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Item:

Author:

CCL127-16 Planning Proposal to amend Hurstville Local
Environmental Plan 2012 - Nos 108, 112 and 124 Forest Road and 1 and 3
Wright Street, Hurstville

Coordinator Strategic Planning, Rita Vella

Directorate: = Environment and Planning

Matter Type: Environment and Planning

Recommendation

(a)

(b)

That Council endorse the forwarding of the Planning Proposal to the NSW Department of
Planning and Environment to request a Gateway Approval for an amendment to the
Hurstville Local Environmental Plan 2012 in relation to Nos. 108, 112 and 124 Forest Road
and Nos 1 and 3 Wright Street, Hurstville to:

Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road Hurstville
from B2 - Local Centre Zone to B4 — Mixed Use Zone;

Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville from
R3 - Medium Density Residential Zone to B4 - Mixed Use Zone;

Amend the Height of Building map (HOB) to increase the height of buildings for Nos
108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville to 34.5m;

Amend the Height of Buildings map (HOB) to increase the height of buildings for No
124 Forest Road, Hurstville to 46.5m;

Amend the floor space ratio map (FSR) to increase the maximum floor space ratio for
Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street, Hurstville to 4:1; and

Amend the Lot Size Map (Sheet LSZ _008) to remove Nos. 1 and 3 Wright Street
Hurstville from its application and consistent with the B4 - Mixed Use zone; and

Amend Clause 4.4A of HLEP 2012 to include the a provision relating to the subject site
stating that development consent must not be granted for development unless the non
—residential floor space is at least 0.5:1.

That Council also note the IHAP resolution to support the following:

(i)

(if)

The preparation of an amendment to the Hurstville Section 94 Development
Contributions Plan 2012 to include 108 Forest Road, 112 Forest Road and 1 and 3
Wright Street in the boundaries of the Hurstville City Centre to reflect the proposed
B4 Mixed Use zoning of the land; and

The preparation of an amendment to the Hurstville Development Control Plan No. 2 -
Hurstville City Centre (Amendment No. 6) to include the subject site within the
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boundary of the Hurstville City Centre and site specific provisions including (but not
limited to), setbacks to the adjoining residential development, street activation
provisions and vehicular access points, building massing and form as well as
provisions to upgrades to public domain, provide deep soil landscaped areas and
through site connections and linkages.

Executive Summary

1.  The Independent Hearing and Assessment Panel (IHAP), at its meeting on 24 November
2016 considered a report on a Planning Proposal for Nos 108, 112 and 124 Forest Road
and 1 and 3 Wright Street, Hurstville as identified in Figure 1 below:

Figure 1 — Aerial of the subject site

2.  Specifically, the Planning Proposal proposes the following changes to Hurstville LEP
2012:

. Rezoning Nos 108 and 112 Forest Road Hurstville from B2 - Local Centre to B4 —
Mixed Use zone

. Rezoning Nos 1 - 3 Wright Street, Hurstville R3 - Medium Density Residential zone to
B4 - Mixed Use zone

] Retain the existing B4 - Mixed Use zone for 124 Forest Road, Hurstville;

. Increasing the maximum building height for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 9m and 12m to 34.5m (10 storeys)

. Increasing the maximum building height for 124 Forest Road from 23m to 46.5m (14
storeys); and

" Increasing the maximum floor space ratio for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 1:1 and 1.5:1 respectively to 4:1 and retaining the
maximum floor space ratio for 124 Forest Road Hurstville of 4:1.
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3. As aresult of the meeting, the IHAP resolved that the Planning Proposal should be
forwarded to Council for endorsement to proceed to the NSW Department of Planning &
Environment for a Gateway Determination

Background

4. The Independent Hearing and Assessment Panel (IHAP), at its meeting on 24 November
2016 considered a report on a Planning Proposal for Nos 108, 112 and 124 Forest Road
and 1 and 3 Wright Street, Hurstville that proposed the following changes to Hurstville LEP
2012:

Rezoning Nos 108 and 112 Forest Road Hurstville from B2 - Local Centre to B4 —
Mixed Use zone

Rezoning Nos 1 - 3 Wright Street, Hurstville R3 - Medium Density Residential zone to
B4 - Mixed Use zone

Retain the existing B4 - Mixed Use zone for 124 Forest Road, Hurstville;

Increasing the maximum building height for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 9m and 12m to 34.5m (10 storeys)

Increasing the maximum building height for 124 Forest Road from 23m to 46.5m (14
storeys); and

Increasing the maximum floor space ratio for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 1:1 and 1.5:1 respectively to 4:1 and retaining the
maximum floor space ratio for 124 Forest Road Hurstville of 4:1.

A copy of the report to the IHAP and the associated annexures is included at Appendix 1.

As a result of the meeting the IHAP resolved the following with respect to the Planning
Proposal:

That a report to Council be prepared to advise of the IHAP recommendations and
request that Council consider forwarding the Planning Proposal to the NSW
Department of Planning and Environment to request a Gateway Approval for an
amendment to the Hurstville Local Environmental Plan 2012 in relation to Nos. 108,
112 and 124 Forest Road and Nos 1 and 3 Wright Street, Hurstville to:

. Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road
Hurstville from B2 - Local Centre Zone to B4 — Mixed Use Zone;

. Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville
from R3 - Medium Density Residential Zone to B4 - Mixed Use Zone;

. Amend the Height of Building map (HOB) to increase the height of buildings for
Nos 108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville to 34.5m;

. Amend the Height of Buildings map (HOB) to increase the height of buildings for
No 124 Forest Road, Hurstville to 46.5m;
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Amend the floor space ratio map (FSR) to increase the maximum floor space
ratio for Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street,
Hurstville to 4:1; and

Amend the Lot Size Map (Sheet LSZ 008) to remove Nos. 1 and 3 Wright
Street Hurstville from its application and consistent with the B4 - Mixed Use
zone; and

Amend Clause 4.4A of HLEP 2012 to include the a provision relating to the
subject site stating that development consent must not be granted for
development unless the non —residential floor space is at least 0.5:1.

THAT the Georges River IHAP also support the following:

(@)

(b)

The preparation of an amendment to the Hurstville Section 94 Development
Contributions Plan 2012 to include 108 Forest Road, 112 Forest Road and 1
and 3 Wright Street in the boundaries of the Hurstville City Centre to reflect the
proposed B4 Mixed Use zoning of the land; and

The preparation of an amendment to the Hurstville Development Control Plan
No. 2 - Hurstville City Centre (Amendment No. 6) to include the subject site
within the boundary of the Hurstville City Centre and site specific provisions
including (but not limited to), setbacks to the adjoining residential development,
street activation provisions and vehicular access points, building massing and
form as well as provisions to upgrades to public domain, provide deep soll
landscaped areas and through site connections and linkages.

Summary of the Proposed Changes to Hurstville LEP 2012

7.  The following summarises the intended outcomes of the Planning Proposal to amend
Hurstville LEP 2012 in relation to the subject site, as follows:

Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road
Hurstville from B2 - Local Centre to B4 — Mixed Use zone (Figure 2)

Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville from
R3 - Medium Density Residential zone to B4 - Mixed Use zone (Figure 2)
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Figure 2 - Amendment to LZM - B4 Mixed Use zone — HLEP 2012

. Amend the height of building map (HOB) to increase the height of buildings for

Nos 108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville from 9m
and 12m to 34.5m (Figure 3)

. Amend the height of buildings map (HOB) to increase the height of buildings for
No 124 Forest Road, Hurstville from 23m to 46.5m (Figure 3); and

Figure 3 - Amendment to HOB Map — HLEP 2012

. Amend the floor space ratio map (FSR) to increase the maximum floor space
ratio for Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street,
Hurstville from 1:1 and 1.5:1 respectively to 4:1 (Figure 4).
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Figure 4 - Amendment to FSR Map — HLEP 2012

. Amend the Lot Size Map (Sheet LSZ 008) to remove Nos. 1 and 3 Wright
Street Hurstville from its application (Figure 5).

Figure 5 — Amendment to LSZ Map — HELP 2012

8. ltis also proposed to amend Clause 4.4A to require a minimum non-residential FSR of
0.5:1 for the subject site

Offer to Enter into a Voluntary Planning Agreement (VPA)

9. As part of the Planning Proposal, the applicant has submitted an offer to enter into a
Planning Agreement with Council in accordance with section 93F of the Environmental
Planning and Assessment Act 1979. A Heads of Agreement to enter into a Voluntary
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10.

11.

12.

Planning Agreement is attached to the offer and outlines the additional public benefits to
be provided.

A VPA is a mechanism which allows for negotiation and agreement between planning
authorities and developers to extract public benefits from the planning process and ensure
that development produces targeted public benefits over and above measures to address
the impact of development on the public domain.

The VPA offer provides for the following public benefits:
. A monetary contribution, which is consistent with other monetary contributions
negotiated within the Hurstville City Centre Precinct; and

. Land dedication along the Forest Road frontage of the subject site to provide for road
widening.

It is proposed that the monetary contribution and land dedication are over and above the
section 94 contributions that would be payable by the proposed development.

The offer to enter into a Planning Agreement and Heads of Agreement are presented in a
separate report at this meeting. If supported by Council and subject to the Planning
Proposal also being supported by Council and receiving a Gateway, public notice of the
proposed Planning Agreement will be undertaken in accordance with the legislation and
Council’s Policy on Planning Agreements.

Community Consultation

13.

14.

15.

16.

Should Council resolve to support the Planning Proposal it will be forwarded NSW
Department of Planning and Environment for a Gateway Determination.

If a Gateway Determination is issued, and subject to its conditions, it is anticipated that the
Planning Proposal will be exhibited for a period of twenty eight (28) days in accordance
with the provisions of the Environmental Planning and Assessment Act, 1979 and
Regulation, 2000 and any requirements of the Gateway Determination.

Exhibition material, including explanatory information, land to which the Planning Proposal
applies, description of the objectives and intended outcomes, copy of the Planning
Proposal and relevant maps will be available for viewing during the exhibition period on
Council’'s website and hard copies available at Council service centres.

Notification of the public exhibition is proposed as follows:

. Newspaper advertisement in The St George and Sutherland Shire Leader;

] Exhibition notice on Council’s website;

. Notices in Council service centres (Kogarah and Hurstville

. Letters to State and Commonwealth Government agencies, as identified in the
Gateway Determination;

] Letters to all landowners in the subject site; and

. Letters to adjoining landowners (in accordance with Council’s Notification
Procedures).

. Drop in Sessions, manned by Strategic Planning staff. This will allow the community
the opportunity to discuss the Planning Proposal with staff and make
comments/feedback.
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1 below:

Table 1: Timeframe for Community Engagement

17. The anticipated project timeline for completion of the Planning Proposal is shown in Table

Task

Anticipated Timeframe

Submission of revised Planning Proposal (subject of
this assessment)

11 March 2016

Reporting to IHAP on Planning Proposal

24 November 2016

Report to Council

5 December 2016

and post exhibition as required by Gateway
determination)

Anticipated commencement date (date of Gateway | February 2017
determination)
Timeframe for government agency consultation (pre | March 2017

Commencement and completion dates for public
exhibition period (twenty eight (28) days)

Completed early May 2017

Dates for public hearing (if required) N/A
Timeframe for consideration of submissions June 2017
Timeframe for the consideration by Council of the August 2017
planning proposal post-exhibition
Date of submission to the Department to finalise the | August 2017
LEP

Conclusion

18. Itis recommended that Council now endorse the forwarding of the Planning Proposal to
the NSW Department of Planning and Environment to request a Gateway Determination
for an amendment to the Hurstville Local Environmental Plan 2012 for the changes as

outlined in the body of the report.

Financial Implications

19. In accordance with Council’s adopted Fees and Charges, the advertising of the Planning
Proposal and costs associated with the notification of the Planning Proposal will be borne
by the applicant. As a result the project is within budget allocation.

File Reference

ATTACHMENTS
Attachment 1 IHAP Report - 24 Nov 2016

Attachment 2 Planning Proposal Request - Revision 6
Attachment 3 Urban Design Peer Review & SEPP 65 Assessment Report - GMU
Attachment 4 Traffic Study Confirmation (March 2016)
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Attachment 5 Economic Impact Assessment (March 2016)
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CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
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Georges River Council — Independent Hearing and Assessment Panel Thursday, 24 November 2016 Page 1
REPORT TO GEORGES RIVER COUNCIL
IHAP MEETING OF THURSDAY, 24 NOVEMBER 2016
Development
IHAP Report No 3.2 Application No PP2014/0004

Site Address & Ward 108, 112 and 124 Forest Road and 1 and 3 Wright Street,

Locality Hurstville - Planning Proposal to amend Hurstville Local
Environmental Plan (HLEP) 2012
Hurstville Ward

Proposal Planning Proposal

Report Author/s Coordinator Strategic Planning, Rita Vella

Owners Slh 108 Pty Ltd (108, 112 Forest Road and 1 Wright Street),
Shanghai Lihua Hurstville Pty Ltd (124 Forest Road), The Estate
of Mrs E M Gehringer (3 Wright Street)

Applicant Mr Tony Polvere

Zoning Zone B4 — Mixed Use Zone; Zone B2 — Local Centre Zone; R3 —
Medium Density Residential Zone

Date Of Lodgement 412/2014

Submissions N/A

Cost of Works N/A

Reason for Referral to
IHAP

In accordance with IHAP Charter

Recommendation

THAT the Georges River IHAP support the forwarding of the
Planning Proposal to the NSW Department of Planning and
Environment to request a Gateway Approval for an amendment
to the Hurstville Local Environmental Plan 2012 in relation to
Nos. 108, 112 and 124 Forest Road and Nos 1 and 3 Wright
Street, Hurstville to:

= Amend the Land Zoning Map (LZM ) to rezone Nos 108 and
112 Forest Road Hurstville from B2 - Local Centre Zone to B4
— Mixed Use Zone;

=  Amend the Land Zoning Map (LZM) to rezone Nos 1 -3
Wright Street, Hurstville from R3 - Medium Density
Residential Zone to B4 - Mixed Use Zone;

= Amend the Height of Building map (HOB) to increase the
height of buildings for Nos 108 and 112 Forest Road and 1
and 3 Wright Street, Hurstville to 34m;

=  Amend the Height of Buildings map (HOB) to increase the
height of buildings for No 124 Forest Road, Hurstville to
46.5m;

=  Amend the floor space ratio map (FSR) to increase the
maximum floor space ratio for Nos 108 and 112 Forest Road
and Nos 1 and 3 Wright Street, Hurstville to 4:1; and
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(@)

(b)

Amend the Lot Size Map (Sheet LSZ_008) to remove Nos. 1
and 3 Wright Street Hurstville from its application and
consistent with the B4 - Mixed Use zone; and

Amend Clause 4.4A of HLEP 2012 to include the a provision
relating to the subject site stating that development consent
must not be granted for development unless the non —
residential floor space is at least 0.5:1.

THAT the Georges River IHAP also support the following:

The preparation of an amendment to the Hurstville Section
94 Development Contributions Plan 2012 to include 108
Forest Road, 112 Forest Road and 1 and 3 Wright Street in
the boundaries of the Hurstville City Centre to reflect the
proposed B4 Mixed Use zoning of the land; and

The preparation of an amendment to the Hurstville
Development Control Plan No. 2 - Hurstville City Centre
(Amendment No. 6) to include the subject site within the
boundary of the Hurstville City Centre and site specific
provisions including (but not limited to), setbacks to the
adjoining residential development, street activation
provisions and vehicular access points, building massing
and form as well as provisions to upgrades to public
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EXECUTIVE SUMMARY

1. The former Hurstville City Council received the original Planning Proposal request
(PP2014/0004) for Nos 108, 112 and 124 Forest Road, Hurstville, which is at the edge of
the Hurstville City Centre on 4 December 2014.

2. The Planning Proposal has a long history with a number of revisions — this is as a result
of a Council's resolution in May 2015 which requested that Council staff work with the
applicant to deliver a mutually acceptable solution for the site.

3. The initial Planning Proposal requested the following:
= Zoning change for part of the site from B2 - Local Centre to B4 - Mixed Use zone;
= Increase in height from 9mand 23m to 42m and 60m; and
= Increase in floor space ratio from 1.5:1 and 4.1 to 6.6:1.

4, On 6 May 2015, the former Hurstville City Council considered a report on the Planning
Proposal request.

5. The Council officer's report recommended that the request for increased height and FSR
not be supported as it represented an over-development of the site and lacked urban
design justification.

6. Subsequently, Council at this meeting resolved the following:

“THAT the matter be deferred for a period of 2 months and for the applicant to work with
Officer’s for a mutually acceptable solution.”

In July 2015, the applicant amended the Planning Proposal to include additional two (2)

lots to the Planning Proposal (Nos 1 and 3 Wright Street, Hurstville), which are currently
zoned R3 - Medium Density Residential (known as Revision 2).

7. Since 2015, Council’s Strategic Planning officers have been working with the applicant to
resolve the issues identified. A number of revisions to the Planning Proposal have been
submitted and this report is the subject of Revision 6 which was submitted to Council on
11 March 2016.

8. In summary, Revision 6 proposes the following:
Amend Hurstville Local Environmental Plan (LEP) 2012 in relation to the subject site by:

= Rezoning Nos 108 and 112 Forest Road Hurstville from B2 - Local Centre to B4 -
Mixed Use zone

= Rezoning Nos 1 - 3 Wright Street, Hurstville R3 - Medium Density Residential zone to
B4 - Mixed Use zone

= Retain the existing B4 - Mixed Use zone for 124 Forest Road, Hurstville;

= |ncreasing the maximum building height for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 9m and 12m to 34.5m

= |ncreasing the maximum building height for 124 Forest Road from 23m to 46.5m; and
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10.

11.

12.

13.

14.

15.

= |ncreasing the maximum floor space ratio for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 1:1 and 1.5:1respectively to 4:1 and retaining the
maximum floor space ratio for 124 Forest Road Hurstville of 4:1.

Revision 6 also includes an indicative development concept showing a mixed-use
development varying in height from 10 to 14 storeys with 217 residential apartments and
1,150m’ of retail floor space, which the report states will generate 113 jobs.

The subject site currently accommodates 4707m2 of retail/commercial floor space

Various revisions of the Planning Proposal have been referred to the St George Design
Review Panel (DRP), and it has been considered formally on three (3) occasions (2
August 2015, 19 November 2015 and 18 February 2016).

Revision 6 was considered by the DRP on 18 February 2016.

The Planning Proposal has also been had an independent Urban Design Review,
undertaken by GM Urban Design and Architecture Pty Ltd (GMU) and has been
modelled in the former Hurstville Council's Traffic Model for the Hurstville City Centre
(“TMAP").

It is recommended, based on the assessment of Revision 6 that the Planning Proposal

be submitted to the NSW Department of Planning & Environment with the following

changes:

- Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road
Hurstville from B2 - Local Centre to B4 — Mixed Use zone;

= Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville
from R3 - Medium Density Residential zone to B4 - Mixed Use zone;

= Amend the Height of Building map (HOB) to increase the height of buildings for
Nos 108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville to 34m;

= Amend the Height of Buildings map (HOB) to increase the height of buildings for
No 124 Forest Road, Hurstville to 46.5m,;

. Amend the floor space ratio map (FSR) to increase the maximum floor space ratio
for Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street, Hurstville to 4:1;
and

. Amend the Lot Size Map (Sheet LSZ_008) to remove Nos. 1 and 3 Wright Street
Hurstville from its application and consistent with the B4 - Mixed Use zone.

Revision 6 is also accompanied by a Voluntary Planning Agreement which is subject to
a separate report
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REPORT IN FULL

1. INTRODUCTION

16.  This report provides an assessment of a Planning Proposal request relating to Nos 108,
112 and 124 Forest Road and 1 and 3 Wright Street, Hurstville (the subject site) to
amend Hurstville Local Environmental Plan (HLEP) 2012 by changing the zoning and
increasing the maximum building height and floor space ratio.

17.  The subject site has a total site area of 5,407m2 and is situated on the northern side of
Forest Road between Wright Street and Hudson Street, Hurstville (refer to Figure 1).

18.  The applicant for the Planning Proposal request is Tony Polvere.

19.  There have been six (6) revisions to the Planning Proposal since it was lodged in 2014.
For the purposes of this report, the Planning Proposal will be referred to as Revision 6.

20. In summary, Revision 6 was lodged on 11 March 2016 and requests the following:

. Rezone Nos 108 and 112 Forest Road from B2 Local Centre and 1 and 3 Wright
Street from R3 - Medium Density Residential zone to B4 - Mixed Use zone;

= Increase the maximum building height of Nos 108, 112 and 124 Forest Road and
1 and 3 Wright Street from a range of 9m, 12m and 23m to 34.5m and 46.5m;

= Increase the maximum floor space ratio from 1:1(Nos 1 and 3 Wright Street) and
1.5:1 (Nos 108 and 112 Forest Road) to 4:1 and retain the maximum FSR of 4.1
for 124 Forest Road Hurstville

= No change is proposed to the existing B4 - Mixed Use zone and maximum FSR of
4:1 for No 124 Forest Road, Hurstville.

21.  Revision 6 proposes a mixed-use development (predominantly residential) varying in
height from 10 to 14 storeys with 217 residential apartments and 1,150m? of retail space.

22.  The applicant's indicative development concept plans includes two (2) towers (10 storeys
and 14 storeys) above a four (4) storey podium. The development is setback from the
adjoining 3-4 storey residential flat buildings to the north and proposes a north facing
communal open space.

23. The indicative development concept also provides for a 2m wide road dedication along
the Forest Road frontage.

24. A copy of Revision 6 and the supporting material, including the indicative concept plans
is included in Appendix 1.



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL
PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT
STREET, HURSTVILLE

[Appendix 1] IHAP Report - 24 Nov 2016

Page 15

Georges River Council — Independent Hearing and Assessment Panel Thursday, 24 November 2016 Page 6

2. SITE DESCRIPTION
2.1 The Subject Site

25.  The subject site fronts Forest Road, Wright Street and Hudson Street and is located on
the eastern edge of the Hurstville City Centre.

26. It comprises five lots, being Nos 108, 112 and 124 Forest Road and 1 and 3 Wright
Street, Hurstville as identified in Table 1- Site Description below. The subject site has a
total area of approximately 5,407m? with the following frontages on three streets — Forest
Road (90.6m), Hudson Street (49.3m) and Wright Street (70.9m).

Table 1 — Site Description

Property Address and current use Lot/DP Site Area (m?)
108 Forest Road Hurstville (Car mechanical repairs Lot 1, DP78322 741
and tyre service)
112 Forest Road Hurstville (Engineering and tool Lot 1, DP75572 903

making)

124 Forest Road Hurstville (Ground Floor includes a
gym, Dick Smith and Bing Lee tenancies. First floor
includes coaching schools and other commercial
offices.)

Lot 531, DP777334 | 2,771

1 Wright Street Hurstville (Dwelling house) Lot 55, DP78322 496
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PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE
IHAP Report - 24 Nov 2016

—rm e w ramwsaw

No. 124 Forest Road, Hurstville is located in Hurstville City Centre while Nos. 1 and 3
Wright Street and 108 and 112 Forest Road, Hurstville are located on the edge of the
area identified as Hurstville City Centre.

The subject site is situated approximately 530m from Allawah Station and 650m from
Hurstville Railway Station. The site surrounds are described as follows:

= North: To the north along Hudson Road and Wright Street are 3-4 storey
residential flat buildings.

= South: Opposite the subject site on the southern side of Forest Road is the East
Quarter site. Stages 1 and 2 of this development are complete. A Planning
Proposal for Stage 3 of the development of the site was supported by the former
Hurstville Council at its meeting on 18 March 2015. A report on the East Quarter
Site Planning Proposal is to be presented to the IHAP Meeting on 24 November
2016.

This Planning Proposal requests two towers - 30m (8 storeys) and 65m (20
storeys) high, 379 residential units and 4,735m’ of commercial floor space on
ground level, of which approximately 3600m” has been identified for a
supermarket.

= East: To the east of the subject site are industrial uses which are accommodated
in one and two storey buildings between Forest Road and Durham Street. A
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Planning Proposal on the industrial site was supported by the former Hurstville
Council on 20 April 2016.

This Planning Proposal requested to rezone the site from part IN2 - Light Industrial
zone and part R2 - Low Density Residential zone to B4 - Mixed Use zone and
includes a range of heights from 25m to 65m. The Planning Proposal has been
submitted to the Department of Planning and Environment for Gateway
determination. A response has been received from the Department requesting
additional information on the built form outcomes for the site.

= West: To the west of the subject site are two-storey shops and commercial offices.

2.3 Existing Planning Controls

20.

The HLEP 2012 applies to the subject site and the following provisions are relevant to

Revision 6:

HLEP 2012 Clause

Affectation

Zoning

The subject site is zoned part R3 - Medium Density Residential
zone (1 and 3 Wright Road), B2 - Local Centre zone (108 and
112 Forest Road) and B4 - Mixed Use zone (124 Forest Road)
as shown in Figure 2 below.

Clause 4.1 -
Minimum
subdivision lot sizes

Nos. 1 and 3 Wright Street are currently zoned R3 - Medium
Density Residential zone and have a minimum lot size of 450m?
as shown in Figure 7 below.

Clause 4.3 - Height
of Buildings (HOB)

The subject site has a maximum building height of 9m, 12m and
23m as shown in Figure 3 below.

Clause 4.4 -
Floorspace Ratio
(FSR)

The subject site has a maximum floor space ratio of 1:1, 1.5:1
and 4:1 as shown in Figure 4 below.

Clause 4 4A -
Exceptions to floor
space ratios for
buildings on land in
certain zones

This provision currently applies to land in the B1 —
Neighbourhood Centre zone and B2 — Local Centre zone and
requires a non-residential floor space ratio of 0.5:1.

Council recently considered and endorsed an amendment to
Clause 4.4A to reduce non-residential FSR in the B1 and B2
zone t0 0.3:1.

Clause 5.10 -
Heritage

Two heritage items are in the vicinity of the subject site - No
140-142 Forest Road, Hurstville (shop and residence) and No
144 Forest Road, Hurstville (St George Anglican Church) as
shown in Figure 5 below.

Clause 6.6 - Active
Street Frontage

The subject site has active frontages along Forest Road and
Hudson Street as shown in Figure 6 below
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3. APPLICANT'S PLANNING PROPOSAL REQUEST

3.1 Description of Planning Proposal Request

30. In summary, Revision 6 requests an amendment to HLEP 2012 as outlined in Table 2

below:

Property

Current Controls in
HLEP 2012

Planning Proposal request

108 & 112 Forest Road
(1,644m?)

B2 Local Centre zone
9m (2 storeys)
1.5:1 (2,466m?)

B4 Mixed Use zone
34.5m (10 storeys)
4:1 (6,576m?)

1 and 3 Wright Street
(992m?)

R3 Medium Density Residential
zZone

12m (3 storeys)
1:1 (992m?)

B4 Mixed Use zone
34.5m (10 storeys)
4:1 (3,968m°)

124 Forest Road
(2,771m?)

B4 Mixed Use zone
23m (6 storeys)

B4 Mixed Use zone (No change)
46.5m (14 storeys)
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= 1,150m’ (5% of floor space) retail floor space provided on the ground level fronting
the three streets and split in four parts. The nature of the proposed retail use is not
clear.

= 20,478m’ (85% of floor space) accommodating 217 residential apartments on the
upper levels within the two towers.

33.  Under the current controls (HLEP 2012), the subject site can achieve a total floor space
of 14,542m” or an overall FSR of 2.69:1

34.  Revision 6 proposes a FSR of 4:1 generates a floor space of 21,628m’.

35. The Planning Proposal was accompanied by an offer to enter into a Voluntary Planning
Agreement (VPA). The VPA is being considered under separate cover and a report will
be presented to Council. An overview of the VPA is discussed in Paragraph 144 of this
report.

36. Revision 6 is supported by the following documents and included as Appendix 1 of this
report:
= Architectural Report (George El Khouri - Revision 6 - March 2016), including
Architectural Plans and Calculations, Solar Studies and 3D Images
= Economic Impact Assessment (Urbis - March 2016)
= Hurstville Traffic Modelling Report (GHD - November 2015)
= Traffic Study Confirmation Study (GHD - March 2016)

4. BACKGROUND TO THE CURRENT REVISION (REVISION 6)

37.  The Planning Proposal request (PP2014/0004) and offer to enter into a Voluntary
Planning Agreement (VPA) were lodged with the former Hurstville City Council on 4
December 2014.

38.  Since the lodgement of the original Planning Proposal, there have been six (6) revisions,
as well as revisions to the VPA.

39.  An overview of the Planning Proposal requests (Revision 1 — 6) are summarised in Table

3 below.
Planning Proposal Planning Proposal details
request
Revision 1 (4 December 2014)
Mixed-use Apartments: approx. 242

development Retail: 1.890m2

Commercial: 3,885m?

Height: two towers 27m (8 storeys) and 60m (19 storeys)
FSR: 6.6:1

Revision 2 (17 July 2015)

Mixed-use | Apartments: approx. 264




Georges River Council - Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE
[Appendix 1] IHAP Report - 24 Nov 2016

Georges River Council — Independent Hearing and Assessment Panel Thursday, 24 November 2016

Page 15

Planning Proposal
request

Planning Proposal details

development

Retail: 1,100m?

Commercial: Nil

Height: two towers 42m (13 storeys) and 60m (19 storeys)

FSR: 4.8:1

Revision 3 (26 August 2015)

Mixed-use
development

Apartments: approx. 260

Retail: 1,700m’

Commercial: 600m?

Height: two towers 42m (13 storeys) and 60m (19 storeys)

FSR: 4.8:1

Revision 4 (12 October 2015)

Mixed-use
development

Design concept same as Revision 3, only the urban design
information was restructured

Revision 5 (18 January 2016)

Mixed-use
development

Apartments: approx. 217

Retail: 1,170m’

Commercial: 645m°

Height: two towers 34m (10 storeys) and 43m (13storeys)

FSR: 4:1

Revision 6 (11 March

2016)

Mixed-use
development

Revision 6 is subject
to the assessment of
this Report.

Apartments: approx. 217

Retail: 1,150m?

Commercial: Nil

Height: two towers 34.5m (10 storeys) and 46.5m (14
storeys)

FSR: 4:1

Table 3: Summary table of Planning Proposal request revisions

5. URBAN DESIGN REVIEW

40. Indicative development concept plans in form of 3D images were submitted with
Revision 6 that included colour coded building forms. These are indicated in Figures 11
— 13 below.

41.  The white buildings represent the bulk and scale of buildings proposed by Revision 6,

the purple buildings indicate other Planning Proposals, currently under assessment by
Council and the grey/green buildings represent existing buildings (already constructed).
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124 Forest Road Hurstville (Tower | 108 and 112 Forest Road and 1 and 3 Wright

1) Street Hurstville (Tower 2)
14 storeys 10 storeys
4 storey podium 4 storey podium

Retail (Part of Ground floor - Level Retail (Part of Ground floor - Level 1)*

"

Residential (Levels 2-14) Residential (Levels 2-10)
Total residential: 13 storeys Total residential: 9 storeys
Total retail: 1 storey Total retail: 1 storey

Table 4: Break up of land uses within proposed towers on the Site (Source: Planning Proposal Revision 6 -
11 March 2016)

*Qverall 1,1 50m? proposed over the ground level for site area of 5,407m?
5.1 Independent Urban Design Peer Review

43. GM Urban Design and Architecture Pty Ltd (GMU) was commissioned by the former
Hurstville Council in October 2015 to provide an independent urban design peer review
of Revision 4 of the Planning Proposal, which proposed the following amendments to
height and FSR:
= Building height — from 23m to 60m and from 8-12m to 42m
= FSR-4.81
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44

45,

46.

DCP No 2 — Hurstville City Centre (Amendment No 6) divides the Hurstville Centre into 6
precincts. The subject site is within the Eastern Bookend precinct, the principles of

which are summarised as follows:

= This precinct covers the area that is partially outside of the City Centre’s area

= |tis an eastern gateway to the centre

= |tis dominated by East Quarter buildings in a prominent position on the axis of Forest

Road

= The desired future character for this precinct is to define and create a sense of entry.
This will be achieved through strong built form statements and feature public domain
treatment. Residential use will dominate upper levels of development and optimise

commanding views; and

= To define and create a sense of entry — strong built form statements and feature
public domain treatment with residential uses on the upper levels enjoying the views.

The key Land Use Principles for the Eastern Bookend are as follows. GMU in their
assessment identified these principles and provided the following comments in response:

Key Land Use Principles

GMU Comment

1. Defining entry to the City Centre —
characterised by a higher intensity of built form
with taller buildings on designated sites to define
the entry to the centre. Buildings situated along
sites identified with significant frontages are to
respond to their gateway contexi. .

Landmark architecture will define points of
interest, especially its prominent position on the
axis of Forest Road. All new development is to
respond to the public realm, requiring building
scale and form to retain a pedesirian scale at
street level.

The proposal responds to this
principle by providing a very strong
architectural concept with sharp
edges and greater scale than the rest
of the sites. However, as itis not a
designated site, it should retain a
pedestrian scale and transition down
from the identified higher intensity
sites.

2. High Density Residential Land Uses

Mixed-use development will be
promoted. This Precinct is to provide
a transition between the City Centre
and surrounding residential areas.
Where land adjoins established
residential areas, controls require
that new development be suitably
designed to maintain the amenity of
adjoining residential and recreational
land uses.

Based on the above, the proposed
Mixed Use zoning is appropriate for the
site.

A copy of the report prepared by GMU is included at Appendix 2. In summary, GMU
concluded that the height and density as requested are not warranted by the site location
and it is recommended that the applicant further amend the proposal to reduce the scale

and density of the proposed development.
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47.  GMU in their report also provided two options for the applicant's consideration:

Option 1 Increased density and height in recognition of the corner’s role as the
western edge of the gateway.
The recommended heights and street wall could be as follows:
+ Total height applicable to the site to reflect the surrounding existing
and allowable heights to corners which is in the range of 13-10
storeys (42m-33m);
e FSR of approximately 3.6:1
Option 2 This option is driven by the principle of responding to the scale opposite
the site in Forest Road and is as follows:
e 10 storeys (33m) to the corner with a podium base and a maximum
of 7 storeys (23m) along Forest Road.
e Option 2 delivers an FSR of approximately 3.1:1.

5.3 St George Design Review Panel

48. In accordance with the provisions of SEPP No.65 — Design Quality of Residential
Apartment Development, the Planning Proposal was referred to the St George Design
Review Panel (DRP) on three (3) occasions (12 August 2015, 19 November 2015 and 18
February 2016).

49. Each time the DRP considered different revisions of the Planning Proposal, which are
summarised as follows:

Date/Revision Proposal
i = Rezone part of the subject site from B2 -Local Centre
;iﬁ;%ﬁ% %‘[I);Sduly 2015) zone and R3 - Medium Density Residential zone to B4
Mixed Use zone

= Increase maximum height of the buildings for the subject
site to a range between 42m and 60m (currently 9m to
23m); and

= |ncrease the maximum FSR for the whole site to 4.8:1
(currently 1.1 to 4:1).

Accompanied by supporting reports (Economic Impact
Assessment and Traffic).

19 November 2015 - = Included referral of the GMU Report.

Revision 4 (12 October

= No change to the controls or design concept for the
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Date/Revision Proposal
2015) Planning Proposal. The Planning Proposal was
restructured to include urban design information.

= Rezoning part of the subject site from B2 - Local Centre
18 Feb 2016 -
Revi:iorr:]gn(q 8 January zone and R3 - Medium Density Residential zone to B4 -
2016) Mixed Use zone,

= |ncreased the maximum height of the buildings to a range
between 34m and 43m (currently 9m to 23m); and

= |ncreased the maximum the floor space ratio control for
the whole site to 4:1 (currently 1.1 to 4:1).

= Revision 5 also addressed a number of issues raised
prewously by the DRP, including:

reducing the podium height to four storeys,

setting the towers back from the podium by 4m,

deleting the bridging element between the two towers,

providing retail uses on all three street frontages, and

reducing the maximum height and the FSR as

compared to the earlier revisions

A copy of the comments of the DRP Meeting of 18 February
2016 is included in Appendix 3.

50. The DRP, at its meeting on 18 February 2016 made the following conclusions with
respect to Revision 5:

Recommendation

The planning proposal cannot be supported in its present form. The issues raised above
must be addressed before any increase in height and density could be supported.

Given the very recent gazettal of the present LEP statutory controls a very strong case
would have o be presented to justify the significant variations proposed. It is not at issue
that demand for additional residential accommodation in particular in Hurstville is likely to
continue, but there are a varfely of sites which could also be considered if zoning under
the LEP is to be amended.

The Panel recommends that a detailed Urban Design study be carried out to justify
varfations to building height and FSR on the site within the surrounding context. It must
also be demonstrated that options other than that presented have been fully explored.
The design cannot be supported in its present form and should be amended as outlined
above for reconsideration by the Panel and should be consistent with the
recommendations of the independent Urban Design Peer Review.

5.4 Council’s Response to GMU and DRP Comments
51. A report was presented to the former Hurstville Council on 9 December 2015. This report

provided a status update of the Planning Proposal and provided an overview of the
comments provided by GMU and the DRP.
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52.  As a result of this report, Council resolved the following (Minute No 445):

THAT the Applicant be requested to submit an amended Planning Proposal which
responds to the recommendations of the independent Urban Design Peer Review and
the comments of the St. George Design Review Panef by 18 January 2016.

THAT a full assessment report on the revised Planning Proposal and Voluntary Planning
Agreement offer be presented to Council in early 2016 following the completion of the
assessment and referrals on the amended Planning Proposal.

53. Subsequent to Council's resolution on 9 December 2015, the applicant submitted a
further revision to the Planning Proposal on 11 March 2016 (Revision 6)

54. As outlined above, Revision 6 proposed the following:

= Rezoning Nos 108 and 112 Forest Road Hurstville from B2 - Local Centre to B4 —
Mixed Use zone

= Rezoning Nos 1 - 3 Wright Street, Hurstville R3 - Medium Density Residential zone to
B4 - Mixed Use zone

= Retain the existing B4 - Mixed Use zone for 124 Forest Road, Hurstville;

= |ncreasing the maximum building height for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 9m and 12m to 34.5m (10 storeys)

= |ncreasing the maximum building height for 124 Forest Road from 23m to 46.5m (14
storeys); and

= |ncreasing the maximum floor space ratio for 108 and 112 Forest Road and 1 and 3
Wright Street Hurstville from 1:1 and 1.5:1respectively to 4:1 and retaining the
maximum floor space ratio for 124 Forest Road Hurstville of 4:1.

55.  The subject site is situated across the road from the East Quarter development where
building heights vary from 7 — 19 storeys. There is currently a Planning Proposal being
considered for East Quarter that is seeking to increase the maximum height from 60m to
65m (approximately 21 storeys). This is the subject of a separate report to the IHAP.

56. Council is also in receipt of a Planning Proposal for the site bounded by site bounded by
Forest Road, Durham Street and Roberts Lane, Hurstville (known as the East Hurstville
or Landmark site).

57. Council, at its meeting on 20 April 2016 considered a report on the Planning Proposal for

the Landmark site, which requested the following:

= Change of zoning from IN2 Light Industrial and part R2 Low Density Residential to B4
Mixed Use;

= |ncrease in maximum building height to 65 metres (Site A) and 25 metres (Site B);

= |ncrease in FSR to 3.5:1 (Site A) and 1.5:1 (Site B) and a bonus FSR incentive (1.5:1)
for development including “hotel and motel accommodation” and a range of
community and infrastructure uses.

58. Subsequent to the report, Council, at the meeting made changes to the Planning
Proposal for the Landmark site. As a result the Planning Proposal is currently on hold for
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59.

60.

61.

62.

63.

64.

65.

66.

67.

further review. The Planning Proposal has been returned to Council following
consideration by the Department of Planning for a Gateway Determination.

A review of Council's records also indicates that there are examples of other approvals in
the Hurstville City Centre where a greater height has been permitted behind a
lower/medium scale along the Forest Road frontage.

Approvals have also been issued by the Sydney East Joint Regional Planning Panel
(JRPP) for a development opposite the East Quarter development, on the corner of Hill
Street and Forest Road. The approval for this development has a 13 storey corner
element with the remainder of the building stepping down to between 6-7 storeys.

As outlined above, the GMU report states that the proposal responds to the key Land
Use Principles as identified in the DCP No 2. The proposal is seeking to have the greater
height of 46.5m on the site fronting Forest Road and Hudson Street and steps down to
34.5m on the sites fronting Wright Street and Forest Road.

It is considered that in the context of the surrounding development adjacent to the
proposal that the proposed maximum height of 46.5m (14 storeys) on the western portion
of the subject site would not be out of context with the surrounding development and
further design details around scale and massing can be developed through the
development of specific DCP controls for the subject site.

The development of these specific provisions will take into account the provisions of the
Apartment Design Guide (ADG) as well as identifying detailed controls for setbacks to
the adjoining residential development, street activation provisions and vehicular access
points, building massing and form as well as provisions to upgrade to public domain.
Consideration will also be given to the provision of deep soil landscaped areas and
through site connections.

TRAFFIC ANALYSIS

During the development of planning controls for the Hurstville City Centre, the former
Hurstville Council was required by Transport for NSW (TfNSW) and the Roads and
Maritime Services (RMS) to undertake a Transport Management and Accessibility Plan
(TMAP).

Part of the subject site is outside the boundaries of the Hurstville City Centre however, it
was included in the area considered by the TMAP.

The Hurstville City Centre TMAP (2013) prepared by GHD Pty Ltd is used to inform
future planning controls and ensure that a coordinated and efficient approach is taken in
the planning of land use and investing in transport infrastructure.

The purpose of the TMAP was to recommend the amount of additional Gross Floor Area
(GFA) which can be developed in the Hurstville City Centre while giving consideration to
potential accessibility and infrastructure implications. The TMAP was adopted by Council
in June 2013 and informed the finalisation of planning controls for the Hurstville City
Centre which were incorporated into HLEP 2012 on 10 July 2015.
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68. The TMAP considered broad land use assumptions based upon the objectives of the
respective land use zones for the modelling of Hurstville City Centre Masterplan
precincts.

69. As part of the subject Planning Proposal, a Traffic Impact Assessment (GHD Pty Ltd,
August 2014) (Revision 1) was submitted and referenced the TMAP. The Assessment
demonstrated that the intersection of Hudson Street and Forest Road performed well
under the current traffic situation (Level of Service A or very good), but is expected to
deteriorate beyond acceptable limits in the future with expected traffic generation from
the proposed development.

70.  The Traffic Impact Assessment submitted with the Planning Proposal also proposed to
sighalise the intersection of Hudson Street and Forest Road.

71.  An assessment of the proposed signalisation of this intersection was undertaken by
Council's Traffic Engineers. They have advised that although it would provide safe
pedestrian access across Forest Road for residents and visitors (retail/commercial) of the
development, it would not assist in improving the traffic flow within the road network.

72.  Afurther addendum to the traffic report was prepared by the applicant (GHD, July 2015)
to examine the potential traffic and parking implications of Revision 2 of the Planning
Proposal (264 apartments and 1,100m?’ retail floor space).

73.  This Traffic Addendum notes that in accordance with the RMS rates in the RTA Guide to
Traffic Generating Developments (2002), the number of PM peak trips generated by
Revision 2 is 175, which is less as compared to the total PM trips on the subject site of
222 in 2021 and 400 in 2036 (based on the assessment undertaken as part of the
TMAP).

74.  An updated traffic assessment for Revision 6 has been undertaken.

75.  Revision 6 includes a Traffic Study Confirmation (March 2016) also prepared by GHD
Pty Ltd (see Appendix 3). The Traffic Study Confirmation concludes that although the
land use configuration for Revision 6 has been modified since the Traffic Addendum
(GHD, July 2015) to 217 apartments and 1 ,150m’ retail floor space, the total expected
peak hour trip generation is still the same.

76.  Revision 6 proposes a residential floorspace of 20,478m? (95%) and a retail floorspace
of 1,150m? (5%). Although the proposal is inconsistent with the TMAP modelling
assumptions, it is not considered that the configuration of the proposed development will
result in significant impacts to the road traffic network.

77.  Therefore, no further intersection analysis is required to assess the traffic impacts of the
revised proposal (Revision 6).

78.  The Traffic Study Confirmation also identified that a 2m dedication is proposed to be
provided along the frontage of Forest Road between Hudson Road and Wright Street, to
allow Council to implement a potential future widening of this section of Forest Road. The
2m dedication forms part of the VPA which is the subject of a separate report to Council.

79.  With respect to the proposed land dedication for potential widening purposes, Council's
Engineering Services have advised that what has been proposed is acceptable.
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6.1 Transport Management and Accessibility Plan {(“TMAP” 2013)

80. As outlined above, during the development of planning controls for the Hurstville City
Centre, the former Hurstville Council was required to prepare a TMAP in response to the
amount of floor space (1,141,000m?) initially contained within the draft City Centre LEP,
the potential accessibility and infrastructure implications and the inconsistency with S. 7717
Direction 3.4 - Integrating Land Use and Transpori.

81. The TMAP adopted by Council in June 2013 recommended that there is potential to
develop 363,000m? additional GFA resulting in a total of approximately 861,354m? in the
City Centre by 2036.

82. A level of inconsistency with Direction 3.4 currently exists because the total GFA allowed
for by the planning controls adopted in the City Centre (and included in the HLEP 2012 -
Amendment No. 3) is 1 ,091,000m2 (the initial 1,‘14‘1,00m2 GFA figure was reduced to
address inconsistencies with the TMAP analysis) which is 229,646m’ more than
recommended in the TMAP.

83. Since the gazettal of the HLEP 2012 - Amendment No 3 (July 2015), there has been a
number of development approvals (Council, JRPP and PAC) well above the maximum
building height and FSR in the HLEP 2012 and a number of Planning Proposals with
significant increases in both height and FSR proposed.

84. The TMAP provides a number of key recommendations for road and traffic infrastructure
in the City Centre. In particular it recommends policies with “road infrastructure
improvements which are targeted at increasing road capacity on rail crossings and
network reliability on both regional roads and city centre access routes” (RN1).

85.  Hurstville City Centre Action Plan (Table 52) in the TMAP report provides a list of road
network and intersection improvements along with other transport and land use works
and actions required in the short, medium and long term to support the future planning of
the City Centre and to provide an efficient road network.

86. Some of the key road works identified include the widening of The Avenue railway
underpass, widening of the Lily Street rail overpass (currently under construction),
upgrades to the Treacy Street overpass and the intersection of King Georges Road and
Hillcrest Avenue.

87.  In October/November 2015, Council commissioned GHD Pty Ltd to undertake traffic
modelling analysis using the model developed for the TMAP. This work was to assess
the cumulative impact on the local road network of the Planning Proposal request
(Revision 3) along with a number of other major approvals and Planning Proposals in the
vicinity of the subject site, including:

° Planning Proposal for site bounded by Forest Road, Durham Street and Roberts
Lane, Hurstville (PP2015/0001);

. Planning Proposal for East Quarter Stage 3 at 93 Forest Road, Hurstville
(PP2014/0002);

. Development Application for 23-35 Treacy Street, Hurstville (Major Project under
Part 3A of the EP&A Act); and

. Development Application for 1-5 Treacy Street, Hurstville (DA2014/1083).
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88. GHD Pty Ltd reviewed the Planning Proposal (Revision 3). The modelling found that a
number of intersections will require additional upgrades above those previously included
in the TMAP (2013) as a direct consequence of the cumulative impact of these Planning
Proposals and Development Applications.

89. Specifically, the analysis identified that the intersection of Forest Road/ Wright Street/
Durham Street would operate over capacity, in particular for right turns from Forest Road
into Durham Street. The recommendation of this is that the intersection of Forest Road/
Wright Street/ Durham Street must be signalised.

7. STRATEGIC PLANNING CONTEXT
7.1 A Plan for Growing Sydney (Metropolitan Strategy)

90. The Planning Proposal request is broadly consistent with the aims of A Plan for Growing
Sydney (Metropolitan Strategy).

91. A Plan for Growing Sydney sets out 664,000 new homes and 689,000 jobs will be
required in the Sydney Metropolitan Region by 2031. Revision 6 will contribute toward
housing and jobs in an area close to existing transport infrastructure and services.

92.  As noted in the Metropolitan Strategy “Locating jobs in around 30 to 40 jarge centres will
provide grealer benefits to the overall productivity of Sydney. Strategic centres are areas
of intense, mixed economic and social activity that are built around the transport network
and feature major public investment in services such as hospitals and education and
sports facilities. Together, these centres form a network of transport-connected hubs that
help to make Sydney a networked and multi-centred city.”

93.  The proposal will also contribute to reinforcing the status of Hurstville as a Strategic
Centre. The proposal achieves the following relevant Goals and Directions of the
Metropolitan Strategy:

Goal 1: A competitive economy with world-class services and transport
= Direction 1.7: Grow strategic centres — providing more jobs closer to home

94. ltis recommended that a minimum non-residential floor space of 0.5:1 be included to
ensure that potential employment floor space is retained on the subject site and within
the Hurstville Centre.

95. The incorporation of the minimum non-residential floor space requirement of 0.5:1, will
contribute towards achieving this Direction through providing employment floor space
within the Hurstville Strategic Centre, on a site which benefits from its proximity to the
commercial, retail and services within the Hurstville City Centre. This will also assist in
delivering more investment and business activity and increased productivity.

96. Itis recommended that Clause 4.4A of HLEP 2012 be amended to include a specific
provision for the subject site requiring a minimum non-residential floor space ratio of
0.5:1. This will encourage the development of retail/commercial floorspace at ground
floor level and ensure the activation of the street frontages.
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Goal 2: A city of housing choice, with homes that meet our needs and lifestyles

- Direction 2.1: Accelerate housing supply across Sydney

= Direction 2.2: Accelerate urban renewal across Sydney — providing homes closer
to jobs

= Direction 2.3: Improve housing choice to suit different needs and lifestyles

97.  Revision 6 will provide approximately 217 new dwellings in the form of a mix of
apartments. The site is suitable for this increase in dwellings as it is located within the
Hurstville Strategic Centre, close to jobs and public transport services (lllawarra Railway
line and bus interchange) with frequent services.

98. Housing choice to suit the varying needs of residents will be provided through the
development of the anticipated 217 new dwellings on the site, with a range of sizes
provided to satisfy the Principle 8: Housing diversity and social interaction of SEPP 65.

Goal 3: Sydney’s great places to live
= Direction 3.3: Create healthy built environments

99. Revision 6 assists in encouraging healthy communities by creating mixed-use
development that provides a convenient focus for daily activities and benefits from its
proximity to the retail and services within the Hurstville City Centre. It is also in close
proximity to Kemp Field, which provides a recreation area for the local community.

Sydney South Subregion

100. In relation to the priorities of the South Subregion, Revision 6 provides housing supply
and choice in a suitable location for housing intensification and urban renewal within the
established Hurstville City Centre serviced by a key public transport corridor (lllawarra
Railway Line).

101. Revision 6 addresses the Hurstville Strategic Centre priorities of providing capacity for
additional mixed use development in Hurstville including offices, retail, services and
housing. It is also consistent with the “Planning Principles” for growth identified in the
Metropolitan Strategy, including:

= Principle 1: Increasing housing choice around all centres through urban renewal in
established areas

102. Revision 6 will increase housing opportunities within Hurstville City Centre (with an
estimated 217 new residential apartments) within walking distance from Hurstville
Railway Station and bus interchange. The subject site is also is close proximity and has
direct access to shops and services, is close to employment opportunities, which will
reduce car dependency.

103. Increasing the variety of housing available will provide housing choice to suit different
lifestyles, household sizes and affordability.
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= Principle 2: Stronger economic development in strategic centres and transport
gateways

104. A minimum non-residential FSR of 0.5:1 is recommended, equatin% to approximately
2,704m’ of employment floor space, as compared with the 4,707m" of existing
commercial/retail floorspace on the site.

105. It is anticipated that this floor space will provide for jobs and addresses Principle 2
through locating jobs within the strategic centre of Hurstville, an important hub for
business and employment and one of Sydney's ‘transport gateways’.

7.2 Draft South Subregional Strategy (2007)

106. The draft South Subregional Strategy includes key directions and strategies for economy
and employment, centres and corridors, housing and transport and sets dwelling and
employment targets for the South Subregion to 2031.

107. The Strategy identifies the Hurstville City Centre as a ‘Major Centre’. The dwelling target
for the Hurstville LGA to 2031 is 4,100 additional new dwellings and the employment
target is 3,000 additional new jobs.

108. The draft South Subregional Strategy (2007) includes key directions and strategies for

economy and employment, centres and corridors and housing which are relevant to this
Planning Proposal.

109. In relation to economy and employment, the key relevant directions include:

. Retain strategic employment lands including those required for utilities and local
services.
. Strengthen the commercial centre of Hurstville.

110. In relation to centres and corridors, the key relevant directions include:
. Increase densities in centres whilst improving liveability
. Ensure sufficient commercial office sites in strategic centres

111. In relation to housing, the key relevant directions include:
® Focus residential development around centres, town centres, villages and
neighbourhood centres

112. It is noted that a new District Plan is under preparation for the South Subregion by the
Greater Sydney Commission.

7.3 Hurstville City Centre Masterplan 2004

113.  The former Hurstville Council in collaboration with the NSW Government Architect
developed a Concept Master Plan for Hurstville City Centre, which was adopted in 2004.

114. The Concept Master Plan includes seven key principles to improve the public
infrastructure and amenity in Hurstville City Centre. The Masterplan divides the City
Centre into six precincts, each having unique characteristics.
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115.

7.4

116.

117.

118.

7.5

119.

120.

121.

122.

123.

7.6

124.

125.

Part of the subject site is situated within the Eastern Bookend precinct. The Masterplan
notes that this precinct has the potential to form the eastern gateway to the City. Itis
considered that the Planning Proposal is consistent with the principles in the Masterplan.

Hurstville Development Control Plan No.1 - LGA Wide

Hurstville Development Control Plan No. 1 — LGA Wide (DCP No.1) applies to all land in
the Peakhurst, Mortdale and Hurstville Wards of the Georges River LGA outside the
Hurstville City Centre, and includes No 108 and 112 Forest Road, Hurstville (zoned B2
Local Centre) and Nos 1 and 3 Wright Street, Hurstville (zoned R3 Medium Density
Residential).

Should the subject site be rezoned to B4 Mixed Use, it is recommended that the
Hurstville City Centre boundary be amended to include No 108 and 112 Forest Road,
Hurstville and Nos 1 and 3 Wright Street, Hurstville.

In this regard, the provisions of HDCP No 1 will no longer apply.
Hurstville Development Control Plan No. 2 — Hurstville City Centre

As outlined above, parts of the subject site zoned B2- Local Centre zone (Nos 108 and
112 Forest Road Hurstville) and R3 - Medium Density Residential (Nos 1 and 3 Wright
Street Hurstville) are situated outside the boundaries of the Hurstville City Centre which
means the provisions of HDCP No. 2 — Hurstville City Centre do not currently apply.

If the subject site is rezoned to B4 Mixed Use, it will be necessary to amend HDCP No. 2
by inserting a new Hurstville City Centre Land Application Map in Appendix 1 of the DCP
to include the subject site within the boundaries of the Hurstville City Centre.

HDCP No. 2 applies to No 124 Forest Road Hurstville and this site is located in the
Eastern Bookend precinct of the Hurstville City Centre.

As outlined above, it is recommended that the DCP also be amended to include specific
development controls related to the subject site.

Such provisions would include, but not be limited to identifying detailed controls for
setbacks to the adjoining residential development, street activation provisions and
vehicular access points, building massing and form as well as provisions to upgrade to
public domain, the provision of deep soil landscaped areas and through site connections
and linkages.

Draft Hurstville Employment Lands Study
In 2014, the former Hurstville Council commissioned independent consultants Jones
Lang LaSalle (JLL) and SJB Planning to prepare a draft Employment Lands Study to
review all land zoned IN2 - Light Industrial and commercial centres (land zoned B1-
Neighbourhood Centre and B2- Local Centre) under Hurstville LEP 2012.

The objectives of the draft Employment Lands Study include:

= A detailed land use survey and analysis of the strengths, weaknesses and
opportunities of the employment lands;
= A market assessment;

= A review of the NSW State Government’'s employment targets; and
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= A review of the effectiveness of the existing planning controls.

126. With the proclamation of Georges River Council in May 2016, the draft study is currently
under review to expand consideration of the study area to include the former Kogarah
Council LGA.

7.7 Hurstville Section 94 Development Contributions Plan 2012

127. The Hurstville Section 94 Development Contributions Plan 2012 applies to all land in the
Hurstville LGA. As outlined above, should the subject site be rezoned to B4 - Mixed Use
zone, it is recommended that the Section 94 Plan be amended to include the whole of
the subject site within the Hurstville City Centre.

128. The Section 94 Plan includes specific provisions which levy development in the Hurstville
City Centre for non-residential floor space and deficient car parking spaces. It is
recommended that the Hurstville Section 94 Development Contributions Plan 2012 be
amended by inserting a new Hurstville City Centre map which incorporates the subject
site within the boundaries of the Hurstville City Centre. This will then allow Council to levy
for non-residential floor space and any deficient car parking spaces as part of any
development application.

7.8 Economic Impact Assessment

129.  An Economic Impact Assessment (EIA) was prepared by Urbis (August 2014) for the
Planning Proposal (Revision 1) which included an estimate of current employment floor
space of 4,707m’ and 175 jobs on the subject site. The Planning Proposal (Revision 1)
also included a proposed estimate of 5,695m’ of retail/commercial employment GFA and
a total of 204 jobs.

130. Independent employment generation rates provided by SGS Economics and Planning
have been utilised to assess the employment generation in the Planning Proposal.

131. As outlined in Table 5 below, Revision 6 results in a reduction of employment floor
space as compared to current employment on the subject site, as at December 2014.
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Table 5: Economic Impact Assessment — Employment Floor Space Assessment

Planning Proposal Estimates Council
Assessment
Current Proposed Current Proposed Proposed
Employment Employment | Employment | Employment | Employment
Floorspace Floorspace Floorspace Floorspace Floorspace
(estimated (estimated (estimated (estimated (based on
December December March 2016) March 2016 - | SGS rates)
2014) 2014 - Revision 6)
Revision 1)
Commercial 3063sqm'” 2490sqm 1500sqm" Not provided | Not provided
Floor Space
Retail Floor 1890sgm‘”! 1600sqm"‘ 1150 1150
Space (1035sqm (10355qm
GLA) @ GLA) "
Industrial Floor | 1644sqm® N/A Floor space not | Not provided Not provided
Space included
Gym/ Fitness | N/A 1315sgm N/A N/A N/A
Total 4,707sgm 5,695sqm 3,100sgm 1,150sqm 1,150sgm
employment
Floorspace
Estimated total | 175 jobs 204 jobs 110 jobs 113 jobs 46to 77 jobs
jobs

Notes:

1) Commercial estimated at one employee /20sqgm

2) Commercial estimated at one employee / 67sgm

3) Commercial estimated at one employee / 22sqm

4) Retail estimated at one employee / 40sqm

6) Retail estimated at one employee / 16.5sqm

7) Retail estimated at SGS rate of one employee / 15-25sqm

(

(

(

(

{5) Retail estimated at one employee / 63sqm

(

(

(8) Industrial estimated at one employee/ 90sgm
(

3) Gym/fitness at one employee / 27sqm

132. A revised Economic Impact Assessment (EIA) was prepared by Urbis (March 2016) to

accompany Revision 6.

133.

The EIA (March 2016) included a total current employment of 3100m’ of

retail/lcommercial GFA (the EIA appears to have excluded Nos. 108 and 112 Forest Road
from the total figure) estimating 110 jobs currently on the subject site. The EIA (March
2016) is included in Appendix 4.

134.

The EIA (March 2016) also estimates the proposed number of employees in the

development resulting from Revision 6 at 113 retail employees on the 1150m? proposed
retail (estimate based on approximately 16.5 jobslmz).

135.

In relation to the removal of the commercial space component in an earlier version of the

Planning Proposal (Revision 5), the EIA (March 2016) notes that “demand for traditional
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office space is subdued, with surplus capacity in the market able to accommodate future
employment growth”

136. The EIA (March 2016) also noted that the revised proposal will not have an adverse
economic impact on the Hurstville Centre or its capacity to achieve its 2031 employment
targets. The proposed development will increase the housing supply in a market where
population growth is expected to exceed its existing development and affordability is an
issue.

137. ltis noted from Table 5 above that the existing commercial/retail GFA on the subject site
is 4,707m’ (an approximate FSR of 0.9:1), while Revision 6 provides for 1150m’ (an
approximate FSR 0.2:1). This represents a reduction in the future employment floor
space on the subject site.

138. The employment (job) numbers proposed in Revision 6 have been reviewed with
independent employment rate/m’ estimates provided by SGS Economics and Planning
Pty Ltd (SGS) as follows:
. Retail (speciality food) — ranging between 15-25m?/job
. Retail (including personal %oodslservices/other retail/ clothing and soft goods) -

Ranging hetween 25-35 m*/job

. Commercial - Ranging between 20-30 m?/job
. Industrial - 90 m’/job

139. Based on the proposed retail floor space in Revision 6 and employment generation rates
provided by SGS, the proposed employment (job) numbers on the subject site varies
between 46 - 77 employees. This is a reduction of between 98 — 129 jobs, which
currently exist on the subject site.

140. A Plan for Growing Sydney identifies that a commercial core in Hurstville is to be
retained, as required, for long-term employment growth and that capacity be provided for
additional mixed-use development in Hurstville including offices, retail, services and
housing.

141. Although Revision 6 proposes a loss of jobs, it is considered that due to the location of
the site within the City Centre, that this is not critical, however it is considered that any
future development must include some commercial/retail floor space to ensure that
services can be provided to both current and future residents, on and around the site and
also to ensure ground floor activation of all of the street frontages.

142. To ensure that this does occur, it is proposed to amend Clause 4.4A of HLEP 2012 to
include a minimum non-residential FSR of 0.5:1. This would aim to provide for up to
2,704m’ of employment floor space and depending on the employment generating use,
between 77 - 108 jobs.

6. OFFER TO ENTER INTO A VOLUNTARY PLANNING AGREEMENT (VPA)

143. As part of Revision 6, the applicant on 11 March 2016 has submitted an amended offer
to enter into a Planning Agreement with Council in accordance with section 93F of the
Environmental Planning and Assessment Act 1979.



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016

CCL127-16

[Appendix 1]

PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL

PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT Page 41
STREET, HURSTVILLE

IHAP Report - 24 Nov 2016

Georges River Council — Independent Hearing and Assessment Panel Thursday, 24 November 2016 Page 32

144.

145.

146.

7.

147.

148.

A VPA is a mechanism which allows for negotiation and agreement between planning
authorities and developers to extract public benefits from the planning process and
ensure that development produces targeted public benefits over and above measures to
address the impact of development on the public domain.

The VPA coffer provides for the following public benefits:

= A monetary contribution, which is consistent with other monetary contributions
negotiated within the Hurstville City Centre Precinct; and

= Land dedication along the Forest Road frontage to provide for road widening and
other road works

The Heads of Agreement are currently being finalised and the offer to enter into a
Planning Agreement will be considered as future report to Council.

THE PLANNING PROPOSAL

Revision 6 has been assessed under the relevant sections of the Environmental
Planning and Assessment Act, 1979 and Regulation, 2000 and the following advisory
documents prepared by the Department of Planning and Environment:

. “A guide to preparing planning proposals” (August 2016) and

. “A guide fto preparing local environmental plans” (August 2016)

The following summarises the intended outcomes of the Planning Proposal to amend
HLEP 2012 in relation to the subject site, as follows:

- A minal Ml | minal T minliae R /1 "FAAN b et = Ao AN el AAN M e e M a



Georges River Council — Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE

[Appendix 1] IHAP Report - 24 Nov 2016



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL
PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT
STREET, HURSTVILLE

[Appendix 1] IHAP Report - 24 Nov 2016

Page 43

8. COMMUNITY CONSULTATION

150. Should Revision 6 be supported it will be forwarded NSW Department of Planning and

Environment for a Gateway Determination.

151. If a Gateway Determination is issued, and subject to its conditions, it is anticipated that
the Planning Proposal will be exhibited for a period of twenty eight (28) days in
accordance with the provisions of the Environmental Planning and Assessment Act, 1979

and Regulation, 2000 and any requirements of the Gateway Determination.

152. Exhibition material, including explanatory information, land to which the Planning
Proposal applies, description of the objectives and intended outcomes, copy of the
Planning Proposal and relevant maps will be available for viewing during the exhibition
period on Council's website and hard copies available at Council service centres.

153. Notification of the public exhibition is proposed as follows:

= Newspaper advertisement in The St George and Sutherland Shire Leader;
= Exhibition notice on Council's website;
= Notices in Council service centres (Kogarah and Hurstville);

Letters to State and Commonwealth Government agencies, as identified in the

Gateway Determination;
= Letters to all landowners in the subject site; and

= Letters to adjoining landowners (in accordance with Council’s Notification

Procedures).
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= Drop in Sessions, manned by Strategic Planning staff. This will allow the
community the opportunity to discuss the Planning Proposal with staff and make
comments/feedback.

154. The anticipated project timeline for completion of the Planning Proposal is shown in
Table 6 below:

Table 6: Timeframe for Community Engagement

Task Anticipated Timeframe

Submission of revised Planning Proposal (subject of | 11 March 2016
this assessment)

Reporting to IHAP on Planning Proposal 24 November 2016
Report to Council 5 December 2016

Anticipated commencement date (date of Gateway | February 2017
determination)

Timeframe for government agency consultation (pre | March 2017
and post exhibition as required by Gateway
determination)

Commencement and completion dates for public Completed early May 2017
exhibition period (twenty eight (28) days)

Dates for public hearing (if required) N/A
Timeframe for consideration of submissions June 2017
Timeframe for the consideration by Council of the August 2017

planning proposal post-exhibition

Date of submission to the Department to finalise the | August 2017
LEP

CONCLUSION

155. Should IHAP resolve to support the Planning Proposal, it is recommended that the
Planning Proposal be considered at the next available Council meeting for endorsement
to submit to the NSW Department of Planning.

156. Once endorsed by Council (the Administrator), the Planning Proposal document would
be forwarded to the Department of Planning and Environment for a Gateway
determination in accordance with Section 56 of the Environmental Planning and
Assessment Act 1979.

157.  With respect to the public exhibition of the Planning Proposal, if the Gateway is issued by
the Department, it will specify the extent of consultation that Council must undertake,
along with any additional conditions that may be imposed by the Gateway Determination.

Operational Plan Budget

158. Within budget allocation.
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ATTACHMENTS
Attachment 1 Planning Proposal Request - Revision 6

Attachment 2 Urban Design Peer Review & SEPP 65 Assessment Report - GMU
Attachment 3 Traffic Study Confirmation (March 2016)
Attachment 4 Economic Impact Assessment (March 2016)
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I. Introduction

GM Urban Design and Architecture (GMU) have been engaged by Hurstville City Council to undertake an urban design
assessment of a Planning Proposal for 108, 112 and 124 Forest Road and 1-3 Wright Street, Hurstville (the subject site).

This report provides a discussion about the site, its context and whether the planning proposal responds appropriately to the
context, cument planning guidelines and policies. The report also discusses the planning proposal with respect to the nine (9)
principles of SEPP 65 and provides recommendations on the scale and yield that we consider to be appropriate for the subject
site as a potential alternative to the proposal.

I.1 Methodology

In amiving at the opinions and recommendations included in this report, GMU have conducted a desktop review of the available
documentation for the Planning Proposal. We have also reviewed the applicable strategic direction for Hurstville and the site
as well as the background information for the council controls and the desired future character established in the DCP.

GMU has also visited the site and conducted a contextual analysis of the location of the site and its relationship to other
elements of Hurstville centre including the scale relationship with the recently built or approved built forms. In our analysis, we
also took into account the public domain and the overall character of this part of the Hurstville centre. Any recent changes to
the planning instruments via planning proposals have been taken into account as as part of the potential future character for
the centre’s overall scale if supported by Council.

The proposal’s compliance with SEPP65 and the context analysis are provided at the beginning of the report and inform the
recommended outcome for the site. GMU have prepared an alternative strategy for the site based on this work to inform the
potential direction for Council.

|.2 Documents Reviewed
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e Hurstville City Centre Urban Form Study by Dickson Rothschild - 2007
e APlan for Growing Sydney 2014 and draft South Subregional Strategy 2007

|.3 Executive summary

The purmpose of this report is to prepare a peer review and SEPP65 assessment report considering the proposed Planning
Proposal and an appropriate scale and yield outcome for the proposed development site at 108, 112 and 124 Forest Road and
1-3 Wright Street, Hurstville.

The general observations by GMU include:

- Although the site is within the Eastern Bookend precinct and forms part of the experience of entering into the centre, it is
not a landmark site;

- The subject site is atransition site between taller forms that mark the entry to the centre such as East Quarter site with
19 storeys as a maximum height and the lower scale residential development on the east and mixed use development to
west and south;

- The heights on the opposite side of the site along Forest Road set the appropriate scale for the subject site including the
street wall height and setbacks;

- The proposed height is excessive and the configuration of the massing does not respond well to the context;
- The proposed public square and the undercroft are not supported;
- The proposal needs to provide more separation to the neighbouring properties to the north and a better scale relationship;

- The alignment with Forest Road is an important element to achieve the enhanced outcome for the site and an active
frontage to the street.

GMU’s recommendations:

L L [ R PRT I U CHRNT S S S SO P S I RO SRR [ Y ' SISO S A S [ SO [
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3. The proposal and its response to the controls

3.1 The proposal

GMU understands that the subject site has been the subject of a number of proposals over time. This report will focus only
on the latest submission dated October 2015. The submission includes a Planning Proposal Report by CT Group and an
Architectural Design Report by George El Khouri Architects with supporting technical reports.

The proposal is for an amendment of the planning controls to allow the following amendments to the LEP:

- Zoning - from partly Mixed Use, partly Medium Density Residential and Local Centre to B4 Mixed Use
- Building Height — from 23m to 60m and from 9-12m to 42m.

- Floor Space Ratio — from the three different FSRs for the site - 4:1 in the west, 1.5:1 and 1:1 in the east to 4.8:1 for the
totality of the site.

The proposal considers some justification for this intensification through the Metropolitan Strategy — A Plan for Growing Sydney,
where Hurstville is nominated as a Strategic Centre with a strong financial and economic role servicing south subregion.
Hurstville is located approximately 16km south-west of Sydney CBD, 8km south-west of Sydney Airport Precinct and 3km to
Kogarah, the only other strategic centre in south subregion.

It lies within the Sutherland to Sydenham Urban Renewal Corridor with a good connectivity to the surrounding areas via the
existing train lines and road network. The Strategy sets the general principle of increasing new housing and job opportunities
around centres and key transport corridors to provide sustainable life and work balance as well as a stronger economic focus
for strategic centres in particular. It also identifies a number of priorities for Sutherland to Sydenham Urban Renewal Corridor
and Hurstville in realisation of the plan for the future growth. The focus in this plan is to essentially provide additional mixed
use development with a commercial core in Hurstville for long term employment.

The design report provides a broader explanation of the purpose of this planning proposal and focuses on the analysis of
Sydney metropolitan area and the role that Hurstville has. It highlights the fact that Hurshille’s maximum allowable height is

marinkh lasinr bhan in abhar ceciaclcdesdbania cnmdean in Cudna Aand mmanbians anacifiaalbhe fambran riinh Aan Ohcbrisn s A mrmd Damdl



Georges River Council — Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE

[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL
PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT Page 113
STREET, HURSTVILLE

[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU




Georges River Council — Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE

[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL
PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT Page 115
STREET, HURSTVILLE

[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU




Georges River Council — Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE
[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU

- The Masterplan included principles such as establishing a‘green gateway' by adding landscape along Forest Road
entry with new public spaces and an improved access to Allawah Station on the East Quarter site (south of the subject
site). The subject site was not established as a future major development site within the masterplan, but the site to
the south was already envisaged as a major site with potential uplift.

- Council LEP and DCP controls were informed by a number of background studies, including the Urban Form Study
by Dickson Rothschild (2007).

This study took into account only the western part of the subject site (124 Forest Road-western lot) dividing the
subject site into two parts. These studies were interpreted into the DCP. Overall the strategy lead to the following
vision for the skyline of Hurstville:

Skyline
Forest Road is aligned along the highest point of the City Centre, allowing development along Forest Road to be the most
visible point of Hurstville. New buildings (particularly those along the southern side of Forest Road) are to deliver an

interesting and iconic skyline for the City Centre. Along the northem side of Forest Road, building height and separation is
quided by the priority of providing adequate sunight to the public domain along Forest Road.

The DCP also divides Hurstville Centre into 6 precincts. These are:

e \Western bookend -
- Around Forest Rd and King Georges Rd intersection {the westem gateway)

- DCP’s desired character for strong built form statements, feature public open spaces and mainly residential on
upper levels providing commanding views defining entry to the centre, high density residential

o City Centre West -

Transition between westem bookend and the centre - medium to high rise with trees along Forest Road
- Transitinn hahaman hinh intancitv recidantial and retail Jeanmmarrial mivad s
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e  Eastern bookend - (which includes the subject site)
This precinct covers the area that is partially outside of the City Centre’s area
- Itis an eastem gateway to the centre
- Itis dominated by East Quarter buildings in a prominent position on the axis of Forest Road

The desired future character for this precinct is to define, and create a sense of entry. This will be achieved through
strong built form statements and feature public domain treatment. Residential use will dominate upper levels of
development and optimise commanding views; and

to define and create a sense of entry - strong built form statements and feature public domain treatment with
residential uses on the upper levels enjoying the views

The Key Land Use Principles for the Eastem Bookend are:

1. Defining entry to the City Centre — characterised by a higher intensity of buik form with taller buildings on designated
sites to define the entry to the centre. Buikiings situated along sites identified with significant frontages are to respond to
their gateway context. . Landmark architecture will define points of interest, especially its prominent position on the axis
of Forest Road. All new developmerit is to respond to the public reaim, requiring building scak and form to retain a
pedestian scale at street bvel.

The proposal responds to this principle by providing a very strong architectural concept with sharp edges and greater
scale than the rest of the sites. However, as it is not a designated site, it should retain a pedestrian scale and transition
down from the identified higher intensity sites.

2. High Density Residential L and Uses - Mixed-use development will be promoted. This Precinct is to provide atransition
between the City Centre and surrounding residential areas. Where land adjoins established residential areas, controls
require that new development be suitably designed to maintain the amenity of adjoining residential and recreational land
uses.
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active at ground floor of the building. Third Order Streets: All frontages adjoining and immediately sumounding
important pedestrian connections, such as enfrances to and intersections with arcades.

o The proposal doesn't indicate any awnings, but all buildings have an inset of 3m at ground level which
creates an undercroft space instead. The activation is provided on the ground level.

3.4 Section Conclusion

The fundamental issue for the site when reviewing the controls is the fact that the LEP and the DCP both treat the site as part
of the transition between the zones and other points of height focus. They do not treat it as a major opportunity site.

The proposal seeks a scale and form that is at odds with this role and seeks to emulate the form that is considered more
appropriate for the centre itself than its edges.

The DCP controls and objectives are partially achieved in the proposal; however, in our interpretation of the controls, the site

should provide a streetscape scale thatis more appropriate to the human scale and the creation of a consistent street alignment
and street wall.
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4. SEPP 65 analysis and comment

This section of the report provides an overall assessment of the proposal against the 9 Design quality principles of SEPP 65
and the Apartment Design Guide (ADG). It provides further commentary on the proposal’s performance on the issues raised in
previous sections of this report including its response to the surrounding context and its performance against the applicable
controls.

Principle |: Context and Neighbourhood Character

Good design responds and contiibutes fo its context Context is the key natural and built features of an area, their relationship
and the character they create when combined. It also includes social economic, health and ervironmental conditions.

Responding to context involres identifying the desirable elements of an area’s existing or future character. Welldesigned
buildings respond to and enhance the qualties and identity of the area including the adjacent sites, streetscape and
neighbourhood. Consideration of bcai context is important for all sites, including sites in established areas, those undergoing

change oridentified for change.
Comment

The area around the site is part of the transformation of the Hurshville City Centre. There is a role for this site as part of that
regeneration and intensification. However in realising this role the site still needs to respond to the developing future character
and the scale of new development around it

The site forms a minor part of the eastern gateway. The sites on the southem side of Forest Road and marking the confluence
of the roads camy the visual axis of the roads and should achieve the greater height

The subject site is part of the gateway but itis also part of transition to the centre edges adjacent to low density development
and part of the transition of scale to the edge of the centre. It needs to reinforce the street wall scale and respect the lower
development forms to the other side of the street and the low density residential to the north.



Georges River Council — Error! No document variable supplied. Tuesday, 13 December 2016

CCL127-16 PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112
AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE
[Appendix 3] Urban Design Peer Review & SEPP 65 Assessment Report - GMU
Comment

The desired future character of each of the precincts in the DCP and the description for the future of the centre inthe background
studies illustrate a vision in which the City Centre is marked by the eastern and western gateways that creates the bookends
to the City Centre.

Of these gateways and the centre, the centre must be the dominant massing. The precincts between the bookends and City
core are transition areas that should create containment to the main street and activation as well as human scale in the street
wall height and proportions.

The subject site is located within the bookend precinct, so its role is as part of the transition from the higher development to the
south and potentially east to the lower/medium scale along Forest Road to the west

The role of site is therefore to maintain the streetscape as established on the other side of the street and open a contained
view line between the core and the gateway.

The appropriate built form therefore would be:

o A 34 storey street wall height to relate to other sites creating the street wall to adjacent streets
+  Establish a street alignment as per the DCP for the Forest Road frontage and Hudson Street;

o Activate the ground levels required by the DCP at the street edge, a new urban plaza is not required or appropriate
and intemupts the street wall;

*  Provide a maximum height that relates directly to the lower scale of the other eastern gateway proposals. We consider
that a maximum height of either 10 or 13 storeys would respond to the existing scale whilst still responding to the role
of the site within the gateway and sfill provide transitional height; and

e Minimise the bulk and scale to the northern neighbours with built form setback from the boundaries to offer a
landscape buffer and a height that is no more than 1 storey above the allowable adjacent heights. This will limit
overshadowing to the communal open spaces whilst ensuring the bulk and scale of this development is moderated

P TN T
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This type of FSR applies to the locations that are of greater height. There is no FSR of that range applicable within the Eastem
Bookend.

The existing marker site at East Quarter has a final FSR at 3.11:1. The subject site is smaller than the East Quarter site and is
part of the City Centre transition, so the requested FSR of 4.8:1 is well in excess of what should be appropriate for a less
significant site, such as the subject site.

The site has some capacity for greater height and density but not that of a marker site or the City Centre. The density that
results from the proposed 19 storey development is an overdevelopment for the site of this size and location.

Principle 4: Sustainability

Good design combines positive environmental, social and economic oufcomes. Good sustainable design includes use of
natural cross ventilation and sunfight for the amenity and Iveability of residents and passive thermal design for ventilation,
heating and coolng reducing reliance on technobgy and operation costs. Other elments inciude recyching and reuse of
materiaks and waste, use of sustainablke matenals, and deep soil zones for groundwater recharge and vegetation.

Comment

The proposal includes a statement that 50% of the proposed residential units will receive natural ventilation and 11% of units
will be ventilated through the exposure to prevailing winds. The Windtech report states that special measures are required to
achieve the ventilation described.

The ADG requires a minimum 60%of units up to the 8" level to be naturally ventilated. It is not clear from the material provided,
whether the 61%that achieves the ventilation through a different manner applies to the lower levels of the envelopes or takes
into account the total height. This needs to be clarified.

A diagrammatic representation of the units that are treated as truly cross ventilated and the units that achieve ventilation through
an alternative design criterion up to level 9 needs to be provided.

Tha mranacal indicstas bhat TAOL AF Hha smmibe will achingns Hha ramiirad D haore AF calar accnces whickh manke Haa ARG
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- Generous soft and deep soil landscaping areas to assist in stormwater control for the site; and

- The planting of indigenous or low water use species of vegetation.

Principle 5: Landscape

Good design recognises that together landscape and buiklings operate as an infegrated and sustainabk system, resuling in
attractive developmenits with good amenity. A positive image and confextual fit of wel designed devebpments is achieved by
contributinng to the landscape character of the streetscape and neighbourhood.

Good landscape design enhances the devebpment's environmental performance by retaining positive natural features which
contribute to the bcal context, co-ordinating water and soil management, solar access, micro-cimate, tree canopy, habitat
values, and presemving green networks. Good landscape design optimises usabilty, privacy and opportunities for social
interaction, equitable access, respect for neighbours’ amenity, provides for practical establishment and lonig term management.

Comment
The proposal includes a landscape design concept which is characterised by linear banding and planting located between the
footpaths and outdoor dining areas. There is also an intent for a ‘sheltered rainforest’ on the north-eastern corner in the under

croft area.

Although this is successful as a principle, it doesn't respond to the context of the site or position on Forest Road and the success
of the rainforest covered by building is questioned.

The design needs to demonstrate or provide a clear statement on how the planting will be achieved and where there is provision
for deep soil planting.

The proposed public plaza in the centre of the site cumently leads to a neighbouring site to the north which has a blank fagade
facing the plaza. This is not a desired outcome.

The <ite is not ervisanad tn he a marker hinh densitv site It is alan Incated nn the edae of the centre  therefara the extent of
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Access to sunlight

The proposal states that 74% of units will achieve 2 hours of solar access which meets the requirement. The proposed plaza
on Forest Road will be potentially in shadow, which would not be a good outcome. The roof terraces also need to be tested for
solar access for communal open space.

The proposed towers exceed the 18m glass to glass depth of building, which may result in limited light access to kitchens and
other parts of the units.

Natural ventilation

The proposal includes a statement that 50% of the proposed residential units will receive natural ventilation and that a further
11%will be ventilated through the exposure to prevailing winds. This has been documented in the Windtech report.

The ADG requires a minimum of 60% of units up to the 9" level to be naturally ventilated. It is not clear from the material
provided, whether the 11%that achieve the ventilation through prevailing winds are located below level 9 or above.

This needs to be clarified as the proposal is potentially non-compliant with the ADG if it is not within the lower portion of
development

Outlook

Most of the units have appropriate orientation and outlook. There are a few units in the western building that are oriented to the
east and the wall of the eastern building.

The separation provided is only 14m, which not adequate for the 7 storey height. There are also units on the lower level facing
north only 6m away from the northem boundary. Given this boundary will be a zone boundary change, then there is also an
argument that an additional 3 m setback is required beyond the 50% separation in the ADG.

There is an issue of privacy and outlook for units facing north in this location as the neighbouring property has a driveway
dirarfiv hehind the haiindary Additinnal senaratinn hehaiwen hiiildinas and ssthack tn the neinkhnirina nranerfies nn the narth
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Principle 7: Safety

Good design optimises safety and securnity, within the develbpment and the public domain. It provides for quality public and
private spaces that are clearly defined and fit for the intended puipose. Opportunities to maximise passive suiveillance of public
and communal areas promote safety.

A positive relationship between public and private spaces is achieved through clearly defined secure access points and well it
and visible areas that are easily maintained and appropriate to the location and purpose.

Comment

Passive surveillance to public domain

The proposed depth of the under croft creates a deeply shaded area with poor passive surveillance from the street

This area is only activated by a small retail area on ground level, which may not be used during certain hours. This is not
sufficient to activate or justify such a space.

The proposed plaza terminates in a blank wall of the next door property, with no opportunity for continuation.

This creates a‘dead end' space that is unlikely to be needed given the location and public space already provided in proximity
to the site.

There is no need for such a space in this location and the provision of the space is not considered to justify the extent of GFA
and height sought by the applicant.

Internal circulation

The design of the internal corridors is very convoluted and creates a number of areas for concealment, which should be
avoided.
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The visual appearance of well designed apartment development responds to the existing or future local context, particularly
desirable elements and repetitions of the streetscape.

Comment

The proposed built form has a number of elements that together create a bulky and undesirable character for the site. The
proposed design uses irregular angles to emphasise comers and to create a dramatic architecture.

As identified in our analysis and discussed in first two principles, the design of this site should be more transitional and offer a
more recessive architecture rather than such a dominant statement.

We understand that there were a number of design amendments already, but in the latest report, the proposed built form still
doesn't achieve an elegant, proportioned form. The irregular angles of the towers increase the appearance of bulk when viewed
obliquely.

The impression of bulk is exacerbated by the horizontality of the balcony elements, which dominate the facades as shown in
the architectural design study.

In GMU’s opinion, the design for the site should be a balanced form of low scale street wall with elegantly proportioned towers
which address the street.

It should incorporate interesting elements, fenestration and details within the fagade that relate to the context and create
articulation. The use of natural materials, metallic cladding, bricks or stone cladding instead of rendered finish is encouraged
and a colour treatment should be selected that relates to the context and identity of Hurstville.

Conclusion of the SEPP65 section -

The proposal has been assessed against the 9 Design Principles of SEPP 65. The proposed design in its cument form is not
considered to be satisfactory in its response to the context, density, built form or amenity due to:

- Tha lnendecmccle labemcaballam aflilha albe and scntod shovecleddalion
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5. Alternative massing options

GMU has considered the site within the existing and desired future context and established design parameters that should be
applied to the site.

In our opinion the height and density sought is excessive and not waranted by the site location or its role in the creation of the
eastern gateway and the City Centre transitional areas. Any development on this site needs to respond sensitively to the edge
of town location, the need for fransition to lower scale to the north, the height transition from town centre to edge and the scale
set already on the other side of Forest Road and the intersection.

Opfions
In our opinion this leads to 2 potential built form options for the site.

The first option allows more density and height in recognition of the corner’s role as the westem edge of the gateway.
The proposed heights and street wall would be as follows:
+ Total height applicable to the site to reflect the surrounding existing and allowable heights to comers which is in the
range of 13-10 storeys;

e Option 1 delivers an FSR of approximately 3.6:1
The second option is driven by the principle of responding to the scale opposite the site in Forest Road and is as follows:

e 10 storeys to the corner with a podium base and a maximum of 7 storeys along Forest Road.

e Option 2 delivers an FSR of approximately 3.1-3.12:1. This is based on 2 levels of commercial use and then rest in
residential and an efficiency of 75%for residential use and 80%for commercial use.

In both onfions the heiaht distribution on the site should provide:
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6. Final Conclusion

GMU has undertaken a comprehensive review of the submitted proposal for 108, 112 and 124 Forest Road and 1-3 Wright
Street, Hurstville. This report includes GMU'’s observations and comments on particular items that need further amendments
in the proposal.

We have also provided 2 general concept plans for the site. We have described our interpretation of the role of the site based
on the available material and analysis of the Hurstville City Centre. Based on our review, we recommend that the applicant
further amend the proposal and provide a new scheme in accordance with Option 2 above to achieve a better response to the
context.

Our main concerns with the Planning Proposal as submitted in summary relate to:

e The overall height and bulk, which does not relate appropriately to the context;

*  Thevisual impact on the surounding and the dominating nature of the taller elements for a site rather than balancing
the scale of the existing buildings across the street;

e The setback and separation distances between northern properties and within the site;
e The lack of street wall height reflecting lower human scale to the street and
* The proposed density for the site.

The planning proposal in its cumrent form is not recommended for approval.
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market. The design of the individual units and common areas will achieve a platinum rating per the
guidelines of Liveable Housing Australia.

The proposed development will also contain 1,150 sq.m of retail GFA and public open space consisting of
3,020sq.m.

EMPLOYMENT AND WORKFORCE ANALYSIS

The total number of jobs in the Hurstville Centre exceeds the number of resident workers, illustrating it is
the primary employment centre within the Hurstville LGA providing over 9,000 jobs.

Jobs in the Hurstville Major Centre are focused in:

= Public Services (18%)

* Retail Trade (17%)

* Financial Services (12%).

The smaller representation of other white collar jobs such as Information Media and Telecommunications
(1%) and Professional Services (6%) illustrates that the Hurstville Major Centre is not a major commercial

CBD with a diversified business tenant base.

The Major Centre accommodates a higher number of workers employed in Retail Trade (12%) and
Accommodation and Food Services (13%) reflecting that Westfield Hurstville is a significant employer.

While the LGA contains the Hurstville Major Centre, 82% of its workforce is employed in other nearby
employment centres. Journey to work patterns illustrate this, highlighting the follow centres:

e Mascot

= Sydney CBD

= Port Botany

=  South Sydney Industrial Areas
* North Ryde / Macquarie Park.

This is enabled by the LGAs proximity to these centres and train station, highlighting the LGAs amenity to
workers employed in nearby employment centres.

EMPLOYMENT AND ECONOMIC IMPACTS

There appears to be sufficient capacity within the Hurstville commercial market to achieve the Draft
Metropolitan Strategy job targets with the proposed development containing a mix of floorspace likely to
appeal to a variety of businesses.

As of August 2014 there was an estimate of 112,300 sq.m.of net lettable area (NLA) of office space
throughout Hurstville Local Government Area (LGA).

Based on a desktop analysis of advertised vacant (or imminently vacant) commercial floorspace within
the Hurstville CBD, vacancy is estimated to be high at around 22.7% (including 15,000 sq.m at 20
Woniora Road, vacated in February 2015).

Future demand for commercial floorspace in the Hurstville Major Centre can be forecasted by applying
the Bureau of Transit Statistics (BTS) 2012 industry sector job forecasts for the Hurstville Major Centre to
the Draft Metropolitan Strategy for Sydney's job target of 5,000 by 2031.

The additional office-based jobs estimated to be created in Hurstville over the period 2011 to 2031 would
generate demand for about 43,500 sq.m of office space.

. TIVE » f URBIS
I v ElA HURSTVILLE_FINAL_MARCH 2016
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With vacancy estimated at approximately 25,500 sgq.m in August 2014, there would appear to be sufficient
supply to accommodate white collar office- based jobs growth until 2026. Subsequent to this, annualised
new supply of only 2,174 sg.m will be required to 2031.

This illustrates that the Hurstville LGA has sufficient commercial office space to accommodate the
targeted jobs outlined in the Draft Metropolitan Strategy.

The proposed development will contribute a diverse mix of commercial and retail floorspace, designed for
tenants from a range of industry sectors and focus on delivering additional services a growing resident
population base, rather than an already well supplied commercial market.

EMPLOYMENT BENEFITS

The proposed development at 1-3 Wright Street and 108-112 and 124 Forest Road Hurstville will result in
a number of direct and indirect economic benefits, at the construction stage of the development and from
ongoing operations uses. These include:

= Construction jobs as a result of the proposed development have been estimated to be 195 direct and
307 indirect supplier jobs

= The direct and indirect sources of employment from ongoing operations associated with the
proposed development is expected to be a total of 113 jobs, and represents net employment uplift of
3 jobs to existing employment.

RESIDENTIAL ANALYSIS

The proposed development seeks to deliver approximately 217 new units which will contribute to meeting
ongoing demand for housing within the catchment area.

Based on the residential analysis outlined in this report there appears to be a need for additional housing
in the Hurstville LGA to meet existing and future dwelling demand.

* Recent migration patterns (2010-11) are skewed towards a local catchment, rather than an overseas
market which comprised a higher proportion of migration between 2006-11

= While overseas migration is likely to continue to comprise a significant market for residential
developments, the growing local market is evidenced in historic migration patterns

= Thelocal catchment area identified for the proposed development is focused in the surrounding LGAs
of Kogarah, Rockdale, Canterbury, Sutherland Shire and Bankstown

= The age profile shows a higher proportion of residents aged over 65 years reducing the demand for
larger dwelling types as well as underpins demand for the adaptable use units in the proposed
development. This points to potential for stronger demand for smaller product located close to key
employment / transport nodes, health and retail services

= Annual population growth for the catchment area is expected to range between 1% and 1.3% in the
period 2011 to 2031

= Population growth in the catchment area is expected to translate to a housing deficit of approximately
3,400 dwellings between 2013 and 2016, which is expected to increase to over 7,500 between 2016-
2021

= The significant deficit could potentially lead to a net out migration from the market catchment area as
the market seeks housing elsewhere

= The lack of supply relative to demand could result in price appreciation further restricting the access
to housing, particularly for first home buyers.
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the release of the Subregional plans.

The existing properties consist of industrial and retail land uses, specifically:
= 108 Forest Road, which contains an auto mechanic

* 112 Forest Road, which contains a metal factory

= 120 Forest Road, which comprises a small retail centre containing a mix of tenants, anchored by a
Dick Smith and Bing Lee Electrical.

According to a survey of tenants conducted by Shanghai Lihua Hurstville Pty Ltd the existing properties
currently contain 43 ongoing jobs.
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development introduces longevity of p"urpose. This will offer the potential for a broad cross-section of the
community to live in intergenerational settings, within close proximity to a major centre with convenience
of transport and shopping.

The provision of accessible housing provides the capacity for its residents to choose to remain in their
home when the need for care and support increases.

The proposed development will also contain 1,150 sq.m of retail GFA and public open space consisting of
3,020sq.m.

The proposed non-residential space will be located on the development’s ground floor, with pedestrian
links from Forest Road, Wright Street and Hudson Street.
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This reflects both the presence of a Westfield Regional Centre and the profile of its existing commercial
tenants. The smaller representation in Information Media and Telecommunications (1%) and

Professional Services (6%) illustrate that while Hurstville is a Major Centre, it is not a major commercial
CBD with a diversified business tenant base.

a
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* Hurstville

= Bankstown
=  Sutherland
= Kogarah

= Rockdale.
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2.4 CONCLUSIONS AND RECOMMENDATIONS

The total number of jobs in the Hurstville Centre exceeds the number of resident workers, illustrating it is
the primary employment centre within the Hurstville LGA with over 9,000 jobs.

Jobs in the Hurstville Major Centre are focused in:

*  Public Services (18%)

* Retail Trade (17%)

= Financial Services (12%).

The smaller representation of other white collar jobs such as Information Media and Telecommunications
(1%), Professional Services (6%) illustrates that the Hurstville Major Centre is not a major commercial
CBD with a diversified business tenant base.

The Major Centre accommodates a higher number of workers employed in Retail Trade (12%) and
Accommodation and Food Services (13%), reflecting the presence of Westfield Hurstville in the Major

Centre.

While the LGA contains the Hurstville Major Centre, 82% of its workforce is employed in other nearby
employment centres. Journey to work patterns illustrate this, highlighting the follow centres:

e Mascot

= Sydney CBD

= Port Botany

= South Sydney Industrial Areas

= North Ryde / Macquarie Park.

In each industry sector the number of Hurstville LGA residents employed significantly exceeds the
number of jobs located in the LGA itself. The deficit in many of these sectors reflects the Hurstville LGA's
proximity to a number of key employment hubs (Sydney CBD, Parramatta, Port Botany, Mascot and
South Sydney Industrial Area), which contain a significant amount of jobs that are compatible with the skill

profile of the local Hurstville workforce.

This is enabled by the LGAs proximity to these centres and train station, highlighting the high level of
amenity available to workers employed in nearby employment centres.

13
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Page 153

and associated with the Westfield Shopping Centre.

As of August 2014 there is an estimated 112,300 sq.m.of commercial net lettable area (NLA) throughout
the Hurstville Local Government Area (LGA). Since March 2013 there have been marginal additions in
commercial floor area, estimated at approximately 2,300 sq.m, located in the following mixed use
residential developments:

= 11-17 Woodville Street and 6 Cross Street containing approximately 400 sq.m of commercial GLA
= 11 Mashman Avenue and 7 Colvin Avenue containing approximately 150 sq.m of commercial GLA
= 95 Forest Road and 103 Forest Road containing approximately 1,700 sq.m of commercial GLA.

Commercial tenancies within small to medium size buildings range in size from small serviced offices of
25 sq.m up to full floorplates exceeding 500 sq.m occupied by small, local businesses in the financial,
medical services, business consulting and legal industries. There are also several larger office buildings,
with tenancies up to 2,500 sq.m (generally over multiple floors). These tenancies are dominated by
government agencies.

The commercial space within Hurstville is relatively fragmented and dispersed throughout many small to
medium sized buildings. Most new office space forms part of mixed use developments occupying ground
and first floor levels within 8 to 10 level buildings.

Based on a desktop analysis of advertised commercial vacancy (or imminently vacant) within the
Hurstville LGA, vacancy appears to be very high in the order of 22.7% (including 15,000 sq.m at 20
Woniora Road, vacated in February 2015).

Based on current market conditions and sentiment, demand for office space is not expected to increase
notably within the short to medium tem.
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3.2 JOBS GROWTH

Given the lower tenant take-up amongst traditional office tenants and upcoming government tenant
relocation, job creation within the Hurstville Major Centre will likely be drawn from a diversity of industry
sectors.

Table 3.1 overleaf illustrates the job targets outlined in the Draft Metropolitan Strategy for the Hurstville
Major Centre apportioned across different industry sectors (based on Bureau of Transport employment
forecasts). Employment growth is expected to be driven by the following sectors:

*  Public Administration and Safety, increasing by +1,260 jobs

= Health Care and Social Assistance, increasing by +863 jobs

= Financial and Insurance Services, increasing by +670 jobs

= Retail Trade, increasing by +581 jobs

= Professionals Scientific and Technical Services, increasing by +573 jobs.

The above jobs targets comprise a diverse range of sectors reflecting a mix of businesses / jobs servicing
both local and regional markets.
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3.3 FLOORSPACE DEMAND
Different industry sectors have different needs when it comes to the type of floorspace required to operate

their respective businesses. The provision of floorspace compatible with business / tenant demand is an
enabler of economic and employment growth.

Table 3.2 below outlines the type of floorspace required to accommodate the jobs growth targeted in the
Draft Metropolitan Strategy of 5,000 jobs by 2031.

It illustrates that office-based jobs comprise a high proportion of targeted employment in the Hurstville
Major Centre by 2031. The additional office-based jobs estimated to be created in Hurstville over the
period 2011 to 2031 would generate demand for an estimated 43,500 sq.m of office space.

Current commercial vacancy (approximately 25,500 sq.m f 22.7% vacancy rate) indicates that there is
sufficient supply to accommodate white collar office-based jobs growth until 2026.

Subsequent to this, annualised new supply of only 2,174 sq.m will be required to 2031.
Therefore, the current supply appears ample to accommodate targeted employment growth for the next
12 years subsequent to which only nominal annual additions will be required to support new white collar

jobs. There appears to be no apparent immediate shortage of office space within Hurstville.

Given the office market is well supplied within Hurstville, the proposed quantum of non-residential
floorspace delivers retail (1,150 sq.m).

17
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3.4 CONCLUSION AND RECOMMENDATIONS

There appears to be sufficient capacity within the Hurstville commercial market to achieve the Draft
Metropolitan Strategy employment targets.

= At present there is approximately 112,300 sq.m.of net |ettable area (NLA) of commercial floorspace
throughout Hurstville Local Government Area (LGA)

= Office based employment is expected to expand by approximately 2,900 jobs between 2011-31

= Thetargeted office-based jobs are expected to result in demand for approximately 43,500 sq.m of
office space

= Based on a desktop analysis of advertised commercial vacancy (or imminently vacant) within the
Hurstville LGA, vacancy appears to be high in the order of 22.7% (including 15,000 sq.m at 20
Woniora Road, vacated in February 2015)

= Current vacancy indicates there is sufficient supply to accommodate white collar office- based jobs
growth until 2026

= Subsequent to 2026 annualised new supply of only 2,174 sq.m will be required to 2031 — indicating
that the Hurstville Major Centre appears to have sufficient commercial office space to accommodate
the targeted jobs outlined in the Draft Metropolitan Strategy

* The proposed development’s non-residential floorspace delivers additional retail 1,150 sq.m GFA of
scale compatible with a well-supplied market, and in a format consistent with other product.
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generated by the wages of new employees.

In economic terms, it represents the absorption of excess supply in other parts of the economy driven by
an increase in aggregate demand in the retail industry.

Indirect employment impacts are measured using employment multipliers derived from the Australian
National Accounts Input-Output tables, 1986-87. When using these multipliers, a number of issues need
to be kept in mind:

= The multipliers reflect how the economy was structured in 1996-97. Since then, the structure of the
economy has changed, and the actual impacts are likely to have changed

= The multipliers are based on a static view of the economy, and do not consider price changes driven
by changes in demand. This means that results from Input-Output multiplier analysis are likely to
represent the upper bound of employment impacts

*  The multipliers are national multipliers, not regional. Therefore, while many of the directly created
jobs will be filled by locals, many of the indirect jobs are likely to be filled elsewhere

= While more difficult to measure precisely, there will also be significant positive indirect employment
impacts for the region as a whole.
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43 CONCLUSIONS AND RECOMMENDATIONS

The proposed development at 1-3 Wright Street and 108-112 and 124 Forest Road Hurstville will result in
a number of direct and indirect economic benefits, at the construction stage of the development and from
ongoing operations uses. These include:

= Construction jobs as a result of the proposed development have been estimated to be 195 direct and
307 indirect supplier jobs

» The direct and indirect sources of employment from ongoing operations associated with the
proposed development is expected to be a total of 113 jobs, and represents net employment uplift of
3 jobs to existing employment.
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= Based on an analysis of income, housing prices and mortgage rates, the median unit price in the
market catchment is unaffordable for first home buyers on average incomes, indicating the need for
additional housing

= Thereis market demand to support the absorption of the 217 residential units proposed on the
subject site. The proposal will also contribute to moderating house prices in Hurstville by increasing

supply.
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Transport and
Infrastructure

Population
growth and
Demographics

Access to good public transport and road infrastructure are
important to potential purchasers and renters, particularly

linkages to the CBD, airport and major employment centres.

Future infrastructure projects can revitalise areas, improve
connectivity and linkages, create new jobs and reshape the
existing community.

Population growth is a key indicator of residential demand.

Industrial Areas

The subject site is located 500 metres from the Hurstville railway station and 500
metres from Allawah railway station

Hurstville Train Station provides residents with access to employment centres, and
services

Annual population growth for the catchment area is expected to fluctuate between
1% and 1.3% in the period 2011 to 2031

Looking forward, the catchment area is expected to experience population growth
that exceeds what was observed in the 10 years between 2001 and 2011 -
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» The existing median price point does not appear affordable for first home buyers on
average household incomes. The lack of supply relative to demand could
exacerbate this further, restricting the access to housing, particularly for first home
buyers.
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53 DEMOGRAPHIC ANALYSIS
The demographics of an area can indicate the market profile of potential purchasers.

A comparative profile of demographic characteristics has been undertaken to identify specific residential
property buyers segments and needs within the market catchment.

Comparing the Hurstville LGA, identified market catchment and the broader Sydney Greater Metropolitan
Region (GMR) provides an indication of the type of market that is available within the market catchment
relative to the broader Sydney GMR.

Age: Chart 5.2 shows that the Hurstville LGA has a higher proportion of residents aged over 65 years
than both the market catchment and the broader Sydney region and a noticeably lower proportion of
residents aged 0-19 years. This suggests a stronger presence of retirees within the LGA and market
catchment.

The market catchment and LGA also appear to have lower proportions of middle-aged residents, in the
35-49 year age bracket, reflecting its lower workforce participation.

The average age of the market catchment has increased since 2001, from 36.8 to 37.8. While trending
upwards, the ageing of the market catchment is below what has been observed across Sydney, with the
average age increasing from 35.8 in 2001 to 37.1 in 2011.

Income: Table 5.2 illustrates that both the Hurstville LGA and the market catchment have lower average
household incomes than the Sydney GMR, highlighting the need for a relatively affordable dwelling
product such as apartments.

The lower average income observed in the market catchment area is driven by its lower proportion of
households (21.6%) earning more above $130,000, than across the broader Sydney GMR (26.4%).

Household Composition: The household profile in Chart 5.4 illustrates that both the Hurstville LGA and
market catchment have marginally higher proportion of family households than the broader Sydney GMR.

Furthermore, the market catchment has a lower proportion of lone person households, making up just
21% of households compared to 23% for the Sydney benchmark.

Family Composition: The majority of family households within the market catchment are couples with
children aged less than 15, making up 33% of families. This is followed by couples with no children,
making up 32% of families.

This composition is generally in line with the broader Sydney GMR, highlighting a need for a dwelling
product catering to both couples and younger families.

Housing Structure: Reflecting the underlying need for larger dwellings by family households, separate
house dwellings make up 61% of all dwellings in the market catchment.

The market catchment also has a marginally higher proportion of apartments than the broader Sydney
GMR, making up 26.2% of households compared to 25.8%. This reflects the apartment development that
occurred around train stations and town centres.

Employment: Employment participation amongst residents in the market catchment is lower than the
broader Sydney GMR, partially influenced by the retiree market. Of those working within the catchment
area, 28.9% are in blue collar industries compared to just 25.7% across Sydney. The mix of blue and
white collar residents means that journey to work patterns are spread across both CBD (Parramatta,
Mascot, Sydney and Macquarie Park) and industrial precincts (South Sydney and Port Botany).

URBIS . 27
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The key findings from the historical and forecast population growth include:

= |nthe period between 2001 and 2011, the population within the catchment area grew by
approximately 59,000, or 8% over the ten years

= The Sydney GMR population grew by 11.6% over this period, at an average annual population growth
of 1.1%

* This discrepancy is likely due the wider GMR containing urban release areas able to accommodate a
substantial uplift in housing and population

= The population of the catchment area is forecast to exceed 1 million residents by 2031, which would
see the 2011 population grow by over 200,000 residents or 26% over 20 years

= Annual population growth that is expected to fluctuate between 1% and 1.3% between 2011 and
2031, exceeding what was achieved between 2001 and 2011.
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55 DWELLING SUPPLY

The following section considers the existing supply of residential dwellings within the market catchment
area, including the performance of the housing market, its affordability relative to catchment incomes and
competing residential projects.

The future supply of residential dwellings has also been considered compared with the forecast demand
for residential housing.

HOUSING MARKET TRENDS

This section will provide an indication of the performance of housing market within the market catchment,
reviewing median unit prices, capital growth, transaction volumes and demand for rental accommodation.
From this analysis, the following points were observed:

=  Since 2008, the median unit price in the Hurstville LGA has been above that of the median unit price
across the market catchment, except in 2012 when prices were equal at $450,000

= As at 2014, the median unit price in the Hurstville LGA was $530,000 and $510,000 across the
market catchment

= Between 2004 and 2014 the Hurstville LGA experienced greater capital growth than the market
catchment, with prices growing by 4.8% per annum compared to 4.0%

= The number of unit transactions in the market catchment has fluctuated significantly between 2004
and 2014, with annual unit transactions ranging from 6,231 transactions in 2005 to 9,611 transactions
in 2009

= The sales transaction observed in 2009 illustrate a strong recovery after the GFC, transacting 26%
above the average for 2004 to 2014

* The market catchment straddles both the middle and outer ring markets measured by the REINSW
for rental vacancy, with vacancy rates of between 1.7% and 2% in April 2014:

—~ Vacancy rates for rental properties have increased slightly since January 2014, however still
remain at a low rate

— Typically, vacancy under 3% has traditionally taken to indicate a ‘supply constrained’ market,
usually leading to increasing rental rates over time

— These vacancies are well below the indicative 3% mentioned previously, suggesting that the
rental market within this market catchment is not oversupplied

— Lower vacancy rates are usually consistently achieved in more urban markets, with stronger
locational amenity associated with accessing employment, lifestyle/recreational and transport
services.

= Therisk associated with a tight rental market is ongoing rental rate appreciation, negatively impacting
the affordability of rental stock over time as the rental rate is bid up by strong competition for rental
housing

= The low rental vacancy rates witnessed in the market catchment have influenced the steady rental
growth over the past ten years despite median rents in all market catchment LGAs sitting below the
Greater Sydney average

= Worth noting is the fact that the Hurstville LGA has experienced strong rental growth since December

2013 resulting in the LGA showing the strongest rental growth of any LGAs within the catchment
(including the Greater Sydney region) between 2004 and 2014.
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FUTURE DEVELOPMENT PROJECTS

Tables 5.7 to 5.9 display the proposed developments with 100 units or more that are expected to occur
within the LGAs that make up the market catchment between 2014 and 2020.

Within this period, approximately 11,600 units are expected to be developed within the market catchment
area, in developments of 100 units or more.

The tables show that the greatest number of proposed units in large-scale developments is expected to
occur within the Rockdale LGA, with approximately 3,700 units proposed.

Within the Hurstville LGA, in which the subject site is located, it is anticipated that approximately 2,000
units will be developed.

W
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Top Garden Units

Southbank Apartments

Guess Avenue Apartments
DiscoveryPoint Precinct - Summit
Genesis Apartments

DiscoveryPoint Precinct - Shore

Orchard Park Apartments
DiscoveryPoint

Gerrude Street and Princes Highway Development
Arncliffe Street Apartm ents

Princes Highway Mixed Development Site
Chapel and Bay Strests Development
Darmrell Lea Factory Site

Total

URBIS
1A HURSTVILLE_FINAL_MARCH 2016

52-62 Arncliffe Street

20 LeveyStreet & 34-36 Marsh Street

30-32 Guess Avenue &4 Lusty Street

1 Pnnces Highway

27-29 Cook Street & 120 Turrella Street

1 Princes Highway

1-5 Gertrude Street & 10-16 Princes Highway
2 Bryant Street & 1 Princes Highway

4-10 Gertrude Street & 4-6 Princes Highway
40-50 Arncliffe Street

213 Princes Highway & 4 Wardell Street
Chapel Street, Bay Street & Lister Avenue
152-206 RockyPoint Road

Wolli Creek
Wolli Creek
Wolli Creek
Wolli Creek
Tumrella
Wolli Creek
Wolli Creek
Wolli Creek
Wolli Creek
Wolli Creek
Amcliffe
Rockdale
Kogarah

162
316
176
200
282
323
146

189
175
345
357
445
3732

2015
2015
2015
2015
2016
2016
2017
2017
2017
2017
2017
2019
2020

Contract Let
Construction

Contract Let
Construction

Contract Let

Tenders For Design Construct
Development Application
Development Application
Development Application
Development Application
Development Application
EarlyPlanning

Rezoning Application

PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3 WRIGHT STREET, HURSTVILLE
Economic Impact Assessment (March 2016)

navss 39



Georges River Council - Error! No document variable supplied. - Tuesday, 13 December 2016
PLANNING PROPOSAL TO AMEND HURSTVILLE LOCAL ENVIRONMENTAL PLAN 2012 - NOS 108, 112 AND 124 FOREST ROAD AND 1 AND 3

CCL127-16

[Appendix 5]

WRIGHT STREET, HURSTVILLE

Economic Impact Assessment (March 2016)

Page 179

G LTI UL Y UG AT LS YS U
Charles Street Units
Canterbury R oad Mixed Development
Charles Street Mixed Development

Wileypark Town Centre Redevelopm ent

Sugar Mill Precinct
Lakeview (Washington Park)

Lakemba and Haldon Streets Mixed Development

Total

Bankstown LGA

George Street and Hume HighwayDevelopment

West Terrace Mixed Developm ent
Boronia Road Affordable Housing
Phoenix Palm Apartm ents

Stacey Street Mixed Developm ent
Villawood Development - Overall
Bass Hill Tourist Park

Total

T O S Y Tva

15-15A & 18 Charles Street

548-568 CanterburyRoad

2ACharles Street

280-300 Lakemba Street & 68-70 King Georges Road
242, 246-258 CanterburyRoad & 1-13 Close Street

2 Vermont Crescent & 72-76 KentuckyRoad

174-176 Lakemba Street & 2-26 Haldon Street

350 Hume Highway, Bankstown & 18-24 George Streset
8A-14 West Terrace

81-95 Boronia Road

351 Hume Highway

196 Stacey Street

80 Miller Road

713-727 Hume Highway

Canterbury
Campsie
Canterbury
Wley park
Canterbury
Riverwood
Lakemba

Yagoona
Bankstown
Greenacre
Bankstown
Bankstown
Villawood
Bass Hill

308
290
202
125
397
177
107
3688

182
127
144
100
156
181
150
1,040

avin

2017
2017
2017
2017
2017
2019
2019

2016
2017
2017
2017
2017
2018
2019

T Y IUI T I IS
Development Approval
Development Application
Developm ent Approval
Developm ent Approval
Developm ent Approval
Developm ent Application
Developm ent Application

Development Approval

Sketch Plans

Development Application Refused
Development Approval

Developm ent Application

Early Planning

Development Application

URBIS
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AFFORDABILITY ANALYSIS
Housing affordability refers to a household's capacity to purchase housing, commonly measured by the

proportion of a household’s income spent on dwelling costs. The standard benchmark for whether
housing is unaffordable is when repayments constitute 30% or more of a household’s income.

If a household spend 30% or more of their household income on mortgage repayments or rental
payments they are considered at risk of housing stress.

This section conducts an assessment of the price points at which first home buyers (FHB) and
established home buyers can afford to purchase housing, on both average and upper quartile incomes in
the market catchment area.

Average household income for the catchment area is currently estimated to be $93,700 with 25% of
households estimated to have incomes above $113,400 per annum.

Applying the 30% benchmark shows that average income households can afford housing costs of $2,342
per month, while the top 25% of households can afford a monthly housing cost of $2,835.

To identify the affordable housing price for the market catchment, the repayments required for a range of
price points were calculated and shown overleaf in Table 5.11 and 5.12.

The following assumptions underpin our affordability calculations:
= A 20% deposit for FHBs and 50% for established home owners

= Two mortgage rates, the current rate 5.25% and 10 year average of 7.25% (Reserve Bank of
Australia: F5 Indicator Lending Rates)

= 30 year mortgage term.
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certainty of being delivered, due their advanced stage in the development process. This indicates that
over the short-term there is a relatively high degree of certainty that the housing in that the housing
identified from 2014 to 2016 will be delivered.

There is a degree of risk associated however with the proportion of the development pipeline that is still
going through the development approval/building approval process, which may affect the eventual project
approval or yield. As such many of the projects scheduled for completion between 2016 and 2020 have a
higher degree of risk of being abandoned or not gaining development approval.

Table 5.14 overleaf compares the residential project pipeline with forecast housing demand. Underlying
demand has been forecast on the basis of DP&E population growth rates. Household formation has been
used as a proxy for underlying housing demand, which has been derived for the market catchment by
comparing forecasts population and housing supply. This has been estimated as 2.8 people per
household between 2014 and 2021.

The table illustrates that over both the short and long-term, there appears to be insufficient housing stock
to meet the growing housing needs of the market catchment.

Between 2013 and 2016 the housing deficit is estimated at approximately 3,400 dwellings, which is
expected to increase further in 2016-2021 to a housing deficit of over 7,500 dwellings.

These significant short-falls could potentially lead to a net out migration from the market catchment area,
as the market seeks housing elsewhere. Furthermore, the lack of supply relative to demand could result
in price appreciation, further restricting the access to housing, particularly for first home buyers.

URBIS
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within the market catchment is $510,000 (as outlined in Section 5.5.1), which is above the affordable
range for first home buyers (FHBs) with average household incomes. Adding additional housing
supply to the catchment will assist in alleviating affordability constraints.

= Between 2013 and 20186 the housing deficit is estimated at approximately 3,400 dwellings, which is
expected to increase further in 2016-2021 to a housing deficit of over 7,500 dwellings

= A housing deficit will decrease access to housing for lower income groups in the catchment area,
exacerbating affordability issues for FHBs on average household incomes

= The development will generate total of 63 direct one year equivalent construction jobs and 50 ongoing
jobs

* |n addition to the direct employment, there will 195 indirect one year equivalent jobs created during
the construction phase of the project and 307 indirect ongoing jobs.

JREIS
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glven by Urbis in this report are given in good faith and in the reasonable belief that they are correct and
not misleading, subject to the limitations above.
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3.2 108, 112 and 124 Forest Road and 1 and 3 Wright Street, Hurstville -
Planning Proposal to amend Hurstville Local Environmental Plan (HLEP)
2012

Note: Ms Gabrielle Morrish declared a conflict of interest in this matter and did not

participate in any discussions or decision making.
Speaker:
° Anthony Polvere — Applicant

Voting of the Panel Members:
The decision of the panel was unanimous excluding Ms Gabrielle Morrish.

Panel Determination

That a report to Council be prepared to advise of the IHAP recommendations and request
that Council consider forwarding the Planning Proposal to the NSW Department of
Planning and Environment to request a Gateway Approval for an amendment to the
Hurstville Local Environmental Plan 2012 in relation to Nos. 108, 112 and 124 Forest
Road and Nos 1 and 3 Wright Street, Hurstville to:

= Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road
Hurstville from B2 - Local Centre Zone to B4 — Mixed Use Zone;

== Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville
from R3 - Medium Density Residential Zone to B4 - Mixed Use Zone;

== Amend the Height of Building map (HOB) to increase the height of buildings for Nos
108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville to 34.5m:;

== Amend the Height of Buildings map (HOB) to increase the height of buildings for No
124 Forest Road, Hurstville to 46.5m;

»-  Amend the floor space ratio map (FSR) to increase the maximum floor space ratio
for Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street, Hurstville to 4:1:
and

"= Amend the Lot Size Map (Sheet LSZ_008) to remove Nos. 1 and 3 Wright Street
Hurstville from its application and consistent with the B4 - Mixed Use zone; and

http://infoweb.georgesriver.nsw.gov.aw/grinfocouncil/Open/2016/11/IHAP 24112016... 19-Dec-16
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= Amend Clause 4.4A of HLEP 2012 to include the a provision relating to the subject
site stating that development consent must not be granted for development unless
the non —residential floor space is at least 0.5:1.

THAT the Georges River IHAP also support the following:

(a) The preparation of an amendment to the Hurstville Section 94 Development
Contributions Plan 2012 to include 108 Forest Road, 112 Forest Road and 1 and 3
Wright Street in the boundaries of the Hurstville City Centre to reflect the proposed
B4 Mixed Use zoning of the land; and

(b) The preparation of an amendment to the Hurstville Development Control Plan No. 2
- Hurstville City Centre (Amendment No. 6) to include the subject site within the
boundary of the Hurstville City Centre and site specific provisions including (but not
limited to), setbacks to the adjoining residential development, street activation
provisions and vehicular access points, building massing and form as well as
provisions to upgrades to public domain, provide deep soil landscaped areas and
through site connections and linkages.

Paul Vergotis
Chairperson

http://infoweb.georgesriver.nsw.gov.au/grinfocouncil/Open/2016/1 1/THAP 24112016... 19-Dec-16
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(c)

Development Contributions Plan 2016” be undertaken and the adopted Plan be forwarded
to the Minister for Planning in accordance with the requirements of s94EA of the EP&A Act
and the Environmental Planning and Assessment Regulation.

That public notification of the repeal of “Kogarah City Council Section 94A Development
Contributions Plan 2014” be undertaken in accordance with the requirements of s94EA of
the EP&A Act and the Environmental Planning and Assessment Regulation.

CCL127-16 Planning Proposal to amend Hurstville Local Environmental Plan 2012 -

Nos 108, 112 and 124 Forest Road and 1 and 3 Wright Street, Hurstville
(Report by Coordinator Strategic Planning, Rita Vella)

Minute No. 210

The Administrator moved and declared carried:

(@)

That Council endorse the forwarding of the Planning Proposal to the NSW Department of
Planning and Environment to request a Gateway Approval for an amendment to the
Hurstville Local Environmental Plan 2012 in relation to Nos. 108, 112 and 124 Forest Road
and Nos 1 and 3 Wright Street, Hurstville to:

Amend the Land Zoning Map (LZM ) to rezone Nos 108 and 112 Forest Road Hurstville
from B2 - Local Centre Zone to B4 — Mixed Use Zone;

Amend the Land Zoning Map (LZM) to rezone Nos 1 - 3 Wright Street, Hurstville from
R3 - Medium Density Residential Zone to B4 - Mixed Use Zone;

Amend the Height of Building map (HOB) to increase the height of buildings for Nos
108 and 112 Forest Road and 1 and 3 Wright Street, Hurstville to 34.5m;

Amend the Height of Buildings map (HOB) to increase the height of buildings for No
124 Forest Road, Hurstville to 46.5m;

Amend the floor space ratio map (FSR) to increase the maximum floor space ratio for
Nos 108 and 112 Forest Road and Nos 1 and 3 Wright Street, Hurstville to 4:1; and

Amend the Lot Size Map (Sheet LSZ_008) to remove Nos. 1 and 3 Wright Street
Hurstville from its application and consistent with the B4 - Mixed Use zone; and

Amend Clause 4.4A of HLEP 2012 to include the a provision relating to the subject site
stating that development consent must not be granted for development unless the non
—residential floor space is at least 0.5:1.

That Council also note the IHAP resolution to support the following:

(i) The preparation of an amendment to the Hurstville Section 94 Development

Contributions Plan 2012 to include 108 Forest Road, 112 Forest Road and 1 and 3
Wright Street in the boundaries of the Hurstville City Centre to reflect the proposed
B4 Mixed Use zoning of the land; and

(i) The preparation of an amendment to the Hurstville Development Control Plan No. 2 -

Hurstville City Centre (Amendment No. 6) to include the subject site within the
boundary of the Hurstville City Centre and site specific provisions including (but not
limited to), setbacks to the adjoining residential development, street activation
provisions and vehicular access points, building massing and form as well as
provisions to upgrades to public domain, provide deep soil landscaped areas and
through site connections and linkages.
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