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2401

(@)

(b)

(€)

(d)

That Council endorses the public exhibition of the draft Local
Strategic Planning Statement (LSPS) at Attachment 1,
commencing from Monday, 30 September to Monday, 11
November 2019 consistent with the Accelerated LEP Framework
Review Funding Agreement and statutory requirements.

That Council endorses the public exhibition of the supporting draft
Local Housing Strategy (LHS) at Attachment 2 in conjunction with
the draft LSPS and consistent with the Accelerated LEP
Framework Review Funding Agreement and statutory
requirements.

That Council endorses the public exhibition of the draft Community
Infrastructure Strategy (CIS), at Attachment 3 (under separate
cover), commencing from Monday, 30 September to Monday, 11
November 2019, to occur concurrently with the exhibition of the
draft Local Strategic Planning Statement and draft Local Housing
Strategy.

Further, that a report be brought back to Council detailing the
outcomes of the exhibition, any updates to the draft documents in
response to stakeholder and community submissions, prior to
finalisation of the draft documents.

DIVISION  The result being:-

AYES: Clrs Davis, Dwyer, Esber, Garrard, Issa, Jefferies, Pandey,

Prociv, Tyrrell, Wearne and Zaiter

ABSTAINED Clrs Barrak and Bradley

SUBJECT Gateway Request for Planning Proposal at 23-25

Windsor Road, Northmead

REFERENCE RZ/18/2016 — D06967507
REPORT OF Project Officer Land Use
RESOLVED  (Tyrrell/Esber)

(@)

(b)

(©)

That Council endorse the Planning Proposal attached to the LPP

report at Attachment 1 for land at 23-25 Windsor Road,

Northmead which seeks to amend The Hills Local Environmental

Plan 2012 (LEP 2012) by:

i. Amending the maximum building height (HOB) from 16
metres (5 storeys) to 30 metres (9 storeys),

i.  Amending the maximum floor space ratio (FSR) control from
no FSR to 1.8:1.

That the Planning Proposal be forwarded to the Department of
Planning, Industry and Environment (DPIE) requesting a Gateway
Determination be issued.

That a site-specific Development Control Plan (DCP) be prepared
to reflect advice from Council officers and any other changes that
may result from the Gateway Determination prior to exhibition of
the Planning Proposal.
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(d) That Council authorise the Chief Executive Officer (CEO) to
negotiate a Voluntary Planning Agreement (VPA) on behalf of
Council, that the VPA be in addition to any development
contribution payable, and that the outcome of negotiations be
reported back to Council prior to its concurrent public exhibition
with the draft DCP and Planning Proposal.

(e) That Council advises the DPIE that the CEO will be exercising the
plan-making delegations for this Planning Proposal as authorised
by Council.

(f)  That Council authorise the CEO to correct any minor anomalies of
a non-policy and administrative nature that may arise during the
plan-making process.

(g) Further, that Council note the advice of the Local Planning Panel
(LPP), provided at Attachment 1, is consistent with the Council
Officer's recommendation to support the proposal.

DIVISION  The result being:-

AYES: Clrs Barrak, Davis, Dwyer, Esber, Garrard, Issa, Jefferies,
Pandey, Prociv, Tyrrell, Wearne and Zaiter

NOES: Clr Bradley

Note:
Councillor Barrak left the meeting at 8:36pm and returned to the meeting at
8:39pm during consideration of Item 18.2.

18.3 SUBJECT Post Exhibition Outcomes - Planning Proposal for 128
Marsden Street, Parramatta

REFERENCE RZ/13/2018 — D06851093
REPORT OF Student Project Officer
2402 RESOLVED  (Esber/Tyrrell)

(@) That Council receives and notes the submission received following
the conclusion of the exhibition period.

(b) That Council endorse the Planning Proposal, provided at
Attachment 1 for land at 128 Marsden Street, Parramatta, to allow
the Planning Proposal to be finalised so the new controls legally
come into force.

(c) That Council notify the Department of Planning, Industry and
Environment that the Chief Executive Officer will be exercising their
plan-making delegations as granted by the Gateway Determination
for this Planning Proposal.

(d) That Council authorise the Chief Executive Officer to make any
minor amendments and corrections of a non-policy and
administrative nature that may arise during the plan amendment
process, relating to the Planning Proposal.
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INNOVATIVE

ITEM NUMBER 18.2

SUBJECT Gateway Request for Planning Proposal at 23-25 Windsor
Road, Northmead

REFERENCE RZ/18/2016 - D06967507

REPORT OF Project Officer Land Use

LANDOWNER: Owners Corporation Of Strata Plan 47006

APPLICANT: Hamptons Property Services Pty Ltd

PURPOSE:

To seek Council’'s endorsement of a Planning Proposal at 23-25 Windsor Road,
Northmead. The report recommends that this Planning Proposal be sent to the
Department of Planning, Industry and Environment for a Gateway Determination.

RECOMMENDATION

(@) That Council endorse the Planning Proposal attached to the LPP report at
Attachment 1 for land at 23-25 Windsor Road, Northmead which seeks to
amend The Hills Local Environmental Plan 2012 (LEP 2012) by:

I Amending the maximum building height (HOB) from 16 metres (5 storeys)
to 30 metres (9 storeys),

i.  Amending the maximum floor space ratio (FSR) control from no FSR to
1.8:1.

(b) That the Planning Proposal be forwarded to the Department of Planning,
Industry and Environment (DPIE) requesting a Gateway Determination be
issued.

(c) That a site-specific Development Control Plan (DCP) be prepared to reflect
advice from Council officers and any other changes that may result from the
Gateway Determination prior to exhibition of the Planning Proposal.

(d) That Council authorise the Chief Executive Officer (CEO) to negotiate a
Voluntary Planning Agreement (VPA) on behalf of Council, that the VPA be in
addition to any development contribution payable, and that the outcome of
negotiations be reported back to Council prior to its concurrent public exhibition
with the draft DCP and Planning Proposal.

(e) That Council advises the DPIE that the CEO will be exercising the plan-making
delegations for this Planning Proposal as authorised by Council.

(f)  That Council authorise the CEO to correct any minor anomalies of a non-policy
and administrative nature that may arise during the plan-making process.

(g) Further, that Council note the advice of the Local Planning Panel (LPP),
provided at Attachment 1, is consistent with the Council Officer's
recommendation to support the proposal.
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PLANNING PROPOSAL TIMELINE

PP Report to Report to Gateway Public Report Post- LEP
Lodged Local Council Determination Exhibition to Local exhibition made by
Planning seeking by DPE Planning - Report Minister
Panel resolution to Panel (post- to Council (or
(pre- refuse PP or exhibition) seeking delegate)
Gateway) endorse PP to resolution to
send to DPE refuse PP or
for a Gateway send to
Determination DPE for
finalisation

FINISH

START

=}

WE ARE HERE
THE SITE

1. The site at 23-25 Windsor Road, Northmead is subject to The Hills LEP 2012,
is 1.43 hectares (14,300sgm) in total area and contains four industrial buildings
with approximately 35 tenancies. The site is shown below in Figure 1.

ames Ruse Drive

James Ruse Driye
Windsor Road Exit

I

Figure 1 — 23-25 Windsor Road, Northmead subject to the Planning Proposal

2. The site is currently zoned R4 - High Density Residential as gazetted by the
then Baulkham Hills Shire Council on 29 June 2007 which rezoned the site and
adjacent lots for high-density residential uses. The light industrial uses on the
site currently operate under “existing use rights”. The site also includes 380sgm
of SP2 zoned land along the Windsor Road frontage, which is excluded from
any Gross Floor Area (GFA) calculation. Therefore, the developable land area
for the subject site is 13,920sgm (1.392 hectares).
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3. The adjacent sites at 14-16 Campbell Street, Northmead and 25 North Rocks

Road, North Rocks have already been redeveloped for high-density residential
uses with the scale of development at these sites discussed in Attachment 1.

PLANNING PROPOSAL

4.  The Planning Proposal seeks to amend the planning controls in The Hills LEP

2012 for 23-25 Windsor Road, Northmead as shown below in Table 1.

Table 1: Planning Proposal for 23-25 Windsor Road, Northmead

The Hills LEP 2012

Current Controls

Planning
Recommendation

Proposal

Zoning

R4 High Density Residential,
part SP2 Infrastructure

R4 High Density Residential,
part SP2 Infrastructure

Maximum HOB

16 metres (5 storeys)

30 metres (9 storeys)

Maximum FSR N/A 1.8:1

Maximum GFA (approx. 20,880sgm) 25,056sgm

Maximum Dwelling yield* | 270 dwellings (Applicant's PP | 308 dwellings (Applicant’s

Council Calculation= report) reference scheme)

(Maximum GFA / 85sgqm for dwell i

high density dwellings) 246 (Council calculation) 294 dwellings (Counci
calculation)

5. Based on the applicant’s current reference design, it will remove all industrial
uses on the site and introduce 25,056sgm of high-density residential floor
space in two blocks labelled as ‘east block’ and ‘west block’ to accommodate
approximately 308 apartment dwellings. A copy of the site reference plan is

shown below in Figure 2, with additional concept plans for the development
included at Attachment 1.

/
XISTING 4 STOREY uc\ 4
AP AKIMENTS /

(TRED ROOF) /
NO. 14 CAMPBELLSTRE!
/

e o ) BOUNOARY 20V

L OMMUNAL OPEN SPACE *7" L 9 stoRey ‘ \2

|+ DEEP SOIL ZONE ‘
Ll |

MAX PARAPET: RL 51.9

DASTING MULTI STOREY
AP AKIMENTS

EXISTING MULTI STOREY CONCRETE AP ARTMENTS
MAX PARAPET : RL 58.1
NO. 25 NORTHROCKS ROAD

EXISTING MULN STOREY
CONCRETE APAKTMENTS

MAX PARAPET : RLABYS
NO. 25 NOKTHROCKS ROAD

DDDDD PEDEST '

() ARCHITECTURE -‘.~- :: ATAY
INTERIORS 12

Figure 2 — Site Reference Plan, 23-25 Windsor Road Northmead (Source: PTI Architecture)

23-25 WINDSORRD
NORTHMEAD

PROPOSED SITE PLAN

OWNERS
CORPORATION STRATA
PLAN 47006

o
o
o
I
-
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6.

Given that the Planning Proposal seeks an increase in the HOB and FSR
controls for the existing R4 zoned site, it is recommended that a draft site-
specific DCP be prepared once the Planning Proposal has been submitted for
Gateway Determination. The draft DCP would guide the extent of
redevelopment on the site in addition to The Hills DCP 2012 and State
Government’s Apartment Design Guide as part of a future Development
Application.

The applicant has indicated a willingness to enter into a VPA and has submitted
a Letter of Offer on 14 June 2019 with details included in Attachment 1. The
value of the VPA should at least equate to 50% of the land value uplift, which is
the rate applicable for Planning Proposal’s outside the CBD in accordance with
Council’s adopted VPA Policy.

LOCAL PLANNING PANEL ADVICE TO COUNCIL

8.

The Local Planning Panel considered a detailed assessment report on 20
August 2019 included at Attachment 1. The Panel's advice to Council is
consistent with the Council staff recommendation.

RECOMMENDED ACTIONS

9.

10.

11.

12.

It is recommended that Council endorse the Planning Proposal in Attachment
1 be sent to DPIE for a Gateway Determination.

Should Council resolve to endorse the Planning Proposal to proceed, it is
intended that Council request it exercise its plan-making delegations as the
Planning Proposal Authority (PPA). This will allow Council to finalise the
Planning Proposal following a Gateway Determination without further input from
DPIE.

Should Council receive a Gateway Determination from DPIE, the next stage in
the process will be for the applicant and Council staff to prepare a site-specific
DCP to reflect the planning assessment and any other changes that may result
from the Gateway Determination.

Should the DPIE grant plan-making delegations to Council, Council officer’s will
commence negotiation of the VPA in line with Council’'s VPA policy.

CONSULTATION & TIMING

13.

Community consultation is yet to be undertaken for the Planning Proposal.
Should Council endorse the recommendation of this report and the DPIE issue
a Gateway Determination, the Planning Proposal will be placed on public
exhibition in conjunction with the draft site-specific DCP, draft VPA and any
additional studies that reflect the requirements of the Gateway Determination if
required. The draft site-specific DCP and draft VPA will be reported separately
back to Council prior to public exhibition.

FINANCIAL IMPLICATION FOR COUNCIL

14.

The financial implications for Council associated with this matter includes cost
related to the public exhibition process, should Council endorse the Planning
Proposal to proceed and a Gateway Determination be issued. This includes
advertising and landowner notification by a mail out. The City Strategy Unit
budget will fund these costs.
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CONCLUSION

15. The Planning Proposal for the land at 23-25 Windsor Road, Northmead seeks
to amend The Hills LEP 2012 to allow for a high-density residential
development of up to 30 metres (9-storeys) with a maximum FSR of 1.8:1 to
accommodate approximately 308 apartments dwellings.

Kieren Lawson
Project Officer — Land Use Planning

Michael Rogers
Land Use Planning Manager

Jennifer Concato

Executive Director — City Strategy and Development

ATTACHMENTS:
10  LPP Minutes & Report for 23-25 Windsor Road Northmead 126 Pages
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INNOVATIVE

6.1 SUBJECT Planning Proposal for 23-25 Windsor Road, Northmead
REFERENCE RZ/18/2016 - DO6868767
REPORT OF Project Officer Land Use

The Panel considered the matter listed as ltem 6.1, attachments to Iltem
6.1 and the matters observed at the site inspection.

PUBLIC FORUM

- Kristy Hodgkinson spoke on behalf of the applicant.
- Peter Israel spoke on behalf of the applicant.

- Lewis Lau spoke on behalf of the applicant.

- Chris Palmer spoke on behalf of the applicant.

2024 DETERMINATION

That the Local Planning Panel provides the following advice and
recommendation to the Council:

{(a) That Council endorse the Planning Proposal for the land at 23-25
Windsor Road, Northmead in accordance with the following
recommendation, which seeks to amend The Hills Local
Environmental Plan 2012 (THLEP 2012) in relation to the subject
site by:

. Amending the maximum building height (HOB) from 16
metres (5 storeys) to 30 metres (9 storeys),

ii. Amending the maximum floor space ratio (FSR) control from
no FSR to 1.8:1

(b) That subject to Council endorsing Council officer's
recommendation (a) as above, the Planning Proposal be forwarded
to the Department of Planning, Industry and Environment for a
Gateway Determination with the following conditions:
. The applicant prepare a Stage 1 Preliminary Contamination
Report, with the findings concurrently exhibited with the
Planning Proposal.

(c) That a site-specific Development Control Plan be prepared to
reflect urban design, wayfinding and open space advice from
Council officers and any other changes that may result from the
Gateway Determination prior to exhibition of the Planning Proposal.

(d) That Council authorise the Acting CEO to negotiate a Voluntary
Planning Agreement (VPA) on behalf of Council, that the VPA be in
addition to any development contribution payable, and that the
outcome of negotiations be reported back to Council prior to its
concurrent public exhibition with the draft DCP and Planning
Proposal.
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(e) That Council advises the Department of Planning, Industry and
Environment that the Acting CEO will be exercising the plan-
making delegations for this Planning Proposal as authorised by
Council.

(f)  Further, that Council authorise the Acting CEO to correct any
minor anomalies of a non-policy and administrative nature that may
arise during the plan-making process

The decision of the Panel was unanimous.

REASONS FOR THE DECISION

The Panel supports the findings in the report and endorses the reasons
contained in that report.

6.2 SUBJECT Post-exhibition outcomes: Planning Proposal, draft
Development Control Plan and draft Planning
Agreement for land at 470 Church Street, Parramatta

REFERENCE RZ/13/2016 - D06796023
REPORT OF Project Officer, Land Use Planning

The Panel considered the matter listed as Item 6.2, attachments to Item
6.2 and the matters observed at the site inspection.

PUBLIC FORUM

- Adam Byrnes spoke on behalf of the applicant.
- James Colman spoke against the application.
- Rob O'Byrne spoke against the application.

- Brian Powyer spoke against the application.

- Laurie Bennett spoke against the application

The meeting adjourned at 5:41pm during consideration of this
matter.

The meeting resumed at 6:11pm.
2025 DETERMINATION

That the Local Planning Panel provides the following advice and
recommendation to the Council:

(a) That Council receives and notes the submissions made during the
public exhibition of the Planning Proposal, draft site-specific
Development Control Plan and draft Planning Agreement,
summarised and addressed at Attachment 1.

(b) That Council endorse the Planning Proposal provided at
Attachment 2, which seeks to increase the maximum floor-space
ratio (FSR) from 3:1 to 5.6:1 which is applying the FSR sliding

-5-
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Local Planning Panel 20 August 2019 ltem 6.1
INNOVATIVE

ITEM NUMBER 6.1

SUBJECT Planning Proposal for 23-25 Windsor Road, Northmead
REFERENCE RZ/18/2016 - DO6868767

REPORT OF Project Officer Land Use

LANDOWNER: Owners Corporation Of Strata Plan 47006

APPLICANT: Hamptons Property Services Pty Ltd

PURPOSE:

To seek the advice of the Local Planning Panel on a Planning Proposal for land at
23-25 Windsor Road, Northmead for Council’'s consideration. This report
recommends that the Planning Proposal be forwarded to the Department of
Planning, Industry and Environment for a Gateway Determination.

RECOMMENDATION

That the Local Planning Panel consider the following Council staff recommendation
in its advice to Council:

(a) That Council endorse the Planning Proposal for the land at 23-25 Windsor
Road, Northmead in accordance with the following recommendation, which
seeks to amend The Hills Local Environmental Plan 2012 (THLEP 2012) in
relation to the subject site by:

i. Amending the maximum building height (HOB) from 16 metres
(5 storeys) to 30 metres (9 storeys),

i. Amending the maximum floor space ratio (FSR) control from no
FSR to 1.8:1

(b) That subject to Council endorsing Council officer's recommendation (a) as
above, the Planning Proposal be forwarded to the Department of Planning,
Industry and Environment for a Gateway Determination with the following
conditions:

i. The applicant prepare a Stage 1 Preliminary Contamination
Report, with the findings concurrently exhibited with the Planning
Proposal.

(c) That a site-specific Development Control Plan be prepared to reflect
urban design, wayfinding and open space advice from Council officers and
any other changes that may result from the Gateway Determination prior to
exhibition of the Planning Proposal.

(d) That Council authorise the Acting CEO to negotiate a Voluntary Planning
Agreement (VPA) on behalf of Council, that the VPA be in addition to any
development contribution payable, and that the outcome of negotiations be
reported back to Council prior to its concurrent public exhibition with the draft
DCP and Planning Proposal.

(e) That Council advises the Department of Planning, Industry and
Environment that the Acting CEO will be exercising the plan-making

- 201 -
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Local Planning Panel 20 August 2019 Item 6.1

delegations for this Planning Proposal as authorised by Council.

(f) Further, that Council authorise the Acting CEO to correct any minor
anomalies of a non-policy and administrative nature that may arise during the
plan-making process
Planning Proposal Timeline

PP Report to Report to Gateway Public Report Post- LEP
Ledged Lecal Council Determination Exhibition to Lecal exhibition made by
Planning seeking by DPE Planning - Report Minister
Panel resolution to Panel (post- to Council lor
(pre- refuse PP or exhibition) seeking delegate)
Gateway) endorse PP to resolution to
send to DPE refuse PP or
for o Gateway send to
Determination DPE for
finalisation
-a 1 | | | | |
2 | I I I :
() (T
WE ARE HERE
SITE CONTEXT
1. The site at 23-25 Windsor Road, Northmead is subject to The Hills LEP 2012

and is now located within the City of Parramatta Local Government Area (LGA)
as a result of the May 2016 Local Government boundary changes. The site is
1.43 hectares (14,300sgm) in area and is legally described as Strata Plan
47006. The site currently contains four industrial buildings with approximately
35 tenancies and is shown below in Figure 1.

- 202 -
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James Ruse Drive

James Ruse Driye
Windsor Road Exit

o 30 Bom § 1] Scale 1: |2000 v| Go

Figure 1 — 23-25 Windsor Road, i\lorthmead subject to the Planning Proposal

2. The site is currently zoned R4 - High Density Residential as gazetted by the
then Baulkham Hills Shire Council on 29 June 2007 in Baulkham Hills LEP
2005 (Amendment No.8). This LEP amendment rezoned the site and adjacent
lots at 14-16 Campbell Street, Northmead and 25 North Rocks Road, North
Rocks from industrial to high density residential. The site also includes 380sgm
of SP2 zoned land along the Windsor Road frontage approximately 5.5m in
depth. No residential development or change to planning controls are proposed
within the SP2 land.

3.  The light industrial use of the site under the current R4 zoning continues under
“existing use rights”. Light industrial operations of this nature can pose amenity
conflicts relating to noise and fumes for the adjacent high-density residential
developments.

4.  The planning controls for the site and surrounding area in The Hills LEP 2012
are shown below in Figure 2. This includes the existing land use zoning,
building height, floor space ratio and flooding controls

- 203 -
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Current Land Zone

B2 - Local Centre

Current Height of Building

=] 86— Enterprise Corridor B em-
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Figure 2 = Current planning controls for the site and surrounding area

5. Both of the adjacent lots have redeveloped for high-density residential uses
with the lot at the rear used for a high school. All neighbouring lots have
principle vehicle access provided to these developments from nearby local
streets rather than Windsor Road.

CURRENT PLANNING PROPOSAL

6. The initial Planning Proposal submitted to City of Parramatta Council on 25
September 2016 requested to maintain the existing R4 zone, amend the
building height from 16m to 36m and maximum floor space ratio from no
specific ratio to 2.36:1.

7.  Council officers have since been working with the applicant and provided
feedback on a number of concept designs and revisions of the Planning
Proposal. The following table (Table 1) provides a comparison of the current
control in The Hills LEP 2012, the applicant’s revised proposal and the Council
officer recommendation for the site.
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Local Planning Panel 20 August 2019
Table 1: Changes to The Hills LEP 2012 for 23-25 Windsor Road, Northmead

©

Item 6.1

The Hills LEP 2012 | Current Controls Applicant’'s Council Officer
Control Request Recommendation
Zoning R4 High Density R4 High Density R4 High Density
Residential, Residential, Residential,
part SP2 part SP2 part SP2
Infrastructure Infrastructure Infrastructure
Maximum HOB 16 metres (5 storeys) | RL 55.6 (western 30 metres (9 storeys)
half), RL 52.5
(eastern half) (9
storeys)
Maximum FSR N/A 1.8:1 1.8:1
Maximum GFA (approx. 20,880sgm) | 25,056sgm 25,056sgm
Maximum Dwelling | 270 dwellings 308 dwellings Up to 294 dwellings
yield* (Applicant's PP (reference scheme), (calculation)
Calculation= report)
(Maximum GFA — 246 (Council
1970sgm proposed calculation)
comimercial) / 85sqm
for high density
dwellings

Following detailed discussion with the applicant, the proposal has been revised
to align with the Council officer recommendation with the exception of the
height control as dealt with below.

Based on the applicant’s reference design, it will remove all industrial uses on
the site, introduce 25,740sgm of high-density residential floor space in two
blocks labelled as ‘east block’ and ‘west block’ with approximately 308
apartment dwellings. A copy of the site reference plan is shown below in Figure
3, with additional concept plans for the development mcluded in Attachment 3.

1111/ S—

=

B
8
=
|

=]
augn@ﬂﬂ'nn IPACE]

noaonoEnn

iﬁﬁﬁﬁ

§ OMMUNAL OPEN SPACE 77"
+ DEEP SOIL TONE _

oonoononooooD; 'j

I]I]EJ

g
Elunuuuuumé |

G M AT | cclu:ut APATMENTS
PARAPIT: B 1

unu; AagLR STORET

CONCHTE AramuEnT,
MAK FALAMT : ELSBTS
~o IS NOEEDCES FOMD

ARCHITECTURE
@ “INTERIORS

Figure 3 — Site Reference Plan, 23-25 Windsor Road Northmead (Source: PTI Architecture)
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10.

1.

12.

13.

14,

ltem 6.1

Changes to floor space ratio control provides the opportunity to develop the site
at a transitioning scale between the adjacent high-density developments (lower
to the north, higher to the south) and is discussed in detail in the Analysis of
Planning Proposal section of this report. The adjacent sites have been
developed for high density residential purposes at the following densities.

Table 2: Scale of development at adjacent high-density residential sites

Adjacent sites Site Area Total Dwellings Dwellings per Approximate
(excluding Hectare FSR (85sgm per
SP2 land) dwelling)

14-16 Campbell 10,299sgm 86 83.5 dwellings 071

Street, Northmead | (1.0299ha) (80 apartments & | per hectare

(North) 6 townhouses)

23-25 Windsor 13,920sgm Proposed 308 215.4 dwellings | 1.81

Road, Northmead per hectare

(Subject site) (1.392ha)

25 North Rocks 23,148sgm 328 141.7 dwellings 1.21

Road, North - i o e per hectare

Rocks (2.3148ha) (328 apartments)

(South)

The adjacent site to the south is substantially larger than the subject site due to
its additional depth between Northmead High School, Darling Mills Creek and
Russell Walker Reserve to the east. Redeveloping the subject site at 141.7
dwellings per hectare would result in approximately 197 dwellings on the site.
This dwelling yield may be achieved within the current planning controls should
it be developed in a lower built form across a larger building footprint, and thus
compromise the provision for the new road, connectivity and open space on the
site. Council officers recommend that redevelopment of the site via a Planning
Proposal would see a development outcome which is able to better respond to
the constraints of the site.

The applicant’s Planning Proposal seeks a maximum HOB of RL 55.6m and
52.5m for a 6-9 storey residential flat building development. Council officers are
not supportive of RLs for maximum HOB controls as they are usually only
permitted in exceptional circumstances, for example in and around areas of
high heritage significance. Circumstances of this nature do not apply to this
site. This report recommends that the HOB control increase from 16 metres to
30 meters and not be applied as an RL.

Redevelopment of the site for high-density residential uses does not reduce the
amount of industrial and urban services zoned land as this site is already zoned
for residential uses. However, redevelopment of the site will remove land use
conflicts between industrial and residential uses.

The recommended changes to planning controls for the site under The Hills
LEP 2012 are shown in Figure 4. These changes only relate to the maximum
building height and floor space ratio controls. No changes are proposed to land
use zoning and flooding controls.

- 206 -

Attachment 1

Page 410



Iltem 18.2 - Attachment 1 LPP Minutes & Report for 23-25 Windsor Road Northmead

Local Planning Panel 20 August 2019 Item 6.1
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Figure 4 — Proposed planning controls for the subject site

LOCAL & STRATEGIC PLANNING CONTEXT

15.  An assessment of the Planning Proposal and supporting documentation is
provided in this section. Additional analysis on the planning merits of the
proposal are included in the Council's recommended Planning Proposal report
at Attachment 1.

Council officers consider the changes to planning controls to be acceptable in
principle, but do maintain a number of concerns regarding traffic, connectivity,
parking and contamination. An assessment of the planning proposal’'s
relationship with strategic planning policy documents is summarised below.

Central City District Plan

17. The Central City District Plan (CCDP), covers the area that includes Blacktown,
Cumberland, Parramatta and The Hills LGAs. The role of this Plan is to help
deliver the ten directions of the overarching Greater Sydney Region Plan A

16.

2]
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18.

19.

Metropolis of Three Cities and contains a number of planning priorities and
objectives that address infrastructure provision and collaboration, liveability,
productivity and sustainability. Within the District Plan, Greater Parramatta is
identified as a Metropolitan Centre.

Future development in Northmead is not explicitly discussed in the CCDP,
however many of the planning priorities included in the strategy generally align
with the proposal for the site, including:

¢ PP C1 - Planning for a city supported by infrastructure

¢ PP C5 - Providing housing supply, choice and affordability, with access
to jobs, services and public transport

e PP C7 - Growing a stronger and more competitive Greater Parramatta

e PP C9 - Delivering integrated land use and transport planning and a
30-minute city

e PP C17 - Delivering high quality open space

e PP C20 - Adapting to the impacts of urban and natural hazards and
climate change

A full assessment of the application in relation to the Greater Sydney Region
Plan and Central City District Plan is provided in the Planning Proposal
document at Attachment 1.

Greater Parramatta and Olympic Penninsula

20.

The Greater Parramatta and Olympic Penninsula (GPOP) document was
prepared in 2016 by the Greater Sydney Commission and establishes a vision
for the corridor spanning Strathfield, Westmead, Carlingford, Lidcombe and
Granville. Figure 5 shows that the subject site is located outside the GPOP
corridor but is in close proximity to the “Parramatta CBD and Westmead Health
and Education Precinct” situated south of James Ruse Drive.
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Figure 5 — Subject site located outside GPOP area (Source: Central City District Plan, p.65)

21. The vision for growth as part of the GPOP Strategy cannot be used to justify
additional residential densities in Northmead as the site is located outside the
scope identified by Council, GSC and DPIE. However in this instance, as the
site is already zoned for high-density residential uses, it is not considered that
the planning proposal for the site will create a precedent for further Planning
Proposals in the immediate area.

Local Strategies

22. The Planning Proposal seeks to respond to Council’'s Local Strategic Plan —
Community Strategic Plan 2018-2038 by supporting the goals to achieve
Parramatta’s vision of being a sustainable, liveable, productive and leading city.
It specifically relates to Part 6.1 - Engage in strategic planning and implement
innovative solutions to manage the growth of our city. The Planning Proposal
endeavours to provide high-density residential within a built form that allows for
additional open space and connectivity potentially not possible were a
Development Application to be lodged under existing controls.

23. Councils are required to prepare a Local Strategic Planning Statement (LSPS)
by the State Government. The LSPS will provide greater weight to strategic
planning in the broader plan making process and any new planning proposal
must justify any inconsistency with this framework.

- 209 -

Attachment 1 Page 413



Iltem 18.2 - Attachment 1 LPP Minutes & Report for 23-25 Windsor Road Northmead

Local Planning Panel 20 August 2019 Item 6.1

24. Council is also required to prepare a Local Housing Strategy (LHS) in
accordance with the Central City District Plan. The LHS will convey the type
and location of new housing in the City of Parramatta LGA. It will consider
supply and demand for housing, local land use opportunities and constraints,

demographic factors and appropriate building typologies to support a mix of
housing.

25. Both the LSPS and LHS will be used in the future to set a strategic framework
for future housing and guide the planning in this area, across the LGA and are
likely to come into effect in 2020. Given that the site has existing R4 zoning, the
LSPS and LHS are unlikely to preclude redevelopment for high-density
residential uses such as apartments on the site.

Ministerial Directions

26. The Planning Proposal is also generally consistent with relevant State
Environmental Planning Policies (SEPPs) and Section 9.1 Directions. These

include:

¢ Direction 1.1 — Business and Industrial Zones

e Direction 3.1 - Residential Zones

e Direction 3.4 - Integrated Land Use and Transport

e Direction 4.3 — Flood Prone Land

e Direction 6.2 - Reserving Land for a Public Purpose

e Direction 7.1 — Implementation of Metropolitan Region Plan

¢ Direction 7.5 — Implementation of Greater Parramatta Priority Growth Area

Interim Land Use and Infrastructure Implementation Plan

27. A full assessment of the application against the Ministerial Directions is
provided in the Planning Proposal document at Attachment 1.

ANALYSIS OF PLANNING PROPOSAL

Built Form Transition

28. The proposed built form demonstrates a transitional scale between existing
high-density residential developments adjacent to the site. The massing of the
proposed scheme is within reasonable setbacks, oriented outside the flood
prone area and supported by a proposed road along the northern boundary and
additional pedestrian and cycleway link along the eastern boundary. A
comparison in scale of development is shown below in Figure 6.

Subject Site

2-6 CAMPBELL STREET g-' 1416 CAMP BELL STREET 23-25 WINDSOR ROAD
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Figure 6 — Built form transition of development along Windsor Road (Source: PT! Architecture)
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29.

30.

31.

When viewed to the east, the streetscape along Windsor Road, Northmead
includes Northmead Shopping Centre at 2-6 Campbell Street, 4-storey
apartment development at 14-16 Campbell Street, the subject site and 9-12
storey apartment development at 25 North Rocks Road.

Council’s urban design team completed a review of the site reference scheme
and proposed changes to planning controls and were in principle satisfied with
the proposal subject to the following changes and considerations:

¢ Maintain the organisation of buildings with regular u-shaped, north-
facing courtyards and separate basements for each block with
driveways contained within the building envelope,

¢ Maintain the 9 metre setbacks of built form from northern and southern
boundary for maximum retention of trees, 25 metre front setback for
continuation of street wall defined by development adjacent to the
south and 20 metre rear setback for large curtilage to significant trees
and additional canopy plantings that are capable of reaching a mature
height of more than 13m,

¢ Maintain 2-way and 24-hour road along northern boundary as required
by RMS in 2016 advice, and

¢ Reducing building height for the front wing of west block facing
Windsor Road and rear wing of east block facing the school from 9
storeys to 8 storeys.

The matters raised above and additional controls relating to tree protection,
green grid connectivity and site permeability are discussed in detail at
Attachment 1. These will form part of a future site-specific DCP for the site
should the Planning Proposal proceed to Gateway.

Traffic and Parking

32.

33.

34.

The site fronts Windsor Road which is a classified road connecting Parramatta
to The Hills District. The adjacent high-density residential sites have vehicle
access off local roads and do not have vehicle access directly from Windsor
Road. Vehicle access to the subject site is restricted and only available directly
from Windsor Road.

The applicant’s traffic report at Attachment 4 highlights that the weekday
morning peak as the critical, or worse case period for southbound traffic. The
report applies a vehicle movement split of 20% entry, 80% exiting under this
scenario, which concluded that there would be approximately 15% increase in
total vehicle movements per hour during the weekday morning peak under the
Planning Proposal when compared with existing controls.

Planning Propozal | Permissible Development Difference
AM Peak - IN 20vph IN 17vwphIN +3 vph IN
AM Peak - OUT 79 vwph OUT 69 vph OUT =10 +wph OUT
TOTAL 99 vph 86 vph +13 vph

Figure 7- Traffic generation at subject site (Source: Varga Traffic Planning, p.viii)

Access arrangements for this site are not desirable due to the lane
configuration on Windsor Road. The roadway adjacent to the site includes two
lanes northbound and 5 southbound lanes shown in Figure 8 which direct traffic
as follows:
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¢ S1 - Dedicated left turn slip lane for eastbound travel on James Ruse
Drive towards Oatlands,

o S2 - Dedicated bus lane for buses heading south along Windsor Road
towards Parramatta,
83 & S4 - General southbound traffic lane towards Parramatta,
S5 — Dedicated right turn holding lane for westbound travel on James
Ruse Drive towards Westmead,

¢ N1 & N2 - General northbound traffic lane towards The Hills District,

Windsor Road Traffic Lanes
S1 S2 S3 S4 S5 N1 N2

Figure 8 - Windsor Road traffic lanes adjacent to subject site facing south
35. The applicant was required to provide a ‘traffic gap analysis’ to demonstrate the
frequency of scenarios when a break in the traffic is available across all 5

southbound traffic lanes to allow for safe vehicle movements exiting the site,
with delays exceeding 2 minutes deemed unacceptable by Council. The
applicant’s traffic report at Attachment 4 accepts that this standard is
reasonable and acknowledges “that vehicles exiting the site across into Lane
S3 are likely to experience delays higher than 2 minutes”. Therefore, Council’s
traffic and transport team remain unsatisfied with the proposed traffic
arrangement for the site.

36. However, the site would be subject to the same traffic constraints, were it to
develop fully under the current planning controls. Given its location and the
difficulty the site has in providing an alternative vehicular ingress/egress point it
is therefore not considered reasonable to recommend the Planning Proposal
not proceed on this basis.

37. Additionally, given the site is located along a state-classified roadway, the
Roads and Maritime Service (RMS) are the decision making authority with
regards to traffic access for the site. The RMS provided preliminary advice on
21 October 2016 on a previous reiteration of the proposal (approximately 406
dwellings) and advised the following requirements:
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o Driveway to be located on the northern property boundary (as far away
as possible from the James Ruse Drive/Briens Rd/Windsor Rd
intersection)

+ Driveway to be designed and constructed in accordance with AS2890.1
— 2004 and RMS requirements (including physical separation between
entry and exit movements).

All vehicles to enter and exit the subject site in a forward direction.
Driveway shall be designed and constructed to take into account future
road widening of Windsor Road (i.e. allowance for same design
standards following road widening)

e All structures associated with the planning proposal shall be clear of
the road corridor previously acquired by RMS and dedicated as road
(SP2 zoned land)

(RMS, 2016)

38. This preliminary advice also included clarification that RMS reserve the right for
additional comment following submission of a Planning Proposal or receipt of a
Gateway Determination.

39. The proposed vehicle access is provided via a new access road along the
northern boundary connecting to southbound lanes on Windsor Road. Figure 9
below and the supporting traffic report at Attachment 4 indicates how the

| ingwees // % //// ////// /

Egress ¥ s 8- 33 CAMPME STHIT bk ,' - 26 CAMPME STHIT /

- kel s D25 We Lo el :‘
- CORPORATION STRATA CHTHME A - s ad b
() ARCHITECTURE .- = = PLAM 47004 @ [ —
OVERALL GROUND FLOOE PLAN 3 05 E

Figure 9 - Vehicle access plan for subject site (Source: PTI Architecture)

40. The new access road will improve vehicle access from the site to the
surrounding area, however it will remain highly restrained. An indirect route via
Lane S1 onto the exit ramp at James Ruse Drive (refer to Figure 8) would be
required to complete most trips safely. Access to the surrounding area would
then continue as follows:

¢ Eastbound - Eastbound on James Ruse Drive past the Pennant Hills
Road intersection and continue towards Rydalmere and Granville
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41,

42,

¢ Southbound - Eastbound on James Ruse Drive and take the Pennant
Hills Road exit, then turn right at the intersection towards Parramatta

¢ Westbound — Eastbound on James Ruse Drive and take the Pennant
Hills Road exit, then make a U-turn and continue westbound on James
Ruse Drive towards Westmead

¢ Northbound - Eastbound on James Ruse Drive and take the Pennant
Hills Road exit, then make a U-turn and continue westbound on James
Ruse Drive to Windsor Road exit, then turn right at the intersection
towards Baulkham Hills

¢ North-east bound - Eastbound on James Ruse Drive and take the
Pennant Hills Road exit, then turn left at the intersection towards
Carlingford

In relation to parking matters, the parking provision proposed for the site must
reflect Council’'s DCP standards for universal accessibility, visitor parking and
parking standards at the time of the Development Application.

Should the Planning Proposal be endorsed by Council and it receive a Gateway
Determination from the State Government, the application will be referred back
to the RMS for further comment on traffic and parking matters

Public Transport

43.

The subject site is located in close proximity to a regional bus corridor along
Windsor Road. Bus routes including the 601, 603, 604, 606, 609,706 and M60
service the nearby south bound bus stop approximately 160m north of the site
and northbound bus stop between James Ruse Drive and Northmead Avenue
(opposite the site). Future residents wishing to use the northbound bus stop
could use the existing pedestrian crossing at the Windsor Road/James Ruse
Drive intersection. Assessment of the Planning Proposal at Attachment 1
under the GSC's Region Plan and District Plan emphasise the importance of
accommodating residential growth in close proximity to existing public transport
infrastructure.

Connectivity and Permeability

44,

45,

Pedestrian connectivity and active transport links are currently constrained for
the site and surrounding area given the large block sizes and high traffic
volumes on nearby roads. Redevelopment of the site via a planning proposal
provides strategic opportunities to improve permeability for Northmead by
providing green grid links through the site to high-density residential properties,
nearby schools and recreation facilities.

The applicant supplied an updated Landscape Plan as shown in Figure 10 to
demonstrate improved connectivity facilitated by the two-way road along the
northern boundary and through-site pedestrian links to the nearby school and
adjacent site to the south. The treatment of these connections and how they
relate to adjoining uses will be refined as part of a site-specific DCP that will be
prepared if the Planning Proposal proceeds to Gateway.
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46.

14-16 Cam bell St{eet Northmead

. 25 North Rocks Ro rth Rocks

..\ AL 23-25 Windsor Road, Northmead Hamgr gy e g s
p-é:;x-rt-[_.f' soricet - Landscape Concept e il T

Y e s s S8 Ao o 28

Key
+ Pedestrian Connection Adjacent property

Figure 10 - Landscape Concept for subject site (Source: Site Image & PTI Architecture)

Open Space

The open space provision shown in Figure 10 provides the opportunity to
improve the walking and cycling network in this area that was not previously
possible on the existing industrial site. The open space provided on the site is
predominantly open to the north to ensure solar access to these green spaces
is optimised throughout the year. Further, the designation of two separate multi-
level basement car parks for each block is an important design element for the
site as a means to allow for adequate deep soil and open space provision on
the site.

Urban and Natural Hazards

47.

48.

It is intended under the site reference plan at Figure 3 that the apartment
buildings proposed be situated outside the flood-affected land along the
northern and eastern edge of the lot. The site reference scheme includes
reasonable setbacks (see Figure 3) as a means to satisfy the GSC's planning
priorities on natural hazards and Ministerial Direction 4.3 on Flood Prone Land.

The applicant indicated on 14 March 2019 that there is currently a 1.2m
diameter stormwater pipe traversing through the middle of the site. A survey
plan received by Council on 8 July 2016 as part of a Pre-Lodgement application
also noted the presence of an easement on the title. The applicant intends to
relocate this infrastructure and provide a 3-metre wide drainage easement near
the northern and eastern boundary of the site to mitigate potential overland
flow. This concept requires further investigation as part of a future Development
Application should the site be redeveloped for high-density residential uses and
basement car-parking (see Figure 11).
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49.

= Existing easement

Proposed new easement

Figure 11: Proposed easement reconfiguration for subject site as part of Planning Proposal

Construction of the proposal and inclusion of additional large tree canopy cover
intends to mitigate the urban heat island effect on the site and surrounding area
in Northmead. This will be further reinforced as part of the site-specific DCP
proposed to be developed to support the Planning Proposal.

Contamination

50.

51.

Given the historical use of the land for industrial purposes, in accordance with
SEPP 55, a Stage 1 preliminary contamination assessment must be
undertaken to determine if any further investigation and subsequent
remediation works would be required in order to make the site safe for the
proposed residential purposes.

Should Council endorse the Planning Proposal for Gateway, it is recommended
that the applicant be required to prepare a Stage 1 Preliminary Contamination
Report, with the findings concurrently exhibited with the Planning Proposal and
associated documentation should it receive a Gateway Determination.

SITE-SPECIFIC DEVELOPMENT CONTROL PLAN

52.

Given the nature of redevelopment proposed on the site, a site-specific
Development Control Plan (DCP) will be required to support any future
development on the site. The site-specific DCP would guide the redevelopment
of the site, having regard to the local context and detailed design requirement
for the site, including, but limited to the following:

Built Form and Massing

Solar Access and Overshadowing
Traffic, Transport and Parking
Connectivity and Wayfinding
Open Space

Contamination

* ® ° o & 9
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53. The site specific DCP can be prepared once the Planning Proposal has been
submitted for Gateway Determination and the extent of the development on the
site is established. The draft document will be reported separately to Council
and will be exhibited concurrently with the Planning Proposal should it proceed
to public exhibition.

VOLUNTARY PLANNING AGREEMENT

54. The applicant has indicated a willingness to enter into a Voluntary Planning
Agreement and has submitted a Letter of Offer on 14 June 2018. Details of the
Applicant’s offer is detailed in Attachment 5.

55. The applicant is currently proposing the following VPA items:

» Monetary contribution offered will be 50% of the land value uplift less
the valuation of works to establish the pedestrian pathway from the
south-eastern corner of the subject site to Campbell Street

¢ Dedication of land to facilitate the pedestrian pathway along the
eastern site boundary will be dedicated to Council, at no cost and
subdivision of the land (refer to Figure 10).

56. Details around the dedication of land and any embellishment required to the
pathways will be subject to further negotiations with the applicant as part of the
VPA negotiation should the Planning Proposal proceed.

57. Whilst there is a public benefit to the dedication of land to facilitate the
pedestrian pathway along the eastern boundary on the site, this will be omitted
from the VPA monetary value if the applicant intends to attain gross floor area
from this land area by utilising the proposed FSR on this land within the
resulting net developable area.

58. The provision of affordable rental housing should be included as part of future
VPA negotiations for the site should Council proceed with the Planning
Proposal. Council adopted the Affordable Rental Housing Policy 2019 which
nominates 10% of the land value uplift in areas outside of the Parramatta CBD
be dedicated to Council for the purpose of providing affordable rental housing.
This can either be provided through the dedication of a physical asset or via
monetary contribution and would be considered as part of the overall 50% VPA
value identified in the VPA Policy. This will be further negotiated shall Council
endorse the Planning Proposal to proceed to Gateway.

59. This report therefore seeks endorsement to commence VPA negotiations with
the applicant for this Planning Proposal in accordance with Council’'s Planning
Agreements Policy. As per section 2.5.3 of the Policy, the value of the VPA
should at least equate to 50% of the land value uplift, which is the rate
applicable for Planning Proposal’s outside the CBD.

60. Should the planning proposal be endorsed by Council, Council officer's will
commence negotiation of the VPA in line with Council’'s VVPA policy with the
results of the negotiation to be reported to Council prior to exhibition.

PLAN-MAKING DELEGATIONS

61. Revised delegations were announced by the then Minister for Planning and
Infrastructure in October 2012, allowing Councils to make LEPs of local
significance. On 26 November 2012, Council resolved to accept the delegation
for plan-making functions. Council has resolved that these functions be
delegated to the CEOQ.
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62.

Should Council resolve to endorse the Planning Proposal to proceed, it is
intended that Council request that it exercise its plan-making delegations. This
means that once the Planning Proposal has been to Gateway, undergone
public exhibition and been adopted by Council, Council officers will deal directly
with the Parliamentary Counsel Office on the legal drafting and mapping of the
amendment. The LEP amendment is then signed by the CEO before being
notified on the NSW Legislation website.

CONSULTATION & TIMING

63.

64.

The applicant’s Planning Proposal and supporting documentation were referred
internally to Council’s Urban Design, Traffic and Transport, Social Outcomes,
Open Space and Natural Resource team.

Should Council resolve to proceed with the Planning Proposal, it (and all
related information) will be submitted to the Department of Planning, Industry
and Environment for Gateway Determination. Community consultation will be
undertaken as required by the Gateway Determination. The Planning Proposal
will be placed on public exhibition in conjunction with the site-specific DCP and
draft VPA.

FINANCIAL IMPLICATION FOR COUNCIL

65.

Should Council resolve to proceed with the Planning Proposal, the costs
incurred in conducting the community consultation are covered by the fees
associated with the submission of the Planning Proposal request.

CONCLUSION AND NEXT STEPS

66.

67.

This report recommends that the Planning Proposal for 23-25 Windsor Road,
Northmead proceed to Gateway.

Should the proposal proceed and a Gateway Determination be issued, the
Planning Proposal, site specific DCP and any draft VPA will be placed on public
exhibition concurrently and the outcomes of the exhibition will be reported to
the Local Planning Panel if any objections are received. If no objections are
received, the matter will be reported directly to Council post-exhibition.

Kieren Lawson

Project Officer — Land Use Planning

Michael Rogers

Land Use Planning Manager

Jennifer Concato

Executive Director — City Strategy and Development

ATTACHMENTS:

11  Planning Proposal Document - Land Use Planning
21l  Planning Proposal Report - Applicant

31l Concept Plans - PTI Architects

411  Traffic Report - Varga Traffic Planning Pty Ltd

Sl VPA Letter of Offer - Landowner
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Planning Proposal drafts

Proponent versions:

No. Author Version
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2. Hampton Property Services 14 March 2019 and addendum 14 June 2019 — current

version

Council versions:

No. Author Version

1. City of Parramatta Council Report to Local Planning Panel and Council on the
assessment of planning proposal for Gateway
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INTRODUCTION

This planning proposal explains the intended effect of, and justification for, the proposed
amendment to The Hills Local Environmental Plan 2012. It has been prepared in accordance with
Section 55 of the Environmental Planning and Assessment Act 1979 and the Department of
Planning and Environment (DP&E) guides, 'A Guide to Preparing Local Environment Plans'
(August 2016) and 'A Guide to Preparing Planning Proposals' (August 2016) and ‘Guidance for
merged councils on planning functions’ (May 2018).

Background and context

On 25 September 2016, Council received a Planning Proposal application from Think Planners,
which sought to amend the planning controls applicable to the site at 23-25 Windsor Road,
Northmead under The Hills Local Environmental Plan 2012 (TH LEP 2012). The land at 23-25
Windsor Road, Northmead is legally described as SP 470006 and has a total size of 14,267sqm.
The site is shown in Figure 1, below.

James Ruse Drive

James Ruse Driye
Windsor Road Exit

Figure 1 - Site‘gt-gg—25 Windsor Ro;ad, Northmead subject to the Planning Proposal

The subject site is adjacent to an existing 4-storey residential flat building development to the
north at 14-16 Campbell Street, Northmead. The “Northgate” high density residential development
at 25 North Rocks Road, North Rocks is located adjacent to the south and comprises of three arc-
shaped varying in height between 8 and 12 storeys and is notable for its prominent position and
design in the Northmead locality. The site is also in close proximity to Northmead Creative and
Performing Art School, Northmead Shopping Centre, and the Darling Mills Creek to the rear of the
site as shown on the map in Figure 2.
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Flgure 2 - Locallty Map for 23-25 Wlndsor Road, Northmea

The subject site has frontage to the Windsor Road classified road corridor that connections The
Hills district and M2 Motorway with James Ruse Drive and Parramatta CBD. The site is within
close proximity of the major intersection of Windsor Road and James Ruse Drive/Cumberland
Highway. Road frontage to the site includes two northbound traffic lanes, 3 southbound traffic
lanes, 1 southbound bus lane and 1 southbound turning lane onto the eastbound exit ramp to
James Ruse Drive.

Under The Hills LEP 2012 the site:

e is zoned Part SP2 Infrastructure, Part R4 High Density Residential;
e has a minimum lot size of 1,800 sgm;

e has a maximum building height of 16 metres;

* has no specific maximum floor space ratio (FSR) in the LEP;

An extract of each the above maps is provided in Part 4 — Mapping; specifically, Section 4.1
Existing controls.
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PART 1 - OBJECTIVES OR
INTENDED OUTCOMES

The objective of this planning proposal is to maintain the existing land use zoning of R4 — High
Density Residential and amend the maximum building height (HOB) and floor space ratio (FSR)
as a means to redevelop the existing light industrial strata complex for high density residential
purposes in accordance with the LEP. The industrial uses existing on the site such as a
stonemasonry and mechanical repairs pre-dates the current zoning of the site which was
changed on 29 June 2007 under Baulkham Hills LEP 2005 (Amendment No.8).

The owners of the subject site (Owner Corporation of Northmead Industrial Estate SP 47006)
authorised ThinkPlanners to submit the original Planning Proposal in September 2016 and a new
proponent representative (Hampton Property Services) to coordinate the matters relating to the
subject site and this rezoning application. On behalf of the owners, Hampton Property Services
(the proponent) submitted a revised Planning Proposal to Council on 14 March 2018 and
addendum to Council on 14 June 2019.

The Planning Proposal intends to deliver the following outcomes for the site:
« Redevelop the existing industrial site for high density residential uses of a transitional built form scale

between the adjacent residential sites,

« Reduce amenity conflicts between existing light-industrial uses and neighbouring residential
development,

+ Provide additional residential accommodation in Northmead within walking distance of existing
commercial uses, regional bus services and regional road network,

* |mprove access from the site to Windsor Road, and

« |mprove pedestrian connectivity and permeability between the site and adjacent school, creek and Hazel
Ryan Qval,
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PART 2 - EXPLANATION OF
PROVISIONS

This planning proposal seeks to amend The Hills LEP 2012 (THLEP 2012) in relation to the
height and floor space ratio controls to redevelop for approximately 308 high density residential
dwellings.

In order to achieve the desired objectives the following amendments to the THLEP 2012 would
need to be made:

1.

2.1.

Amend the maximum building height in the Height of Buildings Map (Sheet HOB__025)
from 16 metres to 30 metres (approximately 55.6 RL to the west, 52.5 RL to the east)
which equates to 6-8 storeys. Refer Figure 15 in Part 4 of this planning proposal.

Amend the maximum FSR in the Floor Space Ratio Map (Sheet FSR_025) to 1.8:1.
Refer Figure 16 in Part 4 of this planning proposal.

Other relevant matters
2.1.1. Voluntary Planning Agreement

The subject site and proposed development uplift being sought lends itself to the provision
of public benefits, consistent with Council's Planning Agreements policy. The proponent
expressed interest into entering a Voluntary Planning Agreement consistent with the
policy. A Letter of Offer was received from the proponent on 14 June 2019 where the
Owners Corporation of Strata Plan 47008 provided the following offer:

Dedication of land to facilitate the pedestrian pathway along the eastern site boundary at
no cost and effected through a subdivision of the land;

Monetary Contribution of nearly 50% land value uplift (50% land value uplift — cost of works
to establish pedestrian pathway)

It is recommended that Council authorise the Acting CEO to enter into VPA Negotiations
with the applicant in accordance with the 50% value uplift target for planning proposal
sites located outside the Parramatta CBD.

Aftachment 1 Page 226

Attachment 1

Page 430



Iltem 18.2 - Attachment 1 LPP Minutes & Report for 23-25 Windsor Road Northmead

Item 6.7 - Attachment 1 Planning Proposal Document - Land Use Planning

PART 3 - JUSTIFICATION

This part describes the reasons for the proposed outcomes and development standards in the
planning proposal.

3.1 Section A - Need for the planning proposal

This section establishes the need for a planning proposal in achieving the key
outcome and objectives. The set questions address the strategic origins of the

proposal and whether amending the LEP is the best mechanism to achieve the aims
on the proposal.

3.1.1. Is the Planning Proposal a result of any study or report?

Yes, the planning proposal responds to the State Government's initiatives for growth in the
Greater Sydney Commission’s Greater Parramatta and Olympic Peninsula (GPOP) area
and Department of Planning Industry and Environment's (DPE) draft Greater Parramatta
Growth Area which is in close proximity to the site. The GPOP area is an approximate
area which will experience significant growth and change over the next 20 years. (see

Figure 3).
* 23-25 Windsor Road, Northmead Y.
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Figure 3 — Subject site located outside GPOP area (Source: Central City District Plan, p.65)

3.1.2. Is the Planning Proposal the best means of achieving the objectives or
intended outcomes, or is there a better way?

Redevelopment of the site for high-density residential uses does not reduce the
amount of industrial and urban services zoned land and reduces amenity
conflicts between industrial and residential uses.
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The R4 - High Density Residential zoning seeks to redevelopment for
approximately 308 apartments dwellings within a built scale that transitions
between the existing residential uses. The changes to planning controls proposed
will result in a loss of industrial and employment uses and introduction of
residential uses to the site. The proposal for an increase in height and floor space
ratio controls does demonstrate sufficient justification to be recommended to the
Gateway process.

Although the site may be redeveloped for residential development under existing
planning controls, a change to the height and floor space provide opportunities for
additional connectivity via new roads and footpaths, increase provision of open
space and improvements to economic viability.

5.1. Section B - Relationship to strategic planning framework

This section assesses the relevance of the Planning Proposal to the directions outlined in key
strategic planning policy documents. Questions in this section consider state and local
government plans including the NSW Government's Plan for Growing Sydney and subregional
strategy, State Environmental Planning Policies, local strategic and community plans and
applicable Ministerial Directions.

5.1.1. Is the planning proposal consistent with the objectives and actions
contained within the applicable regional or sub-regional strategy?

A Metropolis of Three Cities

In March 2018, the NSW Government released the Greater Sydney Region Plan: A
Metropolis of Three Cities (“the GSRP") a 20 year plan which outlines a three-city vision
for metropolitan Sydney for to the year 2036.

The GSRP is structured under four themes: Infrastructure and Collaboration, Liveability,
Productivity and Sustainability. Within these themes are 10 directions which are each
contains Potential Indicator and, generally, a suite of objective/s with each objective
supported by a Strategy or Strategies. Those objectives and or strategies relevant to this
planning proposal are discussed below.

Infrastructure and Collaboration
An assessment of the planning proposal’s consistency with the GSRP's relevant
Infrastructure and Collaboration objectives is provided in Table 3a, below.

Table 3a — Consistency of planning proposal with relevant GSRP Actions — Infrastructure and
Collaboration

Infrastructure and ' Comment

Collaboration Direction

' Relevant Objective

A city supported by O1: Infrastructure supports the three
infrastructure cities

The region plan highlights that the
Central River City is undergoing a
rebuilding program in a high-growth
environment, which requires existing

02: Infrastructure aligns with forecast
growth — growth infrastructure
compact

03: Infrastructure adapts to meet
future need

04: Infrastructure use is optimised

infrastructure to be optimised.
Redevelopment of the subject site is
along an existing regional bus
corndor on Windsor Road. The site is
an existing R4 site and the Planning
Proposal hopes to maximise the utility
of existing infrastructure assets and
the proponent will further be required
to provide infrastructure contributions
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that are valued to at least 50% of the
land value uplift under Council’s
Planning Agreements Policy 2018

Liveability
An assessment of the planning proposal’s consistency with the GSRP's relevant Liveability
objectives is provided in Table 3b, below.

Table 3b — Consistency of planning proposal with relevant GSRP Actions — Liveability

Liveability Direction Relevant Objective Comment
A city for people 06: Services and infrastructure meet  The reference design for the planning
communities’ changing needs proposal aims to improve walkability
— between nearby schools, shops,
07: Communities are healthy, creeks and recreation areas with a
resilient and socially connected pedestrian site link along the eastern

; - boundary and new road along the
08: Greater Sydney's communities northern boundary (as requested by
are culturally rich with diverse RMS). The Planning Proposal seeks
neighbourhoods an uplift in high-density residential

09' Greater Sydney celebrates the controls, particularly height to provide

arts and supports creative industries chrg;?lf; iﬁemams and open space
and innavation :

Housing the city 010: Greater housing supply The proposal intends to provide
approximately 308 residential
apartment dwellings across an R4
zoned site with a pre-existing light
industrial complex on the site. The
site is considered suitable for
additional housing supply

011: Housing is more diverse and The site is located on an existing R4

affordable — High Density Residential site that
permits residential flat buildings under
the zone.

It is anticipated that City of
Parramatta is expected to meet and
potentially exceed its housing targets
set by the Greater Sydney
Commission, thus the change in
planning controls must be justified in
accordance with other Liveability
Directions.

No affordable housing is included in
the planning proposal at this stage.
Council adopted the Affordable
Rental Housing Policy 2019 which
nominates 10% of the land value
upliftin areas outside of the
Parramatta CBD be dedicated to
Council for the purpose of providing
affordable rental housing. A
contribution of this nature would be
considered as part of future planning
agreement negotiations and would be
included in the monetary value of the

draft VPA.
A city of great places 012: Great places that bring people The site has a transitional residential
together land use context given its location

between two high-density residential
developments of varying height. The
built form and land uses on the site
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should reflect this context.

Opportunities to improve pedestrian
and active transport links should be
include given the site’s location
adjacent to existing residential areas,
the draft Greater Parramatta Growth
Area and existing high school, creek
and recreation facility.

Productivity

An assessment of the planning proposal’s consistency with the GSRP's relevant
Productivity objectives is provided in Table 3c, below.

Table 3c — Consistency of planning proposal with relevant GSRP Actions — Productivity

Productivity Direction

Relevant Objective

. Comment

A well connected city

014: The plan integrates land use
and transport creates walkable and
30 minute cities

015: The Eastern, GPOP and
Western Economic Corridors are
better connected and more
competitive

The site is located along a city-
shaping corridor between Parramatta
CBD and Norwest/Castle Hill (see
p.88, GSRP). The Proposal intends to
deliver additional housing in close
proximity to regional bus services
along Windsor Road, the Parramatta
CBD and wider GPOP Corridor.

Jobs and skills for the city

019: Greater Parramatta is stronger
and better connected

The proposal will complement the
existing residential development in
the immediately adjacent area by
removing industrial land uses on an
R4 zoned site.

021: Intemationally competitive
health, education, research and
innovation precincts

N/A

022: Investment and business activity
in centres

An uplift in Height and Floor Space
controls an the site is likely to provide
additional demand for local services
from the existing Northmead
Shopping Centre and contribute
further to the viability of this nearby
centre. Further, the proposal is
located in close proximity to this local
centre and the proposal will contribute
to housing in close proximity to goods
and services

023: Industnal and urban services
land is planned, retained and
managed

The site does provide for existing
industrial and urban services,
however it was rezoned for high-
density residential by The Hills
Council in 2007. Redevelopment of
the site under a Planning Proposal
provides greater site-specific merit
and confribute additional housing in a
transitional built form that will likely
improve the overall amenity of the
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nearby Northmead locality.

024: Economic sectors are targeted
for success

N/A

Sustainability

An assessment of the planning proposal’s consistency with the GSRP’s relevant
Sustainability objectives is provided in Table 3d, below.

Table 3d = Consistency of planning proposal with relevant GSRP Actions — Sustainability

Sustainability Direction

A city in its landscape

Relevant Objective Comment
025: The coast and waterways are N/A
protected and healthier

027 Biodiversity is protected, urban | N/A
bushland and remnant vegetation is

enhanced

028: Scenic and cultural landscapes  N/A

are protected

029: Environmental, social and N/A

economic values in rural areas are
protected and enhanced

030: Urban tree canopy cover is
increased

The site reference scheme provides
for a rear setback minimum 20m to
maintain large curtilage to significant
trees and 9m northern side setback
for maximum retention of trees along
this boundary.

031: Public open space is
accessible, protected and enhanced

The reference design demonstrates
both communal open space and
through links between the site and
adjacent creek and oval to the east.
The Planning Proposal aims ta
enhance and improve accessibility to
public open space.

032 The Green grd links Parks,
open spaces, bushland and walking
and cycling paths

A pathway linking the site with
adjacent land uses along the eastern
boundary and new road near the
northern boundary aims to improve
green gnd links in the Northmead
area.

An efficient city

033: A low-carbon city contributes to
net-zero emissions by 2050 and
mitigates climate change

034: Energy and water flows are
captured, used and re-used

035: More waste s re-used and
recycled to support the development
of a circular economy

The proposal does not include
sustainability initiatives such as
recycled water, sustainable building
materials, photovoltaics. Initiatives
towards net-zero emissions by 2050,
methods of recycling construction and
ongoing waste should be investigated
in accordance with A75, A76.

Council’'s Environmental
Sustainability Strategy should be
given further consideration when
delivering the proposal.

A resilient city

036: People and places adapt to
climate change and future shocks and
stresses

The proposal is not located in a
location identified as impacted by
natural hazard zones such as flooding
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or bushfire. Initiatives listed in the
abovementioned sustainability
priorities contribute to A83 as to
038: Heatwaves and extreme heat mitigate urban heat island effect in
are managed the area and therefore is satisfactory
with this Sustainability Direction.

037: Exposure to natural and urban
hazards is reduced

Implementation
An assessment of the planning proposal’s consistency with the GSRP's relevant
Implementation objectives is provided in Table 3d, below.

Table 3d = Consistency of planning proposal with relevant GSRP Actions — Implementation

Implementation Relevant Objective Comment

Direction

Implementation 039: A collaborative approach to city  The proposal is responding to in
planning depth consultation between Council,

the applicant and RMS/TINSW.

Central City District Plan

In March 2018, the NSW Government released Central City District Plan which outlines a
20 year plan for the Central City District which comprises The Hills, Blacktown,
Cumberland and Parramatta local government areas.

Taking its lead from the GSRP, the Central City District Plan (“CCDP") is also structured
under four themes relating to Infrastructure and Collaboration, Liveability, Productivity and
Sustainability. Within these themes are Planning Priorities which are each supported
Action. Those Planning Priorities and Actions relevant to this planning proposal are
discussed below.

Infrastructure and Collaboration
An assessment of the planning proposal’s consistency with the CCDP's relevant
Infrastructure and Collaboration Priorities and Actions is provided in Table 4a, below.

Table 4a — Consistency of planning proposal with relevant CCDP Actions — Infrastructure and
Collaboration

Infrastructure and Planning Priority/Action Comment
Collaboration Direction

A city supported by PP C1: Planning for a city The site located along Windsor Road
infrastructure supported by infrastructure which provides easy access via public
O1: Infrastructure supports « A1: Prioritise infrastructure :zgfgy?grg?ﬂzsmima;ﬁbg Bl-?o?vnec\';er
the.threa cities . . Eﬁ:%ﬁgﬁ to support the vision of there remains issues with traffic
02: Infrastructure aligns with access for journeys via private
forecast growth — growth * A2: Sequence growth across the  vehicles both northbound and
infrastructure compact three cities to promote north-south  southbound given traffic volumes and
03: Infrastructure adapts to and east-west connections width of the 5-southbound lanes
et future nead » A3 Algn forecast gowthwith B apose s now road
O4: Infrastructure use Is infrastructure . EIED?‘IQ the northern i?Jcnundary to assist
optimised « Ad: Sequence infrastructure traffic movements between the

provision using a place based proposal and Windsor Road. It is

approach recommended that further

« A5 Consider the adaptability of assessment of the traffic impacts be
infrastructure and its potential completed by the RMS and Council.

shared use when preparing
infrastructure strategies and plans
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s A6 Maximise the utility of existing
infrastructure assets and consider
strategies to influence behaviour
changes to reduce the demand for
new infrastructure, supporting the
development of adaptive and
flexible regulations to allow
decentralised utilities

05: Benefits of growth
realized by collaboration of
governments, community
and business

PP C2: Working through collaboration

* A7: Identify priortise and delivery
collaboration areas

Liveability

An assessment of the planning proposal’s consistency with the CCDP's relevant Liveability
Prioirties and Actions is provided in Table 4b, below,

Table 4b — Consistency of planning proposal with relevant CCDP Actions — Liveability

Liveability Direction

Planning Priority/Action

Comment

A city for people

06: Services and
infrastructure meet
communities’ changing
needs

PP C3: Provide services and social
infrastructure to meet people’s
changing needs

= A8: Deliver social infrastructure
that reflects the need of the
community now and in the future

* A9: Optimise the use of available
public land for social infrastructure

As part of the proposal, the applicant
intends to include pedestrian
connectivity with adjacent sites,
communal open space and new road.
The intent to align the proposal with
PP C3 is satisfactory for the planning
proposal to be sent to the DPE for
Gateway Determination.

O7: Communities are
healthy, resilient and socially
connected

08: Greater Sydney's
communities are culturally
rich with diverse
neighbourhoods

09: Greater Sydney
celebrates the arts and
supports creative industries
and innovation

PP C4: Working through
collaboration

* A10: Deliver healthy, safe and
inclusive places for people of all
ages and abilities that support
active, resilient and socially
connected communities by (a-d).

* A11: Incorporate cultural and
linguistic diversity in strategic
planning and engagement.

* A12: Consider the local
infrastructure implications of areas
that accommodate large migrant
and refugee populations.

* A13: Strengthen the economic self-
determination of Aboriginal
communities by engagement and
consultation with Local Aboriginal
Land Council's.

* A14: Facilitate opportunities for
creative and artistic expression and
participation, wherever feasible with

The site reference plan for the
proposal includes the addition of an
east-west road along the northern
boundary that connects the site with
Windsor Road and north-south
pedestrian link connecting the site to
the nearby high school and high
density residential lots along North
Rocks Road.
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a minimum regulatory burden
including (a-c).

* A15: Strengthen social connections
within and between communities
through better understanding of the
nature of social networks and
supporting infrastructure in local
places

Housing the city
010: Greater housing supply

011: Housing is more
diverse and affordable

PP C5: Providing housing supply,
choice and affordability, with
access to jobs, services and public
transport

* A16: Prepare local or district
housing strategies that address
housing targets [abridged version]

s A17: Prepare Affordable Rental
housing Target Schemes

The applicant’s Planning Proposal
references initiatives and
oppartunities for housing on the
existing R4 zoned site for
approximately 308 apartment
dwellings. City of Parramatta is
expected to meet and potentially
exceed its housing targets set by the
Greater Sydney Commission, thus
the change in planning controls
cannot be justified under O10 which
proposes to increase the supply of
housing.

However, the site has an existing
high-density residential zoning and
therefore apartments are already
permissible on the site. The subject
site provides opportunities to arrange
the apartment dwellings in a design
that improves amenity by providing
additional open space by increasing
the height on site.

No affordable housing is included in
the planning proposal at this stage.
I'he proposal could investigate
potential to include future affordable
housing stock on the site under
Council's draft Affordable Housing
Paolicy.

Council’s Affordable Rental Housing
Policy 2019 nominates 10% of the
land value uplift in areas outside of
the Parramatta CBD be dedicated to
Council for the purpose of providing
affordable rental housing. This can
either be provided through the
dedication of a physical asset or via a
monetary contribution and would be
considered as part of the overall 50%
VPA value identified in the VPA
Policy

A city of great places
012: Great places that bring
people together

013: Environmental heritage
is identified, conserved and
enhanced

PP C6: Creating and renewing
great places and local centres, and
respecting the District’s heritage

* A18: Using a place-based and
collaborative approach throughout
planning, design, development and
management deliver great places
by (a-e)

* A19: Identify, conserve and
enhance environmental heritage by
(a-c)

« A20: Use place-based planning to
support the role of centres as a

The site reference scheme intends to
improve connectivity with vehicle
access connected via a proposed
east-west road along the Northern
boundary. The Planning Proposal is
situated in close proximity to public
transport and local retail uses and
demonstrates a fine grain form that
encourages walkability between the
site and nearby recreation areas to
the east. It intends to prioritise a
people-friendly public realm and
recognises the dual function of streets
as places for people and movement.
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focus for connected
neighbourhoods

* A21: In Collabaration Areas,
Planned Precincts and planning for
centres (a-d)

e A22: Use flexible and innovative
approaches to revitalise high
streets in decline.

The site reference scheme also
demonstrates a built form that
transitions between higher residential
densities to the south and lower-rise
high density to the north.

Productivity

An assessment of the planning proposal’s consistency with the CCDP's relevant
Productivity Priorities and Actions is provided in Table 4c, below.

Table 4c — Consistency of planning proposal with relevant CCDP Actions — Productivity

Productivity Direction

Planning Priority/Action

Comment

A well-connected city

019: Greater Parramatta is
stronger and better
connected

PP C7: Growing a stronger and
more competitive Greater
Parramatta

* A23: Strengthen the economic
competitiveness of Greater
FParramatta and grow its vibrancy
[abridged]

« A26: Prioritise infrastructure
investment [abridged]

e A27: Manage car parking and
identify smart traffic management
strategies

Jobs and skills for the city

015: The Eastern, GPOP
and Western Economic
Corridors are better
connected and more
competitive

PP C8: Delivering a more
connected and competitive GPOP
Economic Corridor

= A29: Prioritise public transport
investment to deliver the 30-minute
city objective for strategic centres
along the GPOP Economic Corridor

* A30: Prioritise transport
investments that enhance access
to the GPOP between centres
within GPOP

014: The plan integrates
land use and transport
creates walkable and 30
minute cities

PP C9: Delivering integrated land
use and transport planning and a
30-minute city

« A32: Integrate land use and
transport plans to deliver a 30-
muinute city

« A33: Investigate, plan and protect
future transport and infrastructure
corridors

« A36: Protect transport corridors as
appropriate, including the Western
Sydney Freight Line, North South
train link from Schofields to WS
Airport as well as Quter Sydney
Orbital and Bells Line of Road-
Castlereagh connections

The existing R4 zoned site is located

in close proximity to the Parramatta
CBD and intends to deliver additional
high-density residential dwellings in
close proximity to the employment
generating uses in Parramatta CBD
and nearby Northmead Industrial
precinct.

Redevelopment for high density
residential uses on the site which is
subject to significant vehicle
movement restrains may encourage
the use of public transport for those
wishing to travel between the site and
Parramatta CBD via the Windsor
Road bus corridor and contribute to
improved connectivity and 30-minute
city priorities for the GPOP economic
corridor.

023: Industrial and urban
services land is planned,
retained and managed

PP C10: Growing investment,
business opportunities and jobs in
strategic centres

The Planning Proposal would locate
additional housing in close proximity
to the Northmead Shopping Centre
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s A37: Provide access to jobs, goods
and services in centres [abridged)

* A38: Create new centres in
accordance with the principles for
Greater Sydney’s centres

« A39: Prioritise strategic land use
and infrastructure plans for growing
centres, particularly those with
capacity for additional floorspace

023 Industrial and urban
services land is planned,
retained and managed

PP C11: Maximising opportunities
to attract advanced manufacturing
and innovation in industrial and
urban services land

* A49: Review and manage industrial
and urban service land, in line with
the principles for managing
industrial and urban services land,
in the identified local government
area

and Parramatta CBD_ It is anticipated
that additional housing within walking
distance of the Northmead centre will
grow investment and business
opportunities for everyday retail and
commercial uses at the site and is
therefore consistent with PP C10.

A strata-titled industnial site is existing
on the site however the site is
currently zoned for high-density
residential purposes. An increase in
HOB and FSR controls for this site via
a Planning Proposal is not contrary to
the PPC11 district planning priority.

024 Economic sectors are
targeted for success

PP C12: Supporting growth of
targeted industry sectors

NIA

Sustainability

An assessment of the planning proposal’s consistency with the CCDP's relevant
Productivity Prioirties and Actions is provided in Table 4d, below.

Table 4d — Consistency of planning proposal with relevant CCDP Actions — Sustainability

Sustainability Direction

Planning Priority/Action

Comment

A city in its landscape

025 The coast and
waterways are protected
and healthier

PP C13: Protecting and improving
the health and enjoyment of the
District’s Waterways

+ ABO: Protect environmentally
sensitive areas of waterways

* A61: Enhance sustainability and
liveability by improving and
managing access to waterways and
foreshores for recreation, tourism,
cultural events and water based
transport

« AB2: Improve the health of
catchments and waterways through
a risk based approach to managing
the cumulative impacts of
development including coordinated
monitoring of outcomes

e A63: Work towards reinstating
more natural conditions in highly
modified urban waterways

The subject site is located in close

proximity to Darling Mills Creek,
Northmead. The landscape included
in the planning proposal attempts to
enhance liveability and connectivity
between the site and this waterway
as a means to improve amenity for
future residential development on the
site.
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027 Biodiversity is
protected, urban bushland
and remnant vegetation is
enhanced

028: Scenic and cultural
landscapes are protected

PP C15: Protecting and enhancing
bushland, biodiversity and scenic
and cultural landscapes

« AB5: Protect and enhance
biodiversity by (a-c) [abridged]

* AG6: Identify and protect scenic
and cultural landscapes

* AGT: Enhance and protect views of
scenic and cultural landscapes
from the public realm

N/A

030: Urban tree canopy
cover is increased

032: The Green grid links
Parks, open spaces,
bushland and walking and
cycling paths

PP C16: PP C16: Increasing urban
tree canopy cover and delivering
Green grid connections

« AB8: Expand urban tree canopy in
the public realm

* ABY: progressively refine the
detailed design and delivery of (a-c)
[abridged]

= A70: Create Greater Sydney green
Grid connections to the Western
Sydney Parklands

The Landscape Plan in the Planning
Proposal must be reflected in the
outcome of the site to ensure urban
tree canopy is maintained, and
expanded to ensure a high level of
outdoor amenity and green grid
across the site.

031: Public open space is PP C17: Delivering high quality The Planning Proposal seeks to
accessible, protected and open space increase the height control and floor
enhanced « A71° Maximise the use of existing space ratl'o_ in hc_)pe to deliver a high-
open space and protect, enhance den5|t)rfl r%sédenllal developmtiﬂt it
and expand public open space by Supported by open space on fne site
(a-g) [abridged] and improve connections to nearby
recreational areas to the east of the
site.
An efficient city PP C19: Reducing carbon The proposal does not include

033: A low-carbon city
contributes to net-zero
emissions by 2050 and
mitigates climate change

034: Energy and water
flows are captured, used
and re-used

035: More waste is re-used
and recycled to support the
development of a circular
economy

emissions and managing energy,
water and waste efficiently

« A75: Support initiatives that
contribute to the aspirational
objectives of achieving net-zero
emissions by 2050

« A76: Support precinct-based
initiatives to increase renewable
energy generation and energy and
water efficiency

« AT7: Protect existing and identify
new locations for waste recycling
and management

e A78: Support innovative solutions
to reduce the volume of waste and
reduce waste transport
requirements

e A79: Encourage the preparation of
low carbon, high efficiency
strategies to reduce emissions,
optimise the use of water, reduce

sustainability initiatives such as
recycled water, sustainable building
materials, photovoltaics. Initiatives
towards net-zero emissions by 2050,
methods of recycling construction and
ongoing waste should be investigated
in accordance with A75, A76.

Council’'s Environmental
Sustainability Strategy should be
given further consideration when
delivering the proposal.
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waste and optimising car parking
provisions where an increase in
total floor in 100,000sgm

036: People and places
adapt to climate change and
future shocks and stresses

037: Exposure to natural
and urban hazards Is
reduced

038: Heatwaves and
extreme heat are managed

PP C20: Adapting to the impacts of
urban and natural hazards and
climate change

* A81: Support initiatives that
respond to the impacts of climate
change

« AB2 Avoid locating new urban
development in areas exposed to
natural and urban hazards and
consider options to limit the
intensification of development in
existing areas most exposed to
hazards

* A83: Mitigate the urban heat island
effect and reduce the vulnerability
to extreme heat

* A84: Respond to the direction for
managing flood risk in Hawkesbury-
Nepean Valley

« AB5: Consider strategies and
measures to manage flash flooding
and safe evacuation when planning
for growth in Parramatta CBD

The proposal is identified as impacted
by natural hazard zones of flooding
along the eastern portion of the site. It
is intended that the buildings located
on the site be situated outside the
flood affected zone on the lot. This
must be demonstrated to ensure the
proposal is satisfactory under PP
C20.

Initiatives listed in the
abovementioned sustainability
prionties contribute to A83 as to
mitigate urban heat island effect in
the area. The proposal is satisfactory
under PP C20.

5.1.2. Is the planning proposal consistent with the local council’s Community
Strategic Plan or other local strategic plan?

The following local strategic planning documents are relevant to the planning proposal.

Parramatta 2038 Community Strategic Plan

Parramatta 2038 is a long term Community Strategic Plan for the City of Parramatta and it
links to the long-term future of Sydney. The plan formalises several big and
transformational ideas for the City and the region.

The planning proposal works towards the strategies and key objectives identified in the

plan including:

» 1.2 Advocate for affordable and diverse housing choices,
s 6.1 Engage in strategic planning and implement innovative solutions to manage the

growth of our city

3.1.3. Is the planning proposal consistent with the applicable State Environmental
Planning Policies?

The following State Environmental Planning Policies (SEPPs) are of relevance to the site

(refer to Table 5 below).

Table 5 = Consistency of planning proposal with relevant SEPPs
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State Environmental Consistency: Comment
Planning Policies (SEPPs) | Yes=

No = x

N/A = Not applicable
SEPP No 1 Development NIA SEPP 1 does not apply to The Hills
Standards LEP 2012
SEPP 4 — Development Without | N/A This SEPP is not applicable to the
Consent and Miscellaneous subject land under Clause 1.9 of the
Exempt and Complying The Hills LEP 2012
Development
SEPP 6 — Number of Storeys in -~ N/A Standard instrument definitions apply.
a Building
SEPP 33 — Hazardous and NIA This SEPP is not applicable to the
Offensive Development subject land under Clause 1.9 of the

The Hills LEP 2012.

SEPP No 55 Remediation of X The subject site has a high-density

Land residential zoning but is used for
industrial purposes under existing use
rights. A Phase 1 preliminary
contamination investigation report for
the subject site has not been
prepared and should be conditioned
as part of a future Gateway
Determination and exhibited with the
proposal.

If Council is satisfied the site can be
made suitable for residential
purposes should this be supplied and
a Phase 2 to be prepared at the DA

stage.
SEPP 60 — Exempt and NIA This SEPF is not applicable to the
Complying Development subject land under Clause 1.9 of the

Parramatta LEP 2011.

SEPP 64 — Advertising and NIA Not relevant to proposed amendment
Signage May be relevant to future DAs.
SEPP No 65 Design Quality of NG Detailed compliance with SEPP 65
Residential Flat Development will be demonstrated at the time of

making a development application for
the site facilitated by this Planning
Proposal. During the design
development phase, detailed testing
of SEPP 65 and the Residential Flat
Design Code was carried out and the
indicative scheme is capable of
demonstrating compliance with the
SEPP.
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SEPP No.70 Affordable Housing N/A Not relevant to proposed amendment.

(Revised Schemes)

SEPP (Affordable Rental N/A Not relevant to proposed amendment.

Housing) 2009

SEPP (BASIX) 2004 NIA Detailed compliance with SEPP
(BASIX) will be demonstrated at the
time of making a development
application for the site facilitated by
this Planning Proposal.

SEPP (Exempt and Complying Ng May apply to future development of

Development Codes) 2008 the site.

SEPP (Infrastructure) 2007 NG The site is located along classified
road corridor known as Windsor
Road, therefore any future
development will need to comply with
the provisions of the SEPP. May
apply to future development of the
site.

Sydney Regional Environmental | N/A This SEPP is not applicable to the

Plan Mo 18—Public Transport subject land under Clause 1.9 of the

Comdors The Hills LEP 2011

Sydney Regional Environmental The proposed development is not

Plan (Sydney Harbour located directly on the Sydney

Catchment) 2005 Harbour Catchment foreshore. Any
potential impacts as a result of
development on the site, such as
stormwater runoff, will be considered
and addressed appropriately at DA
stage

SEPP (Urban Renewal) 2010 N/A Not relevant to proposed amendment.
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5.1.4. Is the planning proposal consistent with applicable Ministerial Directions

(s.9.1 directions)

In accordance with Clause 9.1 of the EP&A Act 1979 the Minister issues directions for the
relevant planning authorities to follow when preparing planning proposals for new LEPs.
The directions are listed under the following categories:

Hazard and risk

*« & & & @ @

Local plan making

Employment and resources
Environment and heritage
Housing, infrastructure and urban development

Housing, Infrastructure and Urban Development

The following directions are considered relevant to the subject Planning Proposal.

Table 6 — Consistency of planning proposal with relevant Section 9.1 Directions

Relevant Direction

1. Employment and Resourc

Comment

Compliance

Direction 1.1 — Business and
Industrial Zones

This Planning Proposal seeks to rezone the site for
increased height and floor space ratio. Whilst the site
includes existing industrial uses on the site. This has not
been the intended use for the site under THLEP 2012 for
quite some time. A loss of employment uses on the site
will reduce amenity conflicts between the site and
surrounding high density residential land uses and thus
consistent with this direction.

Yes

2. Environment and Heritage

3. Housing, Infrastructure and Urban Development

Direction 3.1 - Residential
Zones

The Planning Proposal is consistent with this direction, in
that it:

« facilitates additional housing in close proximity to
Northmead Shopping Centre and the Parramatta City
Centre that is currently not provided on the site

« provides residential development in an existing urban
area that will be fully serviced by existing infrastructure

« does not reduce the permissible residential density of
land.

Yes

Direction 3.4 - Integrating Land
Use and Transport

The Planning Proposal is consistent with this direction, in
that it:

s will provide new dwellings in close proximity to existing
public transport links

« will enable residents to walk or cycle to work if
employed in the Parramatta City Centre or utilise the
heavy rail service.

« will maintain and provide additional commercial
premises in proximity to existing transport links

« makes more efficient use of space and infrastructure
by increasing densities on an underutilised site.

However, there are difficulties for private vehicular access
between the site and surrounding road network. This is
addressed in the traffic assessment report and requires

Yes
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further work to be completed.

4. Hazard and Risk

Direction 4.3 - Flood Prone
Land

The site does include flood prone land. Whilst flooding
does impact the site, proposed building footprint is outside
the land affected given the location of the road along the
northern edge and open space and setback to the eastern
boundary.

Any potential impacts as a result of development on the
site, such as stormwater runoff, will be considered and
addressed appropriately at DA stage, particularly for
basement parking. This will also include any design detail
required to ensure compliance with Council’'s water
management controls within the Parramatta DCP 2011.

Yes

5. Local Plan Making

Direction 6.1 - Approval and
Referral Requirements

The Planning Proposal does not introduce any provisions
that require any additional concurrence, consultation or
referral.

Yes

Direction 6.2 — Reserving Land
for a Public Purpose

The site is affected by an SP2 zone which provides for
road widening along part of the Windsor Road frontage.

This planning proposal does not seek to remove or alter
the SP2 zone as it affects the site.

The concept scheme provides sufficient flexibility to allow
for this road widening to be provided in the future, if
required

Yes

6. Metropolitan Planning

Direction 7.1 - Implementation
of A Plan for Growing Sydney

This direction works towards ensuring planning proposals
are consistent with the metropolitan region plan. In doing
50, an assessment of the planning proposal has been
carmed out with regards to the G5C's A Metropolis of
Three Cities. This has been included above as part of the
relationship to strategic planning framework under Section
B

Yes

Direction 7.5 — Implementation
of Greater Parramatta Priority
Growth Area Interim Land Use
and Infrastructure
Implementation Plan

The Planning proposal is not located within the Greater
Parramatta Priority Growth Area Interim Land Use and
Infrastructure Implementation Plan although is located

within close proximity of the area.

Yes

5.2

Section C - Environmental, social and economic impact

This section considers the potential environmental, social and economic impacts which may result

from the Planning Proposal.

5.2.1. Is there any likelihood that critical habitat or threatened species, populations
or ecological communities, or their habitats, will be adversely affected as a
result of the proposal?

No, it is unlikely that redevelopment of the existing R4 High Density Residential site will

have adverse impacts on any critical habitat or threatened species, populations or
ecological communities, or their habitats.
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5.2.2. Are there any other likely environmental effects as a result of the planning
proposal and how are they proposed to he managed?

The main potential environmental impacts to be examined in detail with any future
development proposal for the site are:

Urban Design and Built Form

Flooding

Transport and Accessibility Assessment
Contamination

- & @8

Based on the applicant’s reference design, it will remove all industrial uses on the site, introduce
25,740sqm of high-density residential floor space in two blocks labelled as ‘east block’ and ‘west
block’ for approximately 308 apartment dwellings. A copy of the site reference plan is shown
below.

LOMMUNAL OPEN SPACE U0 | | = &
+ DEEP SO ZONE v
fm— — .

04 F

@ —
*INTERICES

Figure 4 — Site Reference Plan, 23-25 Windsor Road Northmead (Source: PTI Architecture)

Urban Design and Built Form

The proposed built form demonstrates a transitional scale between existing high-density residential
developments adjacent to the site. When viewed to the east, the streetscape along Windsor Road,
Northmead includes Northmead Shopping Centre at 2-6 Campbell Street, 4-storey apartment
development at 14-16 Campbell Street, the subject site and 9-12 storey apartment development at
25 North Rocks Road. The massing of the proposed scheme is within generous setbacks, oriented
outside the flood prone area and supported by a proposed road along the northern boundary and
additional pedestrian and cycleway link along the eastern boundary. A comparison in scale of
development is shown below.
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28 NORTHROICX MOAD
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Figure 5 — Built form transition of development along Windsor Road (Source: :‘5Tf Arghffecture)

Matters relating to tree protection, green grid connectivity and site permeability are should
be demonstrated in any site reference plan placed on community consultation should
Council endorse the Planning Proposal, a Gateway Determination be issued or future
Development Application lodged on the site.

Transport and Accessibility

The site fronts Windsor Road which is a classified road connecting Parramatta to Castle Hill and

surrounding Hills District. The adjacent high-density residential sites have vehicle access off local
roads and do not have vehicle access directly from Windsor Road. Vehicle access to the subject

site is restricted and only available directly from Windsor Road.

The applicant's traffic report at Attachment 2 highlights that the weekday morning peak as the
critical, or worse case period for southbound traffic and the site. The report applies vehicle
movements split of 20% entry, 80% exiting under this scenario, which concluded that there would
be approximately 15% increase in total vehicle movements per hour under the Planning Proposal
when compared with existing controls.

Planning Proposal | Permissible De: ment | Difference
AM Peak - IN 20vphIN 17 vph IN +3vph IN
AM Peak - OUT 79 vph OUT 69 vph OUT +10 vph OUT
TOTAL 99 vph 86 vph +13 vph

Figure 6- Traffic generation at subject site (Source: Varga Traffic Planning, p.viii)

Access arrangements for this site are not desirable due to the lane configuration on Windsor
Road. The roadway adjacent to the site includes two lanes northbound and 5 southbound lanes in
Figure 7 which direct traffic as follows:

e Lane 1 - Dedicated left turn slip lane for eastbound travel on James Ruse Drive towards
QOatlands,

 Lane 2 - Dedicated bus lane for buses heading south along Windsor Road towards
Parramatta,

¢ Lanes 3 & 4 — General southbound traffic land towards Parramatta,

o Lane 5 - Dedicated right turn holding lane for westbound travel on James Ruse Drive towards
Westmead.
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Windsor Road Traffic Lanes
82 53 54 S5 N1

Figure 7- Windsor Road traffic lanes adjacent to subject site facing south

The applicant was required to provide a ‘traffic gap analysis’ to demonstrate the frequency of
scenarios when a break in the traffic is available across all 5 southbound traffic lanes to allow for
safe vehicle movements exiting the site, with delays exceeding 2 minutes deemed unacceptable
by Council. The applicant’s traffic report at Attachment 2 accepts that this standard is reasonable
and acknowledges “that vehicles exiting the site across into Lane S3 are likely to experience
delays higher than 2 minutes”. Therefore, Council’s traffic and transport team remain unsatisfied
with the proposed traffic arrangement for the site.

However, given the site is located along a state-classified roadway, the Roads and Maritime
Service (RMS) are the decision making authority with regards to traffic access for the site. The
RMS provided preliminary advice on 21 October 2016 on a previous reiteration of the proposal
(approximately 406 dwellings) and advised the following requirements:

» Driveway to be located on the northern property boundary (as far away as possible from the
James Ruse Drive/Briens Rd/Windsor Rd intersection)

* Driveway to be designed and constructed in accordance with AS2890.1 — 2004 and RMS
requirements (including physical separation between entry and exit movements).

¢ All vehicles to enter and exit the subject site in a forward direction.

s Driveway shall be designed and constructed to take into account future road widening of
Windsor Road (i.e. allowance for same design standards following road widening)

o All structures associated with the planning proposal shall be clear of the road corridor
previously acquired by RMS and dedicated as road (SP2 zoned land)

* This preliminary advice also included clarification that RMS reserve the right for additional
comment following submission of a Planning Proposal or receipt of a Gateway Determination

The proposed vehicle access is provided via a new access road along the northern boundary
connecting to southbound lanes on Windsor Road. Figure 8 below and the supporting traffic
report at Attachment 2 demonstrate that the applicant has satisfied the preliminary traffic
requirements provided by the RMS but not Council.
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®=

Figure 8 - Vehicle access plan for subject site (Source: PTI Architecture)

This vehicle access scenario requires vehicles wishing to head north, west and potentially south
then have the option to either exit James Ruse Drive (Lane S1) onto Pennant Hills Road,
approximately 1.6km south of the Windsor Road interchange, or undertake a U-turn at the
Pennant Hills Road interchange back onto James Ruse Drive.

The parking provision proposed for the site must reflect Council's DCP standards for universal
accessibility, visitor parking and parking standards at the time of development application. Should
the Planning Proposal be endorsed by Council and it receive a Gateway Determination from the
State Government, it is recommended that the application be referred back to RMS for further
comment on traffic and parking matters

Pedestrian connectivity and active transport links are currently constrained for the site and
surrounding area given the large block sizes and high traffic volumes on nearby roads.
Redevelopment of the site via a planning proposal provides strategic opportunities to improve
permeability for Northmead by providing green grid links through the site to high-density
residential properties, nearby schools and recreation facilities. The applicant supplied an updated
Landscape Plan to demonstrate improved connectivity facilitated by the two-way road along the
northern boundary and through-site pedestrian links to the nearby school and adjacent site to the
south.

- 23-25 Windsor Road, Northmead
a hamptons i Landscape Concept

propérty Services

o g P o 0 65 0 e i A e
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Figure 9 — Landscape Concept for subject site (Source: Site Image & FTI Architecture)

Flooding
It is intended under the site reference plan at Figure 3 that the apartment buildings proposed be

situated outside the flood-affected land along the northern and eastern edge of the lot. The site
reference scheme includes generous setbacks (see Figure 3) as a means to satisfy the GSC's
planning priorities on natural hazards and Ministerial Direction 4.3 on Flood Prone Land.

The applicant states that the proposal intends to provide a 3-metre wide easement to mitigate
potential overland flow from the existing Council storm water pipe.

Contamination

Given the historical use of the land for industrial purposes, in accordance with SEPP 55, a Stage
1 preliminary contamination assessment must be undertaken to determine if any further
investigation and subsequent remediation works would be required in order to make the site safe
for the proposed residential purposes.

Should Council endorse the Planning Proposal for Gateway, it is recommended that the applicant
be required to prepare a Stage 1 Preliminary Contamination Report, with the findings concurrently
exhibited with the Planning Proposal and associated documentation should it receive a Gateway
Determination.

3.2.3. How has the planning proposal adequately addressed any social and
economic effects?

Council or State Government does not identify Northmead as a growth precinct and no additional
major precinct for housing are likely to be made by City of Parramatta to meet the 5 year and 20
year housing targets. Any new proposals for new precincts must be justified under strategic
planning objectives other than housing supply.

Local Strategic Planning

Councils are required to prepare a Local Strategic Planning Statement (LSPS) by the State
Government. The LSPS will provide greater weight to strategic planning in the broader plan
making process and any new planning proposal must justify any inconsistency with this
framework. Council is also required to prepare a Local Housing Strategy (LHS) in accordance
with the Central City District Plan. The LHS will convey the type and location of new housing in
the City of Parramatta LGA and identify areas of cultural, environmental, heritage or local
character significance. It will consider supply and demand for housing, local land use
opportunities and constraints, demographic factors and appropriate building typologies to support
a mix of housing. Both the LSPS and LHS will be used in the future to set a strategic framework
for future housing and guide the planning in this area, and across the LGA.

Open Space

The open space provision in the landscape plan provides the opportunity to improve the walking
and cycling network in this area that was not previously possible on the existing industrial site.
The open space provided on the site is north-facing as a means for solar access to these green
spaces to be optimized throughout the year. Further, the designation of two separate multi-level
basement car parks for each block is an important design element for the site as a means to allow
for adequate deep soil and open space provision on the site.

Construction of the proposal and inclusion of additional large tree canopy cover intends to
mitigate the urban heat island effect on the site and surrounding area in Northmead. This
endeavours to reduce the vulnerability of future residents and natural habitat in circumstances of
extreme heat typical of Western Sydney during the summer, which are likely to occur more
frequently because of climate change.
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Council’s Social Infrastructure Strategy requires a minimum of 20% of a high density residential
site to be allocated as useable public open space to ensure that public open space is designed to
provide for a diversity of recreational opportunities and to allow easy adaptation in response to
changing community preferences.

Affordable Housing

The provision of affordable rental housing should be included as part of future VPA negotiations
for the site should Council proceed with the Planning Proposal. Council adopted the Affordable
Rental Housing Policy 2019 which nominates 10% of the land value uplift in areas outside of the
Parramatta CBD be dedicated to Council for the purpose of providing affordable rental housing.
This can either be provided through the dedication of a physical asset or via monetary
contribution and would be considered as part of the overall 50% VPA value identified in the VPA
Policy. It is recommended that Council consider the issue of affordable rental housing as part of
future VPA negotiations in order to reduce rental housing stress for residents and workers within
the LGA especially for sites in close proximity to public transport and services.
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5.3.

Section D — State and Commonwealth Interests
5.3.1. Is there adequate public infrastructure for the planning proposal?

The site is serviced by transport, infrastructure and services. Further investigations will be
untaken to determine whether any upgrade of existing facilities is necessary in

consultation with Council and service providers.The applicant has indicated that they wish
to enter into a Voluntary Planning Agreement and submitted a formal Letter of Offer on 14

June 20189.

A detailed assessment of the applicant's VPA will be provided to Council following LPP
consideration of the Planning Proposal. This will include review of the VPA items such as:
* Monetary contribution offered will be 50% of the land value uplift less the
valuation of works to establish the pedestrian pathway from the south-eastern
corner of the subject site to Campbell Street
+ Dedication of land to facilitate the pedestrian pathway along the eastern site
boundary will be dedicated to Council, at no cost and subdivision of the land.

As per section 2.5.3 of the Policy, VPA negotiations are to be based on capturing 50% of
the value uplift, which is the rate applicable for Planning Proposal’s outside the CBD. The
land value and land value used for the VPA will be prepared by an independent registered
valuer with at least 10 years’ experience in valuing land in New South Wales (and who is
acceptable to Council and the developer) as per section 2.5.4 of the policy. Once the
planning proposal is reported and endorsed by Council and the outcome of the resolution
agreed upon by the applicant, this valuation process will commence.

5.3.2. What are the views of State and Commonwealth public authorities consulted
in accordance with the gateway determination?

As part of the Pre-Gateway assessment of the Planning Proposal, Council referred the
application to Roads and Maritime Service in relation to site access and its location
adjacent to the Windsor Road.

The site is also adjacent to the Northmead High School and a through site link will be
provided between the school and the site. It is recommended that Council also consult
with the Department of Education with regards to providing pedestrian links in proximity to
the school.

The site is also in close proximity to Darling Mills Creek. Consultation should also be
provided to Sydney Water on how the site relates to the creek and whether any additional
infrastructure may be required between the site, the creek and adjacent recreation areas.

Consultation with the State and Commonwealth public authorities will be undertaken once
the gateway determination has been issued.
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PART 4 - MAPPING

This section contains the mapping for this planning proposal in accordance with the DP&E's guidelines on
LEPs and Planning Proposals.
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4.1 Existing controls

This section illustrates the current THLEP 2072 zoning controls which apply to the site.

Current Land Zone

Land Zoning
Zone

[ B2 - Local Centre

[T 86 - Enterprise Corridor

[ R2 - Low Density Residential
[ R3 - Medium Density Residential
[ R4 - High Density Residential
[ SP2 - Infrastructure

3 subject Land
23-25 Windsor Road
Northmead

Figure 10 — Existing zoning extracted from The Hills LEP 2012 Land Zoning Map

Figure 10 illustrates the existing R4 High Density Residential Land Zoning on the site. The zoning
is not proposed to change under the planning proposal.
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Current Height of Buildings

Height of Buildings
Maximum Building Height
3 9m- ()

12m - (M1)

[ 16m - (02)

[ 30m - (U1)

JAVES RUSE DRIVE|

—

[ subjectLand
Northmead

23-25 Windsor Road

Figure 11 — Existing building heights extracted from the THLEFP 2012 Height of Buildings Map

Figure 11 illustrates the existing building height control of 16 metres.
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Item 6.7 - Attachment 1

Current Floor Space Ratio

Floor Space Ratio
Maximum Floor Space Ratio (n:1)
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Figure 12— Existing floor space ratio extracted from the THLEP 2012 Floor Space Ratio Map

Figure 12 illustrates the existing floor space ratio control for the site.
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Current Flood Risk

I 100 Year Flood (Upper Parramatta River)
I 1% AEP Overland Flow - See Note 1

I 1% AEP Overland Flow Fringe - See Note 2
I 20 Year Flood (Upper Parramatta River)
[ 5% AEP Overland Flow - See Note 1

[T 5% AEP Overland Flow Fringe - See Note 2
(] PMF (Upper Parramatta River)
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Environmental

L~ m‘mgm\
N N,

,

[ subjectLand
23-25 Windsor Road

Northmead

Figure 13 — Existing flooding extant extracted from the THLEP 2012 Flooding Map

Figure 13 above illustrates the flooding extant in the vicinity of the site.
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4.2

Proposed controls

The figures in this section illustrate the proposed changes to The Hills LEP 2012 Maps.

Proposed Land Zone
Land Zoning

Zone

[ B2 - Local Centre
[ 86 - Enterprise Corridor

[ R2 - Low Density Residential
[ R3 - Medium Density Residential
Bl R4 - High Density Rosidential
[ $P2 - Infrastructure

Figure 14— Existing R4 zoning maintained in the THLEP 2012 Zoning Map

Figure 14 above illustrates maintained R4 High Density Residential zoning over the site.

Attachment 1

Page 255

Attachment 1

Page 459



Item 18.2 - Attachment 1

LPP Minutes & Report for 23-25 Windsor Road Northmead

Item 6.7 - Attachment 1

Height of Buildings

Proposed Height of Buildings
Maximum Building Height

Planning Proposal Document - Land Use Planning

[ 16m-(02)
(| [ 30m - (U1)

B om- ()
H 3 12m- M1)
| =3 16m-(02)

I 20m - (U1)

Current Height of Buildings
Maximum Building Height

A [ subject Land
N 23-25 Windsor Road
e Northmead

25 metres

Figure 15 — Proposed amendment to the THLEP 2012 Height of Building Map

Figure 15 above illustrates the proposed 30 metre building height over the site. This will allow
GFA to be massed in a higher built form and allow for additional setbacks and open space.
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Floor Space Ratio

Proposed Floor Space Ratio
Maximum Floor Space Ratio (n:1)
CJ18-(s1)

Current Floor Space Ratio
Maximum Floor Space Ratio (n:1)

-

"IEI‘Q,“, STheey

CAMPBELL STREET

JAMES RUSE DRVE

3 subject Land
23-25 Windsor Road

Northmead

Figure 16 — Proposed amendment to the THLEP 2012 Floor Space Ratio Map

Figure 16 above illustrates the proposed 1.8:1 maximum FSR over the site.
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PART 5 - COMMUNITY
CONSULTATION

The planning proposal (as revised to comply with the Gateway determination) is to be publicly
available for community consultation.

Public exhibition is likely to include:

e newspaper advertisement;
e display on the Council's web-site; and
¢ written notification to adjoining landowners.

The gateway determination will specify the level of public consultation that must be undertaken in
relation to the planning proposal including those with government agencies.

Consistent with sections 3.34(4) and 3.34(8) of the EP&A Act 1979, where community
consultation is required, an instrument cannot be made unless the community has been given an
opportunity to make submissions and the submissions have been considered.
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PART 6 - PROJECT TIMELINE

Once the planning proposal has been referred to the Minister for review of the Gateway
Determination and received a Gateway determination, the anticipated project timeline will be
further refined, including at each major milestone throughout the planning proposal’s process.

Table 7 below outlines the anticipated timeframe for the completion of the planning proposal.

Table 7 — Anticipated timeframe to planning proposal process

MILESTONE ANTICIPATED TIMEFRAME

Report to LPP on the assessment of the PP August 2019

Report to Council on the assessment of the PP September 2019

Referral to Minister for review of Gateway determination October 2019

Date of issue of the Gateway determination December 2019

Date of issue or revised Gateway determination (if relevant)

Commencement and completion dates for public exhibition March-April 2020

period

Commencement and completion dates for government April 2020

agency notification

Consideration of submissions May 2020

Consideration of planning proposal post exhibition and July 2020

associated report to Council

Submission to the Department to finalise the LEP September 2020

Notification of instrument October 2020
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The attachments listed below have been included in the Parramatta Local Planning Panel
Business Paper dated 20 August 2019 for the Planning Proposal.

Appendix 1 — Concept Plans

(Council Ref: DO6927217)
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Appendix 2 — Traffic Study

(Council Ref: DOB861071)
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Appendix 3 — VPA Letter of Offer

(Council Ref: D06849527)
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hamptons
gl Property services

11 June 2019

Reference: 207279

The General Manager
Parramatta City Council
PO Box 32

Parramatta NSW 2124

Attention: Mr Kevin. Kuo
Dear Sir

COUNCIL REF: RZ/18/2016 23-25 WINDSOR ROAD, NORTHMEAD
Hamptons Property Services Pty Ltd (Hamptons) acts on behalf of Strata Plan 47006.

The aforementioned planning proposal is currently being considered by the City of Parramatta Council (PCC)

and a number of meetings have been held with both strategic planning and urban design staff.

The amended reference design prepared by PTI Architecture & Interiors responds directly to the
amendments requested by PCC staff at our meeting of 2 May 2019, in which the following design amendment

was requested:

o Despite potential non-compliances that may result in terms of solar access and cross ventilation
requirements, as specified in the NSW Apartment Design Guide (ADG), the angled position of the
building form, facing north, with a wider throat to the common open space areas, is to be narrowed,

with the buildings to present with a regular position and form.

To respond to this, is a revised reference design, which demonstrates the building forms in the positions, as
desired by the PCC, is provided. The only minor deviation is the western section of the western building form,
which remains positioned on a 10-degree angle from the balance of the building. This will ensure that a
maximum proportion of sunlight is able to strike the northern face of that wall to enable compliance with

the ADG.

While we appreciate PCC’s position that regularised building forms are preferred, the minor angle of the
building ensures that a reference design is being considered by the consent authority that is satisfactory in
terms of future amenity and will allow for the establishment of sound planning principles. From a design
perspective, having regard to neighbouring developments, the 10-degree angle shows a more responsive
alignment to the Windsor Road frontage which responds to the existing buildings to both the north-west and
south-east of the site as they face the roadway.

Head Office: Suite 404 | 203 - 233 New South Head Road | Edgecliff 2027
Parramatta Office: Suite 4103 | 11 Hassall Street | Parramatta 2150

Postal Address: PO Box 954 | Edgecliff 2027
L) 029386 7000 (&) www.hamplonspropertyservices.com
‘ Hamptons Property Services Pty Ltd | ABN 86 141 622 433
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Figure 1: Extract of building layout on the subject site, showing consistent building alignment to Windsor Road

The proponent has relaxed the other angled building forms previously presented to PCC, which were, for the
majority, on a 20-degree angle to maximise the northern orientation for solar access to the northern facades
of the building. The project team was of the opinion that, given the orientation of the site, the angled forms
previously shown would provide greater opportunity for solar access into the buildings, as well as providing
a more ‘relaxed” built form that was responsive to its urban context, as opposed to such a solid and rigorous
urban block form. That said, the Proponent accepts PCC’s Urban Design comments to reduce the proportion

of angled buildings as previously proposed.

Figure 2: Previous reference design, demonstrating angled building forms

A AIA__L2\

hamptons 2
property services
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P

The angled nature of the western building makes good urban planning sense having regard to the position
of built form on the neighbouring sites which is responsive to these and suitably characteristic of the location

as one heads towards the major intersection of Windsor Road and North Rocks Road.

What do the amendments mean for the reference design?

Apartment Configuration
The amendments to the reference design result in the following potential apartment configuration, which is

generally consistent with the previous reference design prepared by PTI.

Table 1: Amended Apartment Configuration

Apartment Type ' No. of Apartments [ % of Total
Studio '8 [3%
1-Bed . [17%
T oo
T Em
308 100%

Floor Space Ratio

The aforementioned configuration yields a floor space ratio of 1.8:1.

Solar Access & Cross Ventilation

86% of the apartments in the reference design achieve solar access at mid-winter for a minimum of 2 hours.
This figure has been materially improved over the previous PTI reference design, by adjusting the internal
layout of the apartments to ensure that a maximum number of apartments have their habitable living spaces

on the exterior face of the building.
70.1% of the reference design has the potential to achieve adequate cross ventilation.

Therefore, as a reference design, the built form demonstrates that the requirements for apartment amenity

may be achieved.

Building Separation

In relation to building separation within the site:

o The eastern and western building have a separation distance of 28 m
o Between the two principal forms, the eastern building has a separation distance of 30 m

o Between the two principal forms, the western building has a separation distance of 33 m.

Full compliance with the ADG is therefore achieved within the site, based on the reference design.

hamptons 3
property services
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In terms of separation distances to the adjoining sites, the principle contained at Section 2F has generally
been relied upon, other than the deviation agreed with PCC, that a 9 m separation distance to the northern

and southern boundaries is adequate.

To the west, the building form is set back 25 m from the Windsor Road frontage and aligns with the setback
of the development directly south of the site at 25 North Rocks Road. This will create a consistent appearance
of built form to Windsor Road and will not dominate the visual landscape. Further, the setback distance will

also provide visual relief having regard to the height of the building.

To the eastern side of the site, the building is set back a minimum distance of 22 m, increasing to a maximum

distance of 30m.

Communal Open Space & Deep Soil Planting

In relation to communal open space and deep soil planting, the amended scheme will provide the following:

o 49% of the site area will be furnished with common open space, being above the threshold
requirement of 25%

o Of the common open space area 82% will achieve more than 2 hours of direct solar access at mid-
winter

o 48% of the site area will contain soft (deep soil) landscaping.

On-Site Car Parking
To ensure that adequate on-site car parking is achieved, the reference design demonstrates that 392 car
parking spaces may be provided which exceeds the lower rate which the application seeks to rely upon, being

the PCC rate, where a site is within 400 m of a bus stop.

Summary of Amendments Sought

The revised reference design therefore seeks for the following changes to the planning controls:

o To impose an amendment to increase the development standards for height of buildings and floor
space ratio on the subject site, through Schedule 1 of the PLEP

o To impose a height of building standard, in accordance with Clause 4.3 of the PLEP, to a maximum
RL of 55.6 at the western end of the site and RL 52.5 at the eastern end of the site, excluding the
provision for building services, which may be above this.

o Toimpose a floor space ratio in accordance with Clause 4.4 of the PLEP of 1.8:1

It is anticipated that, as part of any future gateway determination, PCC would be seeking a condition for

the preparation of a site-specific development control plan, which is accepted by Proponent,

‘. hamptons 4
|

property services
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Voluntary Planning Agreement

It is understood that PCC seeks to implement a walkway from the rear of subject site, through the Northmead
Creative and Performing Arts School and exiting at Campbell Street, to improve pedestrian accessibility to
the local shopping facilities and services at the Northmead Shopping Village, to the north-west of the subject
site. This will have a material improvement for future residents within the development, as well as for those
residing in nearby developments. The principal outcome will be a material improvement to the pedestrian
experience, which will enable people to avoid the Windsor Road frontage and instead traverse through
quieter sections of the suburb that benefit from passive surveillance of adjoining developments. The

provision of such infrastructure is clearly in the public interest.

This being the case, once PCC has agreed on the location of the pathway, the proponent is willing to pay a
contribution towards the implementation of this from the south-eastern corner of the site boundary to

Campbell Street on a rate per square metre basis.

In relation to the upswing in value that is afforded to the site as a result of additional floor space, the subject
site does not have an existing floor space control in accordance with clause 4.4 of the PLEP. However, when
other relevant development standards are applied, the floor space ratio currently attributable to the site is
approximately 1.5:1. This being the case, it is proposed that the value uplift payment would be on the basis
of 50% of the increased value, based on a floor space difference of 0.3:1. This is set out in the attached

template letter provided by PCC.

Additional Traffic Matters
The additional traffic matters that have been raised by PCC are addressed under separate correspondence

prepared by Varga Traffic.

Conclusion

The amended reference design prepared by PTI Architecture and Interiors demonstrates what is understood
to be the desired outcome from PCC's perspective in terms of building alignment and urban form, as it relates
to adjoining sites. This has been achieved on the basis of reasonable amendments to the planning controls,

while retaining the zoning that benefits the land.

This being the case, it is requested PCC now report this matter and allow for it to proceed to the Department

of Planning & Environment for a gateway determination.

It is relevant to note that the proposal is not subject to the Council Resolution 15.1 of the Full Council Meeting

on 10 December 2018 (F2018/01063 - DD6520780), which resolved:

‘. hamptons ' g
1 property services
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fa) That Council not progress with new site specific planning proposals that are seeking an increase in
residential density in areas outside of the Parramatta CBD during 2019 until work on both Council’s

new Local Strategic Planning Statement and Local Housing Strategy is completed
Therefore, this planning proposal may proceed.
Should you have any further queries, please do not hesitate to contact the undersigned.

Yours sincerely,

Gg’gfﬁm%_' -

Kristy Hodgkinson

Director

‘. hamptons g
|

property services
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NO SOLAR IMPACT AT 9AM

T OSOLAR IMPACT ANALYSIS - PAM

SOLAR IMPACT AT 11AM
TOTAL SOLAR AREA : 5137M2
SOLAR ZONE : 4510M2 89.7%
SHADOW IONE : 527M2 10.3%

( E ;OU\R IMPACT AMALYSLS - 11AM
% SHADOW ZONE 7 /2 SOLAR ZONE

SOLAR IMPACT AT 10AM
TOTAL SOLAR AREA : 4577M2
SOLAR ZONE : 4363M2 95.4%
SHADOW ZONE : 209M2 4.6%

7 SOLAR IMPACT ANALYSIS - 10AM

SOLAR IMPACT AT 12PM
TOTAL SOLAR AREA : 5511M2
SOLAR ZONE : 4767M2 86.5%
SHADOW ZONE : 744M2 13.5%

AOSOLAR IMPACT ANALYSIS - 12PM

THIS IS A STUDY OF THE SOLAR IMPACT OF THE PROPOSED DEVELOPMENT ONTO THE SOUTH ADJACENT APARTMENT 23-25 NORTH
ROCKS ROAD. USING A SIMPLE PERCENTAGE FIGURE OF EXISTING SOLAR ACCESS COVERAGE TO THE PROPOSED
OVERSHADOWING COVERAGE PER HOUR, THE OVERALL MEAN SHADOW IMPACT IS LESS THAN 20%
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GFA & FSR CALCULATIONS

PROJECT NO.: P537

ADDRESS: 23-35 WINDSOR ROAD, NORTHMEAD
REVISION/ DATE: 30TH JAN 2019
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Landscape Concept

The landscape provides a comprehensive landscape setting to the buildings, and creates strong separation and greening between adjacent properties. The streetscape is to have a high quality
public domain, with strong definition of buiiding entries and distinctive address. Publically accessible common open space is provided in three large areas, with these providing a broad range of
amenity areas from playground and exercise, barbeque and seating shelters, passive open lawn areas, and loop walkways throughout. Podium level landscape areas also provide strong amenity
with similar programme of lawns, gardens, loop walkways and amenity shelters. Ground floor apartments have been provided courtyards with lush gardens that provide a green edge to adjoining
open space areas. The landscape is to be activated by the strong amenity provided, and CPTED principles addressed with overlooking and clear sighlines around open space areas.
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23-25 Windsor Road, Northmead Landscape Concept
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23-25 Windsor Road, Northmead
Landscape Concept

Prepared for: Hamptons Property Services
By: Site Image Landscape Architects
Architect: PTI Architecture

Date : 15 July 2019
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Landscape Concept

The landscape provides a comprehensive landscape setting to the buildings, and creates strong separation and greening between adjacent properties. The streetscape is to have a high quality
public domain, with strong definition of building entries and distinctive address. Publically accessible common open space is provided in three large areas, with these providing a broad range of
amenity areas from playground and exercise, barbeque and seating shelters, passive open lawn areas, and loop walkways throughout. Podium level landscape areas also provide strong amenity
with similar programme of lawns, gardens, loop walkways and amenity shelters. Ground floor apartments have been provided courtyards with lush gardens that provide a green edge to adjoining
open space areas. The landscape is to be activated by the strong amenity provided, and CPTED principles addressed with overlooking and clear sighlines around open space areas.

hamptons
property services

7@ SITE IMAGE
[ 4

Landscape Concept
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23-25 Windsor Road, Northmead Landscape Concept
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VARGA TRAFFIC PLANNING riy Ltd

Transport, Traffic and Parking Consultants O O e

ACN 071762 537 ABN 88 071 762 537

14 June 2019
Ref 18576

Felicity Roberts

Parramatta Council

P.O. Box 32
PARRAMATTA NSW 2124

Attn: Ms Felicity Roberts
E: FRoberts@cityofparramatta.nsw.gov.au

Dear Felicity,

PLANNING PROPOSAL RZ/18/2016
PROPOSED RESIDENTIAL DEVELOPMENT
23-25 WINDSOR ROAD, NORTHMEAD
PROPOSED VEHICULAR ACCESS ARRANGEMENTS - ADDENDUM ASSESSMENT

Introduction

This addendum traffic assessment has been prepared in response to comments
received from Council in relation to Varga Traffic Planning’s previous assessment
dated 12 March 2019. The following information is provided in response to the issues
raised by Council in their latest comments.

Proposal

I understand that under the current LEP planning controls that apply to the site.
including the R4 zoning and the 16m height limit. the site has the potential to achieve
a yield in the order of 270 dwellings, equating to an FSR of approximately 1.5:1.

The Planning Proposal seeks to increase the height controls that currently apply to the
site as well as increase the FSR to 1.8:1. The proposed amendments to the LEP
thereby result in a potential yield of 308 dwellings — i.e. a nerr increase of 38
dwellings over and above the current controls (down slightly from the previous 310
dwellings in the previous VTP assessment).

It is envisaged that off-street parking will be provided in basement car parking areas
located underneath the respective buildings. in accordance with the parking rates
specified in Council’s Parramatta DCP 2011 for high density residential flat
buildings in sub-regional centres. Vehicular access to the site remains proposed via a
new entry/exit driveway located at the north-western end of the Windsor Road site
frontage.

Sutte 6, 20 Young Street, Neutral Bay NSW 2089 - PO Box 1868, Neutral Bay NSW 2089 - Ph: 9904 3224
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In this regard, reference is made to comments received from Council’s Urban Design
Department, dated 13 November, 2018, under the “Site Access and Circulation™

section, which notes:

“Vehicular access should be provided as a 2-way and 24hr access-way. Given the uniikely
possibility for vehicular access to the rear of the site through a dedication from the adjacent
Northmead Creative and Performing Arts School and proximity of the south-west corner to
the highway mtersection, it is understood that the only reasonable vehicular access point to
the site is on the north-west corner, off Windsor Road. However, the proposal should maintain
the potential for future connections to the centre and rear”.

Further to the above, Council’s latest comments also notes the following:

“Council’s officer notes that RMS has already advised the applicant that they raised no
objections to the original proposed plan (406 units) prior to the lodgement of the Planning
Proposal. Council will therefore carry out formal consultation with the RMS should the PP
proceed to Gateway Determination as part of the public exhibition phase where the updated
traffic report will be provided accordingly".

A recent aerial image of the site in relation to the Windsor Road and the James Ruse
Drive intersection is reproduced below.

Existing Lane Configuration

Windsor Road directly outside the site comprises two northbound traffic lanes and 5
southbound traffic lanes, comprising the following:

* Lanel:
Lane 2:
Lane 3:
Lane 4:
Lane 5:

LRI ]

dedicated left turn slip lane for vehicles turning left onto James Ruse Drive
dedicated Bus Lane for buses heading south along Windsor Road

general traffic lane for vehicles heading south along Windsor Road

general traffic lane for vehicles heading south along Windsor Road

right turn holding lane for vehicles turning right onto James Ruse Drive

Existing & Future Public Transport

There are currently six bus services that operate along Windsor Road. directly past the
site, with the nearest bus stops located approximately 160m walking distance to/from
the site including the 601, 603, 604, 606, 609 and 706 services along with the high-
frequency intra-regional Metrobus M60.
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The M60 service operates between Homsby and Parramatta seven days per week, with
weekday services every 15 minutes (every 10 minutes during the morning and
afternoon peak) and weekend services every 20 minutes. The abovementioned bus
services also connect with train services at numerous suburban railway stations
including Parramatta, Blacktown, Hornsby and Pennant Hills.

Furthermore, the new Parramatta Light Rail is one of the NSW Government’s latest
infrastructure projects being delivered to serve a growing Sydney.

Stage 1 will connect Westmead to Carlingford via the Parramatta CBD and Camellia,
with a two-way track spanning 12kms. and is expected to open in 2023. The Stage 1
route will link Parramatta’s CBD and Railway Station to the Westinead Health
precinct, Parramatta North Urban Transformation Program, the new Western Sydney
Stadium. the Camellia Precinct. the new Powerhouse Museum, the private and social
housing redevelopment at Telopea, Rosehill Gardens Racecourse and three Western
Sydney University campuses. A map of the Stage 1 route is shown below.

Stage 1 of the project will deliver 16 new stations, including “Factory Street” which
will be the closest station to the subject site and located approximately 1.2km south of
the site — i.e. a 12-16 minute walk. High frequency “turn up and go” services will be
provided from early morning to late evening. including every 7.5 minutes throughout
the day.

Planning work for Stage 2 of the project, between Camellia and Strathfield via
Sydney Olympic Park. is being developed in collaboration with Sydney Metro West,
Australia’s largest public transport infrastructure project. The Stage 2 route will
include 10-12 new stations over a 10km, two-way track.
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Existing Traffic Conditions & Gap Analysis

An indication of the existing traffic conditions on the road network in the vicinity of
the site is provided by peak period traffic surveys undertaken by R.O.4.R Data on
behalf of Terraffic. the traffic and transport consultant previously engaged on the
Planning Proposal.

The traffic surveys were undertaken in Windsor Road. directly outside the subject
site, on Tuesday 14™ March. 2017. The results of the traffic surveys are attached in
full and reveal that:

. southbound traffic flows in Windsor Road past the site during the weekday
morning network peak period of between 7:00am-8:00am is in the order of
2.750 vehicles per hour (vph)

=  southbound traffic flows in Windsor Road past the site during the weekday
afternoon network peak period of between 5:15pm-6:15pm is significantly
lower and in the order of 1,450 vph.

In addition to the peak period traffic counts undertaken in 2017, a video and gap
analysis study was undertaken by Matrix Traffic & Transport Data on Tuesday 30%
and Wednesday 31 October, 2018, between 6:30am-11:30am and again between
2:00pm-7:00pm. The raw data files of the video and gap analysis are provided under
separate cover.

With respect to the future residential uses on the subject site, the weekday morning
peak period is the critical, or worst-case, period for this vehicular access analysis as
that is the period with the highest volume of southbound traffic on the road network
and the period with the highest volume of traffic exiting the site — i.e. when residents
are leaving home to head to work and therefore entering the road network.

In order to determine the time drivers typically require to enter the road network
traffic flow, reference is made to the Austroads publication, Guide to Road Design
Part 44: Unsignalised emd Signalised Intersections, Table 3.4: Critical Acceptance
Gaps and Follow-Up Headways. An extract of Table 3.4 is reproduced below.

_ Guide to Road Design Part 4A: and Sigr I ti

Table 3.5:  Critical acceptance gaps and follow-up headways

uit oo
Maovement Diagram Description ‘ (sec) (sac)
Left tum "LEEI] Not interfering with A 14-40 2-3
=< UEU-E <€ Requiring A to slow 5 23
Crossing M Two lane/one way 4 2
> A > Three lanefone way & 3
X h Four lanelone way B 4
- -+ = Two laneftwo way 5 3
Four lane/two way & 5
Six lane/two way 8 5
v
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In essence. Austroads research indicates that a driver typically requires a 5 second
“critical acceptance” gap to make a left turn into the traffic flow whilst subsequent
drivers immediately afterwards require a “follow-up headway™ gap of between 2 and
3 seconds to make the same left turn.

For the purposes of this assessment. it has been assumed that a gap of 5-7 seconds
would allow 1 car to exit the site into Lane 1. a gap of 8-9 seconds would allow 2 cars
to exit, a gap of 10-11 seconds would allow 3 cars to exit, a gap of 12-13 cars would
allow 4 cars to exit, and so on.

The previous FTP assessment was based on the weekday morning peak period of
7:00am-8:00am as that was the peak houwr determined by the R.O.4.R Data survey.
Notwithstanding, Council’s latest comments advise that assessment should be based
on the weekday morning peak period of 8:00am-9:00am “as this is considered to be
the true peak given school drop-offs”.

By way of comparison, the R. 0.4 R Data traffic surveys undertaken in Windsor Road.
directly outside the subject site on Tuesday 14™ March, 2017, revealed that:

. southbound traffic flows in Windsor Road past the site during the weekday
morning network peak period of between 8:00am-9:00am is in the order of
2.450 vph (compared to 2,750 vph between 7:00am-8:00am)

In any event, the gap analysis raw data has been re-reviewed during the weekday
morning peak period of 8:00am-9:00am (as requested by Council), and in particular,
the number of gaps in southbound traffic flow in Lane 1 (i.e. the kerbside lane). The
results of the traffic surveys reveal that:

- on Tuesday 30™ October 2018, during the morning network peak period there
were approximately 48 gaps of 5 seconds or more in southbound traffic flow in
Lane 1 which would allow approximately 117 potential vehicles to exit the site
onto Windsor Road

. during the same Tuesday morning period there were 15 gaps (of 5 seconds or
more) in southbound traffic flow in Lane 2 (i.e. the Bus Lane). with an average
gap time of 96 seconds per gap

»  during the same Tuesday morning period there were 56 gaps (of 5 seconds or
more) in southbound traffic flow in Lane 3., with an average gap time of 24
seconds per gap

- on Wednesday 31% October 2018, during the morning network peak period there
were approximately 66 gaps of 5 seconds or more in southbound traffic flow in
Lane 1 which would allow approximately 150 potential vehicles to exit the site
onto Windsor Road

= during the same Wednesday morning period there were 19 consecutive gaps (of
5 seconds or more) in southbound traffic flow in Lane 2 (i.e. the Bus Lane).
with an average gap time of 126 seconds per gap

Ll during the same Wednesday morning period there were 42 gaps (of 5 seconds or
more) in southbound traffic flow in Lane 3., with an average gap time of 32
seconds per gap.
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Parking Rates

As the site was previously located within The Hills LGA, prior to the border
realignment in 2016, reference is made to The Hills DCP 2012, Part B, Section 3,
Residential Flat Buildings, Section 3.19 — Car Parking which nominates the
following parking rates:

The Hills DCP 2012

1 bedroom wmt
2 bedroom unit:
3 bedroom umt:

1 space per dwelling
2 spaces per dwelling
2 spaces per dwelling

Visitors: 2 spaces per 5 dwellings

The site however is now located within the Parramatta LGA. therefore reference is
also made to Parramatta DCP 2011, Part 3, Development Principles, Table 3.6.2.3 —
Minimumm Car Parking Rates which nominates the following parking rates for
developments nor located within 400m walking distance of a transitway bus stop or
railway station:

Parrvamatta DCP 2011
1 bedroom umt: 1 space per dwelling

2 bedroom umt:
3 bedroom umt:
Visitors:

1.25 spaces per dwelling
1.5 spaces per dwelling
0.25 spaces per dwelling

By way of further comparison. reference is also made to the Roads and Maritime’s
publication Guide to Traffic Generating Developments, Section 5 — Parking
Requirements for Specific Land Uses (October 2002).

The RMS Guidelines are based on extensive surveys of a wide range of land uses and
nominates the following off-street parking rates for high density residential flat
buildings:

RMS Guidelines

1 bedroom umt: 0.6 spaces per dwelling
2 bedroom unit: 0.9 spaces per dwelling
3 bedroom unit: 1.4 spaces per dwelling
Visitors: 1 space per 5 dwellings

Since the previous FTP assessment. the indicative bedroom mix has been confirmed
as follows:

Studio umit:

1 bedroom umit:
2 bedroom unit:
3 bedroom unit:
TOTAL:

8 dwellings
53 dwellings
195 dwellings
52 dwellings
308 dwellings

Application of the various parking rates to the proposed yield of 308 apartments
yields the following parking requirements:

The Hills DCP 2012 Parramatta DCP 2011 RMS Guidelines
Residents 555 spaces 383 spaces 285 spaces
Visitors 123 spaces 77 spaces 62 spaces
TOTAL 678 spaces 460 spaces 347 spaces

Vi
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It should be noted that the parking rates specified in The Hills DCP 2012 are
considered extremely high comparative to other LGAs within greater Sydney,
primarily due to the historical lack of rail infrastructure in the area.

By comparison, the parking rates specified in the Parramatta DCP 2011 are much
lower and reflective of high density residential developments in areas with good
access to a range of public transport services including bus and rail such as the subject
site.

The parking rates specified in the RMS Guidelines are lower again and reflective of
high density residential developments in areas with excellent access to a range of
public transport services including bus and rail.

As noted in the foregoing. there are currently six bus services which operate along
Windsor Road past the site, including high-frequency Merrobus services. In addition.
the new Parramatta light rail is under construction, with the nearest future station to be
located approximately 1.2km walking distance south of the site.

As such, it is considered that the parking rates specified in the Parramatta DCP 2011
are the most appropriate rates to apply to the Planning Proposal.

Projected Traffic Generation

The traffic implications of development proposals primarily concern the effects of the
additional traftic flows generated as a result of a development and its impact on the
operational performance of the adjacent road network.

An indication of the traffic generation potential of the Planning Proposal is provided
by reference to the Roads and Maritime Services publication Guide to Traffic
Generating Developments, Section 3 - Landuse Traffic Generation (October 2002)
and the updated traffic generation rates in the RMS Technical Direction (TDT
2013/04a) document.

The TDT 2013/04a document specifies that it replaces those sections of the RMS
Guidelines indicated. and must be followed when RMS is undertaking trip generation
and/or parking demand assessments.

The RMS Guidelines and the updated TDT 2013/04a are based on extensive surveys
of a wide range of land uses and nominate the following “Sydney Average™ traffic
generation rates which are applicable to the development proposal:

High Density Residential Flat Dwellings (Sydney Average)
AM 0.19 peak hour vehicle trips per unit
PM: 0.15 peak hour vehicle trips per unit

Notwithstanding, previous advice received by Council based on the Journey to Work
data provided by the NSW Bureau of Statistics indicates that for a residential
development located within the Northimead area. the “Rockdale” traffic generation
rates should apply as they both exhibit similar travel mode characteristics.

Appendix B3 of the TDT 2013/04a therefore nominates the following traffic
generation rates which apply to the Rockdale area, and in theory, the Northmead area
as well:

Vil
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High Density Residential Flat Dwellings (Rockdale)
AM: 0.32 peak hour vehicle trips per unit
PM: 0.18 peak hour velucle trips per unit

Application of the above traffic generation rates to the potential 308 apartments
outlined in the amended Planning Proposal yields a traffic generation potential of
between 46 vph and 59 vph using the “Sydney Average™ rates and between 55 vph
and 99 vph using the “Rockdale” rates.

Svdney Average Rockdale
AM 308 units @ 0.19 vip/unat = 59 vph AM 308 umts @ 0.32 vip/unit = 99 vph
PM: 308 unats @ 0.15 vip/unat = 46 vph PM: 308 umts @ 0.18 vip/unit = 55 vph

By way of comparison. application of the above traffic generation rates to the
potential for 270 apartments permissible under the current planning controls yields a
traffic generation potential of between 41 vph and 51 vph using the “Sydney
Average™ rates and between 49 vph and 86 vph using the “Rockdale” rates.

Svdney Average Rockdale
AM 270 unats @ 0.19 vtp/unat = 51 vph AM 270 umts @ 0.32 vip/unat = 86 vph
PM: 270 units @ 0.15 vtp/unat = 41 vph PM: 270 units @ 0.18 vtp/unit = 49 vph

As noted in the foregoing. with respect to the future residential uses on the subject
site, the weekday morning peak period is the critical, or worst case, period for this
vehicular access analysis as that is the period with the highest volume of southbound
traffic on the road network and the period with the highest volume of traffic exiting
the site — i.e. when residents are leaving home to head to work and therefore entering
the road network.

If a 20/80 split is applied to the (Rockdale) AM traffic volumes specified above (i.e.
20% entering & 80% exiting), the nert increase in vehicles exiting the site during the
weekday morning network peak period between the Planning Proposal and a
development under the current planning controls is just 13 vph, or approximately /
vehicle every 4.6 minutes. as detailed in the table below.

Planning Propoesal | Permissible Development Difference
AM Peak - IN 20 vph IN 17 vph IN +3 vphIN
AM Peak — OUT 79 vph OUT 69 vph OUT +10 vph OUT
TOTAL 99 vph 86 vph +13 vph

The amended gap analysis detailed earlier in this traffic study, which was based on
surveys conducted over a nvo-day period, focusing on the weekday morning peak
period of 8:00am-9:00am (as requested by Council), indicates that during that hour
period, there were sufficient gaps in southbound traffic flow in Lane 1 to allow
between 117 vehicles and 150 vehicles to exit the site onto Windsor Road.
Furthermore, the results also indicate that there is an average gap time of 111 seconds
per gap into Lane 2 and an average gap time of 28 seconds per gap into Lane 3
(averaged between the two survey days).

Notwithstanding. Council’s latest comments noted that the above assessment is based
on each lane in isolation, not the through lanes on Windsor Road as a whole.

Vi
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Council’s traffic team “observed the raw data associated with the video and gap
analysis and identified that there were periods of 2 fo 3 minutes where there was no
gap greater than 5 seconds in these travel lanes at the same time. Average delays for
cars exiting the site onto Windsor Road are likely to be higher than 2 minutes”.

Whilst a re-review of the raw data associated with the video and gap analysis by VTP
indicates that Council’s above comments are reasonable, and that vehicles exiting the
site across into Lane 3 on Windsor Road during the weekday morning peak period are
likely to experience delays higher than 2 minutes, Council also acknowledges that
“the site is located at the confluence of a major through traffic route (Windsor Road
the James Ruse Drive on-ramp) which means that even development of the site within
current planning controls are likely to be subject to egress issues during the morning
peak”.

Access Driveway Design

Reference to Table 3.1 & Table 3.2 in 4S2890.1:2004 which indicates that for a Class
1A development with between 301 and 600 parking spaces, accessed from an arterial
road. a Category 4 driveway is required. that is, entry and exit driveway widths of
between 6m-8m each, with a lin-3m separation distance.

The site frontage is of sufficient width that the above parameters should be able to be
accommodated without issue, subject to detailed design at DA stage.

Traffic Implications

Further reference to the Journey to Work data indicates that “place of employment”
splits for residents living within the Northimead area are detailed in the table below.

Whilst the precise future percentage split for drivers wishing to exit into either Lane 1
or Lane 3 is difficult to accurately quantify, it is expected that during the weekday
morning peak period, the majority of future residents exiting the site will turn left out
of the site into Lane 1 and then left onto the James Ruse Drive on ramp as that will be
the easiest option. Drivers wishing to head north, west and potentially south then have
the option to either exit James Ruse Drive onto Pennant Hills Road. approximately
1.6km south of the Windsor Road interchange, or undertake a U-turn at the Pennant
Hills Road interchange back onto James Ruse Drive. Potential departure routes are
also noted in the table below.

Sydney Area % Split Potential Departure Route During AM Peak
Blacktown 5% James Ruse Dr to Parramatta Rd and M4 Motorway
Baulkham Hills 12% James Ruse Dr to Pennant Hills Rd & U-turn back to Windsor Rd
Carlingford 4% James Ruse Dr to P t Hills Rd
Parramatta 41% James Ruse Dr to Victoria Rd or Hassall Street
Fairfield 3% James Ruse Dr to Parramatta Rd or M4 Motorway
Merrylands 4% James Ruse Dr to Parramatta Rd or M4 Motorway
Auburn 5% James Ruse Dr to Parramatta Rd or M4 Motorway
Ryde/Hunters Hill 9% James Ruse Dr to Victoria Rd
Chatswood/Lane Cove 4% James Ruse Dr to Pennant Hills Rd & M2 Motorway
Sydney Inner City 13% James Ruse Dr to Victoria Rd or M4 Motorway
TOTAL 100%
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Whilst it is acknowledged that there will inevitably be a percentage of future residents
that will seek to exit the site into Lane 3 on Windsor Road. including during the
weekday morning peak period, the future site access driveway width of between 6m-
8m (as required by A4S52890.1:2004), will give drivers the option to either keep on the
left side of the exit driveway and enter Lane 1 (quicker option) or keep on the right
side of the exit driveway and enter Lane 3 (longer option). Consideration could also
be given to signposting and/or linemarking the exit driveway into two lanes which
may assist future residents and assist in minimising exit waiting times.

It should also be noted that once the Parramatta light rail is complete. it would be
unsurprising if the travel modes of future residents living within the development
would be closer aligned to the “Sydney Average” traffic generation rates which would
in turn, reduce the abovementioned exiting volumes even further.

Conclusion

Based on the analysis and discussions presented within this report, the foregoing
assessment has found that the nert difference in traffic generation potential of a high
density residential development on the subject site when comparing the Planning
Proposal scheme and a scheme permissible under the current planning controls is just
13 vph when using the “Rockdale™ traffic generation rates (comprising 3 vph IN and
10 vph OUT).

Furthermore, there are sufficient gaps in the existing southbound traffic volumes
along Windsor Road past the site to adequately allow the anticipated volume of
development traffic expected to exit the site during the worst-case scenario, that
being, the weekday morning network peak period.

Whilst the majority of development traffic is expected to exit the site into Lane 1
during the weekday morning peak period, as that will be the easier/quicker option, the
future design of the site access driveway will be sufficiently wide enough to
accommodate rvo exit lanes, thereby giving drivers the option to either keep on the
left side of the exit driveway and enter Lane 1 or keep on the right side of the exit
driveway and enter Lane 3.

It is therefore reasonable to conclude that the amended Planning Proposal will not
have any unacceptable implications in terms of road network capacity or access
arrangements.

I trust this advice satisfies your requirements. Please do not hesitate to contact me on
telephone 9904 3224 should you wish to discuss any aspect of the above.

Yours sincerely

7/ —

Chris Palmer
Traffic Engineer B.Eng (Civil)
Varga Traffic Planning Pty Ltd
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Owners Corporation of Strata Plan 47006. 23-25 Windsor Road, Northmead

4 June 2019

The General Manager
City of Parramatta Council
PO Box 32

Parramatta NSW 2124

Dear Sir/Madam

Planning Agreement Offer

The Owners Corporation of Strata Plan 47006 offers to enter into a Planning Agreement with Council
under section 7.4 of the Environmental Planning and Assessment Act 1979 in connection with RZ
18/2016 for the site located at 23-25 Windsor Road, Northmead.

Strata Plan 47006 accepts the terms as generally set out in the Council's Planning Agreement
template and in the following table:

Item Terms

Parties City of Parramatta Council

The Owners Corporation of Strata Plan 47006

Land 23-25 Windsor Road, Northmead
Strata Flan 47006

Planning Proposal / RZ 18/2016 seeks to amend, by Schedule 1, the

Development Application development standard for height of buildings to a maximum
RL of 55.6 at the western end of the site and RL 52.5 at the
eastern end of the site, excluding the provision for building
services, which may be above this.

RZ 18/2016 also seeks to impose a floor space ratio in
accordance with Clause 4 4 of the PLEP of 1.8:1

Monetary Contribution The monetary contribution offered will be 50% of the value
uplift, between the existing floor space ratio and the proposed
floor space ratio, less the valuation of works to establish the
pedestrian pathway from the south-eastern corner of the
subject site to Campbell Street.

Works Mo works are proposed

Dedication of Land Land to facilitate the pedestrian pathway along the eastern
site boundary will be dedicated to Council, at no cost and

MLSINLS\67228044\1
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Item Terms

effected through a subdivision of the land. The width of the
dedication is to comply with the relevant Australian Standards
for pedestrian pathways, or as otherwise agreed with
Council.

Other Public Benefits The public benefit from the proposal is that there is no other
available pedestrian access for properties to the east of
Windsor Road. This is a poor pedestrian environment and the
implementation of the walkway will significantly improve this
experience from the higher density developments that will
benefit from this. There will also be greater opportunities for
passive surveillance, therefore improving the safety of
pedestrians through this area.

Application of section 7.11, Sections 7.11, 7.12 or 7.24 of the Act will continue to apply.

712 and 7.24

Registration The terms of the template planning agreement relating to
registration are accepted

Dispute Resolution The terms of the template planning agreement relating to
dispute resolution are accepted.

Security The relevant bank guarantees would be provided as security.

Restrictions on Issue of The monetary contribution is payable prior to the release of

Certificates any occupation certificate (interim or final).

Other Terms

Costs SP 47006 agrees to pay Council's reasonable costs of and
incidental to the negotiation, preparation and entering into the
agreement, as well as administration and enforcement of the
planning agreement in accordance with the terms set out in
the template planning agreement

Yours faithfully

Owners Corporation of Strata Plan 47006
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