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Introduction

This Planning Proposal: Sydney Local Environmental Plan 2012 — 51- 55 Missenden
Road, Camperdown (the Planning Proposal) explains the intent of, and justification for an
amendment to Sydney Local Environmental Plan 2012 (SLEP 2012). This Planning
Proposal will facilitate development that provides visitor accommodation, a strategic land
use, conserves heritage and improves the urban form through design excellence.

This Planning Proposal is prepared in response to a request from the landowner of 51-55
Missenden Road, Camperdown to amend the building height and floor space controls for
the site and permit use of the site for serviced apartments.

51-55 Missenden Road, Camperdown includes a heritage listed two storey Inter War pub
known as the Alfred Hotel. It is close to the University of Sydney and Royal Prince Alfred
Hospital, which form the Broadway and Camperdown Health Precinct identified in the
State Government’s Plan for Growing Sydney, a major driver of demand for visitor
accommodation.

The site is currently zoned B1 Neighbourhood Centre, which prohibits serviced
apartments and has a maximum building height of 9 metres and floor space ratio of 1.5:1
which reflects the built form of the existing two-storey Alfred Hotel.

Key amendments to SLEP 2012 include an increase in the maximum height of building
control to 27 metres (7 storeys) and increase the floor space ratio (FSR) to 2.7:1. When
combined with the proposed design excellence bonus, a maximum FSR of 2.97:1 can be
achieved. The proposal also seeks to amend Schedule 1 “Additional Permitted Uses” by
introducing serviced apartments as additional permitted use for the site only. This is to
allow the Neighbourhood Centre zone to be retained while enabling serviced apartments.
The planning proposal supports the supply of diverse visitor accommodation in an
appropriate location and is consistent with surrounding land uses.

The landowner has offered to enter into a voluntary Planning Agreement (VPA) with the
City to provide public benefits associated with the future development. Benefits offered
by the proponent include securing the serviced apartment use, heritage conservation
works, the installation of solar panels, green roof and walls and a commitment to BASIX
requirements. The VPA is publicly exhibited alongside the Planning Proposal.

Detailed planning controls for the site have been prepared as a draft Development
Control Plan — 51-55 Missenden Road, Camperdown Amendment (draft DCP). The draft
DCP supports changes to SLEP 2012 and will be exhibited alongside the Planning
Proposal.

The applicant’s Planning Proposal submission is provided in Appendix A and includes an
urban design study and statement of heritage impact.

This Planning Proposal has been prepared in accordance with section 55 of the
Environmental Planning and Assessment Act 1979 (the Act) and the relevant
Department of Planning & Environment Guidelines, including ‘A Guide to Preparing
Planning Proposals’.
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Background

Site Identification, Characteristics and Context

51-55 Missenden Road, Camperdown is a single landholding located in the western part
of the City of Sydney Local Government Area. It is located on the corner of Missenden
Road and Dunblane Street. The land affected by this Planning Proposal is outlined in red
in Figure 1 below.

Table 1 — Details of the Site affected by this Planning Proposal

Site Property Description

51-55 Missenden Road, Lots 1 DP456915, Lot 2 DP456915,
Camperdown Lot 3 DP456915, Lot 4 DP 456915

Figure 1: Land affected by this Planning Proposal

51-55 Missenden Road, Camperdown has an area of 440 square metres and is on the
corner of Missenden Road and Dunblane Street. Owned by Dolwest Pty Ltd, it is
currently occupied by a pub, known as the Alfred Hotel dating from the late 1930s and
includes a public bar at ground level and single room accommodation on the first floor
and single room accommodation on the first floor.

The hotel has a height of two storeys, but appears as a third storey due to its parapet
and drops down towards the rear of the site fronting Dunblane Street. The western
portion of the site includes a courtyard and single level enclosure with light-weight roofing
over some of the ground floor. The existing building has a height of 10.4m and a floor
space ratio of 1.15:1.
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The site is located approximately 5km from the Sydney CBD. Missenden Road is a major
road connecting to Parramatta Road to the north and King Street to the south.
Missenden Road and the immediate surrounding area comprises a variety of building
types including commercial and institutional buildings (Royal Prince Alfred Hospital and
University of Sydney), residential and retail uses.

The surrounding land uses include a mix of retail, commercial, residential
accommodation with a strong presence of educational and hospital uses. The area is
characterised by a diversity of building heights ranging from 1 storey to buildings over 10
storeys. Many of the taller buildings front Missenden Road, with the exception of the
Queen Mary Building located west of the site. To the south, is the Queen Elizabeth I
Building, a three to four storey building and is part of the Royal Prince Alfred Hospital.

North of the site, on the corner of Dunblane Street and Missenden Road is a two storey
heritage item, currently used as shop top housing. A mixed use development with ground
floor retail and four storey residential units above is located north of the site with frontage
to Missenden Road and Dunblane Street. Photos of the site and surrounds are provided
below.

The planning controls applying to the site are in SLEP 2012.

The site is zoned B1 Neighbourhood Centre, the objectives of the zone are to “provide a
range of small scale retail, business and community uses that serve the needs of the
people who live and work in the surrounding development”. The zone allows a broad
range of uses including boarding houses, child care centres, community facilities,
neighbourhood shops and medical centres.

The site has a maximum building height of 9m and floor space ratio of 1.75:1 which
reflects the built form of the existing two-storey Alfred Hotel. The Alfred Hotel, the two
storey building that occupies the site is listed as a heritage item. The site is also opposite
University of Sydney Heritage Conservation Area (C5). The Alfred Hotel, including its
interiors is listed as an item of local heritage significance under Schedule 5 of the LEP.
The State Heritage Inventory describes the building as:

“Of local historic, social and aesthetic significance as a fine and intact example of
an interwar Functionalist style hotel designed by prominent architects Copeman,
Lemont & Keesing. It is a prominent visual element in the historical precinct of
Camperdown due to is position on the corner of the street block and its stream
line modern style. It is important for its association with the earlier hotel of the
same name, its role in the development of the locality and its role in providing a
venue of meeting and socialising in the locality.”

An extract of the height in metres and floor space ratio SLEP 2012 maps outlining the
site are at Figures 2 to 3.
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In November 2014, Don Fox Planning Pty Ltd (DFP) submitted a planning justification
report on behalf of Dolwest Pty Ltd (the landowner) to the City of Sydney requesting the
following changes to the existing planning controls to facilitate 12 serviced apartments at
51-55 Missenden Road, Camperdown:

e Amend the height control from 9m to 27m;
e Amend the floor space ratio control from 1.75:1 to 3.2:1; and
e Rezone the site to B4 Mixed Use.

The landowner has also provided a public benefit offer to secure through a voluntary
Planning Agreement which includes heritage conservation works to the Alfred Hotel,
commitment to BASIX requirements; install 6 solar panels to the common areas of the
tower and a non-trafficable green roof and walls to the top roof plant.

The landowner’s request is an opportunity to facilitate visitor accommodation in a high
demand location that supports the identified health and education precinct. The proposal
will conserves the existing heritage and improve the streetscape.
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PART 1 - Objectives and Intended Outcomes

This Planning Proposal will:

e Remove a barrier to the supply of serviced apartments in an appropriate, well
serviced and high demand location consistent with Council’s Draft Visitor
Accommodation (Hotel and Serviced Apartments) Action Plan;

e Enable a land use that supports and complements the Broadway/Camperdown
Health and Education Precinct as identified in the NSW Government’s A Plan for
Growing Sydney;

e Ensure the proposed development improves the streetscape and responds
sympathetically to the heritage significance of the Alfred Hotel;

e Allow for the delivery of public benefits at the site including visitor
accommodation, energy and water efficiency and heritage conservation works;

e Introduce a seven storey building that complements and responds to the
streetscape and surrounding built form.

Part 2 — Explanation of Provisions

To achieve the intended outcomes, this Planning Proposal seeks to amend planning
controls in the LEP as follows:

e Amend Height of Buildings Map Sheet 002 of Sydney Local Environmental Plan
2012 in accordance with the proposed Height of Buildings Map shown at Part 4
of this Planning Proposal to increase the height from 9m to 27m;

e Amend Floor Space Ratio Map Sheets 002 of Sydney Local Environmental Plan
2012 in accordance with the proposed Floor Space Ratio Map shown at Part 4 of
this Planning Proposal to increase the FSR from 1.75:1 to 2.7:1;

e Amend Schedule 1 ‘Additional Permitted Uses’ and insert ‘serviced apartments’
as an additional permitted use for the land at 51-55 Missenden Road,
Camperdown.

An example of the clause to be inserted under Schedule 1 (Additional Permitted) uses of
the Sydney LEP is:

(7) Use of certain land at 51-55 Missenden Road, Camperdown

This clause applies to land at 51-55 Missenden Road, Camperdown, being Lots 1-
4, DP456915.

Development for the purposes of ‘serviced apartment’ is permitted with consent.

Note: Under Clause 6.21 (5), development on this site is eligible for an amount of additional
floor space of up to 10% of the amount permitted for the site as shown on the Floor Space
Ratio Map.
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The primary development standards for the subject site will be supported with site
specific development controls and built form diagrams as shown in the Draft Sydney
Development Control Plan 2012.

Part 3 — Justification

This section sets out the reasons for the Planning Proposal.

The Planning Proposal seeks to facilitate the development of serviced apartments as an
additional permissible use at 51-55 Missenden Road, Camperdown. The site is currently
zoned B1 Neighbourhood Centre which prohibits serviced apartments. This will be
achieved through the following key amendments to Sydney Local Environmental Plan
2012:

e Increase maximum building height control from 15 metres to 27 metres (7
storeys);

e Increase maximum floor space ratio from 1.75:1 to 2.7:1; and

e Add ‘serviced apartments’ as an additional permitted use at 51-55 Missenden
Road, Camperdown.

The Planning Proposal is justified as it is consistent with City and NSW Government
strategic planning objectives to support the supply of visitor accommodation in one of
Sydney’s predominant health and education precincts. The justification for these
changes is further described below.

In December 2014, the NSW Government published A Plan for Growing Sydney (the
Plan), the overarching strategic plan for the Sydney metropolitan area for the next 20
years. The Plan identifies key challenges facing Sydney including a population increase
of 1.6 million by 2034 needing 689,000 new jobs and 664,000 new homes by 2031.

The key priorities for the Central Subregion, including the Broadway and Camperdown
Precinct, directly related to this Planning Proposal are “support education related land
uses and infrastructure around Sydney University” and “support health-related land uses
and infrastructure around Royal Prince Alfred Hospital”. To achieve these goals, the Plan
includes 21 directions, supporting actions and priorities for each subregion. Relevant
directions include:

1. Direction 1.9 — Support the growth of priority industries with appropriate planning
controls. The ‘visitor economy (tourism)’ is identified as a priority industry. A Plan
for Growing Sydney will create the setting for sufficient well-located and well-
serviced land to be available to meet the needs of priority industries.

2. Direction 1.10 — Plan for education and health services to meet Sydney’s growing
needs — visitor accommodation is considered complementary to health and
education precincts. A Plan for Growing Sydney will create enable institutions to
grow by providing visitor accommodation which is a complementary use.

Although the proposal will only create an additional 12 serviced apartments it is
consistent with the vision for Sydney as a strong global city by supporting the growth of
complementary health and tertiary education activities in strategic centres with visitor
accommodation.
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Draft Sydney City Subregional Strategy

The Draft Sydney Subregional Strategy identifies five precincts within the Sydney City
Subregion including the Broadway and Camperdown Education and Health Precinct.
This precinct is identified as a major area for education, medical and other research and
technology based jobs. It also identifies Camperdown as a small village.

The intent of the draft Strategy is to increase the capacity for office and hotel
development to accommodate the increasing number of workers and visitors to the
subregion. One of the key actions is to promote visitor accommodation and facilities. The
Planning Proposal to introduce 12 serviced apartments in a major education and health
precinct is consistent with this action.

Land Use

51-55 Missenden Road, Camperdown is currently zoned B1 Neighbourhood Centre.
Land to the south of the site is zoned SP2 Infrastructure, to the north land is zoned B1
Neighbourhood Centre. The B4 Mixed Use zone is located to the west, but not directly
adjacent to the site.

A review of recently approved development applications accompanied with a site visit
reveals a pattern of education and health uses along Missenden Road. Closer towards
Parramatta Road, north of the site, is a mix of commercial and mixed use development.
In 2012, the existing Queen Mary Building was converted as student accommodation.

SP2
Educational
Establishment

Zone

Neighbourhood Centre
Local Centre
Commercial Core
Mixed Use

B5'| Business Development
Enterprise Corridor
Business Park
Metropolitan Centre

[INT] General Industrial

Health Sorvices Light Industrial

Facilities General Residential
Low Density Residential
Public Recreation
Special Activities
Infrastructure

Figure 4: Zoning Map

The purpose of the Planning Proposal is to facilitate development that provides visitor
accommodation, a strategic land use close to major demand drivers. It is proposed to
add ‘serviced apartments’ as an additional permitted use for 51-55 Missenden Road,
Camperdown. Additional permitted uses for specific sites are set out in Schedule 1 of the
LEP. When a use is identified in Schedule 1 it can be approved despite any prohibition in
the underlying zoning.
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Adding ‘serviced apartments’ as an additional permitted use for 51-55 Missenden Road
will enable the site to retain its B1 Neighbourhood Centre zoning and facilitate the
provision of serviced apartments, subject to development approval.

The B1 Neighbourhood Centre zone was selected for the site in SLEP 2012 to recognise
the small village precinct along Missenden Road, Camperdown. The objectives of the B1
Neighbourhood Centre zone is to “provide a range of small scale retail, business and
community uses that serve the needs of people who live and work in the surrounding
development” will continue to apply to the site.

This zoning is consistent with the Draft Sub-regional Strategy for City of Sydney which
identifies a small village along Missenden Road. Under the Draft Strategy the site also
falls within the Broadway and Camperdown Education Health Precinct. Use of the site for
serviced apartments is compatible with surrounding land uses, which includes other
serviced apartments and hotels.

The Planning Proposal to allow serviced apartments as an additional permissible use for
the site responds to an important opportunity to increase the supply and diversity of
visitor accommodation in the City of Sydney local government area and near a major
health and education precinct. Development of this site for serviced apartments is an
opportunity to contribute to the City’s Draft Visitor Accommodation (Hotel and Serviced
Apartments) Action Plan, including:

e Provide a positive environment for investment in visitor accommodation;

e Identify and, where possible, remove planning system barriers to investment and
development;

e Assist demand led supply of new accommodation;

e Encourage a more diverse sector.

Rezoning the site to the nearby B4 Mixed Use zone is not recommended as it would
encourage residential accommodation which is likely to displace visitor accommodation
uses in an appropriate area. Rezoning the site to match the SP2 Infrastructure zone of
adjacent properties is not an appropriate response as the existing and intended uses are
not infrastructure. Retaining the existing B1 Neighbourhood Centre zone for the site is
consistent with the Metropolitan Strategy and draft Sydney Subregional Strategy. The
change will not result in a loss of the net amount of land zoned B1 Neighbourhood
Centre or permissible business uses of the site.

The Planning Proposal is justified as it is consistent with City and NSW Government
strategic objectives to support the supply of visitor accommodation and is also consistent
with surrounding land uses.

The Planning Proposal seeks to amend the building height control from 9m to 27m to
enable a 7 storey slender building to accommodate 12 serviced apartments in the
western portion of the site by removing the gutted and highly altered courtyard. This
section of the hotel retains no original internal fixtures or finishes. In addition, the
Planning Proposal also seeks to amend the FSR control to 2.7:1.
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Development with a proposed height of greater than 25 metres and outside of Central
Sydney is required to undertake a competitive design process in accordance with Clause
6.21(5) under SLEP 2012. Consent will not be granted unless a competitive design
process has been held to demonstrate design excellence. A design competition ensures
high architectural quality is achieved and built form is compatible with the character of
the surrounding area. It is also proposed to amend the FSR control for the site from 1.5:1
to 2.7:1, with an opportunity of up to 10 per cent bonus FSR, or an FSR of 2.97:1 if
Council’'s design excellence requirements are met through the competitive design
process.

To support these changes and guide the desirable built form outcome, an urban design
study has been prepared by Don Fox Planning Pty Ltd on behalf of the landowner. The
preferred design concept respects and responds to the heritage significance of the Alfred
Hotel, the diversity of building forms and heights of the surrounding area and the location
along Missenden Road. An extract from the urban design study showing the proposed
built form are provided at Figures 5 and 6. A full copy of this study is included at
Appendix A to this Planning Proposal.
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The preferred built form scenario comprises the two storey Alfred Hotel and a new 7
storey tower element (plus roof plant) to the rear of the hotel where the existing building
steps down to 1 (one) storey along Dunblane Street. The objective of the proposal is to
allow new development, whilst retaining the original character, fagade, features and
structure of the Alfred Hotel. The building footprint will be extended and result in the part
demolition of the existing single storey element located to the rear of the hotel along
Dunblane Street with the exception of two horizontal bands of original brickwork in the
single storey fagade fronting Dunblane Street.

Figure 7: Existing single storey element of Alfred Hotel

12 / Planning Proposal — 51-55 Missenden Road, Camperdown



The proposed seven storey building will sit comfortably within the context of existing
buildings and will result in an acceptable scale of development and an improved
architectural expression. The slope of Dunblane Street, down from Missenden Road,
combined with a building setback from Missenden Road reduces the perceived overall
building bulk and scale and any potential overshadowing on adjacent properties.

The location of the tower at the rear is an appropriate built form outcome that will respect
and respond to the existing two-storey Alfred Hotel. A tall and slender seven storey
building improves the streetscape by filling a gap and shielding a blank concrete wall with
a building that will be required to show design excellence. The proposal is consistent with
the State Heritage Register’s Statement of Significance for the item stating “any additions
and alterations should be confined to the rear in areas of less significance”.

A SEPP 65 report was also submitted with the Planning Proposal. SEPP 65 applies to
residential flat development of three or more floors and containing four or more
apartments that a number of matters relating to design quality, including 10 design
quality principles are to be considered. The City requires serviced apartments to meet
SEPP 65 requirements as they can be readily converted to residential flat buildings. The
report has given consideration to:

e The proposal provides good residential amenity. North facing apartments are well
orientated, good solar access, ventilation and privacy. All apartments are
provided with balconies to ensure adequate visual and acoustic privacy from
each apartment can be achieved. Proximity to adjacent development was also
considered and appropriate setbacks have been established.

e Living areas, private outdoor spaces and bedrooms are located on the northern
and eastern fagade to allow for sunlight access.

e 5 of the 12 apartments will not achieve full cross ventilation, however will be well
ventilated and north facing.

Notwithstanding this analysis, compliance with SEPP 65 will need to be demonstrated at
the development application stage and this will ensure any overshadowing and
overlooking are within acceptable limits.

An amendment to Sydney DCP 2012 will provide supporting controls guiding the design
of built form and the public domain.
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Section A — Need for the planning proposal

The Planning Proposal is not the direct result of a strategic study or report undertaken by
the City.

The City received a request to amend the planning controls for 51-55 Missenden Road,
Camperdown. Development of this site offers a good opportunity to deliver visitor
accommodation with access to goods, services and public transport.

The Draft Action Plan responds to actions in the City’s Tourism Action Plan and the NSW
Government’s Visitor Economy Industry Action Plan (2012) to investigate a planning and
regulatory framework that will assist visitor accommodation.

The Planning Proposal is consistent with the objectives of the draft actions in the plan,
including:

e Provide a positive environment for investment in visitor accommodation;

e |dentify and, where possible, remove planning system barriers to investment and
development;

e Assist demand led supply of new accommodation; and
e Encourage a more diverse sector.

The development of the site provides an opportunity to contribute to the objectives of the
City’s Draft Visitor Accommodation (Hotels and Serviced Apartments) Action Plan and
Sydney’s visitor economy with the delivery of 12 serviced apartments. It also facilitates a
use that supports the primary actions of the Broadway and Camperdown Health and
Education Precinct.

The Planning Proposal is the best means of achieving the objectives of removing a
barrier to the supply of serviced apartments (visitor accommodation) in an appropriate
location within a major health and education precinct and consistent with Council’s Draft
Action Plan.

The options to address the Planning Proposal submission include:

e Including ‘serviced apartments’ as an additional permitted use for the site under
Schedule 1;

This is the preferred option as it retains the existing B1 Neighbourhood Centre zone, and
limits the additional use permitted to only serviced apartments. The use of the site for 12
serviced apartments is acceptable in this location within the Broadway and Camperdown
Precinct a major demand driver for this use. Facilitating the supply of visitor
accommodation on a site specific basis is an action identified in the City’s Draft Visitor
Accommodation (Hotel and Serviced Apartments) Action Plan.
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e Rezoning the subject site to nearby B4 Mixed Use;

This option is not preferred as it would create opportunity for a greater range of uses
such as residential accommodation which would not contribute to the supply of serviced
apartments. The B4 zone would also create opportunities for activity that is incompatible
with the intent of the B1 Zone and on the supply of hotel accommodation and may have
impacts to neighbouring residential uses.

e Increasing the height and floor space controls;

This option is preferred as it enables the redevelopment of this site for visitor
accommodation with a built form proposal that does not build an addition above the
heritage sensitive hotel. The proposed height also triggers the need for the proponent to
enter into the competitive design process to achieve a high quality architectural built form
that will improve the streetscape.

The change will also facilitate a number of public benefits including heritage conservation
works to the Alfred Hotel to repair, restore and conserve the building, in addition to other
sustainable outcomes for the new tower including a green roof and wall.

e Recommend no change to Schedule 1 Additional Permitted Uses in the LEP:

This option will not contribute to the supply of serviced apartments and is considered
unreasonable given the site’s location in an area of high demand for visitor
accommodation.

Section B — Relationship to strategic planning
framework

A Plan for Growing Sydney

In December 2014, the NSW Government published A Plan for Growing Sydney which is
the new overarching strategic plan for the Sydney metropolitan area to 2031. The Plan
identifies key challenges facing Sydney including a population increase of 1.6 million by
2034 needing 689,000 new jobs and 664,000 new homes by 2031.

A Plan for Growing Sydney sets out four goals:
o A competitive economy with world-class services and transport;
e A city of housing choice with homes that meet our needs and lifestyles;

e A great place to live with communities that are strong, healthy and well
connected; and

e A sustainable and resilient city that protects the natural environment and has a
balanced approach to the use of land and resources.
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The key priorities for the Central Subregion, including the Broadway and Camperdown
Precinct, directly related to this Planning Proposal are “support education related land
uses and infrastructure around Sydney University” and “support health-related land uses
and infrastructure around Royal Prince Alfred Hospital”. To achieve these goals, the Plan
includes 21 directions, supporting actions and priorities for each subregion. Relevant
directions include:

1. Direction 1.9 — Support the growth of priority industries with appropriate planning
controls — ‘visitor economy (tourism)’ is identified as a priority industry. A Plan for
Growing Sydney will create the setting for sufficient well-located and well-
serviced land to be available to meet the needs of priority industries.

2. Direction 1.10 — Plan for education and health services to meet Sydney’s growing
needs — visitor accommodation is considered complementary to health and
education precincts. A Plan for Growing Sydney will create enable institutions to
grow with complementary land uses such as visitor accommodation.

The NSW Government’s State Plan, NSW 2021, sets a target to double overnight visitor
expenditure by 2020 consistent with the national Tourism 2020 Strategy. To achieve the
target, the NSW Visitor Economy Industry Action Plan sets actions to grow
accommodation capacity in Sydney.

The plan includes an action for the City to work with the Department of Planning and
Environment on land-use and development standards in the City’s planning controls to
encourage and incentivise visitor accommodation in key Sydney precincts and remove
regulatory barriers in planning.

The City has developed its Draft Visitor Accommodation (Hotels and Serviced
Apartments) Action Plan in response to the government’s plan. The planning proposal,
through the delivery of serviced apartments in support of the education and health
precinct is consistent with the objectives of the Draft Action Plan.

The NSW Government are currently developing Subregional plans in consultation with
stakeholders. The subregional plans will provide more detailed planning controls at the
local level. Subregional planning provides a framework for coordinating planning,
development, infrastructure, transport, open space networks and environmental actions
across local and state government agencies.

The current draft City of Sydney Subregional Strategy (2008) identifies five major
precincts within the subregion including the Sydney Education and Health Precinct. The
precinct is a major area for education, medical and other research and technology based
jobs. The draft Strategy aims to increase the capacity for visitor accommodation to
respond to the increase number of workers and visitors to Sydney. This Planning
Proposal is consistent with the Sydney City Draft Subregional Strategy as demonstrated
in the Table 1 below.
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Table 1: Consistency with Sydney City Draft Subregional Strategy

Strategy B: Centres and Corridors

Directions

Consistency

B2: Increase densities in centres
while improving liveability.

The current density control for the site creates a barrier for the introduction
of serviced apartments in an existing B1 Neighbourhood Centre within
close proximity to the Sydney Education and Health Precinct.

Strategy E: Environment and Resources

Directions

Consistency

E6: Conserve Sydney’s cultural
heritage.

Due consideration has been given to the key heritage item on the site — the
Alfred Hotel. Development on the site will occur at the rear of the hotel,
designed to ensure heritage issues are appropriately addressed. The
historical use of the hotel on the ground level and basement with short-term
accommodation above will continue as a result of this proposed
development. Further, the proposed 7 storey addition has been designed
as a narrow tower with a smaller footprint to be sympathetic to the hotel.

The infill development will provide a more appropriate setting than the
existing 4/5 storey blank wall of the adjoining building.

A DCP amendment accompanies this Planning Proposal and includes
further detail on how many impacts of redeveloping the site will be
mitigated.

The planning proposal aligns with a number of City’s strategic plans and action plans.

Sustainable Sydney 2030: Green, Global Connected

Sustainable Sydney 2030 (“Sydney 2030”) outlines the Council’s vision for a ‘green’,
‘global’ and ‘connected’ City, with targets, objectives and actions to achieve that vision.
The vision was adopted by Council in 2008. The strategic directions and actions of
Sydney 2030 that align with the planning proposal are:

e Direction 1: A Globally Competitive and Innovative City — This direction seeks to
support the City’'s key economic sectors including tourism. Even though the
proposal will allow a small increase in supply in the area, the use supports and
complements the Broadway and Camperdown Health and Education Precinct
identified in the NSW Government’s Plan for growing Sydney. The Planning
Proposal is consistent with Objective 1.6 to enhance tourism infrastructure,
assets and branding of the City.

e Direction 2. A Leading

Environmental Performer — development of this site,

facilitated by this Planning Proposal, will deliver a building with significantly better
environmental performance than the existing Alfred Hotel.

e Direction 3: Integrated Transport for a Connected City — The site is located within
close proximity to a major education and health hub — the University of Sydney
and Royal Prince Alfred Hospital. The site is well serviced by bus services which
connect the area to Sydney CBD, located approximately 5km from the site.
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e Direction 6: Vibrant local communities and economies — The establishment of
serviced apartments will support the diverse range of land uses and economic
activity in a major education and health precinct. The visitors will support the
range of existing businesses in the local area, particularly the existing
neighbourhood centre.

e Direction 9 — Sustainable Development, Renewal and Urban Design - The
planning proposal responds to objective 9.3 the city is recognised for design
excellence. The proposed height of seven storey tower (25m) triggers the need
for a competitive design process to be undertaken. A slender seven storey
building in this location improves the streetscape by filling a gap and shielding a
blank concrete wall and external stairwell with a building that will undergo design
excellence to achieve a high quality architectural outcome.

The City’s Economic Development Strategy 2013 builds on the economic themes in
Sydney 2030 and provides a comprehensive framework which guides the City’s
economic development initiatives. It sets out the City’'s economic development
aspirations, role, priorities and approach.

Tourism is identified as a priority within the City’s Economic Development Strategy due
to the number and diversity of jobs in the sector, and tourism’s role as a catalyst for
economic investment in NSW and Australia from international visitation.

Under the Tourism Action Plan 2013, the City is working to enhance tourism
infrastructure, assets and branding, partnering with industry and government to develop
visitor facilities and attractions, including new hotels and accommodation opportunities,
promote the city as a global destination, assist way finding and support a calendar of
globally significant events.

The Tourism Action Plan also identifies that the economic contribution of tourism-related
businesses to the city is significant, as is their contribution more generally to the
liveability of Sydney for residents, workers and visitors and the cross-cultural promotion
of Australia as a destination for trade and tourism.

A specific action of the Tourism Action Plan is to ‘support underlying demand for existing
and new hotels resulting in higher occupancy levels as well as stimulate visitor and retail
economic growth’.

The Draft Visitor Accommodation (Hotels and Serviced Apartments) Action Plan 2014
responds to actions in the City’s Tourism Action Plan and the NSW Government’s Visitor
Economy Industry Action Plan (2012) to investigate a planning and regulatory framework
to assist visitor accommodation.

The Draft Action Plan summarises the research and consultation and describes how
visitor accommodation is affected by the City’s planning framework. It also responds to
stakeholder feedback about needing a more diverse sector, concerns about planning
incentives, the high cost development environment, mixed use development
opportunities and the need for government to encourage development by increasing
demand rather than incentivising supply.
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Demand for rooms in the City will continue to grow driven by growth in international
visitors from Asia, major projects such as Barangaroo and Darling Harbour and the
continued growth of City businesses. About 5,800 new rooms are forecast to 2021 with
almost half of those rooms in the supply pipeline at the end of 2013.

Opportunities for new hotel development include the conversion of older office stock in
Central Sydney, the western edge of the City as the commercial core expands towards
Darling Harbour and Barangaroo and 3-star accommodation for the growing number of
visitors from China.

The Draft Action Plan recommends actions to assist accommodation development.
These actions focus on facilitating new supply by assisting and guiding investors through
the planning process and carrying out specific reviews of planning controls.

This planning proposal is consistent with the objectives for the actions, which are:
¢ Provide a positive environment for investment in visitor accommodation;

e Identify and, where possible, remove planning system barriers to investment and
development;

e Assist demand led supply of new accommodation; and
e Encourage a more diverse sector.

The Planning Proposal is consistent with applicable State Environmental Planning
Policies (SEPPs) and Deemed State Environmental Planning Policies (former REPs) as
shown in Table 2 Consistency with State Environmental Planning Policies.

Table 2 Consistency with State Environmental Planning Policies

SEPPs with which the Planning 6—Number of Storeys in a Building; 64 — Advertising and Signage; 65 —

Proposal is consistent. The Design Quality of Residential Flat Development;

Planning Proposal will not constrain Infrastructure SEPP 2007; Exempt and Complying Development Code
or hinder the Application of the 2008;

SEPP
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SEPPs that are not applicable to the 1 — Development Standards; 14- Coast Wetlands; 15 — Rural Landsharing
Planning Proposal Communities; 19 — Bushland in urban Areas; 21 — Caravan Parks; 26 —
Littoral Rainforests; 29 — Western Sydney Recreation Area; 30 — Intensive
Agriculture; 32 — Urban Consolidation (redevelopment of urban land); 33 —
Hazardous and Offensive Development; 36 — Manufactured Home Estates;
39 — Spit Island Bird Habitat; 44 — Koala Habitat Protection; 47 — Moore
Park Showground; 50 — Canal Estate Development; 52 — Farm Dams,
Drought Relief and other works; 55 —remediation of Land; 59 — Central
Western Sydney Economic and Employment Area; 62 — Sustainable
Aquaculture; 70—Affordable Housing (Revised Schemes); 71 — Coastal
Protection; Affordable Rental Housing SEPP; Exempt and Complying
Development Codes; Housing for Seniors or People with a Disability;
Kosciuszko National Alpine Resorts 2007; Kurnell Peninsula SEPP; Major
Developments SEPP; Mining, Petroleum Production and Extractive
Industries 2007; Miscellaneous Consent Provisions 2007; Penrith Lakes
Scheme; Rural Lands 2008; 53 - Transitional Provisions; State and
Regional Development 2011; Sydney Drinking Water Catchment 2011;
Sydney Region Growth Centres 2006; Three Ports 2010; Urban Renewal
2010; Western Sydney Employment Area 2009; Western Sydney

Parklands 2009
Consistency with Deemed State Environmental Planning Policies
Deemed SEPPs that are not 5 (Chatswood Town Centre); 8 (Central Coast Plateau Areas); 9 Extractive

applicable to the Planning Proposal Industry (No 2—1995); 11 Penrith Lakes Scheme; 13 Mulgoa Valley; 16
Walsh Bay; 17 Kurnell Peninsula (1989); 18 Public Transport Corridors; 19
Rouse Hill Development Area; No 20 Hawkesbury- Nepean River (No 2—
1997); 24 Homebush
Bay Area; 25 Orchard Hills; 26 City West; 28 Parramatta; 29 Rhodes
Peninsula; 30 St Marys; 33 Cooks Cove; Sydney REP (Sydney Harbour
Catchment) 2005; Greater Metropolitan REP No 2 Georges River
Catchment

This Planning Proposal is consistent with applicable Ministerial Directions as shown in
Table 3. A discussion of key issues arising from particular Ministerial Direction for the
Planning Proposal follows. In this section, ‘consistent’ means that the Planning Proposal
does not contradict or hinder the application of the relevant 117 Direction.

Table 3 Consistency with Directions

Consistency with Directions

Directions with which this Planning 1.1 Business and Industrial Zones 2.3 Heritage Conservation;

Proposal is consistent 3.4 Integrating Land Use and Transport; 6.1 Approval and
Referral Requirements; 6.3 Site Specific Provisions; 7.1
Implementation of the Metropolitan Plan for Sydney 2036

Directions that are not applicable to 1.2 Rural Zones; 1.3 Mining, Petroleum Production and

the Planning Proposal Extractive Industries; 1.4 Oyster Aquaculture; 1.5 Rural Lands;
2.1 Environment Protection Zones; 2.2 Coastal Protection; 2.4
Recreation Vehicle Areas; 3.1 Residential Zones; 3.2 Caravan
Parks and Manufactured Home Estates; 3.3 Home
Occupations; 3.5 Development Near Licensed Aerodromes; 3.6
Shooting Ranges; 4.1 Acid Sulfate Soil; 4.2 Mine Subsidence
and Unstable Land; 4.3 Flood Prone Land; 4.4 Planning for
Bushfire Protection; 5.1 Implementation of Regional Strategies;
5.2 Sydney Drinking Water Catchments; 5.3 Farmland of State
and Regional Significance on the NSW Far North Coast; 5.4
Commercial and Retail Development along the Pacific
Highway, North Coast; 5.8 Second Sydney Airport, Badgerys
Creek; 5.9 North West Rail Link Corridor Strategy; 6.2
Reserving Land for Public Purposes
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Direction 1.1 Business and Industrial Zone

The objective of this direction is to protect employment land in business and industrial
zones and to support the viability of identified strategic centres.

The Planning Proposal is consistent with this Direction as it retains the site’s existing B1
Neighbourhood Centre zone. In doing so supports the viability of this strategic centre as
identified in A Plan for Growing Sydney and the Draft Sydney Subregional Strategy.

Direction 1.3 Heritage Conservation

The objective of this direction is to conserve items, areas, objects and places of
environmental heritage significance and indigenous heritage significance.

The Planning Proposal is consistent with this Direction as it facilitates the conservation of
the Alfred Hotel — a heritage listed item under Schedule 5 of Sydney LEP 2012. The
proposed future built form on the site respects the existing heritage building — the
proposed tower location will be located over the least significant and least prominent part
of the site. The proposed tower has been designed with a smaller building footprint for a
more sympathetic addition to the hotel.

The design will ensure the significant heritage features of the building are retained and
conservation works have been offered under a voluntary planning agreement. The
development of a building which will go through a competitive design process will provide
a better context for the item than the existing blank walls of the adjoining building.

Direction 3.4 Integrating Land Use and Transport

The objective of this direction is to ensure that land use locations support the efficient
and viable operation of public transport services and improving access to housing, jobs
and services by walking, cycling and public transport.

The Planning Proposal is consistent with this Direction. Zero parking spaces are
proposed as part of the development. The site is located in a precinct that is well
serviced by public transport, bus routes that frequent Parramatta Road. The site is also
located within close proximity to multiple car share facilities. Bicycle storage will be made
available on the site.

6.3 Site Specific Provisions

A planning proposal that will amend an environmental planning instrument in order to
allow a particular development proposed to be carried out must allow that land use to be
carried out in the zone the land is situated on.

The Planning Proposal is consistent with this Direction. The intent of the proposed
changes is to facilitate serviced apartments in the B1 Neighbourhood Centre zone. As a
prohibited land use in the B1 zone, the subject Planning Proposal proposes to amend
Schedule 1 to allow serviced apartment as an additional permissible use for the site.
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Section C — Environmental, social and economic
impact

The Planning Proposal will not affect any critical habitats, populations or ecological
communities. The subject site is located in a developed urban area where no such
populations or communities are known to exist.

No. The proposed amendments will not result in environmental impacts that cannot be
addressed through the development assessment process.

This Planning Proposal seeks to amend the height control contained in Sydney LEP
2012 for the site and in doing so allow realisation of an urban design study to
accommodate serviced apartments on the site. A range of potential environmental
effects such as impacts on the existing heritage item and overshadowing of adjacent
properties were considered during the preparation of the urban design study and this
Planning Proposal and are discussed in detail under the heading Built Form Controls
under Part 3 Justification.

This Planning Proposal involving will deliver a number of economic benefits. The
proposal removes a barrier to facilitating the provision of serviced apartments for the site
which is consistent with the Draft Visitor Accommodation (Hotel and Serviced
Apartments) Action Plan 2014 the City’s Tourism Action Plan and the NSW
Government’s Visitor Economy Industry Action Plan (2012).

The proposal will support development that assists some of the City’s key economic and
service sectors including visitor economy, education and health.

Section D — State and Commonwealth interests

The site is very well serviced by public transport infrastructure being within close
proximity to a major education and health hub which has direct services to Central
Sydney and a number of bus services which travel to a variety of destinations.

The site is also located 5km from Sydney CBD.

The Gateway Determination will advise the full list of public authorities to be consulted as
part of the Planning Proposal process and any views expressed will be included in this
Planning Proposal following consultation.
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Part 4 - Mapping
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Floor Space Ratio Map_Sheet FSR_002
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PART 5 — Community Consultation

If supported, the planning proposal will be exhibited for a period of not less than 28 days
in accordance with Section 5.2 ‘The Planning Proposal’ of ‘A Guide to Preparing Local
Environmental Plans’, to allow for proper consultation with the community and affected
landowners.

It is proposed that, at a minimum, this will involve the notification of the public exhibition
of the Planning Proposal:

e on the City of Sydney website;
¢ in the Sydney Morning Herald and/or a relevant local newspaper; and

e in writing to the owners and occupiers of adjoining and nearby properties and
relevant community groups.

It is expected that the Planning Proposal will be publicly exhibited for a period of not less
than 28 days in accordance with Section 5.5.2 of ‘A guide to preparing local
environmental plans’.

It is proposed that exhibition material will be made available on the City of Sydney
Website and at the following Council locations:

e Town Hall House, 456 Kent Street, Sydney

e Glebe Neighbourhood Service Centre, 186 Glebe Point Road, Corner Wigram
Road, Glebe

Consultation with relevant NSW agencies and authorities and other relevant
organisations will be undertaken in accordance with the Gateway Determination.
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PART 6 — Project Timeline

The following project timeline will assist with tracking the progress of the planning
proposal through its various stages of consultation and approval. It is estimated that this
amendment to Sydney Local Environmental Plan 2012 will be completed by December
2015/January 2016.

Stage Timeframe

Submit Planning Proposal to Department of Planning and

Environment seeking a Gateway Determination July 2015
Receive Gateway Determination August 2015
Public exhibition and public authority consultation of Planning August/September 2015

Proposal and DCP Amendment

Review of submissions received during public exhibition and public

authority consultation September to October 2015

Council and Central Sydney Planning Committee approval of Planning
Proposal and DCP Amendment November 2015

Drafting of instrument and finalisation of mapping December 2015

Amendment to Sydney Local Environmental Plan 2012 legally drafted

December 2015/January 2016
and made
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Appendix A - Planning Proposal prepared by DFP
Planning Pty Ltd
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Planning Proposal

51 Missenden Road, Camperdown

1.1

1.2

Introduction and Summary

Commission

DFP has been commissioned by the owners of The Alfred Hotel, Dolwest Pty Ltd, to
prepare a Planning Proposal to amend the planning controls applying to 51 Missenden
Road, Camperdown (the site) to facilitate the development of serviced apartments. The
Planning Proposal seeks to amend the land use zoning, height and floor space ratio (FSR)
controls in Sydney Local Environmental Plan 2012 (SLEP 2012) that apply to the site. This
report has been prepared to assist City of Sydney Council (Council) in the preparation of a
Planning Proposal to the Department of Planning and Environment (DP&E).

The Planning Proposal should be read in conjunction with the Urban Design Study
(Appendix A), Concept Plans (Appendix B) and other supporting documentation
appended to this report.

This report has been prepared to satisfy the requirements of DP&E’s A Guide to Preparing
Planning Proposals.

A Guide to Preparing Planning Proposals specifies that a Planning Proposal should
comprise six parts as follows:

. Part 1 — A statement of the objectives or intended outcomes of the proposed Local
Environmental Plan (LEP);

3 Part 2 — An explanation of the provisions that are to be included in the proposed
LEP;
. Part 3 — A justification for the objectives, outcomes and provisions proposed in the

LEP and the process for their implementation;

. Part 4 — Maps, where relevant, to identify the intent of the planning proposal and the
area to which it applies;

. Part 5 — Details of the community consultation that is to be undertaken on a
Planning Proposal; and

. Part 6 - The project timeline of a planning proposal.

Parts 1, 2, 3, 4 and 5 are addressed in this report. In relation to Part 6 this report does not
contain a project timeline.

In addition to preparing a Planning Proposal it is also proposed to amend the relevant
controls in the Sydney Development Control Plan 2012 (SDCP 2012) to introduce site
specific controls. The proposed amendments to the SDCP 2012 are outlined in Section 6
of this report.

Background and Council Consultation

Several meetings and discussions have been held with Council planning staff regarding
the potential for alterations and additions to The Alfred Hotel.

On the 18 June 2013 a meeting was held to present a concept proposal for alteration and
additions which included additional floors above the existing hotel for the purposes of
serviced apartments and residential accommodation as well as reconfiguration of the pub,
including a new bar area on Level 1. The following feedback was provided on the concept
design:

. Retention of the pub uses and provision of short-term accommodation was
considered positive;
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. The proposal residential uses require careful consideration in terms of residential
amenity and new residential uses impacting on the viability of the pub;

. The interface between pub, short-accommodation and residential uses needs to be
considered further;

. Any additions to the Alfred Hotel will need to have minimal impact on the existing
heritage fabric of the building; and

. The practicality of using part of Level 1 and part of the roof space as a pub needs to
be considered.

Following the feedback from Council the concept design was amended to remove the
previously proposed residential uses and included a revised layout for the pub area. The
revised pub concept included alterations to the basement and ground floor and no bar area
on Level 1. Level 1 and the proposed new levels were for use as serviced apartments.
The revised design concepts were presented to Council planning staff in February 2014.

In March 2014 Council planners advised that they would be willing to consider an
amendment to the planning controls for the site, however the concept design was not
supported due to the extent of the proposed new building extending above the existing two
storey hotel. Council also indicated it may be willing to consider a building higher than
previously presented subject to resolving urban design, heritage and amenity issues.

Further designs concepts were subsequently prepared by the applicant and presented to
Council in May 2014. The amend design concept proposed a slender seven storey tower
confined to the rear part of the hotel. The proposed tower concept included 12 serviced
apartments. In addition a concept layout was also provided detailing proposed internal
alterations to the hotel.

Subsequent to the meeting Council wrote to the applicant in July 2014 advising that they
would accept the submission of a planning proposal to amend the SLEP 2012. Based on
the concept plans provided, Council advised that the planning proposal should seek
maximum floor space ratio of 3:1 and maximum height of 24m. Council requested the
following information be submitted with the planning proposal:

. Urban Design Analysis Report;

. Site specific controls for an amendment to SDCP 2012;
. Heritage Impact Study;

. Schedule of conservation works;

. Traffic and transport analysis;

. SEPP 65 and Residential Flat Code assessment; and

. Details of public benefit offer.

Council also sought that the planning proposal address the following issues:

. Increasing floor to floor heights to 3.1m and allowing for a roof zone to be
accommodated within the maximum height control;

. A planning approach and justification to permit tourist and visitor accommodation;

. Minimise the visibility of roof structures; and

. Demonstrating the proposed building is capable of complying with the Building Code
of Australia.
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1.3

1.4

Project Team

The preparation of the Planning Proposal has been a collaborative effort with the client and
the team of consultants including:

Table 1 The Project Team

Architects NBRS + Partners
Town Planning DFP
Traffic and Parking McLaren Traffic Engineering
Heritage NBRS+ Partners
BCA NBRS+ Partners
Report Structure
This Planning Proposal is structured in the following manner:
Section 2  provides a detailed description of The Site and the nature of surrounding
development;
Section 3  outlines the Planning Proposal;
Section 4  provides an Explanation of Provisions;
Section 5  provides a Justification for the Planning Proposal;
Section 6  outlines the proposed Amendments to Sydney Development Control Plan
2010;
Section 7  details the Public Benefits; and
Section 8 is a Conclusion.
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2 The Site

The site is located at 51-55 Missenden Road, Camperdown and has a legal property
description of 1-4 in Deposited Plan 456915. Figure 1 shows the general location of the
site. The site is approximately 5km from the Sydney CBD.

= >}

Figure 1 Site Location

The site has an area of approximately 440m?, with a dual frontage to Missenden Road and
Dunblane Street. The Missenden Road frontage is approximately 13m and the Dunblane
Street is approximately 34m. The site slopes from Missenden to Dunblane Street and has
no notable vegetation.

An aerial photograph of the site is shown at Figure 2.

: ‘ﬁ' SUBJECT SITE

et

Figure 2

Aerial photograph of te site

Missenden Road is a main road connecting with Parramatta Road to the north and King
Street to the south. The site adjoins the Queen Elizabeth Il Building of the Royal Prince
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Alfred Hospital to the south and fronts Dunblane Street to the north. Dunblane Street is a
one way street with 3-4 storey mixed use and residential development on the northern side
of the street. On the southern side of the street is the Alfred Hotel, Royal Prince Alfred
Hospital and Chinese Consulate.

The Alfred Hotel

The Alfred Hotel, located on the site is a heritage listed item in SLEP 2012. The NSW
Heritage Inventory provides the following statement of significance:

The Alfred Hotel is of local historic, social and aesthetic significance. It is a fine and
intact example of an inter-war Functionalist style hotel designed by prominent
architects Copeman, Lemont & Keesing. It is a prominent visual element in the
historical precinct of Camperdown due its position on the corner of the street block and
its stream line modern style. It is important for its association with the earlier hotel of
the same name, its role in the development of the locality and its role in providing a
venue of meeting and socialising in the locality.

The Alfred Hotel is considered to be highly intact internally and externally as a heritage
listed item and this is considered to be increasing rare with the City of Sydney area.

Photographs of the hotel are included at Figures 3 - 6.

Figure 3 View from Missenden Road
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Figure 4  View from Dunblane Street
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Figure 5  Front entry on Missenden Road
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Figﬁre 6 Rear of hotel on Dunblane Street

21 Surrounding Area

The surrounding land uses are illustrated in the aerial photograph at Figure 7. The
surrounding development comprises a mix of residential accommodation, retail,
commercial and institutional uses including the Royal Prince Alfred Hospital and the

& University of Sydney

Camperdown

Racreaticnal

Residential

Figure 7 Surrounding land uses
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To the immediate south of the site is the Queen Elizabeth Il building and the Missenden
Mental Health Unit, which is currently under construction. Both allotments are part of the
North West Precinct of the Royal Prince Alfred Hospital. The Queen Elizabeth Il building
also is also located to the west of the site, with a portion of this building located at the rear
of the Alfred Hotel.

To the north west of the site is the Chinese Consulate located at 39 Dunblane Street.

A mixed use development comprising ground floor retail and a four storey residential
development above is located to the north of the site at 35-47 Missenden Road. The
Quest Apartments are located at 23-33 Missenden Road.

Opposite the site on the northern side of Missenden College is Sancta Sophia College and
St Johns College.

Photographs of surrounding development are included at Figures 8-12.

Figure 8 Mixed use development Dunb/ne Street
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Figure 10 RPA building at 57 Missenden Road
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2.2 Current Planning Controls

2.21 Sydney Local Environmental Plan 2012

The site is currently zoned B1 Neighbourhood Centre under Sydney Local Environmental
Plan (SLEP 2012). An extract from the zoning map is shown at Figure 13. The maximum
building height limit is 9m and the maximum FSR is 1.75. Extracts from the maximum
building height and floor space ratio map are shown at Figures 14 and 15.

Land Zoning Map

Neighbourhood Centre
- Mixed Use
Infrastructure

Maximum Floor Space Ratio (n:1)
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Figure 14 SLEP 2012 Floor Space Ratio Map extract
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Figure 15 SLEP 2012 Maximum Building Height Map extract

The objectives of the B1 zone are:

« To provide a range of small-scale retail, business and community uses that serve
the needs of people who live or work in the surrounding neighbourhood.

« To allow appropriate residential uses so as to support the vitality of neighbourhood
centres.

Current permitted land uses include Bed and breakfast accommodation; Boarding houses;
Food and Drink premises; Pubs; Hotel and Motel accommodation; Neighbourhood shops;
Shop top housing and Residential accommodation.

Heritage

The Alfred Hotel is listed as an item of heritage significance on Council’s heritage map and
in Schedule 5 of SLEP. An extract of the heritage map is shown at Figure 16. Clause 5.10
of SLEP 2012 details Council’s objectives for heritage conservation and the requirements

for a development application on land that contains heritage items. The objectives include:

(a) to conserve the environmental heritage of the City of Sydney; and

(b) to conserve the heritage significance of heritage items and conservation areas,
including associated fabric, settings and views
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Figure 16 SLEP 2012 Heritage Map extract
Pursuant to Clause 5.10(2) development consent is required for any of the following:

(a) demolishing or moving any of the following or altering the exterior of any of the
following (including, in the case of a building, making changes to its detail, fabric, finish
or appearance):

(i) a heritage item,

(b) altering a heritage item that is a building by making structural changes to its
interior or by making changes to anything inside the item that is specified in Schedule
5 in relation to the item,

(c) disturbing or excavating an archaeological site while knowing, or having
reasonable cause to suspect, that the disturbance or excavation will or is likely to
result in a relic being discovered, exposed, moved, damaged or destroyed,

(d) disturbing or excavating an Aboriginal place of heritage significance,

(e) erecting a building on land:

(i) on which a heritage item is located or that is within a heritage
conservation area,

A Heritage Impact Statement has been prepared by NBRS+ Partners to accompany this
Planning Proposal and is provided at Attachment C.

Car parking ancillary to other development

The site is shown as Category B on the Land Use and Transport Integration Map
accompanying the SLEP 2012. Pursuant to Clause 7.9 the following car parking rates
apply:

(1) Serviced apartments and hotel or motel accommodation

The maximum number of car parking spaces for a building used for the purposes
of serviced apartments or hotel or motel accommodation is:

(a) 1 space for every 4 bedrooms up to 100 bedrooms, and

(b) 1 space for every 5 bedrooms more than 100 bedrooms
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2.2.2 Sydney Development Control Plan 2012

The Sydney Development Control Plan 2012 (SDCP 2012) contains locality statements
and general provisions and development controls for a range of matters including heritage
items and significant architectural building types and specific provisions for various
development types e.g. mixed use developments and residential flat buildings.

The locality statement for Camperdown envisages that the area will continue to transform
from industrial uses to a vibrant high-density mixed use neighbourhood. The Missenden
Road area is to support the centre emerging along Parramatta Road and retail activity
along Missenden Road.

For heritage items, the SDCP 2012 (consistent with the SLEP 2012), requires the

preparation of a heritage impact statement and a Conservation Management Plan.

Additionally SDCP 2012 also requires that development affecting a heritage item is to:
(a) minimise the extent of change to significant fabric;

(b) use traditional techniques and materials unless contemporary techniques and
materials will result in a better conservation outcome;

(c) enable the interpretation of each of the significant values of the item through the
treatment of the item’s fabric, spaces and setting;

(d) provide a use compatible with its significance;

(e) the provision of on-site interpretation, or a combination of each of these
measures;

(f)  not reduce or obscure the heritage significance of the item; and

(9) be reversible where necessary so new work can be removed with minimal
damage, or impact to significant building fabric.

SDCP 2012 also seeks that development should enhance the heritage item by removing
unsympathetic alterations and additions and reinstating missing details, building and
landscape elements, where physical or documentary evidence is available.

For mixed use developments SDCP 2012 contains a range of built form controls that will
be relevant to the future development of the site. A summary of key controls is provided in
Table 2.

Table 2 Planning Controls

Planning Control Details

Building Height (storeys) 2 storeys

Active Frontage Missenden Road
Building Setbacks Street frontage to be consistent with adjoining buildings
Above street frontage — 3m for residential above non-residential
Solar access 70% of apartments to receive 2 hours of sunlight between 9am
and 3pm on 21 June
Deep Soil 10% of the site area, with minimum dimension of 3m
Private open space At least 75% of dwellings to have 10m* of private open space

with a minimum dimension of 2m.

Common open space 25% of site area and minimum dimension of 6m.
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The controls in Part 4.2 of the SDCP 2012 are relevant to the future redevelopment of the
site. Concurrent with the consideration of the amendment to SLEP 2012, it is proposed to
amend the relevant controls SDCP 2012. This is discussed in detail in Section 6.
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3.1

The Planning Proposal

The Planning Proposal seeks to amend the relevant planning controls for 51 Missenden
Road in the SLEP 2012 to:

. Zone the site B4 mixed use;

. Permit a maximum FSR of 3.2:1; and

. Permit building heights up to 27 metres.

A detailed explanation of the amendments required to SLEP 2012 is provided at Section
4,

Objectives or Intended Outcome

The Planning Proposal is a site specific amendment to the SLEP 2012 to amend the land
use zoning, height and floor space controls that apply to the site.

There is an opportunity to provide a mixed use building along Missenden Road,
contributing to the progressive urban renewal of the precinct. The objective of the Planning
Proposal is to facilitate further redevelopment of the site by providing appropriate planning
controls to allow for serviced apartments at the rear of the site, whilst retaining the heritage
listed hotel.

The intended outcome of the Planning Proposal is to amend the existing planning controls
to facilitate serviced apartments at the rear of the site.
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Explanation of Provisions
The Planning Proposal seeks the following amendments to the SLEP 2012.

Amendments to Sydney LEP 2012
o Amend the Land Zoning Map to show 51 Missenden Road as B4 mixed use;

. Amend the Height of Buildings Map applying to 51 Missenden Road to permit
buildings 27 metres in height; and

. Amend the FSR Map to permit a maximum FSR of 3.2:1 at 51 Missenden Road.
The proposed changes to the LEP maps are detailed in Section 5.5 of this report.

It is also proposed to amend SDCP 2012 to introduce site specific planning controls.
These amendments are detailed in Section 6 of this Planning Proposal.
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5.1
51.1

5.1.2

5.2
5.2.1

Justification

Need for the Planning Proposal

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

The proposal has not been prepared in response to any strategic study prepared by
Council. However, DFP have prepared an Urban Design Study in support of the proposal.
This urban design study details the rationale for the proposed future urban form. The
Urban Design Study is discussed in detail in Section 5.3 and is included at Appendix A.

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

An amendment to the SLEP 2012 is the only feasible way of achieving the desired future
redevelopment of the site.

The proposed serviced apartments are currently a prohibited use under the B1 zone.
Therefore a rezoning of the site is required to make the development a permissible use.
Consideration has been given to including serviced apartments as an additional permitted
use in Schedule 1 of the SLEP, however, the B4 Mixed Use is the preferred approach.

The B4 Mixed Use zone applies to other land nearby and Council may wish to consider,
separately to this proposal, the appropriateness of the B1 Neighbourhood Centre zone that
currently applies to the land uses to the north-west of the site.

Clause 4.6 — Exception to Development Standards of the LEP 2012 does provide the
ability to vary the height and floor space controls for a future development on site, however
the proposed development includes a significant variation to the planning controls and
therefore a Clause 4.6 variation is not considered viable option. A Clause 4.6 variation
would also not address the issue of permissibility.

The most appropriate means of achieving the proposed use of the site is to amend the
SLEP 2012. This will provide greater certainty and enable the new planning controls to be
informed by an urban design analysis that has tested the built form outcomes.

The Planning Proposal is considered to be the best and most appropriate means of
achieving the intended outcomes.

Relationship to strategic planning framework

Is the Planning Proposal consistent with the objectives and actions of the applicable
regional or sub-regional strategy (including the Sydney Metropolitan Strategy and
exhibited draft strategies)?

The regional strategic planning context for the consideration of this Planning Proposal
includes:

. Metropolitan Plan for Sydney 2036 released by the NSW Government in December
2010;

. Draft Metropolitan Strategy for Sydney to 2031 released for public comment in
March 2013; and

. Draft Sydney City Subregional Strategy (draft Subregional Strategy) exhibited in
2007.

Metropolitan Plan for Sydney 2036

The Metropolitan Plan for Sydney 2036 sets out a strategic planning framework that aims
to:

. strengthen Sydney’s role as a global city and Parramatta’s role as Sydney premier
regional city;

dfp | 15 October 2014
P:\PROJECTS\8513B 51 Missenden Rd, Camperdown\Reports\8513B Planning Proposal 51 Missenden Road Final.docx

18



Planning Proposal

51 Missenden Road, Camperdown

. grow and renew urban centres and corridors;
. plan for 70% of new housing in existing suburbs and 30% in greenfield areas;
. plan for 760,000 new jobs; and

. target development in areas serviced or accessible to public transport and transport
corridors.

One of the identified actions in the Metropolitan Plan is to promote clusters of development
around TAFEs, universities and health infrastructure in accessible centres. A major
education, research and development hub identified is the University of Sydney and Royal
Prince Alfred Hospital precinct at Camperdown. The Planning Proposal seeks to amend
the planning controls to allow for the development of serviced apartments at the rear of the
site. The Planning Proposal will facilitate development around this major hub that will
provide accommodation for those wishing to access both the University of Sydney and
Royal Prince Alfred Hospital. The Planning Proposal is consistent with the broad objectives
of the Metropolitan Strategy.

Draft Metropolitan Strategy for Sydney to 2031

The Draft Metropolitan Strategy for Sydney to 2031 sets out a strategic planning
framework for the Central Region of Sydney that aims to:

. Utilise both greenfield and infill areas, encouraging growth in key centres;

. Encourage accessibility and connectivity through strong public transport
infrastructure and roads;

. Plan for 625,000 new jobs across Sydney;
. Plan for 545,000 new houses across Sydney; and
o Encourage environmental sustainability and resilience to natural hazards.

The Draft Metropolitan Strategy recognises Broadway and Camperdown Education and
Health precinct as a cluster of world-class education and health facilities. The Planning
Proposal will allow for serviced apartments within the vicinity of the Royal Prince Alfred
Hospital and is consistent with the strategic directions of the Draft Metropolitan Strategy.

Draft Sydney City Subregional Strategy

The Sydney City Subregional Strategy identifies five major precincts within the subregion
including the Sydney Education and Health Precinct located to the south west of the
Sydney CBD. This precinct acts as a major area for education, medical and other research
and technology based jobs.

The draft Subregional Strategy aims to further the capacity for office and hotel
development to accommodate the increasing number of workers and visitors to the
subregion. One of the identified actions is to promote key tourist and visitor destinations in
the subregion, including future visitor accommodation and facilities. The Planning Proposal
will facilitate a development that will include serviced apartments, allowing visitors suitable
accommodation is close proximity to a major health and education hub. The Planning
Proposal will contribute to the existing tourism accommodation stock thereby increasing
the capacity of tourist accommodation within the subregion consistent with the broad
objectives and aims of the Draft Subregional Strategy.
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5.2.2

5.2.3

5.24

Is the Planning Proposal consistent with a council’s local strategy or other local
strategic plan?

The local strategic planning context for the consideration of this Planning Proposal
includes:

. Sydney 2030, was adopted by the City of Sydney in June 2008, with this document
being incorporated into the Strategic and resourcing Plan in 2011; and

. City of Sydney Draft Tourism Action Plan 2013 released by the City of Sydney in
July 2013.

Sydney 2030

Council prepared Sydney 2030 as a vision document to guide development within the city
for the next 20 years. The main objectives of the plan are to promote a ‘green, global and
connected city’.

The Strategy emphasises the importance of multi hub city, where multiple economic
centres exist within the centre, including health employment concentrations around
Camperdown, near the Royal Prince Alfred Hospital. The plan sets out targets for an
additional 97,000 jobs, with a large proportion of these jobs to be from key industries
including tourism.

An objective identified within the plan is to enhance tourism infrastructure, assets and
branding of the City. The Planning Proposal allows for tourist accommodation around the
Royal Prince Alfred Hospital and Sydney University health and education hub. Additional
tourist accommodation in this hub will service both domestic and international visitors. The
Planning Proposal will support the health and education cluster by providing easy
accessible accommodation for those visiting the area, thereby promoting the overall
objective of this plan to create a global and connected city.

City of Sydney Draft Tourism Action Plan 2013

The Draft Tourism Action Plan 2013 recognises the importance of tourism to the economic
functioning of the City. The plan identifies deficits in the provision of hotel accommodation
within the City, an issue that will become more pronounced as the number of visitors to the
city continues to rise.

The plan acknowledges the role tourism plays in supporting key industries including
education services. The Planning Proposal will assist in supporting educational
establishments such as the University of Sydney by ensuring appropriate short stay
accommodation is conveniently located near a key education hub, consistent with the
objectives of the draft Tourism Action Plan.

Is the Planning Proposal consistent with applicable State Environmental Planning
Policies?

An assessment of the Planning Proposal against the applicability and consistency with
State Environmental Planning Policies is included at Appendix C.

The Planning Proposal is not inconsistent with the applicable SEPPs.

Is the Planning Proposal consistent with applicable Ministerial Directions (s.117
directions)?

An assessment of the Planning Proposal against the applicability and consistency with
Ministerial Directions is included at Appendix D. The Planning Proposal is consistent with
the relevant Ministerial Directions. The main direction of relevance is discussed below.
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5.3
5.3.1

5.3.2

2.3 Heritage Conservation

The objectives of the direction are:

(1) The objective of this direction is to conserve items, areas, objects and places of
environmental heritage significance and indigenous heritage significance.

The direction states that a Planning Proposal must facilitate the conservation of:

(a) items, places, buildings, works, relics, moveable objects or precincts of
environmental heritage significance to an area, in relation to the historical,
scientific, cultural, social, archaeological, architectural, natural or aesthetic value
of the item, area, object or place, identified in a study of the environmental
heritage of the area,

The applicant proposes to undertake heritage restoration works to the existing hotel and
has prepared concept designs (refer to Appendix B) for the serviced apartments which
are a sympathetic response to the heritage listed building.

Environmental, social and economic impacts

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

The site is located in a highly urbanised area and has been developed for urban purposes.
There is no vegetation on the site.

Are there any other likely environmental effects as a result of the Planning Proposal
and how are they proposed to be managed?

The likely environmental effects of the Planning Proposal are potential built form, heritage
and traffic impacts.

Built Form

DFP has prepared an Urban Design Study for the proposal which is included at Appendix
A. The Urban Design Study examines the proposed built form within the context of the
local character of the area and the surrounding urban character. The design study also
considers the physical and spatial characteristics of the site, within its local and regional
contexts.

The future built form envisaged comprises the existing Alfred Hotel and a new 7 storey
tower element to the rear of the hotel. The proposed building footprint concept seeks to
retain the original character and structure of the hotel building, with the new tower footprint
(approx. 160sgm) to be introduced at the rear of the site, where the existing building steps
down to 1 storey on the Dunblane Street frontage.

The retention of the heritage fagade of The Alfred Hotel preserves the heritage significance
of the site. The introduction of the tower behind allows the envisioned development to be in
keeping with the varied building type and block size characteristics found along Missenden
Road. The consequence is that the new development reiterates the pattern of built form in
the surrounding area by continuing to express a diversity in building height and form.

A 25- 30m setback for the new levels of the proposed development will ensure the tower
element is read as part of the background and reduce visual impact on the street and
overshadowing to adjoining properties. Further, the typography of Dunblane Street will
reduce the dominance of the tower element as the slope of the land reduces the
appearance of height from Missenden Road.

When viewed from Missenden Road, the dominant element of the design will be the Alfred
Hotel in the foreground. Given its location and setback to the rear of the site, the
perception of height from the street (relative to adjoining development), will be reduced.
Recognising the different distribution of bulk and height between adjoining sites will ensure
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diversity and interest in the street. The roof top plant will be further setback from the
Missenden Road and Dunblane Street facades of the new tower element and will not be
visible from the street.

When viewed from Dunblane Street, the tower element sits well within the surrounding built
form. Specifically, the introduction of a taller, more slender tower form, breaks up the bulky
form of the adjoining building to the south and its blank fagcade and adds interest and
diversity on this elevation.

On the Dunblane Street elevation, the tower represents approximately one third of the
length of the site. It provides a well-proportioned and balanced volume to the existing
building. It also provides diversity and interest in the streetscape.

Figure 17 illustrates the varied building heights in the surrounding area. The varied
building heights are reflective of the mix of buildings forms and land uses and
representative of the diverse built form of the area. The proposal for a seven storey
building with roof top garden is considered an appropriate and logical response to the
surrounding urban area. The proposed 27m building height provides for a seven storey
building with floor to floor heights of 3.1m and a 2.8m allowance for roof top plant and stair

access to the green roof.
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State Environmental Planning Policy No. 65 — Design Quality

NBRS+ Partners have prepared a report assessing the development concept against the
principles of the State Environmental Planning Policy No. 65 — Design Quality (SEPP 65)
and the Residential Flat Design Code (RFDC) (refer to Appendix E). When compared
against the ‘rules of thumb’ of the RFDC the proposal complies with the following
provisions:

. Building depth;

. Private open space;

. Building separation;

. Barrier free access;

. Apartment minimum sizes;

. Habitable rooms;

) Storage;

. Living rooms and private open space sun access;

. Single aspect apartments with southerly aspect; and
. Kitchens.

Whilst the development concept does not strictly meet cross ventilation requirements, with
58% rather than 60% of the 12 apartments cross ventilated, the departure from the control
is minor and therefore considered negligible. With regard to deep soil planting, there is no
opportunity to provide this on the site, however, the departure from the deep soll
requirement is offset by providing a 98.68m? green roof space.

The dense urban form of the immediate locality and the heritage item on site limits
opportunities for communal open space. This has resulted in a departure from the
communal open space provision; give the sites urban context, which is in close proximity to
a diverse range of services, amenities, facilities open space, the variation is considered
acceptable.

NBRS+ Partners found the amenity of the proposed service apartments to be acceptable in
the SEPP 65 assessment and accompanying review against the RFDC.

Heritage

A Statement of Heritage Impact has been prepared by NBRS+ Partners, a copy of which is
included at Appendix F. The Planning Proposal is for a seven storey envelope at the rear
of the hotel which has been designed to ensure heritage issues are appropriately
addressed.

The statement identifies a number of measured to enhance the heritage significance of the
Alfred Hotel, including conversion of the external features of the hotel and retention of
significant interior elements and original use of the building.

The historical use of a hotel on the ground level and basement, with short-term
accommodation above will continue in the development. The building works to the hotel
will enable this use to continue at a more contemporary standard.

The proposed building envelope is in the western portion of the site and the new tower
element would be constructed over the least significant and least prominent part of the site.
Further, the proposed addition has been designed as a narrow tower with a small footprint
able to retain the more significant parts of the hotel and is considered sympatric to the
heritage item. New facade materials would contrast with the original hotel, and be seen
clearly as a new development. The concept designs (refer Appendix B) include stylised
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5.3.3

vertical sections for the balconies that would contrast with the horizontal emphasis of the
windows in an appropriate manner to relate to the Art Deco style of the Alfred Hotel.

NBRS+ Partners concludes that the location of the tower element retains the most
significant elements of the Alfred Hotel and that the Planning Proposal provides an
acceptable addition within the setting of the hotel. The envisaged future development will
ensure the significant heritage features of the Alfred Hotel are retained while
simultaneously encouraging contemporary additions to the rear.

NBRS+ Partners have also prepared a Schedule of Conservation Works (Appendix G)
which are proposed to be undertaken as part of a future and separate development
application. The conservation works would retain and repair the Interwar exterior, ensuring
the more significant original fabric of the building is protected thereby extending its life.

Traffic and Parking

A Traffic and Parking Assessment report has been prepared by McLaren Traffic
Engineering and is included at Appendix H. The report analyses the existing road network
conditions and the parking requirement with regard to Planning Proposal.

The traffic and parking assessment has been based on an indicative development yield of
12 serviced apartments. Parking provisions contained within Clause 7.9 of the DCP require
a maximum of 1 parking space for every 4 bedrooms. SLEP 2012 does not state any
minimum requirement.

The surrounding area is well service by public transport, namely numerous bus routes
running along Parramatta Road, which is within 300 m of the site. In addition, multiple car
share facilities are located in close proximity to the site including three Go Get cars within
200m of the site. Bicycle storage will be available on-site (within the basement) and
therefore provides for the use of alterative transport modes.

The development concept achievable under the Planning Proposal will not provide onsite
parking, thereby satisfying the requirements of Clause 7.9 of the SLEP 2012, which places
limits on the maximum number of parking spaces but does not identify a minimum number
of parking spaces. Providing zero onsite parking will promote the use of public transport,
walking and cycling, whilst supporting the objectives of the SDCP 2012 to manage the
impacts of private car usage.

In summary the proposed future development envisaged for the site under this Planning
Proposal will not have any unacceptable traffic and parking impacts.

Building Code of Australia

NBRS+ Partners has undertaken a Preliminary BCA Review of the development concept
(Appendix I) and found the works could generally meet the relevant Deemed to Satisfy
Provisions of the Building Code of Australia. One area of non-compliance was identified in
relation to existing floor framing, which does not have the fire separation required by
Specification C1.1 of the BCA. This non-compliance can be rectified through an alternative
solution prepared by a Fire Safety Engineer. The solution would be resolved at the DA
stage, and could involve either the installation of sprinkler protection to both levels or
installation of a fire rated ceiling. All options are achievable and would ensure full
compliance with the necessary BCA provisions.

Has the Planning Proposal adequately addressed any social and economic effects?

The future development of serviced apartments as envisaged by the Planning Proposal will
provide additional tourist and visitor accommodation floorspace in close proximity to the
Royal Prince Alfred Hospital and University of Sydney and within a short distance to the
Sydney CBD.
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The provision of additional tourist and visitor accommodation is consistent with the
objectives of the Draft Tourism Action Plan which identified the growing need to tourist and
visitor accommodation in the City. Further the tourist and visitor accommodation will also
be available to people accessing services or visiting the Royal Prince Alfred Hospital, the
University of Sydney and other health and education services in the surrounding area.

The proposal is considered to positive social and economic benefits.

54 State and Commonwealth interests

5.41 Is there adequate public infrastructure for the Planning Proposal?
The site is located in an area that is already well serviced by public infrastructure.
5.4.2 What are the views of State and Commonwealth public authorities consulted in
accordance with the Gateway determination?

Consultation with the remaining relevant State and Commonwealth public authorities can
be undertaken in conjunction with the exhibition of the Planning Proposal following
Gateway Determination.

5.5 Mapping
The Planning Proposal will require the following mapping amendments as set out in Table

3 below.

Table 3 Mapping Amendments

Planning Control Details

Land Use Zoning Amend zoning to B4 Mixed Use

Height of Buildings Map Amend map to show 27m height limit for the site

Floor Space Ratio Map Amend FSR to map to show FSR of 3.2:1 for the site
5.6 Community Consultation

If the Planning Proposal is supported by Council it will be forwarded to DP&E for Gateway
Determination in accordance with Sections 56 and 57 of the Environmental Planning and
Assessment Act 1979.

Opportunities for public comment on the Planning Proposal can be made during its formal
public exhibition period.
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Proposed Amendments to Sydney DCP 2012

It is proposed to amend the Section 6 Specific Sites of SDCP 2012 to support the
proposed changes to the SLEP 2012.

The proposed changes to SDCP 2012 are also detailed in the Urban Design Study at
Appendix A.

Objectives

. To retain the original character of heritage listed Alfred Hotel, whilst providing the
opportunity for a slender tower element;

. To ensure new development is compatible in scale with surrounding built form and
is considerate of the amenity of neighbouring properties;

. To provide for increased density in the Camperdown precinct that is accessible to
public transport, health, education and other community services;

. Deliver a high quality built form that respects and responds to the heritage listed
hotel; and

. To provide a slender tower form at the rear of the site. The footprint of the tower

form is to be limited to the existing single storey element at the rear of the hotel.
Built Form and Design Controls
1. The tower form is to be a maximum of 7 storeys.

2. Building heights are to be consistent with Development Control Drawing No.1 Height
in Storeys and Development Control Drawing No.2 Indicative height cross-section.

3. The tower is situated at the rear of the site as illustrated in Development Control
Drawing No.3.

4. The use of varying external materials and architectural embellishments on the facades
of the tower is encouraged to articulate, modulate and emphasise different
components of the building’s form. The materials and finishes should enhance the
heritage qualities of the existing hotel.

5. Landscaping and structural design considerations should allow for possible roof
garden on the tower.

6. The design of the serviced apartments should have regard to requirements of SEPP
65 and the RFDC.

7. Balconies may be included in the articulation zone as illustrated in Development
Control Drawing No.3 and project over the existing hotel by a maximum of 2m.
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Public Benefit

The Planning Proposal will offer a range of public benefits including:

Improved environmental performance and outcomes through the provision of green
roof and walls (of the roof top plant). The green roof and wall elements will improve
air and water quality, and thermal insulation for the serviced apartments and
importantly provide an increase in biodiversity on the site.

Improved environmental performance through installation of solar panels.
Conservation works to the Alfred Hotel including:

- Repair of cracked masonry facade;

- Repair or replacement of tiles;

- Replacement of broken, cracked or missing glass bricks;

- Restoration of timber work and joinery;

- Restoration or replacement of awning;

- Retention, restoration, and protection of windows and window joinery; and
- Conservation and repair of ceilings.

Provision of serviced apartment accommodation servicing an established health and
education precinct.

Provision of serviced apartment accommodation which will help meet the growing
demand for tourist accommodation within the City of Sydney.

A separate development application is proposed to be lodged with Council for the
conservation works to the hotel.
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Conclusion and Recommendations

This Planning Proposal seeks to amend the land use zoning, height and FSR controls that
apply to 51 Missenden Road to facilitate the future development of serviced apartments on
the site. The future built form proposed is seven storey slender tower with green roof. The
building envelope would allow for 12 serviced apartments, basement storage and green
roof.

The site currently comprises the heritage listed Alfred Hotel and this Planning Proposal
seeks to amend the SLEP and DCP planning controls to enable the proposed development
at the rear of the hotel building. The Planning Proposal is seeking to:

. Amend the Land Zoning to B4 mixed use;
. Amend the Height of Buildings Map to permit buildings 27 metres in height; and
. Amend the FSR Map to permit a maximum FSR of 3.2:1.

The Planning Proposal is consistent with the objectives and strategies of the Metropolitan
Plan and Draft Sydney City Subregional Strategy in that it will:

. Provide the opportunity for new tourist accommodation;

. Support the health and education by providing new short term accommodation
easily accessible to the health and education facilities; and

. Provide short term accommodation in close proximity to the Sydney CBD and
accessible to public transport.

The proposal for the development of a taller, slender, tower element at the rear of the
existing heritage building is considered an appropriate design solution for the site. Itis
also proposed to undertake heritage conservation works to the Alfred Hotel.

This submission has demonstrated that there will be minimal environmental impact from
the proposed amendment to the planning controls and we therefore recommended Council
support the proposed amendments to the SLEP 2012 and the SDCP 2012.

dfp | 15 October 2014
P:\PROJECTS\8513B 51 Missenden Rd, Camperdown\Reports\8513B Planning Proposal 51 Missenden Road Final.docx

28



¥ 10g 1snbny P17 A1d 1S9M|0( O J[eyaq uo patedaid
_- ] F ™ e =

i)
L u.:.....u.l.

EscEma_ES.umom =m.==mmw__>_ GG-1G

AQNLS NIIS3A Nvadn




1oday ubisaq ueqin | umopladwe?) ‘peoy uspuassI\ GG-1G ¢

T

ne'wo>3uluue|ddip@dip @ 0217 MSN Yy3i1ejuaoy |

ne‘wod-3uuuelddjp-mmm £1T9 0866 T0 3 | SIZ1 MSN SllH 2uruuSd peoy plopieq | | 7 Qh.t

€869 0866 TO 0€£T X0g Od | saueansuo) 3uiuueld djp



¢ loday ubisaq ueqin | umopladwe) ‘peoy uspuassI\ GG-1.G

SIN31INOJ



loday ubisaq uequn | umopladwen ‘peoyY UBPUsSSI GG- 1§

UOIepUSLLILLINIaY ¢'G
uoIsnjau0n [

9¢ SNOILYAN3NINOI3H ANY NOISNTINOD

Apnig $$990Y Jej0g adojaau] Gy
1d89u09 199115 Buejqung vy
1d82u09 prOY UBPUASSI ey
1deouo9 jundiood buipjing v
ubisa( 1daosuon adojaau] L'

0¢ 1N3INd013A30 a3S0doYd
saunjes alg v'e

swbiaH Buipjing Buipunoing ee

1deouo9 Jundiood buipjing A

ubisaq adojanul L'e

4! SISATYNY NDISIA Nvaun
wawdojana( Buipunoling Ve

sulaled asn pueq o

w04 jing Buipunoling pue SsalsUsldeIeY) A

sealy pue uonduasaq |eba L2

8 LIS FHL

Alewwng pue uonanposu| L'l

9 NOILONAOYLNI

14

G0

70

€0

a0

10

AYYININNS FAILNJTX



G loday ubisaq ueqin | umopladwe) ‘peoy uspuassI\ GG-1.G

NOILONAOYLNI



"10u1981d 8y} J0 JajoRIRYD
U} 90UBYUS [|IM YOIYM 8In}281LY2Je SAIIRAOUUI pUB
9|qeuleIsns pue sjoos uaalb apinoid 0} Ayunyioddo ayy ¢
‘ue|d uenjodonaly A3upAs syl 40 SaARA3[Q0 ayy Buinaiyoe
0] 91NQUIL0I pue umopJadiues o} SHIBUSq JILIOU0II pue
[eAN]IND ‘|120S J9PLR0IQ 9ARY ||IM BUIS BU] JO uawdojonapay ¢
‘UoITePOL02Ie
1S1N0] [euonippe apiaoid 01 Aunioddo ay) e
sumopJadwen Jo AelA 8yl 0} SINQLILOI [|IM UYIIYM
8IS 9y JO ANUIDIA 8U) Ul uoleANOR URLISapad paoueyuy o
‘(prOY E1RWER.LIRY) JOPLIOD SNQ 216a1RIIS [RUOIHA.
® U0 do1S SNq B JO WQQZ UIYNM Juswdojonsp asn paxiwy
‘RaJR O] Ul SWLIO)
[BN198)IYJR JO XIW pue AUSISAIP BU) JO UORNURUOD Y *
"90U9)||99%9
ubisap sajelisuowap Yalym Buiping Jomoy Jepusisy ¢
"[810H Paijly
9y} Jo apeae] abeliay anbiun ay) $92J0JUIA) YIIYM 8in]ea)
[eanjoanyate Arejuswidwod e a1easd 0] Ayunpoddo uy @
‘a11s ay) JoJ Ayuswe parosdwi uy e

:Bupnjour syjauaq [enuajod Jaylo Jo Jaquinu e SIajjo 0Sfe )

1oday ubisaq ueqin | umopladwe) ‘peoy uspuassIi\ GG-1G 9

‘3lIs a8y} o}

uonn|os ubisap aeudoidde ue paispisuod si Buip|ing abelsy
BunSIXa U1 JO JeaJ 8] 18 JUSLLIS|3 JamO] Uapua|s Jaj[e] e JO Jusw
-dojanap ayy Joj [esodoid sy Buiseasdur s1 subisap asn-paxiw
‘a/qeureisns pue sbuip|ing Jajel Joj pasu ay) pue BUIA|OAS

S| JajoeJieyd woj Jing s.A19 8y ‘molb 0} sanuiuod AsupAs sy

"SOlIS1I919RIRYD BnbIiun

S,911S 8] pue 19uI284d 3y uyum Juawidojaaap Jo usened auyy
‘sybiay 437 1ualind ayl aAoge sBulp|ing Jojjel 40} Spual) s
-dojanap Jua9aJ ‘SyJomalely Buiuueld JueAS|aL JO 1X8)UOI BY}
UIYNIM paJapISuod uaaq sey [enusjod juswdojanap S,aus ay L

"$|0JJU09 ONjeJ 89edS 100} pue Swyblay

pasodoid ay Jo 1oddns ul 9160] ® YSI|qRISS 0] ‘SIX81U0D [20|
pue |euoifial ay) SIaPISUOI )| "Bate Bulpunouns ay) pue als
U] J0 SINSL8)oRIRY [RNRdS puk [eaIsAyd ay) Jo Bulpueisiapun
ue sdojaaap pue saulwexs Apmg ubisaq uegin sy

"311S ay) 0] Ajdde 1Y) Sj0)U09

(4S4) ones aaeds Jooj) pue ybiay ‘Buiuoz asn pue| oyl 0}
SiuswpuaLue pasodoad ayy ‘“Apuanbasqns pue (ainjanas uequn
Buipuno.INS pue Ja1deJeyd [290] U} JO 1X8)U0J SUI UIUIM) WLIO)
1inq pasodoud auyy Joj 2160] ubisap uequn ay Bunessuowap
Aq |esodoud Buiuueld ay; 1ioddns oy si Apms ubisap uegin ay)
10 9A199(q0 8y Sjuswiede paolAIeS JO JuawdojoAap syl
91eN|1oe} 0} “(aNs au}) umopiadwie) ‘peoy UspussSIA GG-1G
01 9|qeayjdde sjonu09 Buiuueyd sy puswue 0] jesodold
Buiuueld e asedaid 01 ‘p17 A1d 1S9M|0( |910H paJyly 8yl 10 SI8
-umo au} Aq pabebua uaaq aney (d4a) p11 fid Buluueld 4@

“aus 9y} Jo juawdojanapal ainyn}
auy) Joj [esodoid Buiuueld e jo yoddns ui si ‘umopiadwen
‘peoy uapuassi|Al 6G-1.G 10} Apn)s ubisap ueq.n siyL

Arewwng pue uonanposju| L



J  1oday ubisaq ueqin | umopiadwes ‘peoyY Uapuassiy GG-1G

311S dH



1oday ubisaq ueqin | umopladwe?) ‘peoy uspuassIj\ GG-1G 8

“UmMopJaauey
BB [RI0] 8] PUB UMOPIAGLLEY) JO JX3)U0D 9U) Ul 8)IS 1931qNS aly) SMoys abewui [eLiae Sitj] ‘DROY UBPUASSI GG-1G JB 910K DALy 8y) 0] SS0108 jSam Buiy00T
| anbly HL4ON 10 0104

umopiadwes

T4 voneto
o E_,Em:_._ca ..m‘wzgm R e

WQpy A9rewixoldde Jo eale ue pue ‘abejuol) 19a1S
auejqunq ay} Buofe wyg Ajrewixoidde pue peoy UspuassIiy
uo wg| Aprewxoidde Jo abejuol) e sey ays ayl “(AoupAs
10 Aus1aniun syl Jo Lied ) ab9)j07 s,uyor 1 ausoddo ‘19818
auR|quNQ pue peoYy UaPUaSSI|\ 01 abeluo) [enp Sey aus ayl

13 b
JOAIUN BYL .ﬂf mq.

19911 SuUB|qUN( 1O JaUJ03 Byl 1k ‘YINos 8y}

0] peoy Aingsi|eS pue yLIou sy} 0] peoy enewelled Usamlaq
AeMm Jey ‘peoY UBPUSSSIAl JO SPIS UISISAM Byl UO Pajeao|

S| pue qg9 AsupAs ay1 wouy wyg Ajgrewixoidde s aus ay|

“IX8JU09 [290] Ay}
UIyIM 8)IS 8y} JO Uoieao| [eJauab ay) smoys | ainbi4 ‘L6951
ue|d pausoda ul -1 1o uonduasap A1iadoid [ebs| e sey pue
umopiadwen ‘peoy UapuasSI| GG- |G 1e Pateao) SI als ay |

uonduasaq jefa 12

¢0 LIS IHL



6  loday ubisaq ueqin | umopladwe) ‘peoy uspuassI\ GG-1G

198.)S aurjqung umop bunjoo; pue () 1sem yinas buiyoo;
‘(20) 159M Yi0u Buy00] SaAI9dSIad DuiAleA Wolj [9)0H Paly 8y} Buimoys Sojoyd
G0 pue () €0 ‘20 SoI0Yd
199118 yainyn yoeo.idde noA se Jajoeieya

[B1IUBPISAI 8JOW B 0] 1SaM 8y} uo suomysuely Ajienpesb siy
"apIsS uJasam ayl Adnado sasn paxiw ajIym peoy UBPUaSSI
10 9pIS UJA1Sea ay) buiAdnaao sasn eudsoy pue [euoneanpa
10 uJayed e S| 848y} ‘PROY UBPUISSIIA JO PUS UIBYLIOU BY} 1Y

"LLLIOJ URQIN pUR Ja)aRIRyd
21199999 Ue 01 BunngLuod asiaAlp Ajjenba si saibojodA) Bul
-p|INg pue ainja8)yate Jo uosodwo ay] "Sasn [euonnysul
PUE [BI0JOLLLIO0D ‘|Ie1a) ‘UOIIRPOLLILLOIIR [RIILSPISS. JO XIW B
Juasaidal sasn pue| BuipunoLINS 8yJ 91eINSU0Y asauIy) oy} SI
E— _ ‘ 193,15 auejqung Buoje 159m 8yl 0] JayLINy ayMm ‘awdojarap
Em———— = 3 : : S — : [B1USPISAI/aSN paxiW A3101S #-€ B SI YINOS 8y} 0] UOIINIISU0D
. - — . Japun Ajua.iind si yaiym ‘Uun YyesH [elus|y uapuassii syl
e \fmiah Jey} Jusaelpe pue [eydsoH palyly 89ulld [eAoy 8y} o buipjing

- .-

i
|

L | YlaqezI|3 usang auj si ‘ays au Bululolpe pue ‘yriou sy} of

‘peoy uapuassi|y Buofe Apenanied ‘ease Buipunol

-INS 9y} 9SLI910RIRYD YoIyM [epdsoy syl pue ANSIaAIUN Y} Ylog
UM pa)eIoosse $asn pue sBuipjing [euonnuisul Auew aJe aiay |
'sasndwed paly|y aoulld [eAoy pue Ausiaaun AsupAg ayp 1o
Jed wuol yaiym ‘a69jj09 suyor 1§ pue 969jj09 riydos v1oues
‘a69]|09 uapuassI|y (1ses ayy 01) ausoddo sal| 8)IS 8YL “YINoS
U] 0119015 Bury pue y1Iou a8yl 0] Peoy elewRLIRd UsamIaq
‘pROJ YINOS Yriou Hundsuuod ay) Buoje pus uIayLIou 8yl pJemo}
S)IS PaJ)|y SU) ‘prOY USPUISSIA JO SPIS UISISOM B} U0 Pajean

"PROY USPUBSSI\ UO 9ouasald Jauiod Huous e suleulew
9peae] 10UNSIp S)I 19815 aurjquNQ uo Buip|ing 8y} JO Jeal 8y}
1e uawWwa|a AaJ01s 9|6uIs B 0] umop Buiddals pue abejuol) 19818
peoyY UapuassI|A 8yl uo SA3J0]S 9aiU) 0] OM] Se Bunuasaid
"8IMo8NyaIe 8|A1S 1SIjeuonauny, 4em-iajul sy Aq pastieloeseyd
Wiyl abesy pajsi| A|[eao e i paujly 8yl "paujly 8y, se

UMOUY 9]0y [e12J3WILL0d ‘9[eas Mo| & Aqg paldnado Si aus ay |

wJo4 ying Buipunosing pue sansuajaeiey) YATA



'S9SN 854l JO 8PISING PaIa)IRIS JUaLLIA0jaAD [BILAPISAI UM ‘DROY BIELLIRLIE] BLUOJR PUB 0) 84S0/ PUSIXS SASN PaXiLL
PUB [BI2JOLILLIOY) "DROY USPUBSSIYY JO 9DIS UI3)SL 8lf) U0 Sas [JIASOLY PUB [RUOANISUI JO SOUBUILIOD &L} SMOYS LONRASI))I SIt]

}'ON [EAD
fusianiun AeupAs

Z'ON [BAQ
fisiaaun KaupAs

/ asnoyal
8,0 SHYD

NndsoH pelyy
30ulig [eAoy

863)j09 s uyop'1s

|EAQ S.Uyor 1S

Joday ubisaq ueqin | umopiadwe) ‘peoy uspuassIiy GS5-15 Q)

|enuapisay

asn paxi/ierosewwos [  rendsorieuonnisy) ]
2uoieaIo8

[EpepesioRy as

AN

umopJadwes

"$90|q Jajjews ay} bu
-Adnd90 pue suonI3UL0I proJ Jolew ayl
woJj Aeme pais)eas aJe Sasn [RNUSPISaY

110199UU09 [euolbal Jolew ay) Jo Ja)orIeyd
3y} Buneuiwop peoy ejewelied
BUOJe puUaIXa SASN PaXIW pue [Bl2JaLIWO0Y)

‘Bumas adeaspue)

e U sbuipjing uudioo) afise| Aq paleuiiop
aJe SeaJe 9say] "peoy UspuassIy

ay) BuisuialoeIey9 Sasn jeudsoy pue
[euoneonpa Jo usaned Buouis e si alay]

sulajjed asM) puey €¢

41IS HL



Ll uoday ubisaq ueqin | umopiadwes ‘peOY Uapuassiy GG-1G

1=

=
P Tkl

4]

Juawidojansp fenuapisal buipunong

210 808jj09 s,uyor S ‘ajis 9y 9ysoddQ |[( PeOY UBPUBSSIAI
0] 80Uy 8ARY YIyuM pun0IbYIRq 8Y) Ul SBUIPING [RUORMIISUI
YIIM 8]BINSU0Y) 9S8UIYY 0] 18815 auriqung Ul 4inos bupyoo]

010 18941S yoiny?) buose yriou buiyoo JuaLido[erap [eluapISe.
MAN 60 Duisnoy Misuap wnipaw Buipunouns §0 Paky 8yl jo
4IN0S 101INASU0I Japun Buipjing YijeaH [BIUSN MON /0 18841
§aIny7) PIemo) 1815 aUBIQUN( UMOP 1Sam Buiyoo] maiA 90

Juawdojanaq Huipunosing ve

¢0 LIS IHL



Joday ubisaq ueqin | umopladwe?) ‘peoy UspuassIiy GS-15 2|



el 1oday ubisaq uegn | umopiadwe) ‘peoy UspuassI G- 1S

SISATVNY NOISdd NVEdN



Eues

g o i o

Joday ubisaq uequn | umopladwen ‘peoy UspuassIi GG-1S |

"WJ0} Jjing Buipuno.ns sy} 01 asuodsal Ul pue

‘Buipjing ay1 Jo sainies) abeluay ay) 01 pJebas Buiaey paubisap
uaaq sey Jamoy pasodo.d ay) 1eal ayj Je Jamo} £alo]s

/ e ybnouy; aamanyis Buipjing Bunsixa ayy 0} Juaways ybiay
[UORIPPE UE 81240dI02UI 0] SY98S WO) Jjing pasodoid ay)

ABareins [euoifiaigng 1ei( 8y} 4O SWIe pue SaAlasIqo peo.q ay}
UNM JU8}SISU09 Uu01631qNs 8y} UIYHM UOI}EPOLULLOIIL 1S1IN0Y JO
Anoeded ayy Buisealoul Agaiay} ¥201S UONEPOLUWOIIE WSLINO}

Bunsixa sy} 01 8)nqLU0T ||Im [esodold Buluueld ay) qny uon
-2oNPa pue yieay Jolew e 0] Aywixoid aso[9 S| UOEPOWILOIIE
9]qeUNS SIONSIA Buimoye ‘suawiliede padiaIes apnjoul [|Im

1yl Juswdojanap e alelioe) 0} $%99S [esodold Buluueld 8yl

€0

"u0163.qns 8y} ul SUONeUNSap

Joysia pue 1sunoy Aay sjowoid 0} Buiaq suonae paiuapl ay}
10 3UQ "UoIB63.4qNns au} 0] SIONSIA puR SIaYJOM JO Jagunu Bul
-SBaJou| 8y} 81epOWILIOII. 0] JUBLLAO|3AaP |310Y PUB 39110
JoJ Ayoeded ay Jayiny 0} swie ABajesis [euoibaiqng 1elp ayl

'sqol paseq ABojouyaal pue yoaseasal Jaylo
puUE [R2IPAW ‘UOIIRINPAS 10} BaJR Jo[BLW B SE S19B Joulaid Syl
"9 AsupAs 8y} 10 1S9M UInos ay) 0] paleao| 19u19aid Ylesy

pue uoneanp3 AaupAs ay1 Buipnjour painuapl ase sjauldaid
Jolew ani ‘ABajens [euoibiaigng Au9 AsupAs 1eiq syl Japun

‘uonelauabal
pue [emauas ueqin jueaiubis Buiobiapun 19uiaid A9 Jauul
UB UIYNIM S1 9IS 8} ‘UMOIMAN JO abie||IA 8y} 0] 8S0|9 PalRao]
0S|y "sasndwed [eldSOH paJlly 99ulld [eAoy pue AlsJaAiun

AaupAg a1 aysoddo pue ‘peoy eneuwelied wolj woog Ajerew
-Ixoidde pajeao| ‘umopladweq Jo gingns ayl ul qg9 AsupAs
9y} 10 1sam saJjawoly G Ajarewixoidde pajeaof Si aus ay |

1xajuo? jeuoibay L'e

9¢0¢ AaupAs 10} ueld uejjodonapy

‘umopJadwe? ui yauraald

jendsoy paljjy adulid jefoy

pue AaupAg jo Aysianiufn

ay} sI paiyuapl qny juawdojanap
pue yaieasal ‘uoneanpa Jolew y
*$8.1)UdJ 3/qISSaIIE

ur aimpanJjseyul yjjeay

pue sanisianiun ‘s34 punoie
juawdojanap Jo s1a)snja ajowold o} si
AaupAg 1oj ueld uepjodosnay ayj 4o
suofae paynuapi ayj jo aug

1IX41INOO TVNOID3H
SISATVNY NIIS3A Nvadn



Gl  1oday ubisaq uegin | umopiadwe) ‘peoy UspuassI G- 1S

*SI0PIII09 JUBWAAOW
1S9M-1Se3 Jolew ay1 Bumyjul] uonasUUOI LINOS-y1iou jueriodwi
UB SWWJIOJ PROY USPUSSSII "YINOS 8y} 0} SI0PLLI0D JUSLSAOW

1SaMm-1sea Jueolubis wioj osje ‘peoy Aingsies pue 19a.g Bury
"BlleWRLIRd 01 Qg9 ASupAg ayl Buiui eale sy} ul UoRIBULOD

peOJ 1S9M-1Sed ‘leuoifal Jofew sy} SWIO) peoyY eljewelied
"SU0I198UL09 YIN0S-Yliou Juanbaiy 10w pue Jajews

0] P8}23UU09 aJe YoIym ‘peoy elewelied Se yoans ‘SwalsAs
JUSLUIBAOL 1S9M-]SES JURUILIOP JO Jaquinu e Aq pasiialoeieyd
S| UMopJadwes UlYlIM }I0MmIau peod ay) Jo Ayatessy ayL

Suiajjed JUBWIINOA

€0

199115 due|quUNQ pue peoy
USpUBSSIH\ 10 uonounf ayl 1e WJoJ URQIN 1OUNSIP B 81319 ‘MIIA
ued ur yaiym sbulpjing Jo Jaquunu e singe [910H paJlly ayL

‘Rustaniun AsupAg Jo s|eao ayy

SB [|am Se YJed umopiadwie) jo aoeds uado [ewo} ayj 199)ja.
91IyMm Jo seale afiJe "1Ses auyl 03 JuajeAa.d aiow Jey ae Bumas
padeaspue| e ul SBuIp|ing "Wa1SAS 19941S pue LWLIOJ URQIN
Buoss e Bunealo ‘(j910H paJyy 8yl se yons) abpa 19a.1S ayl 01
1Ing U840 aJe SBUIPING ‘PeOY UBPUASSIA 10 1S9M U} 0] "SapIS
Buo| pue sabejuol) molteu Yum ‘(sasnoy umoy se yans) sadfy
Buipjing ‘moJJeu Jenfias jo uianed e spioddns puf seinbal ayy
‘1sam 8yl 0] ‘Bumas padeaspue| e ul paleao| ase sbuipjing adAy
[euonnnsul ‘uudioo) abie| ‘padeys-ienballl 1Ses ayl 0f ‘peoy
USPUSSSI|A 0 8PIS JBYNS U0 2INjonJIS UBQIn oy} Ul 92U3IaLIp
10UISIP B SI8Jay] S9SN pue| pue ujaped UOISIAIPNS 8y} JO N0
safiuawa umopladwes uiyum sinoke| Buipjing Jo usayed ay|

punoiy ainbi4

HER
&
] -I L ll-’—

"WJoj 1jing Jo AuSJaAIp anbiun e eale ay)
Buinb saibojodAl Buip|ing pue $9z1S ¥90|q 10 XIW B Ul paynsal
sey Aydeibodo) pue 1noAe| 1931 U1 JO UONRUIGUIOD Y|

'sasndwed [eudsoy pue Ausiaaiun syl Aq paidnaoo
9In19n41S %90|q Jadns afie| e Aq pajeuILLOp SI pROY USPUISSIA
10 1SB9 U} 0] 8INJONJ1S %90|q By} ‘ISRJIUOD Ul "SeaJe [eljuapIsal
Buuiolpe ay 0jul193.1S YaIny9 01 UMOP PUaIXa $X20|q paubije

1Sam-1sea ‘pajebuo|s ‘Buo| ‘peoy UapUaSSI|A JO 1S9M 8y} 0]
"INos ay} U1 183115 Bury 01 dn peoy enewelied Buif Jamo

9y} woJj Buipuaixa ‘abpL mo| e Buoje Yinos-yiiou sunt peoy
USPUSSSI "1X81U09 Jape0iq ay} Ul sadeys pue Sazis 320|q
JUSJaYIp JO XIW B SIYnsal ay] “puej ay Jo AydesBbodoy ayy 0
spuodsal Jey pub 9s00| e 193118, sulaned %90|q pue 19a.]s ay)

aInjanyg 90| pue piiY 3sooq

o R0
an St
s

o
e

s

et

e ke

SNH3L1vd 'TVOO|
SISATVNY NIIS3A Nvadn



Joday ubisaq ueqin | umopiadwe) ‘peoy uspuassIiy G5-1G 9|

siosois 2 [ shaiogs £
skoioisg [ shaos g
sfacis +01 [ sheois s [ Aacs )
shaiols shalois ¢
sBuiping Buipuno.Lns Jo o1jaajas & Jo Jybiay Jo AYSIanD pue LORNGLISID 8Y] SMOYS LUONBLSII SItj] i - R
¢ ainbi -
-y ‘ - - e
bm.o ‘ ‘“
anuany uol||lIeD &\o@ ‘
@\mv.w
- @
‘wliofing

Buipunolins ay Jo pnoid Bulpuels
Ie ‘(sAa101s @) asnoyay] usug.o
sLyQ auy pue (shalols g) Buipiing
UIBIA| Palj|y 89ulld [eAoY au} Jo
1ed ‘(sAalols +(1) Buipjing
Asep\ usanp ey se yans

‘ saus [eydsoy Buipnjoul ‘Bulpjing
1 U1 J0 UondUNY 81 JO BANDS|I8)
A|[esauab ose aie swybisH

‘ ‘(umopJadwen Jo syied [enuapisal

3ied
umopiadwen

ay}) 199,18 YyaIny? SpIemo}
1S8M U1 01 UMOP uoRISURlY
0} pua} sbieH *(%00]g-piw

‘ %984 188 SI yalym Buipling Asepy
o : ,. .‘ uaaNp ay} Jo UoNdaIXa ayl Yum)
Ausionun Asuphs ) g _ . ‘ peoy uapuassi|\ 01 abejuoly aaey
01 sBuipying Jaybiy 4oy Aouapus) e

pue sA810]s +(Q 1 01 A8101S | Wo.l}
Buibued 19u19a1d ay1 1noybnoayy
s1yBiay Jo AusIanIp e SI aJay

08

, =!
[eAD S.uYor 1§ & V'S ) ‘,%;m%,‘,% ’ —
*% | geod opaue® -”’
. L

15, SR

N | |
Llllll'——‘" ~ —‘ a

"sBuipjing Buipunouns

10 U01199]9S B Jo 1ybIay

1O UORNQUISIP 8yl SMOYS UOHRASN|
-|I JuSOB(pe By "paxiLW S| B8NS

ay) Buipuno.ins sjybiay Buipjing
10 uonNquUISIp pue usayed ay)

C'ON [BAO
fuisiantun Asuphs

syBiay Guipjing Buipunong ¢'¢

SIHOIFH ONITTING ONIANNOYENS
€0 SISATYNY N9ISIQ NYaun



JL  1oday ubisaq uegin | umopiadwe) ‘peoy uspuassI\ GG- 1S

IN3dINdO1dA3dd d450d0dd



'9d0/aAUd JuaLLd0jarap pasodold ay) Smoys LoBASHII SIY |
¥ ainbi

2d0T3ANI
AMIWLOTINI0
d35040Hd

-—- r--

1MW+ S HEN

V0

3115 1310H O3941Y
AIHOLS Z DNILERE

AT ]
LY O T

L gy L) | [

Joday ubisaq ueqin | umopiadwe) ‘peoy uspuassIiy GS5-1G 8

a T Pre-y
i T B s
i IAamy e
g - A T
. L - N LT i
iy i T ren
R Tl T o T BB T e LR T il T

SIS LS LW T T a0

"pROY UBPUBSSIH WoJy ybiay

10 99UrIRadde BU1 S8INPA. pur)
U1 10 8dojS a1 SB JUBUILIOP SS9
sleadde JuBLWS|d JOMO] B 199118
aue|qunq o adojs ay1 01 anQ

"SWwo}
pue spybiay Buipiing u Asionip

e $53.1dx9 0] Huinuiuoa Aq ease
Buipuno.LINS 8y} Ul WIoJ yng Jo
uJayed ayy sarelayal Juawdolaasp
MaU 3y} 1eyl SI 8ausnbasuod ay)
‘puno.Byaeq a1 Jo 1ied se Buipess
1USLUSIS JOMO] B Ul SYNSa. ‘WOE
-G Ajarewixoidde Jo ¥oeq1as

[9A9] Jaddn [enue1sgns ay ajIym
‘peOY UBPUASSIY Buole Ja1oBIRYD
BunsIxa ay) SuIRURL 9PRIR)
abelay ay} Jo uonualal ayl

ueyd Bul

-p|ing pue Joos uaalb yum Buipjing
£a101$ / ® Joj sapinold adojaaua
Juswdojanap 8y "alS au Jo Jeal
U] 1B 1UALUIIS JOMO] JBpua|s . Bul
-onpouul 8jiym Buipying [810y 8y}
10 8JNJ9N.1S pue Ja1aeieyd [eulblo
U] uIejal 0] $%99S 1daouod
Juawdojanap pasodoid ay |

ubisaq jdaouo? adojanuy 'y

NOIS3d Ld3ONOO
INJIANdO13A30 A3S0404d



6L  1oday ubisaq uegin | umopiadwe) ‘peoy UspuassI\ G- 1S

NOIS3A 1d3DONOD 1310H d3dd1Vv

9 [9A97 - T |2A97 ‘ueld J00|4 [ea1dA|

=

L1 11 ”—._.....,ﬂ

=t

| feby et
_ i g

T
E<TE=r

P NS
_..U ..:-m _um.._...umw

k)

NODIS3A Ld3ONOD 1310H d3¥d1Vv

3dO13ANT LNIWJOT1IAIA d3ISOd0Ud

NN SO0 T2L0H A0
HOUYTOLLHEY B0 302

2LS TELOH O34 TY
ASHOLE Z SNLLERE

4% dMYITIENND

‘Buipiing

8] ulyum adeds uado ajeAud pue
SWI00J 9|qRUqRY 8y} 0] $S399.
yB1UNS WINWIXeWw 8A3IYe 0}
swie ubisap aje|diooy} [eaidAy ayy

"sol}4adoud Buiuiolpe 0}
BUIMOPBYSIAAD pUB 183J1S BY] UO
19edW [BNSIA 99NPaJ 0] 4IBq 19S
‘JUaLL3S JaMO] JBpUI|S B Ul JNsal
[lIM 8IS 8} 10 Jeal 8y} 1e Juldioo)

1amo} 10edwod aJow ‘aj[ews ay |
|810H paJl|y 8y Jo Jaloeleyd pue
9|eas y|ng Bunsixa Jo uonuslel
aInsua [Im Sjuldioo)

Buip|ing Bunsenuoa om] ay|

-abe1U0J) uR|qUNQ BY)

uo £a101s | 01 umop sdais Buipjing
Bunsixe syl a1aym ‘a)Is syl Jo Jeal
U] 1e paanpoJlul aq 0] pasodoud
sI (wbspg| "xoidde) wudioo}
Jamoy mau ay] “(wbsyge
"xoidde) |910H pauy)y Bunsixa

ay1 Jo uonJodoud Jenuelsqns

® UIR1aJ 0] $%99S 1daouod

JuLdiooy Buipjing pasodoud ay |

1daouo junidiooy buipying gy

NOIS3d Ld3ONOO

INJIANdO13A30 A3S0404d



1oday ubisaq ueqin | umopladwe?) ‘peoy uspuassIi\ GG-1G  0¢

“UOIIBASI9 PBOY LOPUASSIY 9] SMOYS LoiRASI SIY|
G a.nbi4

NOIS3Ad 1d4dONOD 1410H d3ud1V

193.)S AU} WOJ |q!

-SIA 8Q J0U [|IM pue BuIp|ing Jamo}
9y} JO 8peIR) UIB)SEa 8U) WO}
oeq19s SIJueld 004 JO BaJe Y|

199418
U} Ul 1881911 pue ANSISAIP 8INSU
llIm sals Buiuiolpe ussmiag Jublay
pue 3|ng Jo uonnquisip Jualayip
a1 Buisiuboosy ‘paonpal aq

[Im ‘(quawdojanap Buulolpe

0] 9AIJB|a1) 19911S B} WOJY

1yb1ay jo uondaoiad ay ‘aus ayl
10 JeaJ 8} 0] Y9BgISS pUB UOILRIO|
Sy uanb JanamoH aybiy Aalols
U0 J3A0 3 0] Aj9YI| SI JaMO]

ay1 ‘yInos ay} 0] Juswdojanap
Buiulolpe sy 01 aANe|aY

unE

W DLW WD LW ECLL

"SJUBLLAIA MU pue

P|0 UBaM]aQ d9uReq B Hunealo
‘apeae} Bunsixa aup Jo Jybiay sy
9|gnop 01 Sseadde JUsLIBIA JOMO]
Mmau pasodoud ay) Ajjeuontodold

s
I W COF S e

"punoJfalo) ay)

Ul [930H paJjlyy 8uj aq [IIm ubisap
U} JO JUBWIB| JURUILIOP U} ‘PeoY
USPUISSI|A| WOJ) PAMBIA UBUM

IEII E'I_“T -

1daauo? peoy uspuassiy £

NOIS3d Ld3ONOO
QC INJIANdO13A30 A3S0404d



l¢  Hoday ubisaq ueqin | umopiadwes ‘peOY UapuassIy GG-1G

“UOIRAS)S 18041S SUBIQUN( 8] SMOYS LRSI SIL ]
9 ainbi

NOISAA 1ddONOD 1410H dIdd1Vv
. L3T41S INVIENNQ - NOILVAITd HLYON [t

os[e )| “Buipiing bunsixa ay} o}
aLWNjoA 89ueleq/pauon.iodoid jjam
® sapinoid 1) -aus oy Jo yibusa) syl

10 pay1 suo Ajgrewixoldde sjues
-91daJ 1aMO0] 81 ‘UONRAS|9 SIU) UQ

"109.41S a1
LUOJJ B|qISIA 84 10U [|IM pUR Lon
-2A8|9 UJBYLIOU BU) WOJJ IRQ19S
os|e sIueyd Joos ay] “Aydeibodoy
U1 108w 0] umop sdals Buiping
Bunsixa ay) ataym adeaspue)

a1 01Ul Aj991U Sapseu )| "peoy
USPUASSIA U0 Jomo} e Jo 1oeduwl
U] S99npaJ pue pue| ay} 1o ado|s
U] SASILLIXBLU JUSLL3IS Jamo]

3u} ‘alIs au} JO JeaJ 8y} Je paNs

L

i :f-:i:-.- -;.-ﬁ- -.r%.- e i W T i e wir

"UOITRAB|9 SIU) UO ANISISAIp pue
1S819]UI SPPE pue ynos auy} o} bul
-pling Bujuiolpe ay} jo wioj AYing
9y} dn Syealq ‘W0 Jamoy Japus|s

alow “a|je1 Apybis e Jo uonanp
-0Jju1 ay) “Ajfeaiyoads  “wilog
1ing Buipunolins ay) ulyum Ajaoiu
S)IS JUBLLIS|D JOMO] B} 199
aue|quUNQ WOJ) PAMAIA UBYA

m m 1daauoy j9a.1g auejqung 'y

NOIS3d Ld3ONOO
IN3IANdO13A30 A4S0d0Hd

<
o



1oday ubisaq ueqin | umopladwe) ‘peoy uspuassI\ GG-1G  Z¢

"JuawdolaAap |enuapisal Aue uodn 1oedwi "Juswidolanap

"JuswidojaAap [enuapisal Aue uodn 19edwi ou SI8Jay] "sdol jooJ JaA0 Appsow S|iel MOpeYS 8y  "yinos [enuapisas Aue uodn 19edwi ou SI aJay) -sdol J0od JaA0 Ajpsow

ou SIaJ8y] "sdo] J0oJ JAA0 AjISOW S|} MOPRYS 3] '1Sea ay} 0} Buipjing Buuolpe auyy Jo dojjoo. ayy Bunodaye Aurew S||e} MOPRYS 8U| "1S8M-UIN0s 8y} 0} SBUIp|INg JaA0 mopeys
-UInos ay} 0} punoJe Bunms Sey mopeys ayl ‘uooualfe aul Ag Japim Apubis 194 Ja11oys awoaaq sey mopeys aul ‘Aeppiw Ag Buiulow Japuajs ‘Buo| e SI1SeD JusLWa|a Jamo) pasodoid ay|
aunp |z wdg aunr g wdg| aunp g weg

1daouog ssaaay JejoS G'p

NOIS3d Ld3ONOO
QO INJIANdO13A30 A3S0404d





