. As shown in Figure 11, the
maximum height plane explored ensures that the front yards and living room
windows of the nearest residential dwellings to the west retain 3 hours solar access
at June 21t and has no impact on the rear yards. The detailed ‘view from the sun’
diagrams below also show a minor, compliant level of overshadowing to residential
dwellings to the west and south; and

o Developing a principles-based scheme that is capable of achieving Toga and
Council’s expectations related to design excellence, sustainability and place.

Bates Smart explored a number of built form options that implemented the above
principles. The alternative scheme outlined below can deliver a FSR of between 3.15-
3.46:1, while still achieving and exceeding the infrastructure requirements outlined in
Council’s draft controls and protecting the amenity of surrounding properties.

Figure 12 Alternative built form scheme - high rise (Bates Smart)

Ll
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Figure 13 Alternative built form scheme - mid rise (Bates Smart)

Figure 14 Alternative built form scheme - view from the sun diagrams (Bates Smart)

12
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15 March 2022

John Clark

General Manager

Canada Bay Council

By email: council@canadabay.nsw.gov.au

Dear Mr Clark,

Anglican Church Growth Corporation Submission in relation to the Stage 1 Planning Proposal for the
Parramatta Road Corridor Urban Transformation Strategy

This submission is made on behalf of the Anglican Church Growth Corporation (ACGC) in relation to the Stage 1
Planning Proposal for the Parramatta Road Corridor Urban Transformation Strategy (PRCUTS). ACGC is
responsible for the effective use of property and other resources for the Sydney Anglican Diocese, who are the
landowner of St Luke’s Anglican Church at 19 Burton Street, Concord (the Site), located immediately north of the
Stage 1 Planning Proposal (see Figure 1).

As shown in Figure 1, the Site is sizeable, measuring approximately 4,624sqm, making it the largest consolidated
Site in or near the Burwood-Concord precinct that is not zoned RE1 Public Recreation. It contains an existing
church building, church hall and rectory. Given the Site’s size and strategic location near Parramatta Road and the
future Burwood North Metro Station, the Diocese envisions redeveloping the Site in a manner similar to Stage 1 of
PRCUTS to deliver a new multi-purpose hall and other land uses that align with the Diocese’s ethos and benefit the
community. These potential uses include open space, community facilities, social and affordable housing, childcare
facility, NDIS SDA accommodation, seniors housing etc.

Figure 1 The site in the context of Stage 1 (Source: GroupGSA with our annotation)

We are writing to express concern that the Planning Proposal and accompanying Urban Design Masterplan as
proposed may inhibit the Site's redevelopment potential when it is considered as part of Stage 2. It appears there
may have been a presumption that as the Site is locally heritage listed, it is not capable of redevelopment in the
future despite the fact the heritage building only occupies a small part of the site, and as a consequence the Plaza
has been located immediately to the south of the site.

173 Sussex St, Sydney E. sydney@ethosurban.com T. +61 2 9956 6962 ABN. 13 615 087 931
(Gadigal Land) NSW 2000 W. ethosurban.com
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From: GORDON COLE

Sent: Tuesday, 15 March 2022 4:34 PM

To: The City of Canada Bay

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation Strategy -

Gordon and Vivienne Cole

Subject :

Attention: Strategic Planning Team
City of Canada Bay Council

Thank you for the opportunity to make a submission regarding the PRCUTS Planning Proposal ( PP ) which has been
a long time coming.

We do appreciate the time and effort that has gone into formulating the PP. Nevertheless, we have to say that we are
disappointed with the PP as presented and the outcomes it proposes.

In particular to our situation ( KING ST, CONCORD WEST, in the so called Homebush North Precinct as described in
the PP ), we were hoping for some certainty at last in respect of what is likely to happen to our community and local
environment. This does not appear to be forthcoming as there are still unresolved issues, apparent contradictions and
short comings in the PP as presented. More on this later.

While we will focus our feedback mainly on the “Homebush North” precinct which principally impacts our future, we do
have some general comments in relation to the other precincts mentioned in the PP, namely Burwood-Concord and
Kings Bay. Both are very busy locations now, adjoining the commercial precincts of Burwood and Five Dock, with a lot
of vehicular traffic already impinging on local streets, spilling over from Parramatta and Queens Roads. Given this, the
developments that are proposed for these precincts seems over the top, particularly at Kings Bay. They smack of the
over-development of the “eyesore” that Meadowbank has become, evident to all when crossing Ryde Bridge.

And what does “commercial mixed use” really mean? Does it mean a proper shopping complex or strip as already
exists at Burwood and Five Dock? If so, is this really needed?

OR, does it simply mean the ground floor levels of apartment tower blocks would be nominally reserved for
commercial/ retail use? There are many examples of this style of development in surrounding areas (e.g. along
Parramatta Rd), where these so-called commercial premises remain largely untenanted, empty for long periods. As a
community, do we really need that sort of development in Canada Bay? We do not think so.

Now to focus on Homebush North, the uncertainty comes from the fact that our property, number 20 King Street, is
excluded from the current proposal pending the findings of the Concord West Flood Study 2015, which we are still
waiting on. This is very confusing for us as we have lived here for over 41 years and have never experienced flooding
of our property as described on p 24 of the PP: “overland flooding to a depth of 0.15m or more in a 1% AEP” so why
are we described as being flood prone? This is an error in fact. Nor have our immediate neighbours on the western
side of King St experienced flooding. Flooding has occurred in some properties north of Number 30, principally as a
result of the construction of Homebush Bay Drive; that is, the failure of Governments to plan and provide adequate
drainage during construction of said road. It is about time Governments provided a solution instead of prolonging the
suffering of residents with endless studies.

We are aware that prior to Homebush Bay Drive, flooding did occasionally occur at 202 George Street and 2 Station
Avenue and this has also been exacerbated by the presence of Homebush Bay Drive.

Adding to the uncertainty is that there is nothing in Objectives and Outcomes p 3 that protects the rights and amenity
of existing residents. It seems we are forgotten, we cease to exist.

Fedke e
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There appears to be a contradiction with regard to the proposed zoning and types of dwellings to be built in
Homebush Bay NorthPage 6 paragraph 3 of the PP refers to diverse housing “ 570 dwellings in the Homebush North
Stage 1precinct”. This is a space that currently holds around 100 households! Again on the face of it, this seems a
huge development in a relatively small area. So what are the buildings that are not “mainly terrace houses”, apartment
blocks? How many of them? We have seen the pictures of the types of terracing proposed in the DCP with virtually no
set back from the street and little or no green space within each property.They remind us of some of the soul-less
street scapes at Rhodes.

As a society, we are still trying to pull through CO-VID 19 pandemic which emphasised the need for space between
us and good ventilation. And yet here is a proposal to cram people into small spaces at high density. Have we learnt
nothing along the way?

*kk

With regard to the unresolved issues, the flooding issues of land abutting Homebush Drive has already been noted.

The other big issue for residents in our immediate vicinity is traffic and in particular, egress and ingress along George
Street and through the Pomeroy Street intersection. This is an issue that has been raised many times in the past and
the situation is worsening. Meanwhile, absolutely nothing has been done by Governments to alleviate the problems,
apart from initiating more endless studies.

Add to this, the build up in traffic congestions at peak periods in local streets, particularly since the State Government
reimposed the toll on the M4 between Concord and Parramatta. It is quite clear that this is not just local drivers but
also through traffic using local streets to bypass the toll. Plus the inevitable bank up of vehicles along Homebush Bay
Drive.

The PP indicates , even at best case, traffic WILL increase by 35-39% by 2036 versus 2019 levels (p24) That is
probably underestimating the likely reality.

It all makes for for poor access and deterioration in air quality in our area. Adding hundreds of additional households
is only going to add to the problem without adequate infrastructure. Let’s face it, our municipality is at the North-South
and East-West crossroads of Sydney.

And the trains are not going to resolve the issue. As it is, it is standing room only now if catching a train at Concord
West Station in peak periods and sometimes, not even that! And | am told, by people that know, that there is NO
capacity on the Northern Line to deal with a huge influx of extra passengers. As for the proposed Metro at North
Strathfield, that is still a pipe dream at this point; it may never happen.

So, in conclusion, we were hoping for some clarity from the PP but find that it poses more questions than it answers.
In addition, it offers nothing in the way of detail to give us confidence that traffic, transport, flooding and air quality
issues will be resolved. Much more to do.

Thank you again for the opportunity. We hope the PP can be further developed to accommodate the well being of
existing residents and address outstanding issues as well as creating a better future for all.

Yours sincerely,
Gordon and Vivienne Cole.

20 King Street Concord West 2138
15/3/2022
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Re: Parramatta Road Corridor Planning Proposal and Draft DCP

Attention: Strategic Planning at Canada Bay Council
Phone 029911 6555
Email council@canadabay.nsw.gov.au

To Whom it may concern,
Appreciate the information provided regarding the changes to the Kings Bay Precinct.

| want to express my support of the Planning Proposal and Draft DCP. | want to provide some feedback and
suggestions that | believe will assist in streamlining the redevelopment of amalgamation areas 21, 22 & 23.

The amalgamation proposal for areas 21, 22 and 23 (see fig 1 below) consists of a combination of single-detached
dwellings and medium density style townhouse complexes. These existing dwellings are of varying age and
condition. As an example, the strata lots are approximately 10-15 years old. The proposed amalgamation pattern
suggests that it would be feasible to demolish and redevelop all of the various homes and complexes regardless of
their age or condition. | believe it would make sense to provide some flexibility to allow the retention of newer
developments that are not yet feasible to redevelop, while maintaining appropriate controls to ensure that ageing
single detached dwellings are not left isolated or surrounded by development on all sides.

To ensure the precinct's success, | am suggesting additional options of amalgamation patterns be provided. See an
example below (see Fig 2 and 3)

| believe that affording this additional flexibility in the amalgamation areas will make the redevelopment of these

areas more feasible and provide future developers with the opportunity to work with a reduced amount of
landholders.

Happy to discuss further if required.

Regards

Michael Awadalla
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Fig 4 — Extract from Draft DPC

Iltem 9.2 - Attachment 22 Page 1770



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

From: Michael Awadalla

Sent: Tuesday, 15 March 2022 4:59 PM

To: The City of Canada Bay

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation Strategy &
Draft DCP - Michael Awadalla

Attachments: Kings Bay Planning Feedback.pdf

Attention: Strategic Planning at Canada Bay Council
Phone 029911 6555

Email council@canadabay.nsw.gov.au

Attached is feedback on the proposed Kings Bay Planning section of Parramatta Road Corridor Planning Proposal.

Happy to elaborate further if required.

Michael Awadalla
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From: Paul Abela

Sent: Tuesday, 15 March 2022 2:59 PM

To: The City of Canada Bay

Subject: Parramatta Road Corridor Urban Transformation Strategy comments

Canada Bay Council,

| would like to comment on the Draft PRCUTSDCP-Burwood-Concord precinct

1. 1 am concerned about the height of the towers particularly the one opposite St Mary's Primary
School and along Burton Street opposite heritage properties such as St Lukes Church and
Lansdowne House.

Both sit on a high topography and will stand out for many kilometres. Much as there is an
opportunity for outstanding architecture it is very rarely delivered so | believe it is an
overdevelopment and not in keeping with the neighborhood.

2. In all cases of apartment and higher density development, less is more. There should be more
of a step down to existing low density.

3.1 still cannot see a solution to higher traffic volumes in an already crowded precinct. Families
living in higher density will still need cars for shopping and school drop offs, many parents
choosing to send there children to schools in different districts. Activating activity and renewing
Parramatta road will still unfortunately need to allow for the car and commercial parking is not
clearly noticeable in this plan.

4. Although | understand the push towards a area with a unique character, this does not dismiss
the responsibility for the preservation of the existing local character. Despite many older houses
being destroyed by owners, Concord remains a very much a suburb of the early 1900-1920s and
those streets which have preserved their streetscapes are those that are sought after. At all times,
the heritage aspects of our suburb needs to be considered as that is what makes Concord unique.

Paul Abela
5 Daly Avenue, Concord 2137

Iltem 9.2 - Attachment 22 Page 1772



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

From: Andy Leong

Sent: Tuesday, 15 March 2022 2:21 PM

To: The City of Canada Bay

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation Strategy -

Burwood-Concord concerns - Traffic and Parking - Andy Leong

Hi there,

My feedback regarding the Burwood-Concord component of the planning proposal relate the concerns about traffic
and parking.

- the surrounding areas should be time limited street parking except for local residents who should be able to apply
for parking permit.

- this should be enforced by rangers more than currently. This has been an issue with Church attendees and school
parents illegally parking or doing drop offs in the parking spaces of residential buildings.

- traffic is already very busy at Broughton- Burton and Burwood-Burton rd intersections this should be taken into
consideration to reduce or divert traffic from these regions.

Regards
Andy

Sent from my iPhone
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From: Natalie @ NRP

Sent: Tuesday, 15 March 2022 2:27 PM

To: The City of Canada Bay

Cc: ‘Tammy Dunn’; 'natalie’

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation Strategy &
DCP - Natalie Richter Planning on behalf of 11-27 Harris Road Five Dock

Attachments: Final Parramatta Road Strategy_Submission_December 15 2015.pdf

Strategic Planning Team
City of Canada Bay
By email

Dear Strategic Planning Team.
Thank you for the notification of the proposed PRCUTS LEP and DCP documents.

This submission is prepared for the owners of the Kings Bay Estate, a master planned housing estate known as 11-27
Harris Road, Five Dock. The estate consists of medium density apartments and townhouses (269 residences in total).
The dwellings are surrounded by green space and community facilities. The apartments within the Estate front
William Street and the estate shares a boundary with the proposed residential development on the northern side of
Kings Road. Housing within the estate borders the proposed Kings Bay redevelopment precinct, to the north. Kings
Bay Estate was planned with its own park areas and green spaces.

Having reviewed the drafts, planning points for consideration are as follows:

e We recognise that our previous submissions have been addressed largely in relation to the important
transition in scale between the 5 storey built form at the northern side of the area and the lower storey built
forms at the Kings Bay Estate. Residents continue to be concerned around the density and scale and the
impact on the valued area character, residential amenity (visual, wind, shadow, scale interface,
privacy/separation).

e The proposed physical separation of built forms shown in the proposed DCP, tapering of the heights, front
setbacks and provision of effective deep soil planting would assist in the scale transition and amenity
impacts and should be effectively delivered by the future DCP controls. Clear controls should be provided in
terms of how the height tapering, setbacks and dense landscaping are to be achieved to protect existing and
future residents. Noting that there is a distinct difference in FSR densities at this transition point between
existing and future residential development.

e The lot amalgamation pattern is supported in terms of supporting buildings which can provide spatial
separation, pavilion forms for relief, landscaped/garden areas between and setbacks.

e Residents remain concerned about the impact of the proposed housing densities on already problematic
local traffic and parking. It is requested that the heavy traffic along William Street and Queens Road be
seriously considered and that a long term/10 year view be looked at or projected in terms of traffic on these
streets when the development is realised (existing housing, proposed housing and new commercial
elements). Detailed traffic planning is recommended.

e William Street is an already busy, narrow and curved road. Sight lines along the road are difficult.

e Previous resident submissions highlighted the lack of open space available in the area. It is considered that
the areas proposed for supportive open space are minimal and could be improved through the block
designs/DCP controls. Open space is necessary to support housing and well-being of occupants. Effective

1
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controls should be included in the future DCP to deliver open space areas to support the housing and reduce
pressure on existing park areas (including the small parks within the Kings Bay Estate). Existing parks would
not have the capacity or space to support the incoming population and densities. Minimal provision of
supportive open space is considered to undermine the original community and sustainability objectives of
the original planning strategy for the area in ‘promoting quality places and built form outcomes’ and ‘create
liveable local precincts’ (Chapter 3 — ‘Visions and Principles’ of the Urban Transformation Strategy). This,
along with traffic management, are key areas to consider in a successful and healthy community.

Thank you for considering these points and we would be happy to discuss or assist at any time.

By way of background, | have attached out previous detailed submission in relation to the Draft Parramatta Road
Urban Transformation Strategy 2015 in case this would assist by way of previous detailed points. This contains some
maps and extracts regarding the relationship of the Kings Bay Estate to the precinct.

Please be in contact if we can answer any questions or assist.

Thank you and yours sincerely,

Natalie Richter, Town Planner (BTP UNSW)

Natalie Richter Planning
PO Box 59 Mt Colah NSW 2079

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. The contents
and attachments are not to be altered or reproduced without our consent or used for any other purpose. If you have received this email in error then please
delete the email and inform us of the error by return email. We are not liable for any loss arising from the receipt or use of this email or attachments. It is the
responsibility of the receiver to be satisfied that this email and attachments contain no computer viruses.
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15 December 2015
UrbanGrowth NSW
Parramatta Road Urban Renewal
PO Box 237, Parramatta NSW 2124

Draft Parramatta Road Urban Transformation Strategy 2015
Introduction and Summary

This submission is prepared and submitted on behalf of the owners of the Kings Bay Estate (‘the
estate’), a master planned housing estate known as 11-27 Harris Road, Five Dock. The estate
consists of medium density apartments and townhouses, 269 residences in total. The dwellings are
surrounded by green space and community facilities.

The apartments front William Street and the estate shares a boundary with the proposed residential
development on the northern side of Kings Road. Housing within the estate borders the proposed
Kings Bay redevelopment precinct, to the north.

The concerns detailed within this submission are summarised as follows:

¢ Residents are concerned about the density and scale and the impact on the valued area
character, residential amenity (visual, wind, shadow, privacy).

e Heights and scales are completely different to surrounding housing and will be imposing.

¢ Residents are concerned about the impact of the proposed housing densities on already
problematic local traffic and parking. Density would be better placed where there is rapid
transit such as rail. Such an amount of additional people is very likely to worsen congestion for
existing residents and undermine the objectives of the plan.

e Transport and road improvements are not extensive and many are yet to be ‘investigated'.
This is inadequate for the suggested densities. The Government has committed to investing in
infrastructure for the Central sub region under A Plan for Growing Sydney.

e William Street is an already busy, narrow and curved road. Sight lines along the road are
difficult. However the road is earmarked as a ‘major’ road and would require considerable
widening and safety upgrading. This is not detailed.

e Previous resident submissions highlighted the lack of open space available in the area. The
reporting does not provide detail in terms of open space needs for the population. This is
considered to undermine the community and sustainability objectives of the strategy in
‘promoting quality places and built form outcomes’ and ‘create livable local precincts’ (Chapter
3 — ‘Visions and Principles’ of the Urban Transformation Strategy).

e The current character of the area is not appropriately described in terms of the mix between
low and medium density residential, heritage and extensive industrial uses.

e There is no reporting on the loss of industrial and light industrial lands and impact on
businesses which provide important services to the local area and region (such as car
servicing). The proposed commercial zones are connected with a different range of uses.

e The complete loss of this industrial land and streetscape will drastically change the unique
area character and does not take account of or respect the historical fabric of Five Dock.

¢ Insufficient consideration is given to Rosebank College as a heritage item and the plan is not
considered to fairly consider scale, streetscape or student amenity impacts on the college.

e The plan does not reflect an appropriate village/centre hierarchy. The Kings Bay area is
predominantly low density, similar to Leicharddt and Camperdown. These areas are proposed
to have less height and bulk. The height and densities proposed are not considered
appropriate for Kings Bay and should be reduced to blend better with the area, reduce
pressure on the roads (in the absence of rapid transit) and to reduce amenity and visual
impacts for existing residents and the visual quality of Sydney Harbour.

e The proposal is considered to fall short of general planning and urban design principles in
relation to density, landscaping, social aspects, infrastructure provision and context. This will
undermine the vision of the strategy and is likely to result in an unsustainable and unsightly
redevelopment.

e Points made during the 2014 Kings Bay consultation do not seem to have been considered.
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The Kings Bay Estate

The estate is a high quality, master planned housing estate which effectively balances different
housing types and opportunities within a high quality, well considered blend of medium density built
form amidst extensive landscaping and open space/community networks.

The estate covers approximately 4.22 hectares and is located at the southern end of Hen and Chicken
Bay. The estate borders the proposed Kings Bay redevelopment precinct.

Kings Bay estate was planned jointly between Landcom and (the previous) Drummoyne Council, with
a design by Peddle Thorpe and Walker Architects.

The design reflects a high quality urban and residential environment and has won awards. The design
incorporated principles of New Urbanism, using traditional neighbourhood design to promote
community interaction. Housing is focused around common open space with a series of links and

open space ‘rooms’. Community facilities such as meeting rooms and the swimming pool and
children’s park were planned in. The design creates sustainable, healthy, friendly and walkable streets.
Housing is set within quality landscaping. Each space is unique and interesting.

Today, the estate is a very pleasant place to live and be, provides health and amenity for residents
and provides a successful model housing development. It is an exemplary example of redevelopment.

Kings Bay Masterplan (Source: Landcom 1999)
Existing and Proposed Density
Canada Bay and Five Dock are predominantly low density in character. Some small sections of R3 are

available in the area and there are 2 existing business zones and 1 large industrial zone adjacent to
Parramatta Road. See the following current zoning extract.

Iltem 9.2 - Attachment 22 Page 1777



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Zoning Extract Canada Bay Local Environmental Plan 2013

The residents do not object to the reasonable redevelopment of Parramatta Road however are
surprised at the densities and lack of integrated planning put forward in the Parramatta Road Urban
Transformation Strategy (‘the strategy’).

The exhibited reports are not considered to provide the depth of background studies, planning
rationale, merit consideration, detail and justification suitable for the scale of transformation proposed,
particularly in the absence of strong rapid transit public transport services. The density proposed (up
to 25 storeys of residential) is more suitable for around rail and bus interchanges and is considered
unsupportable and intrusive for Kings Bay.

When the plan was first exhibited in 2014, residents were not informed of the high densities and scale
envisaged. At that time, Kings Bay residents expressed concern as to the impact high densities would
have on the area and indicated preference for much lower densities in order to protect the values of
the area and limit additional traffic and road impacts. The precinct plan now put forward does not
recognise or consider these points.

In general planning practice, transitions in density are provided to protect amenity and visual amenity.
In this regard, it does not make sense to transition from existing detached housing, town housing and
a very small number of 3 storey apartment developments to a narrow strip of 6-8 storeys beyond
which there are sudden increases of 8-12 storeys and 14-25 storeys. This arrangement provides no
reasonable scale transition is completely incongruous with the low density, village area and will impact
on amenity and visual quality.

Urban Renewal and Urban Design Guidelines

A Plan for Growing Sydney (discussed below) outlines that existing areas should be recognised and
that increasing housing choice may be provided around centres through ‘urban renewal’. Urban
renewal is defined as ‘the process of planning and delivering changes to infrastructure, streets, and
the public domain to deliver the greatest community benefit.” (p 21 of the plan).

The proposed densities, uses and scales do not adequately take into account the character of the
area or the context. The plan does not deliver changes to infrastructure or integrate open spaces to
deliver community benefits. This is not a sensitive renewal but a complete redevelopment.

A better outcome could be achieved if the following relevant urban design principles of State
Environmental Planning Policy No. 65 (Design Quality of Residential Flat Buildings) were followed:
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Principle 1: Context and neighbourhood character

Good design responds and contributes to its context. Context is the key natural and built features of
an area, their relationship and the character they create when combined. It also includes social,
economic, health and environmental conditions.

Responding to context involves identifying the desirable elements of an area’s existing or future
character. Well designed buildings respond to and enhance the qualities and identity of the area
including the adjacent sites, streetscape and neighbourhood.

Consideration of local context is important for all sites, including sites in established areas, those
undergoing change or identified for change.

Principle 2: Built form and scale

Good design achieves a scale, bulk and height appropriate to the existing or desired future character
of the street and surrounding buildings.

Good design also achieves an appropriate built form for a site and the building’s purpose in terms of
building alignments, proportions, building type, articulation and the manipulation of building elements.
Appropriate built form defines the public domain, contributes to the character of streetscapes and
parks, including their views and vistas, and provides internal amenity and outlook.

Principle 3: Density

Good design achieves a high level of amenity for residents and each apartment, resulting in a density
appropriate to the site and its context.

Appropriate densities are consistent with the area’s existing or projected population. Appropriate
densities can be sustained by existing or proposed infrastructure, public transport, access to jobs,
community facilities and the environment.

Principle 5: Landscape

Good design recognises that together landscape and buildings operate as an integrated and
sustainable system, resulting in attractive developments with good amenity. A positive image and
contextual fit of well designed developments is achieved by contributing to the landscape character of
the streetscape and neighbourhood.

Good landscape design enhances the development’s environmental performance by retaining positive
natural features which contribute to the local context, co-ordinating water and soil management, solar
access, micro-climate, tree canopy, habitat values and preserving green networks.

Good landscape design optimises useability, privacy and opportunities for social interaction, equitable
access, respect for neighbours’ amenity and provides for practical establishment and long term

management.

Principle 6: Amenity

Good design positively influences internal and external amenity for residents and neighbours.
Achieving good amenity contributes to positive living environments and resident well being.

Good amenity combines appropriate room dimensions and shapes, access to sunlight, natural
ventilation, outlook, visual and acoustic privacy, storage, indoor and outdoor space, efficient layouts
and service areas and ease of access for all age groups and degrees of mobility.

Principle 9: Aesthetics

Good design achieves a built form that has good proportions and a balanced composition of elements,
reflecting the internal layout and structure. Good design uses a variety of materials, colours and
textures.

The visual appearance of a well designed apartment development responds to the existing or future
local context, particularly desirable elements and repetitions of the streetscape.
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The diagrams below show the scale relationship between 6 storeys and 2 storeys. These examples
show lanes or roads separating the 2 scales/typologies.

The situation for Kings Bay Estate is that 6-8 storeys are provided directly against the boundary with 2
storey housing, with no reasonable scaling or buffering to protect residential amenities.

Source: New Parramatta Road Urban Design Guidelines

Proposed large buildings at heights of up to 25 storeys, will be visible for the residents of the estate.
These will affect the skyline, reduce visual amenity and impact on privacy for many properties. This
could also affect wind patterns. The 6-8 storeys section proposed at the northern edge of the precinct
will directly impose on the adjoining 2 storey townhouses by way of scale and privacy issues.

An appropriate scale transition is not provided at this direct interface, to protect existing residents.

Residents are also concerned that the heights should be fixed and not ranging, to ensure and that
certainty is provided as part of the eventual rezoning outcome. Currently, there is a lack of certainty.

‘Green space setbacks’ are vital in this case to provide separation and screening. Separation
distances would be expected to also comply with SEPP 65 guidelines.
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Metropolitan Planning Goals - A Plan for Growing Sydney

The Plan for Growing Sydney (‘the plan’) is the latest metropolitan plan to guide the shape of future
Sydney. This takes into account the current infrastructure and transport upgrades and incorporates the
latest planning needs: a livable and sustainable city, better spaces, accelerated housing delivery and
better housing choices and affordability levels. The plan talks about concentrating housing around
existing centres and the most accessible places for the community.

Action 3.1.1 of the plan states that the government will direct its investment in social infrastructure in
areas undergoing or capable of undergoing change. The plan considers a well-designed centre to: be
an easy place to move around and travel to surrounding areas, comprise public and private spaces,
be safe and welcoming to the community, provide mixed uses (day and night), create safe places and
reflect the heritage and history of the place.

The principles ‘that will guide how Sydney grows’ include increasing housing choice close to centres
and stations, locating jobs in around 30 to 40 large centres across Sydney and that these areas are an
important focus due to the rail network as Centres rely on efficient transport.

‘Higher density development that is matched by local infrastructure improvements and good design
enhances liveability. It allows more people to live close to work and to services, makes the best use of
existing infrastructure and provides greater choice in transport around the city’ (p 83).

The exhibition documentation recognises the WestConnex is the catalyst for the redevelopment of
Parramatta Road, given that large volumes of traffic may be diverted away from the currently
congested main road and recognises this infrastructure project as an opportunity for renewal.

However, the plan also promotes the importance of jobs and housing near public transport and a
‘balanced approach to the use of land and resources’ (p 4). The plan looks to manage long term
growth (p 6) and deliver guidelines for a healthy built environment, promoting the importance of
providing open spaces. The plan focusses on Burwood as a Strategic Centre and Parramatta as a
CBD in terms of redevelopment scale and urban hierarchy.

The smaller areas such as Kings Bay are not noted as having a substantial role in terms of housing to
meet ‘strategic centre’ type targets (relating to housing, jobs and public transport nodes). Therefore,
the extensive type of redevelopment proposed for the Kings Bay precinct would be better placed in
more connected strategic areas. The Kings Bay precinct is not considered suitable as a ‘centre’ as it
does not have rail connection. The Parramatta Road Urban Renewal Strategy does not boost the kind
of public transport, open space and social infrastructure required to support dense residential and
commercial uses.

It is noted that the density of up to 25 storeys in height is not proposed for Taverners Hill, Leichhardt
and Camperdown which are smaller and more village like areas (similar to Kings Bay). Therefore, from
a scale relationship, visual and hierarchical point of view, the density and height proposed for the
Kings Bay precinct is considered excessive and inappropriate and should be located in better
connected areas.

The 2014 Draft Parramatta Road Urban Renewal Strategy indicated that only 7% of population growth
of the Corridor was expected within the Kings Bay precinct. We would like to know the percentage
share of population which would be delivered under the current draft strategy for Kings Bay, to
understand whether the plan is equitable for Kings Bay and its role as a smaller area along the
corridor.

The 2014 strategy also said the development would be similar to Crows Nest (p 9). Crows Nest has a
distinct village atmosphere and does not have heights anywhere near 25 storeys.
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Open Space and Social Infrastructure Planning

The plan for Sydney seeks long term planning for education, health and social infrastructure and the
supporting reports refer to other relevant departments being consulted. For Kings Bay to be developed
to the density suggested, social infrastructure should be planned in, at the outset, to avoid people
having to commute to other area for social, education and health services. Otherwise, the strategy is
unlikely to succeed in attempting to avoid and resolve the current traffic congestion issues.

The plan also raises the importance of maintaining open space and creating ‘great places to live’
(Goal 3, p 84). As demonstrated by the high quality of the Kings Bay Estate, great places to live
include open and green space for human health, recreation and enjoyment. Landscaping and space is
an important method of improving and balancing the impact of new, denser urban form.

Planning open space to support housing is a well-recognized planning imperative. The NSW
Department of Planning publication Recreation and Open Space Guidelines for Local Government
(December 2010) (‘the guideline’) provides a framework for planning and provision of space.

The guideline suggests that recreation facilities should be well planned and resources should be used
wisely given the costs involved. Local Governments have the responsibility to provide and maintain
open space and effectively plan for community needs (p 7).

The NSW State Government provides clear steps in planning open space:

¢ Documentation of existing open space resources (listing types, quality and character)

e Developing an open space and recreation ‘inventory’

e Undertaking a needs/demographic analysis conducting community consultation to ascertain
values and needs

¢ Identifying opportunities and constraints and developing clear goals and strategies

The exhibition material does not provide details of these steps.

In terms of a baseline quantum, the guideline suggests a baseline of 2.83 hectares of open space per
1000 people and discusses different planning types and the opportunity for public/private joint
ventures to deliver open space through master planning, road closures/land allocation in a similar way
to what was achieved with Kings Bay Estate.

According to the 2014 Draft Parramatta Road Urban Renewal Strategy (p 18), the high rise proposed
(up to 25 storeys) could accommodate an average of 756 people per hectare and the medium density
- 12 storey maximum heights an average of 432 people per hectare. This is proposed for numerous
blocks in addition to the 8 and 4 storey maximum heights and shows the resultant level of population
rise and increased need for open space to ensure health and amenity for residents and workers.

The Parramatta Road Open Space and Infrastructure Schedule 2015 provides 1 new 0.10 hectare
pocket park adjacent to Wynchbury Avenue and 1 new 0.17 hectare park south of Parramatta Road.

The ‘Kings Bay Built Form’ plan (within the Urban Transformation Strategy) shows 1 relatively small
green park and ‘urban plaza’, 1 series of narrow inter-block open space linkages on the northern side
of Parramatta Road and 3 relatively small pocket parks on the southern side of Parramatta Road. The
choice as to this approach and rationale is not strong within the reports. There is little discussion as to
how these will contribute to amenity, to what extent they will be useable and how they will function as
part of the big picture.

The ‘Kings Bay Built Form’ plan provides no clear or reasonable ‘balance’ between concentrated built
density and open space and landscaping.

A clear hierarchy of open spaces should be provided to integrate with the solid built ‘blocks’: small,
medium, large, active and passive parks, green space linkages, street beautification etc.
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This redevelopment scheme should contribute to local, district and regional open space allocation and
this could be a missed opportunity for the inner west area and its current and future residents.

The result will be detrimental for an area which currently has a strong low density and landscaped
identity, high amenity and an effective balance between built form and landscaping.

Kings Bay Estate residents are concerned that as a result of the lack of integrated open space
planning, pressure will be placed on their valued open space areas and connections. The residents
are primarily responsible for the upkeep of their landscaped spaces and this would also be implicated
by the additional pressure.

Based on the above guidelines, the projected density and the current shortage of parks in the area,
the proposed spaces are not considered adequate to provide the desired high quality environment and
should be reviewed to ensure consistency with state government planning and design policies.

The Parramatta Road Urban Amenity Improvement Plan 2015, Parramatta Road Open Space and
Infrastructure Schedule 2015 and Parramatta Road Open Space and Social Infrastructure Report
2015 touch on the current and future issues, requirements and government guidelines however are
not considered rigorous in breaking down the opportunities and constraints and addressing urban
design and population needs. Where is the opportunity and constraints analysis mentioned on page 5
of the Urban Amenity Improvement Plan? There are no specific details as to the quantum/nexus of
open space required to support the density. Where are the public domain improvements mentioned in
the Open Space and Infrastructure Schedule? How will they translate for the Kings Bay precinct?

The Social Infrastructure Report acknowledges the challenges of renewal in highly urbanised areas,
highlighting the imperative to plan properly and effectively. Local amenity and infrastructure is required
to ‘be delivered quickly to achieve positive social and economic outcomes’ (p 8).

The Urban Amenity Improvement Plan talks about the need to upgrade the Charles Health Reserve.
This is not considered sufficient to support the proposed density nor promote quality of life.

Urban Growth states that there is an ambition to transform city living so that it is ‘more vibrant,
connected and healthy for all’ (p 5 Open Space and Infrastructure Schedule). In order for the precinct
to be vibrant and healthy, effective social infrastructure and open space should be planned in, up front,
to ensure a vibrant community which does not need to rely on outer areas for space and services.

Some of the best open spaces can be created through master planning where land is reserved and
dedicated through the development process for use as a park. This creates and almost immediate
generation of open space to support unfolding housing. This type of master planning should be
considered as a joint venture between government and the development industry - as an alternative to
the suggested creation of space via Section 94 payments which provides a long term strategy and can
take a while for Councils to acquire and embellish land. The Social Infrastructure Report indicates that
23% of the corridor consists of lanes and streets (p 21). Perhaps some of these could be utilised for
open space corridors/dedication.

It is noted that a children and community services facility will be required and provided. Where will this
go? It is not noted on the ‘Structure Plan’ (p 38 Social Infrastructure Report). This report recommends
that alternative funding mechanisms be considered by the State Government to assist with social

infrastructure requirements for the Corridor. Details of this would be of interest as part of the planning.

Transport Infrastructure and Traffic Issues
Drastically increased densities are generally concentrated around areas which are well serviced by

different types of public transport to ensure people can be moved quickly and reliably in modes other
than private cars, to reduce congestion. This is called Transit Oriented Development.
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The suggested levels of density may be considered appropriate for Burwood, Granville and Homebush
where there are multi-options for transport (train, bus, transport interchanges, walking, cycling).
However, the level of density proposed for Kings Bay is not sustainable with only bus transport,
walking and cycling. Buses can only move a certain, limited number of people at once and relies on
the roads, adds to traffic and can be delayed with traffic issues. The residents feel this proposal has
not been clearly considered in relation to roads and transport.

For Kings Bay, the New Parramatta Road Precinct Transport Report suggests that a range of
transport improvements will be ‘investigated’ which is inadequate ahead of the suggested density and
should be planned in advance. This includes an ‘on-street’ rapid transit system.

William Street is considered in the ‘Built Form’ plan as a ‘major road’. The ‘transport improvements
strategy’ for Kings Bay is not considered to cover the type of widening and safety upgrading to make
this road capable of being a safe ‘major’ carrier. This road is sweeping and curved and does not have
clear visibility in parts and is burdened by access driveways. This is a concern to the Kings Bay
residents who currently experience access, traffic and safety issues. Amenity and noise impacts are
also relevant for the existing apartments which face William Street.

The following photographs show the narrow nature of Wiliam Street, the existing parking congestion
and bends which restrict visibility and cause safety issues where cars are moving at speed.

William Street, intersection of Rowe Street and the Kings Bay Estate Limited visibility and parked cars— William Street

William Street, looking south towards Parramatta Road William Street, through the industrial business area
The plan is unclear in relation to the implications for on-street parking along William Street.

Changes to this road would need to be considered in context of the leisure centre and golf course
which are accessed from the road. These facilities have peak times which affect local traffic.

This report also acknowledges that Burwood Station is 1.1km to the south west and Croydon Station is
1.2km of the Kings Bay precinct boundary. This is not easy walking distance for apartment residents.

Google Maps measurements suggest that both Croydon and Burwood Stations are in fact over 2km
walking distance from the intersection of William Street and Kings Road.

10
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The report also states that 69% of people travel to work by car which would not be expected to change
significantly without rail, even if suggested bus service improvements are made. The car parking
discussion shows that the Kings Bay precinct is outside the 400m and 800m catchments to both these
rail stations so bus and car transport will be relied upon.

This report compares the Kings Bay to Neutral Bay which also has bus services and relies on
congested Military Road. Neutral Bay could not support the density proposed with the current traffic
and peak hour issues.

The Sustainability Report suggests that higher scale buildings can be more environmentally
sustainable. However, proximity to public transport services is also an important consideration in
sustainability as reliance on car transport is not environmentally sustainable.

Existing Industrial Stocks and Employment Lands

The proposal involves re zoning of almost the entire industrially zoned area of Five Dock, currently
zoned IN1 (General Industrial) and allows a wide range of industrial uses and activities.

This will result in loss and displacement of current businesses and a loss in industrial/employment
land for the area. This issue has not been detailed within the supporting reports.

The priorities for the central sub region within A Plan for Growing Sydney include to: provide rapid
transport along the corridor, to deliver Westconnex and light rail and to ‘identify and protect
strategically important industrially zoned land’.

The Employment Lands Development Program Report for 2015 also says that ‘maintaining an
adequate stock of employment lands is essential in providing for economic growth and
competitiveness as well as the affordability of employment lands.’

Also that ‘establishing and replenishing stocks at each stage (in the planning and development
process) will ensure that adequate stocks of well-located land are ready for development as developer
demand requires.’ (p 31). The loss of industrial land which contributes to the economy for the sub
region and of Sydney should be addressed against Section 117 Ministerial Directions 1.1
(Employment and Industrial Zones) and 7.1 (Implementation of A Plan for Growing Sydney).

It is acknowledged that under the ‘Kings Bay Structure Plan’, a small portion of land south of
Parramatta Road is proposed to be zoned Enterprise and Business. This is considered to limit the
wide variety of industries available in the IN1 zone which has a significant part to play in the existing
and desired economy.

In terms of boosting employment, the proposed mixed use zone is relatively small in comparison to the
proposed land to be converted from industrial/employment to residential. The loss of the existing
employment and industrial land should be justified in terms of local and regional impact and
consistency with overarching government policies.

Impact on the Area Character

As described above, the Parramatta Road section of Five Dock has an industrial character and older
style industrial buildings which contribute to the streetscape and history of the area. These older style
buildings are generally low in height, provide interesting facades and blend well with and do not
impose upon surrounding low and medium density housing.

Little consideration has been given to the complete transformation of the area character which is
valued by residents. This project could not be considered renewal when nothing much of the old is to
be valued and retained. Residents expressed during the 2014 engagement that they were concerned
about the impact on the amenity of the area. At this time they were not aware of the scale and it is felt
that these concerns have not been duly considered.
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Rosebank College seems to be ‘understated’ as being a heritage item. Clear strategies are not put
forward in terms of a suitable response. Instead it is proposed to surrounding the item with 8 -12
storeys and no peripheral green space/buffering.

Summary

The proposal is considered to be at odds with the objectives of the Environmental Planning and
Assessment Act, 1979, metropolitan planning frameworks, Department of Planning open space
guidelines and widely used urban design principles. The plan would require justification to address
ministerial directions in relation to the retention of employment land and the delivery of the
metropolitan plan.

Residents support the reasonable development and renewal of Parramatta Road. However this should
be done in a more environmentally responsible and inclusive way, to ensure that existing residents are
acknowledged.

Efficient public transport services, traffic management, open space and scale transitions should be key
components of a liveable and sustainable plan. The strategy should also consider existing businesses
and the area character, traffic issues and historical buildings are protected from adverse impacts.

In light of these issues and shortfalls, we request that the Kings Bay precinct plan be reviewed.

We are most willing to discuss these matters further and to provide constructive assistance to ensure
the best plan is delivered.

Yours sincerely,

Natalie Richter, Consultant Planner (Bachelor of Town Planning, UNSW)

CC:

City of Canada Bay Council (Strategic Planning and Councillors)

Mr John Sidoti MP, Member for Drummoyne

The Hon. Gladys BEREJIKLIAN MP Shareholding Minister Urban Growth NSW (NSW Treasurer)
The Hon. Dominic Francis PERROTTET, MP Shareholding Minister Urban Growth NSW (Minister for
Finance, Services and Property)

The Hon. (Rob) Robert Gordon STOKES, MP Portfolio Minister, Urban Growth NSW (Minister for
Planning)

This document is Copyright. Apart from any fair dealings for the purposes of private study, research, criticism or review, as permitted under the Copyright Act, no part may be
reproduced in whole or in part, altered or used for any other purpose without the written permission of the author, Natalie Richter.

This report has been prepared with due diligence by the author. Its contents are believed to be fair and accurate and are based on information available. The author disclaims all
and any liability to any person in respect of the consequences of anything done or omitted to be done in reliance upon the whole or any part of this document.
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From: Geoff Ashton

Sent: Wednesday, 16 March 2022 2:16 PM

To: The City of Canada Bay

Subject: Feedback - Planning Proposal - Parramatta Road Corridor Urban Transformation - Baybug -

Canada Bay Bicycle User Group Inc

BayBUG’s address is “care of the secretary” (me) 52 landra St Concord West. And you may have received the same
submission multiple times, as | was getting a “message blocked” response from Council’s email server. So | resent
and tried using alternative email addresses. I'd prefer the last one sent to be the one forwarded as this first version
below has 2 typos!

Regards,
Geoff Ashton

On 16 Mar 2022, at 2:07 pm, The City of Canada Bay <council@canadabay.nsw.gov.au> wrote:

Good Afternoon Geoff

Thank you for your email.

Before forwarding this to the relevant area within Council, please provide your company /
residentifull address details including unit number for registration purposes. The information is
required for the customer data base to prevent duplication, and will not be released to any other

person or organisation.

Kind regards

Records Officer
City of Canada Bay

1a Marlborough St Drummoyne NSW 2047 | www.canadabay.nsw.gov.au
T: 02 9911 6555 | council@canadabay.nsw.gov.au

Any information transmitted in this message and its attachments is intended only for the person or entity to which it is
addressed. The above email correspondence should be read in conjunction with our standard disclaimer/terms which
can be found at http://www.canadabay.nsw.gov.au/email-disclaimer
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From: Geoff Ashton

Sent: Tuesday, 15 March 2022 5:11 PM
To: The City of Canada Bay <council@canadabay.nsw.gov.au>

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Urban Transformation
Strategy & Draft DCP - Bay Bug

Feedback on the Planning Proposal, the DCP and the Infrastructure Strategy.

1. Where is the plain English summary? Notwithstanding some historical knowledge of the
proposals, in 30 minutes thrashing around it was impossible to work out why this was happening
and what it would result in.

2. But word searches in PDF versions of a few of the documents are sufficient to establish that there
is in here no plan for the future populations of these areas to have adequate public transport, to be
able to easily get across (preferably by gong under, at grade) Parramatta Rd or to easily cycle into
Canada Bay using linear, efficient cycleways that are separated from vehicular traffic. Isolated
concepts like the William Street proposal do not cut it. A transport and “ease of getting around” fail.
eg What are there no setbacks on all developments sufficient to accomodate separated cycling??

Regards,
Geoff Ashton

Secretary, Canada Bay Bicycle User Group Inc. Incorporated in NSW under the
Associations Incorporation Act 2009 as INC9882364 and affiliated with Bicycle NSW.

Regards,

Geoff Ashton
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From: Paul Bermingham

Sent: Tuesday, 15 March 2022 3:48 PM

To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback - Paul Bermingham on behalf of owners of 50 Burton St
Concord

Attachments: Canada Bay - 15 March 2022.pdf

Please find attached a submission on the PRCUTS Planning Proposal on behalf of the owners of 50 Burton
Street, Concord.

If you have any questions do not hesitate to get in touch.

Kind regards,
Paul Bermingham
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15 March 2022

Strategic Planning Team
City of Canada Bay
Locked Bag 1470
Drummoyne

NSW 1470

SUBMISSION - Parramatta Road Corridor Planning Proposal and Draft DCP

This submission has been prepared on behalf of the owners of 50 Burton Street, Concord, regarding the
Parramatta Road Corridor Planning Proposal and Draft DCP.

The residents welcome the exhibition of the Planning Proposal and wish to express our support for the
direction of the Planning Proposal, which seeks to implement the PRCUTS Stage 1 (2016-2023) release
areas. This will renew Parramatta Road, provide new homes, jobs and public amenity. While we are
generally supportive of this work, we have identified some potential areas of concern that we would like
Council to consider prior to finalizing the Planning Proposal.

Key Issues

1. Risk of delivery - we share the concerns of the Department of Planning Industries and Environment
(DPIE) that delivery and take up may not be commercially viable for many sites in the precinct. Many of
the sites in the amalgamation plans have a large number of owners making acquisition difficult and
expensive. This, combined with the heightened cost to develop in the precinct - design excellence
competitions, affordable housing contributions, state and local infrastructure contributions and Basix
targets will make viability very difficult to achieve on many sites. This may lead to undesirable outcomes,
site isolation - and prevent delivery of the proposed built form and urban design outcomes of the
strategy.

Recommendation — That feasibility testing be undertaken for key sites to determine if they can be viable
with consideration given to the realistic cost to amalgamate development sites. If the sites are not
determined financially viable then densities should look to be increased where appropriate or the cost
to develop these sites (contributions, affordable housing, etc) should be reduced accordingly.

2. Amalgamation Plan - while we commend Council on the work undertaken to define the preferred
amalgamation plan and built form outcomes, there are often logistical realities that may impact on how
this can be delivered so some flexibility should be provided to allow for this.

Recommendation - Council provides a mechanism to allow for some flexibility in site amalgamations to
deliver the intent of the urban design outcomes envisaged in the Planning Proposal. This could be in the
form of minimum site areas to achieve incentive FSR’s to still avoid site isolation but provide much
needed flexibility.
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3. Response to Sydney Metro West — while we support the proposed outcomes identified in the
PRCUTS back in 2016 we feel that an opportunity might be lost by not making some further changes to
heights and densities across the precinct directly adjacent to future Metro stations. Sites within 400m of
a Sydney Metro station provide the most appropriate location in Sydney to provide additional housing
to meet the medium and longer term housing targets, while having the unique ability to maintain
acceptable levels of traffic impacts. Density for sites directly adjacent to Sydney Metro stations is
typically proposed at 6:1 FSR in other precincts (St Leonards, Crows Nest, Chatswood). Providing the
correct level of density in these areas also serves to protect the lower density residential
neighbourhoods from development to maintain the desired character of these areas. It is likely the
density in these areas will be reviewed as part of the NSW’s planning around the Sydney Metro West
Stations so seems more efficient to consider the future direction now when finalizing this Planning
Proposal.

Recommendation — Council to review proposed densities for opportunities for increases where
appropriate, or look to add mechanisms to allow additional height and density through a Clause 4.6
Variation for sites in close proximity to Sydney Metro West stations, where they do not require a
Planning Proposal to achieve an increase if there is sufficient strategic merit to support this/ if it is
consistent with the built form outcomes in the future planning studies around Metro stations.

4. Design Excellence - We support the provision of design excellence and high-quality design, however, a
design competition for buildings above 28 metres in height adds significant time and costs to projects
which needs to be considered in the feasibility analysis. Many LGA’s such as City of Sydney, provide
design excellence bonus incentives to allow for this.

Recommendation - Provide bonus FSR incentive for all projects undertaking a design competition of 10-
15%. Where there is no mechanism for an FSR incentive, the option of a design review panel or design
alternative process should be considered to reduce time, resources and costs.

We thank Council for the work completed to date, and for the opportunity to provide feedback on this
important and exciting precinct. We look forward to being updated on the response to the public
submissions and to monitor the progress of the Planning Proposal in the coming weeks.

Yours sincerely,
Paul Bermingham

(On behalf of the owners of 50 Burton Street, Concord, 2137).
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21 March 2022
2190967

Mr John Clark
General Manager
City of Canada Bay

Attention: Helen Wilkins, Senior Strategic Planner
via email: council@canadabay.nsw.gov.au

Dear Helen,

Re: Submission on the exhibition of the Parramatta Road Corridor Planning Proposal and Draft DCP
Muir Burnside Group — 255-271 Parramatta Road, Five Dock (the site)

This submission has been prepared by Ethos Urban on behalf of Muir Burnside Group, in response to the exhibition
of the Parramatta Road Corridor Planning Proposal — Stage 1 and accompanying draft Development Control Plan.
The City of Canada Bay is to be commended for preparing these important strategic planning documents, for
welcoming stakeholder feedback and for bringing the exhibition documents to fruition after a number of years in
abeyance.

This submission should be read in conjunction with the previous submission provided to Council officers on the 1
September 2021 (Attachment A). We also thank Council for their formal response dated 8 September 2021.

Whilst we recognise and appreciate that the current Stage 1 exhibition documents do not directly relate to site, we
consider it important to comment on the exhibition documents and flag our continued willingness to work with
Council regarding the Stage 2 planning controls (where the site lies).

We note that Council’s correspondence on our initial submission stated:
The proposal, as outlined, is seeking a significant change to the density contemplated by PRCUTS and the
maghnitude of the proposed change is not supported.

In response to this, we continue to advance that the site (and potential proposals for it) have a number of
characteristics which lend themselves to a greater density than that predicated on the PRCUTS strategy (FSR 1.4:1
and 17m), which was first adopted some six years ago prior to the announcement of the Sydney West Metro project
and prior to the current housing supply and affordability crisis. In particular:

* The site in proximity to multiple open space areas and within walking distance of water foreshore amenity;
* The site is a 6-minute walk to the Indicative Zone for Public Transport associated with the Burwood North Metro;

* The site and locality offer the opportunity of well-planned increases in density prior to the opening of Sydney
West Metro. Rezoning land after the fact is a significant underutilisation of major transport investment.

* There is the opportunity for well planned, orderly density with site amalgamations to form a larger contiguous
site.

* The site has the opportunity to adopt a number of the urban design principles included in the Stage 1 exhibition
documents including the goals and aspirations for the public domain, fine grain design, road widths,
amalgamation patterns, minimising the impact of parking, pedestrian connectivity, residential amenity and the
like.

* The site has the opportunity to positively respond to the Stage 1 exhibition documents by proposing an
extension of the Stage 1 Future Road, as a ‘shared’ pedestrian and vehicle space (i.e. low volume vehicle
access to residential basements only). This shared space will improve the fine grain nature of the precinct and
provide a notable public benefit in terms of pedestrian movement through the precinct (along a calmer access
way) to areas of open space including the recently upgraded Concord Oval. In particular, this shared space will
allow the safe passage of students from the Lucas Gardens High School to Concord Oval, away from the busy
and hostile Queens Road.

173 Sussex St, Sydney E. sydney@ethosurban.com T. +61 2 9956 6962 ABN. 13 615 087 931
(Gadigal Land) NSW 2000 W. ethosurban.com
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Muir Burnside, Five Dock = Submission on the exhibition of the PRCUTS Stage 1 Planning Proposal = 21 March 2022

Despite these key matters supporting the investigation of greater density in Stage 2, we are also cognisant of
Council’s feedback to date. In this regard, our client is willing to prepare alternate schemes/densities for Council’s
consideration as part of the Stage 2 planning process. Understanding that Council is seeking to progress Stage 1 to
gazettal first, this submission flags our intent to continue to work with the Council as the Stage 2 planning process
commences.

We would request to be informed regarding key milestones in the Stage 2 planning process, and we would be keen
to present to Council some alternate options/schemes/densities early in that planning process, to allow Council
suitable time to consider our alternate ideas before draft planning controls are prepared.

We thank Council for the opportunity to comment and we look forward to continuing to engage with Council
regarding the Stage 2 planning process.

Should you have any further queries on this matter, please do not hesitate to contact me via the details provided
below.

Yours sincerely,

v

Clare Swan
Director

ATTACHMENT A — PLANNING SUBMISSION SUBMITTED TO COUNCIL 1 SEPTEMBER 2021

E hos Urban | 2190967 2
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255-271 Parramatta Road,
Five Dock

31 August 2021
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Plan Density Before Infrastructure Opens

e Site and locality offer the opportunity
of well planned density prior to the
opening of Sydney West Metro.

e Rezoning after the fact is a significant
under utilisation of major transport
investment.

e Expectations of landowners after
opening of infrastructure mean that
density expectations are pressured to
be even higher.

Cherrybrook Metro Station surrounding context
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Development Timeline
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From: Anna Harvey

Sent: Monday, 21 March 2022 1:12 PM

To: The City of Canada Bay

Subject: Submissions - Planning Proposals - Parramatta Road Corridor Planning proposal - Anna Harvey

Thank you — my residential address is 51 Edwin St Croydon.

As discussed in my submission, | live in the area and often visit shops and playgrounds at Five Dock, Concord, and
Carbarita. | am impacted by motor vehicle congestion in the area.

Kind regards,
Anna

On Mon, 21 Mar 2022 at 13:09, The City of Canada Bay <council@canadabay.nsw.gov.au> wrote:

Good Afternoon Anna,

Thank you for your email.

Before forwarding your enquiry to the relevant area within Council, please provide your residential address details
for registration purposes only. The information is required for the customer data base to prevent duplication, and
will not be released to any other person or organisation.

Kind Regards

Records Officer
City of Canada Bay

1a Marlborough St Drummoyne NSW 2047 | www.canadabay.nsw.gov.au
T: 02 9911 6555 | council@canadabay.nsw.gov.au

Any information transmitted in this message and its attachments is intended only for the person or entity to which it is
addressed. The above email correspondence should be read in conjunction with our standard disclaimer/terms which
can be found at http://www.canadabay.nsw.gov.au/email-disclaimer

1
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From: Anna Harvey
Sent: Friday, 18 March 2022 12:12 PM
To: The City of Canada Bay <council@canadabay.nsw.gov.au>

Subject: Attn: Strategic Planning Team

To the Strategic Planning Tea,

I'm afraid with work and looking after children, | forgot to send this email. Could you please accept this feedback on
the Parramatta Road Corridor Planning proposal?

| live in the area, and am frustrated by the poor public and active transport facilities, and the dominance of cars.
We live so close to the city — this shouldn't be the case.

With the increase in density expected from this development, | would like to request that these areas be designed
with as few car spaces as possible from the outset. Please work with TINSW to prioritise public transport access in
the area, and fully connected and networked bike lanes and walking paths (note — not shared paths, as these can
be dangerous and frustrating) from the outset.

Please only provide parking spaces for those with a disability, and for (electric) car share. The Nightingale
developments in Melbourne are a fantastic example of these principles. For example, with the Council
requirements at the time, this development would have needed 280 parking spaces, but the consultants were able
to show the Council why only 20 car spaces should be provided. Much better for carbon emissions, air quality,
cement consumption, construction times, lowering the number of heavy vehicles that must access the site to build
underground car parks and to provide the cement for them, and more.

Please include easier access over Parramatta Rd for people on foot in this plan.

Please ensure that the project increases the safe, separated bike network throughout the area so that children can
ride a bike to school.
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Please work for dedicated public transport corridors all the way to the city for those on public transport. People on
buses shouldn't have to wait in traffic congestion caused by people in private vehicles.

Please ensure that the buildings are built to the highest possible standard, so that residents are comfortable (even
during a heatwave + power outage).

Thank you very much, and my apologies for the late submission!

Anna Harvey
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From: Alice Bhasale

Sent: Sunday, 20 March 2022 12:39 PM

To: The City of Canada Bay

Subject: PRCUTS Planning Proposal - Feedback

Hi Council

| am sorry to be late providing this feedback. All the events and rain of the last few weeks has made life a little
disordered.

If it is possible to consider these points | would be grateful.

| live on Regatta Rd, which is already becoming a shortcut for buses, trucks and other vehicles as it is a straight
connection between Queens Rd and Lyons Rd. Also a lot of cars park here during the day, and many houses (like
mine) do not have off street parking.

I do not see the need for such a massive rezoning and change to the area along Spencer St between William st and
Regatta Rd. This area will not be very close to the new Metro and the current bus services only just cope as it is, so |
am not sure how an influx of people to the area will affect transport for others. Overall | oppose the scale of the
rezoning and planned changes as it would significantly change the character of Canada Bay and make it like Mascot
or Zetland, concrete towers and vacant shop fronts that nobody uses.

If this development occurs as proposed in the LEP, | would like to see a change to traffic flows around Regatta Rd
and other areas which are currently suburban streets to prevent them being turned into busy streets as people
come to the area and there are more residences along Spencer Street. This will spoil the amenity of the area for
current residents while maximising access for new residents in new buildings. | suggest closing the Queens Rd end of
Regatta or traffic calming barriers. | am also concerned about noise from traffic and overshadowing of the area in
general.

While the plan already encourages much higher buildings of up to 6 stories than currently exist in this area, what
provisions are in place to ensure that much higher buildings are not allowed by exception, as so often occurs?

Finally, this LEP must ensure there is a proper ratio of green space and concrete to prevent overheating. Canada Bay
Council is currently focused on increasing the Tree Canopy. All the existing trees on Queens Rd in Charles Heath
Reserve and surrounding the golf course should definitely be protected as part of this plan, and proper
consideration to existing and future wildlife corridors between the golf course and Queen Elizabeth park in concord.

Thanks for considering my (late) feedback.

Dr Alice Bhasale
34 Regatta Rd

Canada Bai

Iltem 9.2 - Attachment 22 Page 1816



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

21 March 2022

General Manager — Mr John Clark
Attention: Monica Cologna
Canada Bay Council

Locked Bag 1470

DRUMMOYNE NSW 1470

Email: council@canadabay.nsw.gov.au

Dear Mr Clark

RE: SUBMISSION IN RESPONSE TO THE PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION
STRATEGY PLANNING PROPOSAL IN RELATION TO 176-184 GEORGE STREET CONCORD WEST

Thank you for this opportunity to provide this late submission into Canada Bay Council’'s Planning Proposal
(Council’'s PP) to implement the NSW Government’s Stage 1 vision for the Parramatta Road Corridor.

Gyde has prepared this submission on behalf of George Concord Pty Ltd, the registered landowner of the site at
176-184 George Street Concord West.

1. THE SITE

Figure 1 Site location

The site is located in Concord West with an area of approximately 8,000sgm. It is located in the Parramatta Road
Corridor, which is identified by the NSW Government for major transformation and revitalisation.

Suite 6.02, 120 Sussex St, Sydney NSW 2000
GYDE.COM.AU
22-019 ABN 58 133 501 774
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2. IDENTIFIED ISSUES WITH COUNCIL’S PP

Issue 1: The landowner-initiated planning proposal for 176-184 George Street, Concord West
(PP2018/0001) should not be withdrawn

At the Ordinary Meeting of Council on 15 March 2022, Council deferred its decision in relation to the request by
the Department of Planning and Environment to withdraw the PP from the Gateway Planning Portal.

We have since sought to clarify the recommendation to Council as follows (with proposed edits provided to
Council in red).

1. THAT Council, in response to the request from the Department of Planning, Industry and
Environment, withdraw the landowner-initiated planning proposal for 176-184 George Street,
Concord West (PP2018/0001) from the DPE Gateway Portal and hold it the PP in abeyance pending
the outcome of the exhibition to Councils PRCUTS Planning Proposal.

2. THAT Council maintains its position regarding the planning merit to the PP, which has had significant
planning review and consideration for a period of at least 9 years.
3. THAT Council write to the proponent to advise of the decision and explain the reasons for it, as

outlined in the report.

The planning for the subject site has been undertaken in consultation with Canada Bay Council planning officers
for close to 10 years. The rezoning for the site was the outcome of Council’'s 2014 Concord West Masterplan and
seeks to change the zoning from general industrial to residential. The proposal also provides a drainage solution
that solves Council’s precinct wide flooding issue and dedicates a portion of floorspace as affordable housing —
both immense public benefits.

The site specific Concord West PP is currently included in Councils PRCUTS PP, which has recently been on
exhibition. This was considered to be a suitable approach given the consistency of these two proposals, however
we are concerned that should the Council's PRCUTS PP become further delayed by issues that are not relevant
to the Concord West site that our planning for the site will be even further delayed.

We seek to keep the opportunity to separate the Concord West proposal from the broader Canada Bay PRUCTS
PP, if the multitude of issues that are being dealt with in this broader PP take longer than expected to resolve.

The 15 March 2022 recommendation in the form presented to Council would have resulted in the need for us
effectively start over a process that has already taken years and resulted in a site specific planning proposal that
has been determined by Council to proceed to Gateway.

In addition, the NSW DPE requested in late 2021, and then confirmed on 10 March 2022, was for Council to
withdraw the PP from the Gateway Portal. It did not suggest in any way that Council needed to withdraw its
support for the PP. See extract of DPE email below:
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Proposed as per PRCUTS PP Preferred as per proponent’s Site-Specific PP

The Masterplan confirms that the boundary of the R and O height zones proposed under the PRCUTS PP are
unrealistic and difficult to achieve, as the 6-storey bulk cannot be wholly contained in the existing cadastral
boundary. This is evidenced by a small portion of the 6-storey height bulk sitting outside of the cadastral
boundary defining 22m height zone as modelled in the GSA 2022 Masterplan.

O

GSA Homebush Master Plan Page 31 GSA Homebush Master Plan Page 35

Although the issue may appear to be minor, it confirms that the theoretcial height boundaries will pose an
unnecessary constraint on the site, noting for this site, the boundary of height controls will interact with the
requirement to include a through-site link in this location. As such the height of building mapping should be
amended to reflect the Site-Specific Planning Proposal (PP2018/0001 - DPE Ref PP-2021-6169) for 176-184
George Street Concord West. Further, in flood affected location such as this site, building height should be
measured from flood levels rather than natural ground level.

Issue 3: Despite a raft of planning investigations that have occurred and the increased public benefit and
special infrastructure contributions that this site will be required to provide, there has been no
consideration for further planning uplift since the 2014 Masterplan

Despite the 10 years that has passed since planning changes on the site and precinct were initially conceived,
and considerable public benefits and monetary contributions that this site is now required to provide, there has
been no consideration for further planning uplift to support the desired public benefit.
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The following planning history outlines the incremental steps in planning leading to the current recommendations
for height and FSR:

e 17 July 2012 - Council resolved undertake technical analysis and urban design testing for the land zoned
IN1 General Industrial in Concord West to inform potential land use change.

e 6 August 2013 - Council resolved to endorse the future rezoning of 176-184 George Street Concord
West from IN1 General Industrial to R3 Medium Density Residential.

e 3 June 2014 — Council considered the Draft Concord West Master Plan, which recommends R3 Medium
Density Residential zone, building height of between 16m and 22m and FSR of 1.9:1.

e November 2014 to February 2015 — Preliminary Draft Parramatta Road Corridor Urban Transformation
Strategy was exhibited. It proposed substantial increases in development potential above the
recommendations of Concord West Master Plan.

e October 2015 to December 2015 — Updated Draft Parramatta Road Corridor Urban Transformation
Strategy was exhibited and it reverted to the recommendations of the Concord West Master Plan Master
Plan 2014.

e November 2016 — Parramatta Road Corridor Urban Transformation Strategy (PRCUTS), and s9.1
Ministerial Direction 7.3 (now Local Planning Direction 1.5) Parramatta Road Corridor Urban
Transformation Strategy came into effect. The PRCUTS recommended planning controls generally in
accordance with Council’s 2014 Concord West Master Plan Master Plan, despite the requirement for
substantial public benefits such as affordable housing and a requirement for Special Infrastructure
Contributions.

e January 2018 — Site Specific Planning Proposal (PP2018/0001 - DPE Ref PP-2021-6169) lodged with
Canada Bay Council in relation to 176-184 George Street Concord West.

e 20 March 2018 — Council resolved to submit the Site-Specific Planning Proposal (PP2018/0001 - DPE
Ref PP-2021-6169) to Department of Planning and Environment for gateway determination

e February - March 2022 — Council exhibits its Draft PRCUTS Planning Proposal (DPE Ref - PP-2021-
3169), which includes a 2022 updated Masterplan by Group GSA which mirrors the recommendations of
the Draft Concord West Master Plan Master Plan 2014. This master plan did not challenge any of the
recommendations for the site made under the 2014 master plan despite the considerable public benefits
it is now required to provide.

The above clearly confirms that, since 2014, there has been no further consideration for how infrastructure and
public benefits will be funded other than by an incremental erosion of the overall feasibility of developing this site.
As such a review of the envelope underpinning the proposed controls is warranted with a view to increasing
height and density.

3. CONCLUSIONS AND RECOMMENDATIONS

1. The Site-Specific Planning Proposal (PP2018/0001 - DPE Ref PP-2021-6169) for 176-184 George Street
Concord West should not be withdrawn as we are concerned that should the Council’'s PRCUTS PP
become further delayed by issues that are not relevant to the Concord West site that our planning for the
site will be even further delayed. We seek to keep the opportunity to separate the Concord West proposal
from the broader PRUCTS PP, if the multitude of issues that are being dealt with in this broader PP take
longer than expected to resolve.

We request that Council withdraw the landowner-initiated planning proposal for 176-184 George Street,
Concord West (PP2018/0001) from the DPE Gateway Portal and hold it the PP in abeyance pending the
outcome of the exhibition to Councils PRCUTS Planning Proposal.

2. The existing internal cadastral lines are redundant as they no longer reflect the intended development
outcome for the site under the Masterplan. The height of building map should be updated to reflect the
height boundaries in the Site-Specific Planning Proposal (PP2018/0001 - DPE Ref PP-2021-6169) for
176-184 George Street Concord West so as to avoid unnecessarily constraining the site. In flood affected
location such as this site, building height should be measured from flood levels rather than natural ground
level.

3. Areview of the envelope underpinning the proposed controls is warranted with a view to increasing
height and density to ensure that the additional public benefits envisaged since the proposed controls
were conceived in 2014 can feasibly be delivered.
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If you need to call to discuss, my mobile is_

Kind Regards,

Sonny Embleton
Senior Associate

Level 6, 120 Sussex Street, Sydney NSW 2000
www.gyde.com.au

Confidentiality Notice: This message contains privileged and confidential information intended for the use of the addressee named above. If you are not the intended
recipient of this message you are hereby notified that you must not disseminate, copy or take any action or place any reliance on it. If you have received this message in
error please notify us immediately and then delete this document. Violation of this notice may be unlawful.
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22 March 2022

Attn: Strategic Planning Team
City of Canada Bay
Drummoyne, NSW, 2047
council@canadabay.nsw.gov.au

To the Strategic Planning Team,

RE: SUBMISSION IN RESPONSE TO THE CITY OF CANADA BAY PARRAMATTA ROAD CORRIDOR
PLANNING PROPOSAL AND DRAFT DCP

Thank you for this opportunity to respond to the City of Canada Bay’s Planning Proposal (PP) to implement the
NSW Government’s Stage 1 vision for the Parramatta Road Urban Transformation Corridor Strategy (PRCUTS).

GYDE Consulting has prepared this submission on behalf of the consortium of landowners known as the Kings

Bay Partnership, the registered landowner of the site at 129 -153 Parramatta Road, Five Dock and 53 - 75
Queens Road, Five Dock.

1. THE SITE

Figure 1: Site Plan of 53 - 75 Queens Road, Five Dock and 129 -135 Parramatta Road, Five Dock.

Level 6, 120 Sussex St, Sydney NSW 2000
GYDE.COM.AU
P-15006 ABN 58 133 501 774
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Figure 2: Aerial Photograph of 53-75 Queens Road, Five Dock and 131-135 Parramatta Road, Five Dock.

The subject site is comprised of 17 existing lots, legally described as Lot 1 in DP 180829, Lot 1 in DP 176343, Lot
1in DP 191889, Lot 1 in DP 176163, Lot 1 in DP 73026, Lot A in DP 401689, Lots X & Y in DP 386093, Lot 1 in
DP 82068, Lots 1 & 2 in DP 591225, Lots A-C in DP 332646, Lot 1 in DP 872782 and Lots 40 & 41 in DP
1097688.

The site shares a frontage to Parramatta Road, Queens Road and William Street, and contains a mix of
commercial and industrial buildings accessed via William Street and Parramatta Road, currently occupied by low
employment generating uses such as car storage. The site shares its eastern boundary with Rosebank College.
The existing improvements on the site are at the end of their economic life and their future has been ‘on hold’ for
several years whilst the future planning parameters for the Parramatta Road Corridor have been under review.

The landowners are pleased that those future planning controls are getting closer to fruition, and hope that they
will be finalised expeditiously (with some minor amendments as outlined in this submission) to enable them to
move forward with the redevelopment of their strategically important site, which is designated as the commercial
heart of the Kings Bay Precinct.

2. SUMMARY OF THIS SUBMISSION

e The indicative building envelope and design testing on which the proposed development controls are based is
inconsistent with the intended outcome sought by the controls.

e The reduction in building height proposed by Council’'s PP, which is inconsistent with the PRCUTS Ministerial
Direction, has been demonstrated to fall short of the proposed 3:1 FSR. This inconsistency will render
redevelopment of the site unviable and unable to fund the additional public infrastructure required to enable
access to the incentive height and FSR allowances. The whole purpose of these incentives to deliver the
proposed outcomes for the Kings Bay precinct is therefore undermined by the proposed building height
controls.

e The delivery of retail and commercial space of the scale identified in the controls will be functionally and
financially unviable under the proposed controls. the commercial viability of the development is hindered by a
number of functional deficiencies. These include the inability to accommodate a full-line supermarket, and the
unviability of the proposed Level 1 commercial floorplate and the proposed Level 1 retail component.
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Having identified the adverse design and feasibility implications of Council’s exhibited PP controls, we submit that
the following amendments are required in order to enable the PRCUTS and Council’s vision for the site and new
local centre to be practically and viably delivered.

Requested Amendments:

¢ Reinstate the maximum building heights for the site of up to 80m as described in Figure 4 below, as outlined in
the PRCUTS and to be consistent with Ministerial Direction 1.6 (formerly 7.3), in order to realistically achieve
the proposed FSR of 3:1.

o If Council intends to prioritise the delivery of a retail offering consistent with a functional neighbourhood centre,
the proposed extension of Spencer Street should be conceived of as either a publicly accessible but privately
owned road, or a public road with a private stratum underneath.

e However, if Council prioritises the street layout and its public dedication as outlined in the proposed controls
and accepts a reduced retail quantum on the site, this amendment is not required. The only required
amendment to the exhibited controls in those circumstances is to the building heights, as described above.

3. PARRAMATTA ROAD CORRIDOR URBAN TRANSFORMATION STRATEGY

The PRCUTS sets a long-term vision for the transformation and revitalisation of the Parramatta Road Corridor.
The subject site is located in the Kings Bay Precinct of the PRCUTS, which is envisaged to be a new medium and
high density residential and mixed-use urban village.

Under the PRCUTS, Kings Bay’s transformation is to occur via the following recommended changes to the
Canada Bay Local Environmental Plan 2013 (CBLEP) as they relate to the site:

e Land Use Zoning: Amend the site’s land use zone from IN1 General Industrial to B4 Mixed Use.
¢ Height of Buildings: Increase the maximum building height from 12 metres to 80 metres.
e Floor Space Ratio: Increase the site’s maximum FSR from 1:1 to 3:1.

The PRCUTS envisaged public domain enhancements to the subject site:

¢ A minimum 6 metre green edge setback to Parramatta Road to provide wider footpaths and facilitate street
tree planting.

e A through-site link extending north-south from Queens Road to Parramatta Road along the eastern boundary.

e A proposed vehicle connection, extending Spencer Street access east through the subject site.

The above recommendations are given statutory effect via Local Planning Direction 1.6 Parramatta Road Corridor
Urban Transformation Strategy pursuant to Section 9.1 of the Environmental Planning Assessment Act 1979.

Note: Ministerial Directions were reoriented under a thematic framework on 1 March 2022 before which this
ministerial direction was known as Ministerial Direction 7.3 Parramatta Road Corridor Urban Transformation
Strategy.

4. IMPLICATIONS OF THE PP FOR THE SUBJECT SITE

The subject site represents the largest consolidated landholding in the Kings Bay precinct of the PRCUTS,
forming more than half of the proposed high density mixed use urban village upon which the precinct is focused.

The subject of this submission is the Council-led PP, which seeks to amend the Canada Bay Local Environmental
Plan 2013 (CBLEP) and vary the planning controls as proposed by the PRCUTS. The proposed building height
and FSR increases proposed under the PRCUTS are now only achievable subject to major infrastructure facilities
dedicated or delivered on the site, that was not envisaged in the PRCUTS.

In relation to the site, Council's PP seeks to amend the CBLEP as follows.
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Land Use Zoning

Amend the site’s land use zone from IN1 General Industrial to B4 Mixed Use. This zoning is supported and we
assume is to be translated to Zone MU Mixed Use under the impending Employment Land Zoning reforms.

Community Infrastructure Height of Buildings

Increase the maximum building height from 12 metres to up to 67 metres, subject to the delivery of major public
infrastructure on the site.

Building heights have been reduced from a maximum 80 metres to a maximum 67 metres. This variation is
effectively a four (4) storey reduction compared to those in the PRCUTS.

Community Infrastructure Floor Space Ratio

Increase the site’s maximum FSR from 1:1 to 3:1, but only subject to the delivery of major public infrastructure on
the site.

Community Infrastructure

The PP identifies the consolidated subject site as ‘Area 31, for which key community infrastructure must be
delivered by the landowner in order to realise the incentive building height and FSR:

¢ A major new public park on the corner of Queens Road and William Street

e A new road extension of Spencer Street through the subject site, linking to Queens Road

e A new pedestrian link from Parramatta Road to the Spencer Street Extension

¢ Public domain enhancements on Queens Road (3m setback) and Parramatta Road (6m setback).

The proposed Kings Bay DCP outlines further requirements for a desired central pedestrian link between

Parramatta Road and Queen Street, which would effectively dissect this large, consolidated site into four
relatively small quadrants.

Figure 3: Public Domain Plan (Draft Kings Bay DCP) with proposed community infrastructure.

5. IDENTIFIED ISSUES WITH THE PROPOSED PLANNING CONTROLS

The landowners have engaged AJ+C to critically evaluate the proposed controls of the PP to determine if they
allow for the practical redevelopment of the site for a successful mixed-use development. AJ+C’s findings are
attached to this submission, but can be summarised as follows.

Inconsistent FSR and height standards
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AJ+C disagrees with Council’s urban design analysis and demonstrates it is not possible to attain the 3:1 FSR on
the site within the maximum heights of the PP and with the various community infrastructure, DCP and ADG
requirements.

In testing the proposed envelopes as indicated in the draft DCP diagrams and the Kings Bay Precinct Masterplan
Report, a scheme of approximately 2.7:1 was determined to be achievable, rather than the 3:1 proposed in the
draft LEP.

Analysis by AJ+C has determined that, despite increasing all residential tower floor plates to the maximum
permitted in the draft DCP (875m?2 BEA), the scheme still does not attain the 3:1 FSR.

To achieve the 3:1 FSR identified in both Council’'s PP and PRCUTS, it will be necessary to retain the proposed
maximum building height of up to 80m, as was specified in the PRCUTS.

Figure 4: Analysis by AJ+C indicates that it will be necessary to retain the proposed building heights of the PRCUTS in order
to achieve an FSR of 3:1 on the site.

If these height changes are not made and the FSR cannot be achieved, the financial basis upon which Council
expects the landowner to fund the community infrastructure requirements on the site is undermined.

There appears to be no urban design reason why the heights identified in the PRCUTS should not be permitted.
As a maximum FSR applies to the site, any restoration of the PRCUTS height standards will not increase the
intensity of the use of the site. The rationale behind the proposal to reduce the PRCUTS heights appears to be
solely based on the PRCUTS height being deemed unnecessary to achieve the FSR of 3:1. As this has been
demonstrated to be erroneous, we request that the PRCUTS height standards are restored.

This amendment to the maximum building height of Council’'s PP will remain consistent with the Section 9.1
Direction for the PRCUTS, whereas Council’'s PP presents inconsistencies in relation to heights. This cannot be
attributed to the Direction’s requirement for a precinct wide traffic study, it is purely driven by the yield analysis,
which has proved by AJ+C to be erroneous. Therefore, the exhibited PP’s inconsistency with the Section 9.1
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Direction in terms of building heights is not justified and should be amended to be consistent.
Inability to deliver a functional retail development

AJ+C’s analysis has determined that, with the application of required and rational servicing elements, such as
delivery docks, back of house and car parking requirements, the proposed controls will not enable functional retail
development of the scale envisaged by Council, on the site.

AJ+C has determined that the PP outlines approximately ~14,000m? of retail floor space to be provided on the
subject site. Analysis by AJ+C indicates that, under the current controls which disaggregate the site, only
approximately 5,000m? GLA of retail can realistically be provided.

Presented as Option 4, AJ+C have detailed the realistic built envelope of a scheme that would achieve a
functional retail development of close to ~14,000m2. Whilst this also delivers the essential elements of Council’s
vision for the centre it will necessitate a full line ‘anchor’ supermarket and associated parking and facilities, to be
located beneath the proposed Spencer Street Extension. .

Figure 5: Indicative 'Option 4' Ground Floor Plan, with development
beneath the proposed Spencer Street Extension.

If Council intends to prioritise the delivery of a functional neighbourhood centre with up to ~14,000m? of retail floor
space, as well as a mix of active shopfronts and a viable commercial anchor to support smaller businesses,
Council’s controls will need to be altered to reflect the viable Option 4 scheme concluded by AJ+C. This option
will require that the extension of Spencer Street be conceived of as either a publicly accessible but privately
owned road, or a public road with a private stratum underneath. Also, whilst the north south through site link

identified in the draft DCP can be provided, the controls would need to be amended to allow it to be internalised
6
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rather than be necessarily ‘open to the sky’.

Alternatively, if Council’s priority is to retain the footprint of the proposed scheme as envisaged in the PP and
draft DCP, a significant loss of retail GFA from the site must be accepted. Under this arrangement, where viable
yield cannot be supported through the retail development, capacity to achieve the proposed residential yield is of
further importance. The implication of this analysis further reinforces the need to reinstate the maximum building
height up to 80m in accordance with the PRCUTS Direction, to achieve the proposed 3:1 FSR.

Viability of commercial development

Flowing from AJ+C’s urban design analysis, a number of issues have been identified that highlight the functional
deficiencies arising from Council’s PP controls.

While the proposed development is identified as an active new neighbourhood centre, the current urban design
configuration has been proven to effectively prevent the construction of a full-line supermarket on the site. A retail
floor area of ~14,000m2 GLA would typically be anchored by 7,000 — 8,500m2 major tenancy, or two full-line
supermarkets. Without this key retail offering acting as an anchor to the area, the long-term commercial viability
of the desired external facing, fine-grain shopfronts is considered to be at risk.

Furthermore, AJ+C has identified that the proposal of a single commercial floorplate shown on Level 1 of the
south-eastern block (Building 4) is not considered feasible, as it would require multiple lift and stair cores to
service a single commercial level.

Moreover, the proposal indicates a second retail level shown on the south-western block (Building 3). This retail
level is also considered unviable and unlikely to be delivered as proposed, and it is unclear what retail tenant type
would require such a large, unlit floor area above the street.

As a consequence of these findings, unless Council is prepared to accept the amendments to the draft controls
identified above in order to viably and practically achieve the scale commercial development modelled by Council,
it must accept a more limited quantum of commercial development, particularly as it relates to first floor space
and to the extent of fine grain’ externally facing shop fronts not supported by large anchors.

6. CONCLUSION

Council’'s PP proposes major variations to the Parramatta Road Corridor Urban Transformation Strategy
(PRCUTS) proposal for the subject site, involving reductions in maximum building heights and a requirement to
dedicate significant parts of the site for community infrastructure not envisaged in the PRCUTS.

Other new controls not envisaged in the PRCUTS (including requirements for a major public park, an additional
through site link, road extension and building setbacks) disaggregate the largest single consolidated development
site in the precinct into four relatively small quadrants.

The implications of the above are that the site no longer functions as a single site that can be efficiently
developed, and instead must be developed as four small, inefficiently developed sites. Whilst the quadrant
approach may be appropriate for a residential scheme, it ignores the practical requirements of a retail based
commercial development. This site has been identified as a commercial centre, however, if the controls inhibit
viable and functional commercial development, this purpose may be compromised.

Most critically, the PP proposes a reduction in maximum building height of up to four (4) storeys, which will
prevent future development on the site attaining the proposed maximum floor space ratio of 3:1. Given that this
‘incentive’ FSR is designed to privately fund the delivery of the major public infrastructure identified for the site, if
that FSR cannot be realistically achieved, the major infrastructure cannot be viably delivered. As the delivery of
the infrastructure is a precondition to accessing the incentive FSR, site redevelopment in accordance with the PP
cannot, in such circumstances, be delivered.

Whilst we have identified changes to the exhibited PP and DCP that would be necessary to enable a commercial
centre of the scale identified in the PP, should Council no longer wish to pursue that quantum of commercial
development, the only amendment to the exhibited PP that is necessary to achieve its other principles, is to
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increase the maximum building heights to be consistent with those contained in the PRCUTS document and its
associated Ministerial Direction (refer to Figure 4 in this submission).

It should be clearly understood that in requesting these amendments, the landowners do not seek any additional
yield on the site to that envisaged under the PRCUTS and Council’s PP (i.e. FSR of 3:1). It only seeks to
overcome the PP’s inconsistency with the Ministerial Direction under Section 9.1 in relation to building height,
which renders that FSR unachievable.

It also does not seek to diminish or alter the planning principles underlying the proposed redevelopment of the
new centre as envisaged by Council. Rather, the recommended amendments aim to enable those principles to be
delivered, in a way that Council’s controls currently do not allow.

Yours sincerely,

David Ryan
Executive Director
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1.1 EXECUTIVE SUMMARY

This document analyses the City of Canada Bay
exhibited Planning Proposal for Kings Bay rezoning
within the Parramatta Road Corridor Urban
Transformation (PRCUTS) zone, on behalf of the
owners of the largest consolidated landholding within
the rezoning area.

Canada Bay Council's Planning Proposal represents
a convincing effort that will help revitalise the
Parramatta Road Corridor. This document aims to
provide Council with a more detailed level of analysis
of asingle property, which by virtue of being focused
can be more detailed than is possible at the wider
precinct scale of the Planning Proposal's supporting
documentation.

Within the subject site, the key attributes of the
Council Scheme are:

- The eastern extension of Spencer Street, looping
around to meet Queens Road on the eastern edge of
the site.

- Four podium and tower building blocks created
by the new Spencer Street extension and desired/
required through-site links running north south.

- Anew public park proposed within the northwestern
block.

Four studies are provided in this document (and
illustrated on the following page). Each study follows
the basic structure plan listed above, with differing
degrees of changes.

Option 1interprets the Council scheme as exhibited.
Our analysis shows that the outcome of the Planning
Proposal on these sites is unlikely to be as intended in
the indicative master plan.

The master plan shows residential towers with
unusually small floor plates above two-storey retail/
commercial floor plates that run the full depth of

the whole neighbourhood block. The non-residential
component in particular is not considered a realistic
outcome, while the towers can be expected to increase
in size compared to what is shown.

Despite the unrealistic amount of deep-plate retail and
commercial floor area, yield analysis indicates that the
Council scheme as exhibited will not meet the stated
FSR of 3:1.

Option 2 illustrates AJ+(C's advice on a likelier outcome
of the planning proposal as exhibited. The subject site
currently represents the only consolidated landholding
in the area large enough for a full-line supermarket.
However, the small blocks created by the Council
master plan will break up this landholding into four
blocks, preventing a full-line supermaket in this
location.

Consequently, the retail component in Option 2 is
shown significantly reduced to a small supermarket
and the maximum specialty external retail that

is expected to be able to be anchored off it. The
reduction inretail is significantly offset by increasing
the floor plate sizes of all residential towers to the
maximum size permitted under the draft DCP. This
should be an expected outcome on all blocks - a
limitation of this kind is likely to result in identically
sized tower plates across the entire rezoning area.
Despite the increased residential, the scheme still
does not reach the stated FSR of 3:1.

Option 3 is therefore provided, which illustrates an
identical outcome to Option 2 but with the increased
residential tower heights that would be required to
meet an FSR of 3:1.

Option 4 provides an illustration of a more
differentiated alternative. This aims to deliver a
similar level of non-residential floor space as Option
1(that is, the Council scheme as on exhibition), but
done in a feasible manner following standard retail
dependencies.

Delivering a larger retail component can be expected
torequire a full-line supermarket which, as noted
previously, would not fit in any of the small blocks
shown in the Council master plan.

Consequently, Option 4 shows Spencer Street rising
more steeply to provide sufficient head room for an
internal retail level to continue underneath the road
reserve. The internal retail level then acts as the north-
south through site links, with vertical transport at the
centre point to provide access to Spencer Street.

Even with the increased retail component, yield
analysis identifies that residential tower heights will
still need to be increased toreach the stated FSR of

3.

Based on the four envelope studies, AJ+C recommends
that the exhibited Planning Proposal be modified prior
to gazettal in the following ways:

- To permit the stated FSR of 3:1to be achieved in
this location, allowable tower heights need to be
increased to up to 24-storeys. This is achievable
within a Height of Building limit (HOB) of 80m,
which is the height proposed by the NSW State
Government for this site in their initial PRCUT
strategy.

- If Council desires a neighbourhood-scale retail
component in this area, we recommend that the
extension of Spencer Street be conceived of as
either a publicly accessible but privately owned road,
or a public road with a private stratum underneath.

KINGS BAY MASTERPLAN | MARCH 2022 2
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From: Jim Murray

Sent: Wednesday, 23 March 2022 2:53 PM

To: The City of Canada Bay: Helen Wilkins

Cc: John Scicluna; Clare Swan

Subject: PRCUTS Planning Proposal - Feedback

Attachments: Attachment 1 - Indicative Concept Analysis.pdf; 2190699 2-8 Spencer Street and 79-81 Queens

Road Five Dock - 23 March 2022.pdf

Hi Helen,
On behalf of Taylor thank you for allowing an extension to the submission deadline.
As per my earlier email, we needed a short additional extension due to Covid.
| have attached the submission to the PRCUTS Planning Proposal prepared on behalf of Taylor. It includes:
e Planning letter prepared by Ethos Urban
¢ Indicative concept analysis prepared by Plus Architecture (Attachment 1).
We appreciate your consideration of the submission and look forward to any follow up questions you may have.
Kind regards

Jim
Jim Murra Associate Director
y Planning E
- M
173 Sussex Street

Sydney NSW 2000
(Gadigal Land)

Ethos Urban acknowledges and pays respect to the past, present and emerging Traditional Custodians
and Elders of this nation and the continuation of cultural, spiritual and educational practices of
Aboriginal and Torres Strait Islander peoples.
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23 March 2022
2190699

Mr John Clark
General Manager
City of Canada Bay

Attention: Helen Wilkins, Senior Strategic Planner
via email: council@canadabay.nsw.gov.au

Dear Helen,

Parramatta Road Corridor Planning Proposal and Draft DCP
2-8 Spencer Street and 79-81 Queens Road, Five Dock

We write on behalf of Taylor, who intend to redevelop the site at 2-8 Spencer Street and 79-81 Queens Road, Five
Dock (the Taylor site). Taylor recognises and appreciates the resources and expertise the City of Canada Bay
Council have invested in the preparation of the Parramatta Road Corridor Planning Proposal — Stage 1 and
accompanying draft Development Control Plan. Taylor supports the Council’s vision for the Kings Bay precinct and
can contribute to its realisation including the provision of public domain enhancements along William Street,
Spencer Street and Queens Road.

However, the proposed amendments to the Canada Bay Local Environmental Plan 2013 (the LEP) and the Canada
Bay Development Control Plan 2013 (the DCP), in their current form, prevent the Taylor site delivering the
development envisioned by the Council and the Parramatta Road Urban Transformation Strategy (PRCUTS). This
submission recommends amendments to the Planning Proposal and draft DCP to enable the Council’s vision for the
Taylor site to be realised. The recommended amendments seek to:

* Permit development of the Taylor land utilising the incentive height and FSR controls if the nominated public
benefits (for the Taylor site) are still capable of being delivered within a minimum site area of 3,180m?.

*  Clarify that notwithstanding Table 2 Minimum Site Area and Minimum Infrastructure requirement, that
development on the Taylor site is permitted to achieve a height of 67m and FSR of 3:1 if the required
community infrastructure is delivered. We recommend that Table 2 is augmented by a site-specific provision:

2-8 Spencer Street and 79-81 Queens Road, Five Dock

Despite Table 2, Development consent may be granted for development on land at 2-8 Spencer Street and 79-
81 Queens Road, with a maximum building height of 67 metres and a maximum floor space ratio of 3:1, if the
consent authority is satisfied that the following community infrastructure is provided:

- 8.0m wide public open space along the William Street frontage
- 3.0m wide public domain enhancement along the Queens Road frontage
- 3.0m wide public domain enhancement along the 2-8 Spencer Street frontage

* Tie the incentive FSR and height to a concrete, realistic and feasible development proposal that Taylor have
been discussing with the Council. The proposed amendment varies from Council’s strategy through necessity,
by tying community infrastructure to a development proposal ready for lodgement rather than tying it to an
amalgamation pattern which may never be realised. The proposed LEP amendment provides greater certainty
of delivery for the community infrastructure for Council.

As a result of the above, the submission recommends that Council amend the Building Envelopes Plan in the draft
Kings Bay DCP to locate the future 20-storey tower entirely on the Taylor site.

It is noted that tying the incentive height and FSR controls to the development of the Taylor site provides no material
windfall for Taylor. With an amalgamated Area 17 site (4,180m?), the community infrastructure benefits directly
related to the site would be required to be delivered as part of a proposal with 12,540m? of GFA (3:1). By permitting
the Taylor site to develop to the incentive height and FSR on 3,180m? of land, the community benefits will still be
provided within a reduced GFA of 9,540m? (3:1).

173 Sussex St, Sydney E. sydney@ethosurban.com T. +61 2 9956 6962 ABN. 13 615 087 931
(Gadigal Land) NSW 2000 W. ethosurban.com
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Importantly, the amendments proposed do not undermine the orderly and economic development of the adjoining
land at 10-12 Spencer Street:

* Firstly, the retention of Table 2 in the Planning Proposal (Area 17: 4,180m2) means that amalgamation is
maintained as a possibility in the unlikely event that the adjoining owner (10-12 Spencer) does agree to sell.

¢ Secondly, if amalgamation does not occur, this submission demonstrates that the orderly and economic
development of the 10-12 Spencer Street land can still occur and still meet Council’s vision. Plus Architecture
have prepared an indicative scheme which demonstrates that 10-12 Spencer Street can accommodate a 5-
storey building that has the potential to achieve an approximate 2.5:1 FSR which is entirely consistent with the
Council’s vision as mapped in the draft DCP diagrams (5 storeys).

We note that Council’s desired amalgamation pattern is predicated on achieving orderly and economic development
and amenity and public domain outcomes. However, the proposed planning controls should also be grounded in the
practical reality of the most likely land ownership scenario to deliver the desired precinct outcomes. Taylor for years
have flagged the intention to develop their site as soon as practicable. Placing a minimum site area requirement in
the LEP that forces negotiation with an adjoining owner to facilitate a shared podium with no certainty of outcome,
places the delivery of the development and the planned community infrastructure in peril.

The proposed amendments in this submission represent a balanced outcome by:

* allowing the development of the Taylor site to proceed in a timely manner, with DA to be lodged as soon as
practical after gazettal of the LEP that utilises the incentive height and density.

» facilitating and ensuring the community infrastructure is still provided in a DA scheme on the Taylor site.

* protecting the ability for 10-12 Spencer Street to redevelop on its own in accordance with the draft DCP built
form vision for a 5-storey podium building fronting Spencer Street.

The site, the proposed amendments and planning rationale are described in further detail below.

Taylor has held an interest in 2-8 Spencer Street and 79-81 Queens Road, Five Dock for a significant period and
have been engaged in the PRCUTS planning process for some time. Council understands Taylor is committed to
the delivery of new development on the site.

The Taylor site is a prominent corner site with frontages to Spencer Street, William Street and Queens Road in the
heart of the future Kings Bay urban village centre. It has a total area of 3,180m2. The site location is shown at
Figure 1. The Planning Proposal and draft DCP recognise the Taylor site’s strategic significance and propose it
accommodates the following:

* A 20-storey high density residential tower development to mark the centre of the precinct and five storey
residential building that provides a transition to the Five Dock leisure centre.

* A new 8m wide public open space along William Street connecting the future Kings Bay urban centre to open
space and the foreshore.

* New 3m wide public domain enhancements to Spencer Street and Queens Road.

Development of the site is fundamental to the successful delivery of the Kings Bay precinct and Stage 1 of the
broader PRCUTS.

E hos Urban | 2190699 2
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Figure 1 The Site

The Planning Proposal segments the Kings Bay precinct into 24 key sites and proposes a new clause that:

“will permit new development within the Areas shown on the Key Sites Map to exceed the current maximum
permissible height of buildings and floor space ratio up to that shown on the Community Infrastructure Height of
Buildings Map and the Community Infrastructure Floor Space Ratio Map, but only if the development achieves
the Minimum Site Area and delivers the Community Infrastructure listed...”

The Planning Proposal also states that:

“Clause 4.6(8) of the Canada Bay LEP 2013 will be amended to prevent development consent from being
granted for development that would contravene the minimum site area provisions...”

The Taylor site occupies the majority of Area 17 on the draft LEP Key Sites Map (refer Figure 2 below). The
minimum site area for Area 17 is 4,180m? which is achieved by amalgamating the Taylor site (3,180m?) with the
neighbour at 10-12 Spencer Street (refer Figure 2). Taylor is acutely aware of the benefits of amalgamating with
their neighbour notwithstanding the minimum site area provision and have made multiple attempts to engage with
the owner of 10-12 Spencer Street. However, the owner is unwilling to negotiate or enter a joint venture to develop
the land. Itis Taylor's understanding that the owner of 10-12 Spencer Street has no desire, in the short, medium, or
long term, to sell or develop 10-12 Spencer Street in the manner envisioned by the Planning Proposal, the draft
DCP or the PRCUTS and has not engaged with the planning process to date in any meaningful way.

If the proposed amendment to Clause 4.6(8) is gazetted, Area 17, subject to the current drafting in the Planning

Proposal, will remain in its current condition and the public domain enhancement, public open space and the new
retail and housing that are planned for this critical corner within the Kings Bay town centre will not be delivered.

E hos Urban | 2190699 3
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In summary the indicative Taylor concept accommodates:

The 8m William Street linear public open space.

The 3m public domain enhancement to Spencer Street.

The 3m public domain enhancement to Queens Road.

Approximately 100 dwellings in 1 x 5 storey and 1 x 20 storey building with an approximate total FSR of 3:1.

Shared basement parking accessed from Queens Road with flexibility to provide future basement access to 10-

12 Spencer Street.

Party wall to 10-12 Spencer Street to enable future development to occur in accordance with the urban vision
for King’s Bay up to an approximate FSR of 2.5:1 and 5 storeys.

Figures 3 and 4 illustrate the indicative concept envelope.

As 10-12 Spencer Street are unwilling to take part in the delivery of the future vision for Kings Bay, and to avoid any
uncertainty as part of any future development application, Taylor recommends that Figure K20-12 Building
Envelopes Plan — western part and Figure K20-13 Building Envelopes Plan — eastern part are supplemented with
an alternative option for Area 17 that positions the 20-storey tower entirely on the Taylor site and references the
proposed site-specific LEP sub clause.

It is Taylor’s intention to continue to seek an agreement with their neighbour, however, the alternative option will
avoid the tower form, with common podium (across the Taylor site and 10-12 Spencer) being prevented in totality, if
10-12 Spencer Street is unable to be acquired. The relevant extract from the draft DCP building envelope plan and
the proposed amendment to the building envelope plan are at Figure 5 and 6 below. As shown in the Figures
below and at Attachment 1, the amended DCP layout with the Taylor site developing independently will not impact
the DCP’s key built form parameters or generate any unforeseen shadow impacts to the future William Street park.
10-12 Spencer Street can still accommodate a 5-storey building that has the potential to achieve an approximate
2.5:1 FSR which is entirely consistent with the Council’s vision.

E hos Urban | 2190699
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Figure 3 Area 17 Alternative Building Envelope — looking west at the corner of Spencer Street and William
Street (10-12 Spencer Street shaded)

Source: Plus Architecture

E hos Urban | 2190699 6
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Figure 4 Proposed Area 17 Building Envelope — looking south-west at the corner of Queens Road and William
Street

Source: Plus Architecture

Figure 4 Area 17 DCP Building Envelope Plan - Council Draft (left) and Proposed Alternative Option (right)
Source: Draft Kings Bay DCP & Plus Architecture

E hos Urban | 2190699 7
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The Taylor site is strategically important in delivering the Council’s future direction for Kings Bay. The neighbouring
site at 10-12 Spencer Street forms the remainder of Key Site Area 17, however, at present they do not want to
participate in the planning or redevelopment process and do not want to sell.

Taylor is committed to delivering a high-quality built form and urban outcome at their site, despite 10-12 Spencer
Street’s unwillingness to participate. The design analysis undertaken by Plus Architecture demonstrates that the
Taylor site can accommodate the proposed public domain enhancements, and the proposed incentive height and
FSR without relying on or restricting the orderly and economic development potential of 10-12 Spencer Street.

However, the Planning Proposal and draft DCP in their current form will prohibit the Taylor site from contributing to
the renewal of the Kings Bay precinct as Area 17 will not be able to be realised with the amalgamation requirements
and DCP envelopes as currently drafted. Key public benefits, including the William Street linear public open space
between Spencer Street and Queens Road will therefore also not be realised. To avoid this unintentional and
contrary planning outcome, we strongly recommend that:

¢ Council includes a site specific LEP sub clause that qualifies Table 2 Minimum Site Area and Minimum
Infrastructure requirement, to the effect that development on the Taylor site is permitted with consent to achieve
a height of 67m and FSR of 3:1 if the required community infrastructure is delivered. We recommend that Table
2 to is augmented by the following site-specific provision:

2-8 Spencer Street and 79-81 Queens Road, Five Dock

Despite Table 2, Development consent may be granted for development on land at 2-8 Spencer Street and 79-
81 Queens Road, with a maximum building height of 67 metres and a maximum floor space ratio of 3:1, if the
consent authority is satisfied that the following community infrastructure is provided:

- 8.0m wide public open space along the William Street frontage
- 3.0m wide public domain enhancement along the Queens Road frontage
- 3.0m wide public domain enhancement along the 2-8 Spencer Street frontage

* To avoid any uncertainty when applying the Kings Bay DCP to future development applications, an alternative
DCP option is prepared allowing the 20-storey tower proposed in Area 17 to be located entirely on the Taylor's
site, that does not prevent the future provision of a 5-storey building on 10-12 Spencer’s Street.

It is our view that the proposed LEP amendment provides greater certainty for Council regarding the delivery of the
community infrastructure by tying the incentive FSR and height and community infrastructure to a development
proposal ready for lodgement, rather than tying it to an amalgamation pattern which may never be realised.

On behalf of Taylor, we thank Council for the opportunity to comment on the Planning Proposal and draft DCP for
Kings Bay. Taylor is committed to the achievement of the Council’s vision for Kings Bay and looks forward to
continuing working with Council to translate the vision into reality.

Please feel free to contact me to discuss this letter further.

Yours sincerely,

im Murray Clare Swan
Associate Director Director
] ]
| |

cc: John Scicluna, General Manager Property, Taylor
Adam Wheat, Senior Development Manager, Taylor

E hos Urban | 2190699 8

Iltem 9.2 - Attachment 22 Page 1855



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1856



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

CONTENTS

CONTROLS 01 PROPOSED ALTERNATIVE DCP BUILDING ENVELOPE PLAN
INDICATIVE PLANS AND SECTION 02 SITE PLAN
INDICATIVE FLOOR PLANS
SECTION
PERSPECTIVE VIEWS 03 OVERALL VIEW
STREET VIEWS
SHADOW ANALYSIS 04 OVERSHADOWING IMPACT

Iltem 9.2 - Attachment 22 Page 1857



Agenda to Ordinary Council Meeting




Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1859



Agenda to Ordinary Council Meeting




Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1861



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1862



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1863



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1864



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1865



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1866



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Iltem 9.2 - Attachment 22 Page 1867



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

INDICATIVE FLOOR PLANS AND SECTION
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PERSPECTIVE VIEWS

OVERVIEW

79-81 QUEENS ROAD, FIVE DOCK E— plus

SCALE NTS Page 15
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PERSPECTIVE VIEWS

STREET VIEW TOWARDS WILLIAM STREET
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PERSPECTIVE VIEWS

STREET VIEW TOWARDS SPENCER STREET
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79-81 QUEENS ROAD, FIVE DOCK

Suite 602, L6, 150 Karangahape Road
AUCKLAND 1010
New Zealand

Ground Floor, 102 Adelaide Street
BRISBANE QLD 4000
Australia
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Transport VA¢
30 March 2022 “\&“’_’_"
NSW

TENSW Reference:_ GOVERNMENT

John Clarke

General Manager

City of Canada Bay Council
Locked Bag 1470
Drummoyne NSW 14

Attention: Helen Wilkins

RE: CANADA BAY PLANNING PROPOSAL - PARRAMATTA ROAD CORRIDOR
URBAN TRANSFORMATION STRATEGY (PRCUTS) - STAGE 1

Dear John Clarke,

Thank you for referring the Planning Proposal to Transport for NSW (TfNSW) on 14 February
2022. TFNSW notes the planning proposal seeks to amend the Canada Bay Local Environmental
Plan (CBLEP) 2013 to implement Stage 1 (known as 2016-2023 implementation areas) of the
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) comprising the Kings Bay,
Burwood-Concord and Homebush North precincts.

Detailed comments on the planning proposal, dated 10 February 2022, are provided in
Attachment A for Council’s consideration prior to the making of the Plan.

TfNSW understands that the planning proposal is supported by the Parramatta Road Corridor
Traffic and Transport Study and Action Plan, dated 18 February 2022, prepared in collaboration
with the City of Canada Bay, Burwood Council and Strathfield Council which assesses the
cumulative traffic and transport impacts of the three PRCUTS’ precincts. Detailed comments on
the PRC Traffic and Transport Study and Action Plan (prepared by Bitzios Consulting) are
provided in Attachment B for Council’s consideration prior to the making of the Plan.

TfNSW is investigating potential transport options for the Parramatta Road corridor in line with
the broader future transport network, which includes this geographical study area. TINSW is
currently working on a plan for potential short, medium and long term options to enhance public
transport and support the corridor’s urban transformation. Council will be consulted on these
options in due course.

Thank you for the opportunity to provide comment on the final report. Should you have any
questions or further enquiries in relation to this matter, Dipen Nathwani - Land Use Planner
would be pleased to take your call on [l HH B o emai

Sincerely,

James Hall
A/Senior Manager Strategic Land Use
Greater Sydney Division

OFFICIAL
27-31 Argyle Street Parramatta NSW 2150 P 131782
PO Box 973 Parramatta CBD NSW 2124 W transport.nsw.gov.au 1
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Attachment A - TINSW Comments on the Planning Proposal

Parramatta Road/ Walker Street/ Cheltenham Road Intersection

The Parramatta Road Corridor Urban Transformation Strategy Precinct Transport Report
(UrbanGrowth NSW, 2016) identified certain interventions for the state road network that are
required to support rezoning envisaged in the PRCUTS. TfNSW highlights that the interventions
identified in this 2016 study have not been investigated/proposed in the PRC Traffic and Transport
Study and Action Plan (prepared by Bitzios Consulting) provided in support of the planning proposal.

One such intervention involved the provision of a new westbound right turn lane from Parramatta
Road into Walker Street. TFNSW notes that this intervention requires opening of the existing full
road closure on Walker Street and would have to be supported by Council and local community.
While TfNSW is not aware of Council’s position on the opening of existing full road closure, if
supported, this intervention would necessitate acquisition/dedication of some land from adjoining
properties to accommodate compliant swept paths of turning traffic.

TfNSW highlights that the planning proposal seeks zone changes (IN1 General Industrial to R3
Medium Density Residential) to the east of the Parramatta Road/ Walker Street/ Cheltenham Road
intersection. The proposed zone change is anticipated to likely increase the cost of future land
acquisition/dedication should the intervention be required to be delivered in the future.

Itis noted that the final Infrastructure Strategy - Parramatta Road Corridor Stage 1 Precincts (dated
June 2021) exhibited with the planning proposal indicates a 6m wide area along Parramatta Road,
east of the intersection, as being earmarked for public domain enhancement in the future. This area
for public domain enhancement is identified to be dedicated to Council in the future.

TfNSW considers that some of the 6m wide area earmarked for public domain enhancement could
potentially be utilised to accommodate road widening necessary to accommodate this intersection
intervention to minimise/avoid affecting any additional land within private properties. Alternatively,
if Council prefers to maintain the 6m wide area exclusively for public domain enhancement then the
additional land for the necessary road widening to accommodate this intersection upgrade would
need to be proposed as a SP2 Infrastructure zone within the planning proposal in addition to the 6m
wide public domain enhancement area.

It is recommended that Council undertakes consultation with TFINSW and Department of Planning,
Industry and Environment (DPE) on the way forward on this matter prior to the making of this Plan.

Future Transport Improvements on Parramatta Road

TfNSW is investigating potential transport options for the Parramatta Road corridor in line with the
broader future transport network, which includes this geographical study area. TENSW is currently
working on a plan for potential short, medium and long term options to enhance public transport
and support the corridor’s urban transformation.

Itis noted that the final Infrastructure Strategy - Parramatta Road Corridor Stage 1 Precincts (dated
June 2021) exhibited with the planning proposal indicates 6m wide setbacks along the Parramatta
Road corridor within the Kings Bay and Burwood-Concord precincts as being earmarked for public
domain enhancement in the future, except for the frontage of Rosebank College. These areas for
public domain enhancement are identified to be dedicated to Council in the future.

Preliminary investigations undertaken to date indicate that some of the 6m wide area earmarked
for public domain enhancement could potentially be utilised to accommodate the future new road
reserve to minimise/avoid affecting any additional land within private properties. Alternatively, if
Council prefers to maintain the 6m wide area exclusively for public domain enhancement then the
additional land for the future new road reserve would need to be proposed as a SP2 Infrastructure
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zone within the planning proposal in addition to the 6m wide public domain enhancement area. In
this regard, the following three (3) plans provided with this submission illustrate the extent of
affected land beyond the proposed 6m offset from the future new road reserve boundary in the
draft planning controls:

e Plan1- Parramatta Road (Broughton Street - Loftus Street)

e Plan 2 - Parramatta Road (Walker Street - William Street)

e Plan 3 - Parramatta Road (William Street - Courland Street)

It is recommended that Council undertakes consultation with TFINSW and Department of Planning,
Industry and Environment (DPE) on the way forward on this matter prior to the making of this Plan.

Funding & Implementation

Many consolidated actions contained in Table 10.1 of the PRC Traffic and Transport Study and
Action Plan (prepared by Bitzios Consulting) identifies TFNSW as the responsible delivery agency.
TfNSW highlights that these actions are not committed (funded) projects in TINSW's forward works
program and therefore would need to be funded/implemented via an appropriate funding
mechanism (i.e. 7.11 or 7.12 contribution plans and/or planning agreement).

TfNSW notes that page 9 of the planning proposal in relation to the arrangements for designated
State public infrastructure states that:

“Future development will also be subject to State/Regional infrastructure contributions in accordance
with the implementation actions in the Parramatta Road Corridor Urban Transformation Strategy
Implementation Update 2021.

Clause 6.9 of the CB LEP 2013 is intended to apply to the land that is subject to this planning proposal.
The Intensive urban Development maps will be amended to identify the land subject to State
infrastructure contributions. The maps will be prepared before making of the intended LEP.”

As you would appreciate, the proposed interventions and actions are subject to further
investigations and planning over the medium to long term and may require approved business cases
prior to implementation. While it is acknowledged that future development along the corridor
associated with the PRCUTS has the potential to fall under the proposed Regional Infrastructure
Contribution (RIC) Scheme, TTNSW is of the view that consideration needs to be given to a planning
mechanism to capture developer contributions, including land dedication, towards regional
transport infrastructure in the event that the RIC is not implemented ahead of rezoning and
development envisaged within the PRCUTS.

It is recommended that Council undertakes consultation with TINSW and Department of Planning,
Industry and Environment (DPE) on the way forward on this matter prior to the making of this Plan.

Sydney Metro Submission
It is noted that Sydney Metro received a separate referral for the planning proposal on the NSW
Planning Portal and will provide a submission under separate correspondence in due course.

Car Parking Rates

The Sydney Metro West line is currently under construction and is anticipated to change the future
mode share of the three precincts and further reduce car dependence. Council may wish to consider
maximum car parking rates for the precincts within 800m of the new Metro West stations as further
reduction to the recommended maximum parking rates in the PRCUTS Planning and Design
Guidelines.

TfNSW encourages Council to consider unbundling and decoupling of car parking. Future access
points should be rationalised and basement car parking between sites/different development are
interconnected and shared.
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Active Transport

The three PRCUTS precincts are ideally placed to take advantage of the future Metro West stations
to encourage the mode shift to sustainable transport options. TINSW recommends Council to
consider improving walking and cycling connections as ‘first/last mile’ trips to and from these new
stations.

Provision of on-site bicycle parking and end-of-trip facilities should be above the minimum required
by Council’s Development Control Plan (DCP). In addition, sufficient bicycle parking for short
journeys (ie. errand runs) typically outdoors, should be provided for areas where intensification of
activity would occur from the future development of the precincts.

Future connection opportunities to existing local cycleway routes should be considered. TFNSW
recommends that consideration be given to TINSW’s Cycleway Design Toolbox - Designing for
cycling and micromobility (December 2020). The toolbox provides a range of design tools for on and
off-road environments that can be tailored to specific environments to deliver high-quality cycling
infrastructure.

Freight and Servicing

Ensure loading and servicing demands can be wholly accommodated within the site rather relying
on kerbside space as to not preclude any street activation or improvements in the future. TFINSW
recommends that consideration be given to TINSW’s 2021 Freight and Servicing Last Mile Toolkit
for recommended configuration and recommended number of loading spaces.

TfNSW supports provisions to prohibit vehicular access from a classified road. Council needs to
ensure an appropriate laneway network is established to facilitate rear servicing and vehicle access.
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Attachment B - TFINSW Comments on the PRC Traffic and Transport Study
and Action Plan

Mesoscopic Modelling

Itis noted that the PRC Traffic and Transport Study and Action Plan, and associated models, identify
a significant level of congestion with too much latent demand that cannot enter the model due to
congestion on Parramatta Road, as well as local road approaches to Parramatta Road.

TfNSW highlights that these findings are based on a worst-case single modelling scenario that does
not factor changing travel behaviours over the long term (i.e. 2036), such as peak spreading and
alternative route choice to avoid the congestion. It should also be noted that this scenario was
undertaken based on pre-Covid data, which hasn’t considered changes to travel demand due to
hybrid working arrangements and lower rates of future population and employment forecast due to
border closures during the pandemic. Given that the Strategy recommends ongoing reviews over
the 30-year horizon, it is suggested that any future review consider updated models that include
the latest land use forecasts and travel demand that is validated for that future year time period.

Commentary in the Final Report
TfNSW raises concern with the following commentary in the final report and requests that it be
clarified further or deleted.

Commentary 1
Section 3.5, page 41 (emphasis added) - “The vision and key principles were established in mid-2018

before WestConnex M4 was open in the study area and the PRCUTS vision was of one lane each way
on Parramatta Road being converted into exclusive use for public transport.”

Further Clarification Required: It is unclear where these key principles were established as it is
understood that PRCUTS vision established in 2016 was kerbside bus lanes east of Burwood Road.

Commentary 2
Section 3.5, page 42 (emphasis added) - “While it is understood that TINSW is currently preparing a

strategic business case for the Parramatta Road corridor which considers options for dedicated bus
lanes on Parramatta Road, TINSW has advised not to include kerbside bus lanes as an assumption for

this study.”

Further Clarification Required: TFNSW highlights that this advice was based on the fact that TFNSW
is investigating transport options for the Parramatta Road corridor and until such time that a
preferred option is adopted by Government, TFINSW is not in a position to provide advice on the
preferred option. As you would appreciate, TFINSW cannot endorse any preferred option
recommended by this Bitzios study until such time that TFNSW has completed the investigation of
the Parramatta Road corridor.

Commentary 3
Section 4.3.1, page 55 - “The approach used in this study essentially commenced on a ‘predict and

provide’ basis but has since shifted to consider ‘vision and validate’ principles. Specifically, this means
that all of the traffic congestion issues identified in the future are not intended to be ‘solved’

Further Clarification Required: This statement requires further explanation to advise stakeholders
and the community that the congestion is not ignored but rather the private vehicle trips causing
the congestion is guided towards alternative public and active transport options via travel demand
management measures, improved place outcomes and active transport infrastructure, etc.

Page 5 of 12

Iltem 9.2 - Attachment 22 Page 1882



Agenda to Ordinary Council Meeting
Item 9.2 18 October 2022

Attachment B — TINSW Comments on the PRC Traffic and Transport Study and Action Plan

Sr. No.

Section

Comment/suggestion

1

General comment

It is noted that one of the key recommendations of the Bitzios report to support the population
and employment uplift within the urban renewal precincts of Kings Bay, Burwood-Concord and
Homebush is public and active transport infrastructure on the Parramatta Road corridor,
including dedicated bus lanes.

Transport for NSW (TfNSW) is investigating transport options for the Parramatta Road corridor
in line with the broader future transport network, which includes this geographical study area.

TfNSW is currently working on a plan for potential short, medium and long term options to
enhance public transport and support the corridor’s urban transformation. Council’s will be
consulted on these options in due course.

General comment

Please ensure that all TFNSW road reservations within the study area are maintained.

General comment

Many suggestions may have to be amended as a result of the Metro Station projects as there are
plans for parking and road layouts around them. The stations, which are already starting
construction works are Five Dock, Burwood North and Strathfield North. Although two of them
are not in the study area, some of the proposed alterations will be impacted. As such, it is
recommended that the document should be appropriately updated to include the latest
information from the Metro project team.

Section 4.4.1

No Right Turn restriction from Underwood Road into Pomeroy Street would need a TMP
prepared by Strathfield Council as both roads are local roads under the control of Council. No
alternative routes are proposed by the changes.

Figure 4.36

The study appears to use a 150 meter buffer zone around bus stops to determine service
coverage gaps. This calculation differs from TINSW’s published aim to provide 90% of
households a bus stop within 400 metres (Integrated Public Transport Service Planning
Guidelines, page 19 - Table 9).

Section 4.5.1

The study states, “There are no daytime bus services between Burwood Road and Concord
Road”. This is not correct, bus routes 410 and 458 connect Burwood Rd and Concord Rd (please
refer to Region 6 Inner West network map).

Section 4.7.3

Clearways are generally not used on local/regional roads. As these roads are managed by
Council, it would have to organise tow contractors. Alternatively, No Parking or No Stopping
restrictions can be considered in consultation with Council. This comment applies for all
proposed Clearways in the study.
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8

Section 5.4.2

An agreement in-principle for a single diamond overlap on Pomeroy Street was given for this
intersection on the 24/3/21. The proposal in the study is therefore not supported.

9

Section 5.4.2

This is beside the Strathfield North train station where there have been multiple changes
proposed in the area, especially on Queens Street and Pomeroy Street and at the signalised
intersection.

The changes proposed in the study are not compatible with the Metro proposal in that the main
traffic route will be travelling along Queens Street, then Pomeroy Street and then onto
Underwood Road (all regional roads) with the minor leg being George Street (local road) with a
few sets of new traffic signals proposed on Queens Street. Therefore, any alterations to favour
George Street is expected to create a gridlock along the above regional road network.

10

Section 5.4.3

TFNSW will not support the reduction in cycle length to 80 seconds. Considering the pedestrian
movements, minimum greens and pedestrian protection this reduction is unrealistic. TFNSW is
not convinced that a leading RT is efficient, further justification would be required prior to
accepting this proposal.

"

Figure 6.6

The proposed geometric layout at the intersection is problematic and concerning due to the
weave movement. TFNSW is therefore unable to support it.

12

Figure 7-3

Burwood North Metro will be located on both sides of Parramatta Road. There is a pedestrian /
cyclist link proposed to connect the two stations under Parramatta Road which would be open
during operating hours (about 20 hours per day) and only closed when the Metro lines are not
operational.

13

Section 7.4.2

The signalised mid-block crossing at Meryla Avenue will need to meet warrants. It is noted that
as per the guidelines, mid-block crossings must be a minimum of 30m from the nearest side
road. This length of Burwood Road, between Meryla Avenue and Comer Street is only 50m due to
which mid-block signals may not be supported at this location.

14

Section 7.4.3

TfNSW does not consider that this proposal will improve operations as proposed. During heavy
loading days from Westfield Shopping centre the 'D' phase cross movement is the main
movement. The potential solution would be to simplify the intersection by banning right-turn
movements and providing displaced traffic with other alternatives.
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15

Section 7.4.4

It should be ensured that relevant warrants have been met and that a formal signed Agreement
In Principle (AIP) based on the proposal has been obtained from TINSW Network & Safety and
Network Operations.

The distance between the existing traffic signals at Parramatta Road and Burwood Road and the
new proposed ones may be too close or may have issues with sight lines (see-through effect)
which may result in this location not obtaining the necessary AlP.

The Metro team has some plans to make alterations to parking in the area. The study should be
updated to ensure it is compatible or conflicts.

16

Section 7.4.5

The proposal to convert Loftus Street to one-way northbound between Burton Street and
Parramatta Road would have to be modelled with the proposed traffic signals at Burwood Road
and Burton Street as well as compared to Metro plans for the area.

It is likely that diverted traffic may have to use the proposed traffic signals and therefore impact
of this may indicate that it would be best to allow southbound traffic flow from Loftus Street
onto Parramatta Road.

Similarly, diverting traffic from turning left from Loftus Street may also result in increased
traffic along Burton Street beside the Metro station where there will be increased pedestrians
and cyclists movements.

17

Section 7.4.6

This intersection was recently upgraded to improve pedestrian safety and a cycle facility. To
make this intersection operate as a 3 leg split approach will considerably effect the current level
of service. It is suggested that RT movement is banned to simplify the intersection. TFTNSW is not
supportive of another phase at the intersection.

There is a primary school on Broughton Street between Gipps Street and Parramatta Road as
well as recently installed bike lanes. The proposal to install non-filtered right turns would result
in this area becoming more desirable to traffic wanting to access Parramatta Road and as such
would likely reduce safety of school aged children and cyclists.

Gipps Street is the priority road as it is a State road while Broughton Street is a regional road. As
such any time taken from the signals to allow for a right-turn phase would have to be taken off
Broughton Street.

18

Figure 8.5

Right turn bays of less than 25 metres length are problematic and consideration should be
provided to increase the bay length.
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19 Section 8.4.1

TfNSW have been liaising with the administration of Rosebank College for a number of years
regarding availability of pick-up/drop-off within school property. Although some alterations are
presently being considered regarding on-site parking, this is so as to ensure that existing spaces
are brought up to Australian Standards and that staff are able to park on-site instead of on local
streets. There is not enough space on the school property to be able to expand the parking to
provide room for pick-up/drop-off abilities.

Harris Road (northbound) is the only available location for pick-up/drop-off of school students as
these facilities must be on the same side of the road as the school and parking is not permitted
on the other two frontages of the school, namely Parramatta Road and Queens Road as they are
State roads with high traffic volumes.

Any widening of Queens Road is supported but due to the layout of the signals on Queens Road
any acquisitions (as a result of redevelopment) on the south east side of the intersection will
misalign the intersection even more. The proposed design at Figure 8.5 shows that if the short
right-turn bay was installed as a result of widening Queens Road to the south, then the through-
traffic has to veer significantly to the left when crossing over the intersection as the continuing
lane will be about 1.5 lanes to the side. This reduces the safety of vehicles manoeuvring around
the intersection as well as safety of any pedestrians standing on the corner outside of the
school. The only solution is plan for land acquisitions as a result of any redevelopments for the
north-eastern side of the intersection (northern kerb of Queens Road) so the intersection can be
more aligned and safer.
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20

Section 8.4.2

Careful consideration needs to be given in removing street parking along this section of Queens
Road due to the design of many of the properties between Harris Road and Queens Road. This is
because many of them were constructed prior to automobiles so they do not have driveways or
garages or there is only room for one vehicle on the property when there may be more vehicles
belonging to the residents. Any removal of parking and installation of clearways will impact
these residents who woul need to be consulted.

For lane designations on Great North Road and Parramatta Road, swept paths for the largest
sized vehicle would have to be performed to ensure that vehicles are able to safely turn-right
without conflicting with traffic in other lane/s.

For traffic to be encouraged more to travel along Queens Road instead of Parramatta Road, the
two proposals do not appear to be sufficient. In reality Queens Road (and Gipps Street) needs to
have two trafficable lanes in both directions along the entire length as many vehicles avoid this
route due to many squeeze points as traffic is funnelled into one lane due to historic
construction with properties being built close to the road, narrow pedestrian paths and parked
vehicles. Land acquisition would be required on both sides of the road to ensure not only two
lanes of moving traffic but also footpaths with appropriate widths.

Swept path of two heavy vehicles side by side turning right from Great North Road onto
Parramatta Road is required.

21

Section 9.3

The estimated costs for various proposals presented in the study appear to be low. It is
recommended that estimated costs are reviewed given the significant increases in construction
costs over recent years.
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22

Section 10.6

RN-3 - Please ensure that it does not conflict with traffic plans for the Metro and as such does
not negatively impact upon safety of pedestrians on Queens Street which will be the main
accessway for the station.

RN-10 - This is not recommended as it will reduce safety of school aged children and cyclists as
it will encourage increased traffic in a vulnerable area of Broughton Street.

RN-11 - An Agreement In Principle for the concept design would be required to be signed-off by
TfNSW in the first instance. It is recommended that the proposal is checked for compatibility
with the most up-to-date Metro plans.

RN-12 - It is recommended that the proposal is checked for compatibility with the most up-to-
date Metro plans.

AT-6 - There is already a cycle route on Broughton Street between Gipps Street and Parramatta
Road with access to the overbridge over Parramatta Road.

TDM-10 - there is no alternative location for the school pick-up and drop-off.

RN-13 - due to offset (misaligned) nature of Queens Road at this intersection, this would only
work if there was land acquisition on the northern side as any acquisition on the southern side to
install a short right-turn bay will make the offset even more sharper and therefore decrease
safety at the intersection.

TDM-11 - Consultation would need to be undertaken regarding the proposal due to limited off-
street parking availability in the affected properties.

RN-14 - Swept path analysis is required to justify that the proposal is a safe solution.

23

Section 10.6

TfNSW notes the consolidated actions provided in Table 10.1 are not committed (funded) projects
in TFINSW's forward works program and therefore would need to be funded/implemented via an
appropriate funding mechanism (i.e. 7.11 or 7.12 contribution plans and/or planning agreement).

24

All Models

A number of intersections in the network do not have common phases in the interphases coded
in. One example is shown in the image: in the Parramatta Road / Knight Street intersection,
phase 1 and phase 3, the eastbound through movement is activated. However, during phase 2
(interphase) the eastbound through movement should also be activated. The interphases must be
coded this way so that traffic flow is maintained especially for a busy road like Parramatta Road.
This is how it would operate in real life. Please review all intersections (especially the ones along
Parramatta Road) to ensure interphases are filled with the common phases.

25

All Models with
Upgrades

Some intersections such as Harris Street / Queens Road have a sub-phase coded in (shown in
image) to replicate pedestrians coded in. Why was this not done for the newly upgraded Burton
Street / Burwood Street intersection? If this was an oversight, please add the sub-phase to
simulate delay due to pedestrians.
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26

All Models with
Upgrades

Concept design drawings attached at the end of the report show that there is a midblock
signalised cyclist / pedestrian crossing to the north of the Burwood Road / Meryla Street

intersection. The model does not seem to include this part of the upgrade. Why is this the case?

27

Table 4-8 & Table 4-9

VKT/VHT Ratio should reflect the average speed of the network. However, the speed and
VKT/VHT Ratio stated in the table are very different. Why is this the case?
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commercial development. The proposed number of dwellings and jobs exceed what is
envisaged in the PRCUTS. PRCUTS Planning and Design Guidelines proposed 2,510 new
dwellings and 4,440 new jobs in the entire Kings Bay precinct up to 2050.

IWC is concerned that the proposed FSR and building heights within the Kings Heart and
Warehouse sub-precincts will impact the existing character of the surrounding area and
result in potential adverse amenity impacts for the locality including impacts on streetscape
and overshadowing.

Additionally, the proposed FSR and building height will generate a significant increase to
local traffic and increase pressure on local infrastructure. This concern is evidenced by the
Parramatta Road Corridor Traffic and Transport Study December 2021, prepared by City of
Canada Bay, Burwood and Strathfield Councils, clearly stating ‘that until such a time that a
rapid bus system or similar is introduced to Parramatta Road, the following development
uplift of the Kings Bay precinct should be reconsidered, noting the area has limited public
transport accessibility, especially the areas proposed north of Queens Road.’

The revised Parramatta Road Corridor Traffic and Transport Study, February 2022 further
states ‘Due to the relatively low level of direct public transport accessibility, this precinct is
expected to have the heaviest reliance on private cars of all the precincts investigated. As
such, the uplift traffic generation should be balanced by commensurate improvements to
public and active transport services presumably identified and committed to through the
current TINSW study for Parramatta Road public transport improvements’.

It is noted that the proposed FSR and building heights in the Planning Proposal were not
amended or staged to reflect revised conclusions of the traffic and transport study, nor has
TNSW firmly committed to additional public transport improvements to Parramatta Road, or
the provision of a rapid transport system.

IWC appreciates the reasoning provided by Canada Bay Council to substantially increase
building heights of residential flat buildings, in terms of delivering additional housing supply,
however the direct and indirect impacts to the adjoining IWC local traffic and transport
network, by way of increasing through-traffic as additional people travel in and out of the
Kings Bay Precinct is an unbalanced outcome for IWC.

Recommendation 1.

IWC recommends that Canada Bay Council review its Planning Proposal with regard to the
proposed level of uplift and associated FSRs and building heights for the Kings Bay Precinct,
to enable future development to be reflective of a size and scale that is in keeping with local
amenity and meets the infrastructure limitations of the locality.

Recommendation 1.2.

IWC requests Canada Bay Council and TfNSW to consider and appropriately respond to the
outcomes of Parramatta Road Corridor Traffic and Transport Study (February 2022). The
level of growth envisaged in Canada Bay’s Planning Proposal should be paused until there
are committed agreements in place regarding provision of public and active transport.
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2. Street Setbacks

Guidelines for street setbacks are provided in both the City of Canada Bay Kings Bay Urban
Design Masterplan and the City of Canada Bay PRCUTS Public Domain Plan with the
general street setback for the Kings Bay precinct being 3m, including Spencer Street, with
exceptions of Om for active frontages and lane frontages.

Of critical interest to IWC is the introduction of green edges, as stipulated in the Parramatta
Road Corridor Urban Transformation - Planning and Design Guidelines, which seeks to
provide a 6m setback along the Parramatta Road component of the precinct for mixed use
and residential buildings.

IWC is fully supportive of enhancements to public domain through provision of setbacks,
landscaping and street trees in both Inner West and Canada Bay local government areas.
However, it is somewhat unclear from the Planning Proposal if these setbacks will be
acquired by Council for public domain improvements only or for widening of Parramatta
Road to cater for additional through-traffic flow anticipated from new development.

IWC seeks clarification of a clearly defined use of the proposed 6m setbacks along the
Canada Bay Council Kings Bay Precinct of Parramatta Road and emphasise that the 6m
approach is not complementary to IWC’s approach for public domain improvements in its
section of Kings Bay precinct.

Through the detailed urban design testing undertaken by IWC in preparation of its Planning
Proposal for the implementation of PRCUTS, the 6m green edge setback has been
recommended to be reduced to 1.5m which would then allow for larger rear setbacks to
protect amenity of low-lying residential area along Dalmar Street.

Council will be implementing this recommendation for new developments in its section of the
Kings Bay precinct. This setback will be used for public domain enhancements only in the
form of kerbside extensions, landscape planting and water sensitive urban design.

Recommendation 2.

IWC is opposed to lane widenings in the Parramatta Road Corridor to support additional
traffic movements. In the possible scenario of acquisition of this ‘green edge setback’ for
new traffic or public transport lane, IWC raise concerns, as the two distinct public domain
approaches and lack of coordinated efforts would result in disjointed and distorted outcomes
in the Corridor.

Recommendation 2.1

The Planning Proposal clearly define the short and long term uses of the proposed 6m
setback, including the existing verge, for the Canada Bay Council Kings Bay Precinct of
Parramatta Road.

3. Parramatta Road Corridor Traffic and Transport Study

The abovementioned study recognises that the proposed uplift within the Canada Bay local
government area of the Kings Bay Precinct will generate a significant increase in traffic. By
2036, the study area will see a 35% to 39% increase in traffic from 2019 levels. It is
expected that the Kings Bay Precinct will have the heaviest reliance on private cars due to
the relatively low level of direct public transport accessibility. It is noted that such traffic
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levels are based on only minor variation to existing public transport services along
Parramatta Road.

Overall, the traffic study provides generic actions associated with the Kings Bay Precinct,
lacking firm timeframes or budgets to secure any improvements. Public and active transport
discussions within the study are minor and do not directly link to the future Five Dock Metro
Station.

In addition, it is noted that the study’s discussion of the provision of additional bus lanes is
an existing requirement (Condition 34.b) of WestConnex, and this action does not minimise
traffic associated with the proposed uplift in this Planning Proposal. Notwithstanding the
proposed uplift in this Planning Proposal exceeds PRCUTS anticipated growth.

The study does not discuss direct or indirect impacts on the surrounding local road network
in the IWC area, despite PRCUTS having identified lands for uplift in the Kings Bay Precinct.

Additionally, the traffic study reflects a ‘predict and provide’ approach that is in direct contrast
with IWC’s own traffic studies for Parramatta Road Corridor. We suggest ‘a vision and
validate’ process that balances uplift with equitable and sustainable access to transport for
future residents and communities. This should also be reflected in the Planning Proposal by
staging the proposed growth or reducing the level of proposed uplift.

Recommendation 3.

A consistent and coordinated approach to both uplift and public and active transport is
required across the Kings Bay Precinct, including lands located within the Inner West. IWC
objects to the Planning Proposal proceeding in its current form, and request that the DPE
pause the progression of this Planning Proposal until a time that all traffic and transport
issues for the entire Kings Bay Precinct have been resolved and that there are commitments
in place by NSW Government to provide on-street rapid transit solution along Parramatta
Road.

Recommendation 3.1

IWC continue to collaborate and advocate together with Canada Bay Council, for the
provision of a 24-hour public transport/ mass transit lanes for Parramatta Road in the
implementing PRCUTS and reaffirm that any uplift be proportionate to infrastructure
provision.

4. Provision of Social and Community Infrastructure

The Canada Bay PRCUTS Infrastructure Strategy states that the increase in population
within these precincts will require the provision of extensive new urban infrastructure
including a permeable network of improved public streets, pedestrian links, shared zones
and open space, integrated with the existing urban fabric to provide a setting for a new,
sustainable mixed-use urban development.

The study concentrates heavily on the provision of infrastructure relating to open space. IWC
raise concerns with regard to impacts on community and social infrastructure. IWC welcome
discussion and collaboration in undertaking further analysis and planning of social and
community needs (for example: a multipurpose community centre, childcare centres, a
community garden, social enterprise opportunities, schools, health, and aged care services)
across the Kings Bay Precinct.
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Recommendation 4.

That IWC and Canada Bay Council collaborate with regard to further analysis of future
community and social infrastructure needs of the Kings Bay Precinct, including discussion of
any estimated service shortfalls.

Inner West Council look forward to ongoing dialogue with Canada Bay Council in relation to
the implementation of PRCUTS, particularly with reference to the Kings Bay precinct, and in
advocating collectively for the provision of critical infrastructure such as a rapid bus system

for Parramatta Road.

We aim to provide constructive comments in our submission and invite you to meet and
discuss any of the matters raised, together with opportunities to collaborate in achieving
sustainable outcomes for the Inner West and Canada Bay local government areas.

If you require any clarification or wish to discuss matters further, please contact Gunika

Singh, Acting Team Leader, Strategic Planning on |||

Regards

Daniel East
Strategic Planning Manager
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Monica Cologna Our Ref.: 22/8563
Director Community and Environmental Planning 15 March 2022
City of Canada Bay

1A Marlborough Street

DRUMMOYNE NSW 2047

Email: monica.cologna@canadabay.nsw.gov.au

Dear Ms Cologna

SUBMISSION — PARRMATTA ROAD CORRIDOR PLANNING PROPOSAL AND DRAFT DCP
| refer to the public exhibition for the Parramatta Road Corridor Planning Proposal and Draft DCP.
We thank you for the opportunity to make a submission on this planning proposal and draft DCP.

| commend the work the City of Canada Bay has done and are impressed with the exhibited
materials.

In principle we provide our support for the planning proposal and draft DCP.

The planning proposal and draft DCP have been reviewed and the following comments are
provided for your consideration:

= Burwood Councillors have expressed to Council officers their disappointment that they and
the community were not involved in the planning of the Burwood-Concord Precinct that the
City of Canada Bay was undertaking. It is requested that Canada Bay Council consult more
fully with Burwood Council and its community on future planning of all precincts and issues
that span both LGAs.

= |t is noted that, the planning proposed retains, generally, the building heights and FSR
controls proposed under the original PRCUTs documents. The strategy regarding
distribution of building heights appears sound, however the allowable FSR is called into
question. Burwood Council would like to review with you any land use economic testing that
might have been carried out. This is to firstly confirm that the proposed FSR controls are
indeed economically viable, and secondly to ensure that there is alignment of methodology
between the two LGA is the assessment of this issue.

= The planning proposal components specifically relating to the Burwood-Concord Precinct
are of special interest to Burwood Council, as it has a portion of this precinct within its LGA.
This planning proposal will have impacts on the planning for the areas of the precinct within
the Burwood LGA. We thank the City of Canada Bay for collaboration in the planning and
design previously done as part of your LSPS preparation. We look forward to future
collaboration and involvement in the finalisation and implementation of your planning
proposal. In the future, the City of Canada Bay will be invited to participate in the work
Burwood Council is doing on our planning proposal for Burwood North to ensure an
integrated planning outcome for the Burwood-Concord Precinct.

= This planning proposal seeks to introduce three new map series including a Community
Infrastructure Height of Buildings Map (CIHOB), Community Infrastructure Floor Space
Ratio Map (CIFSR) and a Design Excellence Map. We support the intention of these maps
to provide an incentive for the provision of infrastructure by development proponents and
request further information on the on the background, methodology and process for their
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preparation.

= |t is noted that there are variations in the planning controls from the Parramatta Road
Corridor Urban Transformation Strategy (PRCUTS) which has been justified. The impacts
this will have on the Burwood LGA has been considered and determined to be reasonable
and note that in some matters there are improved outcomes. In regards to positioning of
the higher tower forms towards the southern side, it is requested solar performance and
solar impacts should not compromise the pedestrian environment in mid-winter on the
southern side of Parramatta Road and the entrance to the new Metro station.

= The variations to PRCUTS referred to above have not been conveyed to the broader
Burwood community through a public consultation process. The original PRCUTS planning
process engaged more broadly with our community. It is requested that if there are any
significant changes to either the planning proposal or the DCP that require re-exhibition that
the broader Burwood community is consulted.

We look forward working together to progress your planning proposal and DCP through to
implementation.

Should you wish to discuss this matter further, please do not hesitate to contact me on N

Yours sincerely

Dylan Porter
DIRECTOR CITY STRATEGY

cc Paul Dewar, Manager, Strategic Planning
Tina Kao, Coordinator, Strategic Planning
Helen Wilkins, Senior Strategic Planner
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11 April 2022

The General Manager

Canada Bay City Council

Email: council@canadabay.nsw.gov.au
Cc:

Attention: Strategic Planning Team

Dear Sir/Madam,

Planning Proposal — Parramatta Road Corridor Urban Transformation Strategy
(PRCUTS) - Stage 1

Thank you for the opportunity to provide feedback on the Parramatta Road Corridor
Urban Transformation Strategy (PRCUTS) Planning Proposal.

The Planning Proposal relates to three precincts identified under PRCUTS, which include
the Homebush North, Burwood-Concord and Kings Bay Precincts. The northern site of
the future Burwood North metro station is within the Burwood-Concord Precinct and is
subject to proposed revised planning controls.

Sydney Metro has reviewed the proposal and is supportive of the strategic intent of the
Planning Proposal to implement refined planning controls that are generally consistent
with PRCUTS and to deliver supporting infrastructure as prescribed in the Draft PRCUTS
Infrastructure Schedule.

Sydney Metro is supportive of the proposed changes to the Canada Bay Local
Environmental Plan 2013 relating to the Burwood North Station Precinct (metro station
site), identified as ‘Area 9’ in the draft Key Sites Map (Lot B2, Key Site 6 as per the
Burwood-Concord Master Plan):
e B4 Mixed Use Zoning (from Part B4 Mixed and R3 Medium Density as per
PRCUTS)
e Part 56m and 42m maximum height control (from 42m as per PRCUTS), subject to
specified ‘Community Infrastructure’ being delivered
e Opverall Floor Space Ratio (FSR) of 3:1 (consistent with PRCUTS), subject to
specified ‘Community Infrastructure’ being delivered
e Active street frontage controls at key locations along Parramatta Road, Burwood
Road and potential future lanes and public spaces
e Additional 5% FSR for residential or mixed use development at the consent
authority’s discretion, if BASIX water and energy targets are met
e Tree canopy coverage target of 25%.

Sydney Metro
Leve 43, 680 George Street, Sydney NSW 2000 | PO Box K659, Haymarket NSW 1240
T 02 8265 9400 | sydneymetro. nfo | ABN 12 354 063 515
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From: Josephine

Sent: Monday, 16 May 2022 10:40 PM

To: The City of Canada Bay

Subject: Attention: Paul Dewar - Strategic Planning Team

Good Evening Paul,

| am writing an objection to rezoning proposals in regards to Parramatta Road
Corridor Urban Transformation Strategy (PRCUTS) and Local Housing Strategy.

The proposal to rezone areas in the City of Canada Bay Council to create additional
density does not take into consideration the impacts of the proposed changes on
urban sociology. For example;

Overcrowded trains

Based on past surveys, the Northern line has offered the most overcrowded trains in
Sydney. Pre-COVID, passengers were frequently unable to board trains in Rhodes,
Concord West and North Strathfield due to overcrowding. It is important to
remember that the Rhodes station also services the suburb of Wentworth Point. The
government has mentioned the possibility of various upgrades of the Rhodes station
which will not actually increase the throughput of passengers on trains. It is
unacceptable that, with trains already overcommitted, the government still plans a
75% increase to the population of Rhodes.

Traffic congestion

1.“Prior to any rezoning commencing, a Precinct-wide traffic study and
supporting modelling is required to be completed...” This was promised
in 2016 and still not delivered. However, rezoning is under way right now
in parts of Concord West, Concord and Kings Bay

2.The NSW government has twice promised a Rapid Transit system
using buses or light rail along Parramatta Road. Delivery was planned to
commence in 2019-20, in line with the opening of Westconnex M4 East.
Only Rapid Transit can abate Parramatta Road congestion. While the
Metro will be welcome, it cannot do that.

1
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* Parramatta Road Corridor Urban Transformation Implementation Plan 2016 —
2023, pages 27, 31 & 35

Over-crowded schools

The NSW government has fallen far short in delivering public school places,
especially in high schools with long waiting lists. The Sydney Olympic Park High
School due in three years (promised for 2020) will not be enough.

Concord Hospital upgrade — upgrades behind schedule

The hospital’s stage 1 upgrades which have just finished in late 2021 were designed
to deal with a population increase of 20% over decades. The 2015 stage 1 plan
aimed for the hospital to cope with a projected population increase of 20% over 10—
15 years based on 2011 census figures. In 2011 the Canada Bay population in was
75,762. Yet the population had already grown by 20% around the start of the project
in 2017, and now — at completion — exceeds 30%!

In addition to the above other important matters have not been taken into
consideration such as;

«Access to open space,

«Environmental i.e. air and water quality,
« Sporting facilities,

«Swimming pools,

eLibraries

There has been a lack of democratic planning and consideration of community
values and policy goals regarding a positive social and physical development of the
City of Canada Bay Council.

The landscape and its urban areas are a critical component to creating liveable and
sustainable cities. The footprint of major metropolitan areas, suburbs, and small
towns ultimately shapes the environmental and social conditions within our
communities. The proposed rezoning of areas identified in the proposal does not
meet the interests and requirements to foster sustainable communities and provide
a decent quality of life.

Regards,

Josephine Perricone
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ATTACHMENT - SINSW SUBMISSION - PP 2021 - 3619

Demand for Educational Facilities

SINSW uses population and dwelling projection data provided by the
Department of Planning and Environment (DPE) as the basis for school planning.
These form the Department’s Student by Area (SbA) projections. This data allows
SINSW to assess the anticipated demand for public schools within an area or
region and the best way to deliver infrastructure to support this need. The SINSW
approach to identifying and evaluating the service need also includes
consideration of asset suitability, equity and strategic opportunities.

SINSW advises that, while the overall growth proposed by the PRCUTS will result
in demand for additional educational infrastructure within the corridor, a portion
of the growth stemming from the Stage 1 proposal can likely be absorbed by the
existing schools (within and around) each precinct.

Future delivery of any schools in or along the PRC is subject to future site
investigations, realisation of development potential within the precincts and
capacities in surrounding schools. SINSW has commenced optioneering in order
to identify appropriate solutions to accommodate the projected enrolment
demand. This will ensure that existing schools are fully utilised before new
schools are considered.

SINSW is committed to working with DPE and the Council to ensure that schools
are supporting community needs and continue to be appropriately resourced to
respond to student population changes. As a result, SINSW requests ongoing
engagement with DPE and the relevant Councils regarding the future growth
and change identified for the remainder of the Stage 1 Release Areas and the
wider PRC.

Active Transport and Access

SINSW notes that an Integrated Traffic and Transport Strategy has been prepared
by Bitzios Consulting to address the densification in the Kings Bay, Burwood-
Concord and Homebush precincts. While supportive of Principle 4 of the report,
(which states a general intent to improve walking and cycling connectivity
between the precincts), SINSW requests that it be consulted on any proposed
designs and works which may impact existing school travel paths (such as the
proposed new road connection from Victoria Avenue public school to George
Street) prior to implementation.

In support of Principle 4, SINSW requests that transport planning for the PRC
precincts include fine-grain analysis of connectivity and active travel options
inside each, as well as consideration of the proposal’'s contribution to the
functional and active transport networks being constructed to service the
remainder of the PRC study area.

In addition, transport planning for each precinct should be guided by the NSW
Government’'s Movement and Place Framework (MAPF) and its Built
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Environment Performance Indicators. These indicators are based on qualities that
contribute to a well-designed built environment and should inform the PRC
transport infrastructure and operations.

The MAPF's core ‘Amenity and Use’ and 'Primary Schools' indicators are of
particular importance to SINSW, as these encourage urban designers to consider
the impact on adjacent places/uses, as well as emphasising movement that
supports place. The 'Primary Schools' indicator provides two specific metrics to
judge the effect of infrastructure on the accessibility of public schools in an area;
these being walkability and public transport access. These metrics require
designers to assess whether proposed infrastructure facilitates access to primary
school facilities (or public transport connections to schools) or whether it
exacerbates gaps in the existing network.

The primary school-focused MAPF amenity indicator can be accessed via the link
below:

https://www.movementandplace.nsw.gov.au/place-and-network/built-
environment-indicators/primary-schools

Effective precinct-level transport planning would include the following measures
to promote safety, access and pedestrian prioritisation:

e Prepare a Precinct Access and Movement Strategy, which prioritises active
and public transport and supports all ages and abilities
¢ Install pedestrian safety measures, such as:
0 Physical separation between pedestrians, cyclists and heavy vehicles
o Default, lower vehicle speeds (e.g. 30kmh zones and School Streets)
e Implement pedestrian prioritisation measures such as:
o Equitable access for all, such as for ambulant disabilities and prams
Kerb outstands and refuges crossings (particularly around schools).
Pedestrian legs on all approaches to intersections.
Weather-protected bus departure zones
Lower vehicle speeds (e.g. 30km/h zones, 15km/h in High Pedestrian
Activity Areas or School Streets)

(ool elNe]

There should be clear responsibilities to deliver pedestrian prioritisation measures
to increase walkability from the uplift areas to the schools within each precinct.
Transport considerations for precincts should also consider infrastructure required
to facilitate increased travel demand from the residential areas.
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