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I am writing to you regarding Planning Proposal PP_2020_WILL0_001_00 for 65 Albert
Avenue, Chatswood, where the Sydney North Planning Panel has been appointed as
the Planning Proposal Authority.

Following Gateway Determination dated 9 June 2020, this Planning Proposal has now
been placed on public exhibition between 22 October and 18 November 2020.

The Willoughby Council submission is contained in this letter and accompanying
Attachments.

The Planning Proposal seeks to amend Willoughby Local Environmental 2012 (WLEP
2012) as follows:

• Increasing the maximum permitted building height from 27m to RL 192.90 (30
storeys).

• Increasing the maximum floor space ratio (FSR) from 2.5:1 to 11.11:1 and a new
Area XX* to be subject to specific exceptions relating to the subject site.

• Establishing a minimum non−residential FSR of 7.68:1.
• Amending the Special Provisions Area Map to show 65 Albert Avenue as Area

XX* subject to specific local provisions.
• Amending Schedule 1 to include 'shop top housing' as an additional permitted

use for the subject site.
• Include a new provision within Clause 4.4A Exceptions to floor space ratio:

− Ensuring that any shop top housing development provides a minimal non−
residential FSR of 7.68:1.

− Ensuring that no maximum FSR applies to any development seeking consent
for 'commercial premises' or 'hotel or motel accommodation', consistent with
the approach within the Chatswood CBD Strategy.

• Including a new provision within Clause 4.6 which provides that consent cannot
be granted for development that contravenes the maximum residential FSR for
the site for any development application seeking consent for shop top housing.

• Providing new additional local provisions which relate to Area XX* shown on the
Special Provisions Map as follows:
− Providing a minimum 4% GFA as affordable housing in addition to the

maximum residential FSR of 3.43:1.
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ENGLISH
If you do not understand this document, please visit Council's Administration Building to
discuss it with Council staff who will arrange an interpreter service. The Administration
Building is located at 31 Victor Street, Chatswood and open from 8.30am to 5pm, Monday
to Friday. Alternatively, you may ring the Translating & Interpreting Service on 131 450 to ash
for an interpreter to contact Council for you. Council's phone number is (02) 9777 1000.

ARABIC

;,! 9,1, 31 Victor Street, Chatsvvooci & L ! II

6 11) H 1 a . . 4−− . .−−1 1 J L I J _ J 3−0 5 8.30
.(02) 9777 1000 i i i n 1 1 , 1 9 1 3 1 450

ARMENIAN
l u p h >I hLutailnur unu qiw ii iiii.u9n11190 lulu−Had( tunillthgLp Atdpt ipunbi l lnnp l i m p 5j1 ,I tup \ntiat
(7,17,tipp w i g O w n it inotthtni P u n p u p a n h i l Tunphn−tprai adu tu tn i ,u l lk i t i t ipm hhtn u p n a p ed;(111 Inutlatp
ptupcptturti l ip lip Lp.upgtuliptilt: quip>,nlyyhtuti iSh.tipp ltp cpuldoll :31 Victor Street, C h a k w o o d 17L ping I.;
11.tu. 8.30 −11.h.5.00,, t iptpn?tuppill j i diiit>hL a t p p n T : t i tuphi t i U InuhL Ohotti<",iinll hi faluptlif tu iunp huh
Uttputtutpliniphuil l 131,190 h t [Lan−11111Lnp pu tpqa tuh d p limn! Intat,Inntinh, atputThli lunphrn_prillb
hl−An & h i t htuduip: ,Puttpupunli t i tiiiiplini1ii1fr hhnmluuul i hu idu iph I:, (02) 9777 1000:

CHINESE SIMPLIFIED
Li )H:41nJj I riVi IL I l i .k OH I1 iIL1LLl111',

11.−11.1)", I' '31 Vic t or ttti.rce i . , I ii oiel 1 II PALlttil=
n I 1 0 : 00,, :ill:, , 411 tit 1

IV! '4.1:1,').',1['l; frt. −51, (02) 9777 1000.

CHINESE TRADITIONAL

/11−Tr.IL • Nif11."11:,:).:11[1
AL ((1 Hi ir/1.1" 1 Vic tor hittott...t. Cit',1H.t.tooLl F.MII

• T−5:00 íA I ' I i L A I PALO27)
' ION)

i n . i z u i i ) I J n J i ' o v . i j doloinwri t , m o t i o n vas o t o i t e " 7„.0a(111
hojet:_e y a m rn.qcoliz.itati w;ht(je tvoinHi tit:glade, ttpciitc tic 11,11,:izi aciresi tit ViciTii
1 itittioreita Jo od izjuira d o 5 pos lue p o d n , (1)d poHt−40c1H,:;), d i petkil.

I II ) ( 1 t / ( i ) O S I u do iiazovete SiuSbu prevoditelja i turi−taitin told inierpic_iring service',
,vti) i da it, rurrinirie da yarn nazoyii opeinu. Broj teleiona oodiy?te (02) 9 7 7 7 1000.

r u i r d T i ] ( v y p t−u p o , n c i p l i n u , \ O i I r P L ETOOtO:(110:EOE I i i i < O p [ o A v k r i o q c T r i c AilOCIpXk,

In− TO nO0OlaTTIKO 111.1!tOpX(Oc n o n On cipycivii,orti tip.Tto yin I130AlOi!•11011:, f i p i m t i t T r i l 0711 61FO0UV011 31 Victor ' A r e a C1−1,−Itswood rot Eivni nvoix−th col()
, AiEutittpci ;twit, nittipooKEuri, Aiorpopitmtdt, iirropdit', on rot, (Iii,,tenor,tiT„ eyrrivAll .N.11y,004− , 011− 31 ( 1 1 , 3 1 0 T E 0116 d c : I n V' niKnIVii01301

!iir) AM.I0f17jr1C. '111(0.0.1') 0 7 7 7 1000.

•
10(iir(7)−



Willoughby City Council

− Including design excellence objectives consistent with Council's intended
wording.

− Including a new provision which ensures that development must not result in
additional overshadowing of the playing surface of `Chatswood Oval' between
11am and 2pm during mid−winter.

− Prohibiting development for the purposes of serviced apartments.

This strategic vision for the Chatswood CBD has been based on a substantial body of
work, public exhibition and consultation with government agencies. The Chatswood CBD
Planning and Urban Design Strategy 2036 (the Strategy) was originally prepared by
Architectus at the request of Council in late 2016, publicly exhibited in early 2017 and
endorsed by Council on 26 June 2017, supported by the Greater Sydney Commission
on 18 May 2018, part endorsed by the Department of Planning, Industry and
Environment (DPIE) on 9 August 2019 and fully endorsed on 9 July 2020. The Strategy
was again noted by Council on 14 September 2020 and subsequently updated to be
date referenced September 2020.

Council seeks Planning Proposals within the Chatswood CBD that are consistent with
the Strategy, and the strategic vision contained within as outlined in the 35 Key
Elements, with the only variation being any specific condition identified by DPIE.
Planning principles underpin the Strategy, and the vision and 35 Key Elements are
clearly established for proponents to use as a guideline for planning proposals in the
Chatswood CBD.

While amendments have occurred to the Strategy in response to DPIE endorsement, the
majority of the 35 Key Elements applicable to the subject site remain essentially
unchanged (endorsed as put forward) and the proponent has had opportunity to prepare
a Planning Proposal consistent with what is expected under the Strategy. The Planning
Report, dated August 2020, submitted with the Planning Proposal contains a table and
discussion of the Strategy and the 35 Key Elements prior to the updating of the Strategy
in September 2020. As the 35 Key Elements are the basis of any assessment of
planning proposals within the Chatswood CBD it is considered appropriate and
reasonable for an updated Planning Report and discussion of the Strategy and the 35
Key Elements to be provided in this case.

Notwithstanding this concern with documentation, Council recognizes that the Planning
Proposal has strategic merit based on the broad objectives of the Strategy as endorsed
by DPIE. This B3 Commercial Core site is suitable for significant increases in height and
floor space, providing it results in substantial employment growth in line with
Chatswood's Strategic Centre status. A limited residential component has been
conceded in accordance with DPIE parameters, the site being close to transport and
other infrastructure and services.

However at the same time the Planning Proposal does not provide a satisfactory level of
site specific (or Key Element) merit in accordance with the Strategy — which is also the
basis for amending current planning controls within the Chatswood CBD. In Attachment
1, Council has assessed the 35 Key Elements in the Strategy with regard to the site
specific merit of this Planning Proposal. It is requested the proponent respond to
Attachment 1 with amendments and accompanying documentation, which demonstrates
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Willoughby City Council

how the proposal will help deliver the expected vision for Chatswood CBD as outlined in
the Strategy. It is considered that the requested amendments are achievable.

Attachment 1 identifies:

1) Site specific (or Key Element) merit issues of concern for Council requiring
amendments in order for consistency with the Strategy (or DPIE endorsement and
Gateway Determination), in particular:

a) Land use
b) Voluntary Planning Agreements and public benefit
c) Affordable Housing
d) Design Excellence and building sustainability
e) Setbacks
f) Street wall heights
g) Internal vehicle access, loading / servicing provision

2) Other site specific (Key Element) merit issues requiring greater clarification to ensure
consistency with the Strategy.

3) Further documentation requirements as follows:

a) Documentation updated to reflect the Chatswood CBD Planning and Urban
Design Strategy 2036 (September 2020).

b) Amendments and further information in line with the issues of concern and other
Key Elements identified in this Attachment.

c) Conceptual elevation and section plans that refer to detailed RL heights, metres
and storeys.

d) All concept plans accompanying a Planning Proposal should show on plan how
the numerical requirements contained in the Strategy 35 Key Elements are
addressed and satisfied. Particular reference is made to height, setbacks
(ground, podium and upper levels) and street wall heights.

e) It is requested that Planning Proposals should be accompanied by draft
Development Control Plan provisions that are site specific, addressing the
Strategy's 35 Key Elements and at the same time consistent with the template
approach taken with other Planning Proposals — as Council is seeking
consistency in the approach to Planning Proposals within the Chatswood CBD. In
order to assist, an example of draft DCP provisions is attached (already forward
to DPIE with another Planning Proposal for a Gateway Determination).

f) Conceptual landscape plans that address soft landscaping on−site (on any
relevant level).

g) Conceptual basement plans and traffic analysis showing and explaining all
vehicle manoeuvring including loading/unloading and servicing vehicles.

The 35 Key Elements in the Strategy provide for an expected redevelopment of the
Chatswood CBD to 2036, which considers an acceptable outcome for the public domain
and neighbouring properties. Amenity to neighbouring properties has been a previous
issue of redevelopment proposals on the subject site. Separate to the issue of the public
domain and the very important issue of place making within the Chatswood CBD,
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Willoughby City Council

variation of Key Elements on this site are not supported due to impacts on neighbouring
properties with regard to visual amenity, building separation, view loss and traffic
impacts.

Council is in a position where a planning proposal consistent with the Strategy
represents appropriate development that has been endorsed by Council and DPIE. It is
understood that DPIE as the Planning Proposal Authority will further consider in more
detail amenity issues of neighbouring properties having regard to submissions received.
Furthermore it is noted that, in line with Council's requirements, there will be the design
excellence process and of course the DA process involving further public exhibition to
refine the final outcome.

An amended Planning Proposal that both addresses strategic merit, as well as site
specific merit (the 35 Key Elements), supported by the requested additional information,
is encouraged on such an important site within the Chatswood CBD B3 Commercial
Core zone.

Council seeks the opportunity to review the additional information provided in response
to this letter and Attachment, and make further comment as necessary.

Should you have any questions regarding the contents of this letter, please contact Craig
O'Brien on (02) 9777 7647.

Yours sincerely,

PLANNING MANAGER
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Attachment 1 − Response to Planning Proposal

65 Albert Avenue, Chatswood

Discussion of Chatswood CBD Planning and Urban Design Strategy 2036

Council has assessed the Planning Proposal having regard to the 35 Key Elements in the
Chatswood CBD Planning and Urban Design Strategy 2036 (the Strategy) as applicable.

As noted in the covering letter, Council recognizes that the Planning Proposal has strategic
merit based on the broad objectives of the Strategy as endorsed by DPIE. The B3
Commercial Core site is suitable for significant increases in height and floor space, providing
it results in substantial employment growth in line with Chatswood's Strategic Centre status.
A limited residential component has been conceded in accordance with DPIE parameters,
the site being close to transport and other infrastructure and services.

However at the same time the Planning Proposal does not provide a satisfactory level of site
specific (or Key Element) merit in accordance with the Strategy— which is also the basis for
amending current planning controls within the Chatswood CBD. Refer to the discussion
below for detailed discussion.

Where appropriate draft Willoughby Local Environmental Plan (WLEP 2012) clauses have
been included. Draft DCP provisions, based on the 35 Key Elements of the Strategy, are a
standard requirement for any Planning Proposal seeking to utilise the uplift under the
Strategy and are required in this instance. An example of site specific draft DCP provisions
is provided for assistance.

1) Land Use

Key Element 2

Key Element 2 states:

"Land uses in the LEP will be amended as shown in Figure 3.1.2, to:

a) Protect the CBD core around the Interchange as commercial, permitting retail
throughout to promote employment opportunities.

b) Enable other areas to be mixed use permitting commercial and residential."

A fundamental requirement within the Strategy is the prohibition of residential land use within
the commercial core.

The subject site is located within the commercial core.

The Department of Planning, Industry and the Environment (DPIE) stated in its letter of 9
August 2019:

• "That mixed used development can be permitted within appropriate parts of the
remaining CBD Core area (i.e. east of the North Shore rail line), but only where this
results in demonstratable, significant and assured job growth, thereby aligning with
the key objective of the District Plan to support job growth.
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• That any planning proposals for the CBD Core area do not result in significant traffic
or transport impacts, as sites in this part of the CBD are highly accessible to
Chatswood rail and bus interchange."

The entire Strategy was endorsed by DPIE on 9 July 2020.

The Planning Proposal involves a land use split of 69% non−residential or employment land
uses and 31% residential.

Benefits of the Planning Proposal, provided by the proponent, include:

• The proposal will increase employment floor space by 66% over the current
Mandarin retail shopping centre.

• Whilst there is a minor reduction in overall retail floor space, it is important to note
that the upgrade will maintain a similar quantum of Net Lettable Area (NLA).

• Some 69% of floor space provided on the site will be for employment land
uses and will increase the number of jobs currently provided within the
Mandarin Centre by 65.89 %.

• The proposal provides employment and housing growth to support an
integrated land use and transport approach and walkable.

• A significant renewal of Chatswood's third largest retail shopping centre. The
centre provides enlarged public mall and circulation areas and retail spaces to
attract specialty retail. The centre provides sufficient floor space for an
additional metro style supermarket and will complement the existing offering
within the other major centres including Westfield and Chatswood Chase.

• The enlarged circulation spaces within the centre will improve public
pedestrian links through the site to Chatswood Station.

• The proposal provides boutique commercial office suites within the upper
podium levels consistent with the demand identified within the Chatswood
CBD Competitive and Comparative Analysis by AEC. This report identified that
these smaller spaces are required to attract emerging technology and creative
occupiers and professional services firms.

• The proposal will provide a new 20 storey commercial tower complementing
the adjacent 'Sage' Commercial Building.

• The proposal will provide additional space for community uses including child
care, after school care and flexible spaces for other education related uses.

References to the Sage building should be updated to reflect the 'Sentra!' building (It is
Council's understanding this building name change happened in 2019).

It is noted that the Sydney North Planning Panel Pre — Gateway Review Advice Report
referred in its 'Advice and Reasons for the Recommendation' that:

"The PP is consistent with the remainder of the CBD Strategy save for the inclusion
of 30% of the GFA being residential."

Council continues to emphasize that the subject site being located within the Commercial
Core, very close to the Chatswood Transport Interchange and other services, is not an
appropriate location for residential development in place of commercial development as
strategically planned by Council. Notwithstanding this fundamental issue for Council, the
conditions of the DPIE endorsement of the Strategy are acknowledged. Furthermore the
parameters for consideration of a residential component in a development located within the
Chatswood CBD B3 Commercial Core on the east side of the North Shore Rail Line by the
Sydney North Planning Panel is also acknowledged.
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A limited component of residential land use in this Planning Proposal of 30% is prepared to
be accepted. The current Planning Proposal involving 31% should be reduced to 30%.

It is requested that the proponent review the floor space allocation and increase the
commercial / non−residential floor space percentage for the site to 70% of the developable
floor space, with residential being a maximum of 30%. A reduction in the residential
component is possible by adhering to the required setbacks in the Strategy— as discussed
below.

Council would seek for the 70% non−residential and 30% residential land use split to be
applied as a control for this site within WLEP 2012.

Key Element 4

Key Element 4 states:

"Serviced apartments to be removed as a permissible use from the 83 Commercial
Core zone."

The proponent has agreed to this Key Element.

Council has an existing approach to serviced apartments within the B3 Commercial Core
zone in the Chatswood CBD, being to amend the Land Use Table, Zone B3 Commercial
Core, as follows:

In Permitted with consent, delete serviced apartments
In prohibited, insert serviced apartments

It is requested that this approach to amending WLEP 2012 be utilised.

2) Planning Agreements to Fund Public Domain

To address Key Elements 5, 6 and 7, which are standard considerations for Planning
Proposals seeking to apply the Strategy and would relate to the subject site, a Letter of Offer
is requested with reference to Council's draft VPA Policy recently on exhibition. The
relevance of planning agreements to fund public domain improvements is considered both
relevant and reasonable for this Planning Proposal, having regard to the significant uplift
proposed involving a residential land use and the increased demand this places on public
infrastructure and services.

Key Element 5

Key Element 5 states:

"Planning Agreements will be negotiated to fund public domain improvements."

The discussion by the proponent of Key Element 5 refers to base FSR, which is not correct.

Documentation submitted with this Planning Proposal should be based on the current
Strategy.

Key Element 6

Key Element 6 states:
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"A new Planning Agreements Policy will apply and be linked to a contributions
scheme that will provide the public and social infrastructure in the Chatswood
CBD necessary to support an increased working and residential population.
The scheme would:

a) Apply to residential uses.
b) Apply to commercial uses above 10:1 FSR.
c) Operate in addition to any adopted Section 7.11 or 7.12 contributions scheme and

separate from Affordable Housing requirements within Willoughby Local
Environment Plan (WLEP 2012).

d) Contribute to public domain improvements in the centre (including streets and
parks) that would enhance amenity and support residential and commercial uses."

In regards Key Element 6, the proponent's Planning Report states:

"N/A − DPIE has advised WCC that it does not support the value capture scheme and
has recommended that alternate methods for the delivery of infrastructure to support
uplift. On this basis any future DA will be required to provide contributions based on
the current applicable s7.12 rate for the Chatswood CBD of 3% of the development
cost."

The discussion by the proponent of key Element 6 refers to value capture, which is no longer
part of the Strategy.

Council seeks an approach to contributions consistent with Key Element 6, not a separate
approach considered appropriate by the proponent. The above approach from the proponent
to only provide s7.12 contributions is not considered to be adequate, consistent with what is
expected or in the public interest. An affordable housing requirement of 4% for residential
development (including within a shop top development) is already a standard requirement
under WLEP 2012. Under the Strategy, there is no change to this standard requirement. As
noted above contributions are intended to "operate in addition to any adopted Section 7.11
or 7.12 contributions scheme and separate from Affordable Housing requirements within
Willoughby Local Environment Plan (WLEP 2012)."

Key Element 7

Key Element 7 states:

"All redevelopments in the Chatswood CBD should contribute to public art in
accordance with Council's Public Art Policy"

The proponent's Planning Report concludes that "contribution to public art will be considered
at the DA stage."

Council seeks a commitment to working with Council's Public Art Policy at Planning Proposal
stage. In this regard Council seeks public art to be addressed in draft DCP provisions
consistent with the Strategy and Council's standard site specific DCP template approach.

3) Design Excellence and Building Sustainability

Council seeks an approach to design excellence and building sustainability that is consistent
with Key Elements 8, 9 and 10, which are standard requirements for Planning Proposals
seeking to apply the Strategy and which would relate to the subject site, and Council's
Design Excellence Policy.
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Key Element 8

Key Element 8 states:

"Design excellence is to be required for all developments based on the following
process:
a) A Design Review Panel for developments up to 35m high.
b) Competitive designs for developments over 35m high."

In regards Key Element 8, the proponent's Planning Report states:

"Noted, a site specific provision is proposed to ensure design excellence."

Council has a design excellence clause that it consistently applies to Planning Proposal sites
within the Chatswood CBD as follows:

"1) The objective of this clause is to deliver the highest standard of architectural,
urban and landscape design.

2) This clause applies to development that is the erection of a new building on
land shown in Area X of the Special Provisions Area Map.

3) Development consent, including modification of development consent, must
not be granted to development to which this clause applies unless:
a) Where a building will be above 35 metres in height

i) an architectural design competition that is consistent with the
Willoughby Design Excellence Policy and Guidelines for
Design Excellence Review and Competitions has been held in
relation to the development, and

ii) the design of the development is the winner of the architectural
design competition, and

iii) the consent authority considers and acknowledges that the
development exhibits design excellence.

b) Where a building is or will be higher than 12 metres but not above 35
metres in height
i) The design is subject to review by a Design Excellence Review

Panel, that is consistent with the Willoughby Design
Excellence Policy and Guidelines for Design Excellence
Review and Competitions, who consider that the design
exhibits design excellence to a sufficient level to recommend
that the project proceed to consideration by the consent
authority

ii) the consent authority considers and acknowledges that the
development exhibits design excellence.

4) An architectural design competition is not required under subclause (3) if the
Planning Secretary or their delegate is satisfied that:
a) such a process would be unreasonable or unnecessary in the

circumstances,
5) In deciding whether to grant development consent to development to which

this clause applies, the consent authority must take into consideration Clause
3)a)iii) and 3)b)11).

6) In this clause:
Design Excellence is a process and an outcome which follows a
rigorous procedure including evaluation to achieve subclause (1).
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Architectural Design Competition means a competitive process conducted in
accordance with the Willoughby Design Excellence Clause and Guidelines for
Design Excellence Review and Competitions.
Design Excellence Review Panel means a Council selected and appointed
Panel or a Panel endorsed by the NSW Government Architects Office
(Planning Secretary).
Guidelines for Design Excellence Review and Competitions mean Willoughby
City Council Guidelines for Design Excellence Review and Competitions
09/12/2019.
Design Excellence Policy means the Willoughby City Council Design
Excellence Policy 09/12/2019."

It is requested that this approach to amending WLEP 2012 be utilised.

Key Element 9

Key Element 9 states:

"Achievement of design excellence will include achievement of higher building
sustainability standards."

In regards Key Element 9, the proponent's Planning Report states:

"Noted — this will be a matter required to be addressed in the detailed DA/Design
Excellence process."

Council seeks a minimum GBCA rating or the like of 5 star in residential and commercial
buildings. A higher GBCA rating is encouraged in commercial buildings.

In this regard Council seeks design excellence and building sustainability to be addressed in
draft DCP provisions consistent with the Strategy and Council's standard site specific DCP
template approach.

4) Floor Space Ratio

Key Element 12

Key Element 12 states:

"Minimum site area of:
a) 1800sqm for commercial development in the 83 Commercial Core zone.
b) 1200sqm for mixed use development in the 84 Mixed Use zone.

to achieve maximum FSR as indicated in Figure 3.1.4 (page 34). Site amalgamation
is encouraged to meet this minimum requirement. In addition sites should not be left
isolated.

The objective of this Key Element is to enable a site to be redeveloped to achieve an
optimum outcome as envisioned under the Strategy and detailed in the other Key
Elements. In particular, to enable:

a) Provision of required setbacks to achieve slender towers and building separation
whether on−site or with neighbouring sites,

b) Provision of ground level public realm or areas accessible by public on private
land,
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c) Appropriate vehicle entry / exit point,
d) Provision of parking and loading in basement with adequate on−site

manoeuvrability,
e) Maximising commercial floor space and street activation at ground level,
f) Maximising landscaping and deep soil planting."

The site is satisfactory with regard to Key Element 12 and the 1800sqm minimum site area.
The objective of the minimum lot size in the B3 Commercial Core is to enable a site to be
redeveloped to achieve an optimum outcome as envisioned under the Strategy and detailed
in the other Key Elements. While the numerical requirement is achieved, this submission has
regard to the abovementioned optimum outcome as envisioned under the Strategy and
detailed in the other Key Elements.

Council has an approach to minimum site area that it consistently applies to Planning
Proposal sites within the Chatswood CBD as follows:

To add Clause 4.1D 'Minimum lot size for Zone B3.

The objective of this clause is to ensure a site is of sufficient size to achieve
an optimum development outcome in the Chatswood CBD.

(2) This clause applies to land in Zone 83 Commercial Core in the Chatswood
CBD, identified as Area X on the Lot Size Map."

It is requested that this approach to amending WLEP 2012 be utilised.

Key Element 13

Key Element 13 states:

"The FSRs in Figure 3.1.4 (page 34), should be considered as maximums achievable
in the centre subject to minimum site area and appropriate contributions, and are as
follows:
a) No maximum FSR for commercial development in the B3 zone ...

Floor space ratio maximums are not necessarily achievable on every site, and will
depend on satisfactorily addressing:
a) Site constraints,
b) Surrounding context,
c) Other aspects of this Strategy including setbacks at ground and upper levels,
d) SEPP 65 and the associated Apartment Design Guidelines."

The subject site is in a location identified as having No Maximum for commercial
development.

The following points are made that impact on the final FSR arrived at on this site:

• In the B3 Commercial Core zone, a No Maximum FSR was created to encourage
commercial development (not mixed development). Under the Strategy, Council does
not accept that the FSR achievable on this site would be the same for a sole
commercial development as it would be for a mixed development.

• The Key Element is a standard requirement for Planning Proposals seeking to utilise
the Strategy and would apply to the subject site. The FSR of 11.11:1 does not satisfy
Key Elements 13 c) and d) above, and should be revised accordingly to be consistent
with the envisioned outcome. This will have an impact on FSR.

7



Key Element 14

Key Element 14 states:

"Affordable housing is to be provided within the maximum floor space ratio, and
throughout a development rather than in a cluster."

The abovementioned Key Element is a standard requirement for Planning Proposals seeking
to utilise the Strategy and would apply to the subject site.

The proponent's Planning Report states:

"The proposal maintains that given the significant non−residential floor space being
provided, affordable housing should be excluded from the maximum FSR consistent
with approach under clauses 4.4 and 6.8 of the current LEP."

The Council response to this different approach is that if the proponent seeks to utilise the
uplift under the Strategy for this site, then all relevant Key Elements apply. An approach of
choosing which Key Elements apply and then relying on existing WLEP 2012 clauses (that
will be changed in response to the Strategy) is not considered reasonable or in the public
interest.

Therefore, Council seeks affordable housing to be provided within any proposed residential
floor space component (not in addition to, which would result in an FSR more than 11.11:1)
and separate to any VPA (as per Key Element 6).

In regards the public interest, Council would be interested to hear from the proponent if there
is an opportunity to increase the affordable housing provision within the residential
component, with 4% being the minimum requirement and future increases being considered.

5) Built Form

Key Elements 16, 17 and 18, are standard requirements for Planning Proposals seeking to
apply the Strategy and would relate to the subject site.

If residential land use is proposed in a mixed use approach to a site within the B3
Commercial Core zone, then requirements for mixed use development in the B4 Mixed Use
zone would apply.

Key Element 17

Key Element 17 states:

"In pursuit of the same goal of slender tower forms, the width of each side of any
tower should be minimised to satisfactorily address this objective. To the same end,
design elements that contribute to building bulk are not supported, and should
be minimised.
Setbacks are considered an important part of achieving slender tower forms."

The proponent's Planning Report states:

"Sides of both towers have been minimised."

Setbacks consistent with the Strategy reflect the built form envisioned for redevelopment —
not retaining existing setback approaches. Floor plates below numerical standards and
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minimisation of the sides of towers are not the sole requirements to be addressed. Setbacks
are discussed further below.

Key Element 18

Key Element 18 states:

"If there is more than one residential tower on a site, sufficient separation is to be
provided in accordance with setbacks required in this Strategy, SEPP 65 and
the Apartment Design Guidelines, to ensure that the slender tower form objective is
achieved. Council will seek to avoid an outcome where two towers read as one large
tower. Towers are not to be linked above Podium and should operate independently
regarding lifts and services."

The proponent's Planning Report states:

"Building separation between the residential Tower A and commercial office Tower B
is between 21/24m, all but the separation provided at level 10 is consistent with the
ADG.
Two separate slender tower forms are provided which read clearly as two towers.
The two towers will operate independently in terms of lift cores and services."

Council seeks consistency with building separation and the Apartment Design Guidelines.
The slender tower outcome has positive implications from the public domain as well as in
regards to the amenity of neighbouring properties. In regards Key Element 18, amendments
should be made with regard to building separation, with particular reference to Level 10.

Council seeks built form to be addressed in draft DCP provisions consistent with the
Strategy and Council's standard site specific DCP template approach.

6) Sun access to Key Public Spaces and adjacent Conservation Areas

Key Element 19

Key Element 19 proposes to establish sun access protection and heights in Figure 3.1.5
in Local Environmental Plan controls, to ensure no additional overshadowing and protection
of certain areas in mid winter.

Three key public spaces are located within close proximity to the subject site, and to the
south:

"c) Garden of Remembrance 12pm − 2pm.
d) Tennis and croquet club 12pm − 2pm.
e) Chatswood Oval 11 am − 2pm (which in turn also protects Chatswood Park).

In addition,
f) Heights adjoining the South Chatswood Conservation Area will provide for a

minimum 3 hours solar access between 9am and 3pm mid winter."

It should be noted that Chatswood Park (which includes Chatswood Oval) is within the South
Chatswood Conservation Area.

In regards Key Element 19, the proponent's Planning Report states:

"Proposed height of both towers will ensure no additional shadow to Chatswood Oval
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between 1 1 am and 2pm. An additional local provision is proposed to ensure that no
additional sunlight will impact on the 'playing surface' of Chatswood Oval consistent
with Figure 3.1.5 of the CBD Strategy."

The discussion of overshadowing on Page 49 of the proponent's Planning Report is noted.
However the shadow diagrams provided (Appendix 1) do not clearly show the
overshadowing directly related to the subject concept plans development, with all
overshadowing shown in the same colour. Shadow diagrams are requested that clearly
show:

• Overshadowing for what is proposed, together with any other overshadowing from
other development. For clarity purposes, if the overshadowing is within existing
shadowing, this still should be highlighted on the plans. Any additional
overshadowing should also be shown.

• Pre and post development shadow diagrams for a comparison.

The above information is to clearly indicate the impact of overshadowing from the subject
Planning Proposal on the three key public spaces abovementioned, with particular regard to
Chatswood Oval (and Chatswood Park).

7) Building Heights

Key Element 20

The subject site is identified in Figure 3.1.6 'Recommended height' as located in the area
protected by sun protection within the Chatswood CBD.

Key Element 20 states:

"Maximum height of buildings in the CBD will be based on Figure 3.1.6, based on
context and up to the airspace limits (Pans Ops plane), except as reduced further to
meet:
a) Sun access protection.

Achievement of nominated height maximums will depend on addressing site
constraints, surrounding context and other aspects of this Strategy in addition to
satisfying SEPP 65 and Apartment Design Guidelines."

This Key Element is a standard requirement for Planning Proposals seeking to utilise the
Strategy and would apply to the subject site. The subject Council submission has had regard
to the Strategy vision with regard to proposed height as affected by sun access protection
and the other matters abovementioned.

In regards Key Element 20, the proponent's Planning Report states:

"Maximum height has been provided in accordance with the sun access protection
diagram."

There are three RL's that affect the subject site, with the most southern RL being RL 160m
(boundary where Albert Avenue meets Orchard Road), the middle section being RL 180 m
and the most northern being RL 200 m (boundary where 65 Albert Avenue meets 31 Victor
Street).

The Planning Proposal seeks a height control over the entire site of RL 192.9 m.
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Council has no objection to the concept plans height provided it is in accordance with Figure
3.1.6 and the reduced height for sun access protection. The plans provided do not clearly
indicate how compliance is achieved. Detailed plans should be provided showing how the
heights proposed satisfactorily address the contours and RL heights shown on Figure 3.1.6
of the Strategy.

Council seeks building heights to be addressed in draft DCP provisions consistent with the
Strategy and Council's standard site specific DCP template approach.

Key Element 21

Key Element 21 states:

"All structures located at roof top level, including lift over runs and any other
architectural features are to be:
a) Within the height maximums.
b) Integrated into the overall building form."

In accordance with Key Element 21, all structures located at roof level are to be within the
height maximum (including roof features). Roof features are encouraged however the height
uplift under the Strategy has made allowance for such provision. In addition, these maximum
heights are only achievable provided the other aspects of the Strategy, with particular regard
to land use, are addressed.

For clarity purposes and to assist any reader, it is requested that elevation and section plans
refer to RL heights, metres and storeys.

Council has an approach to architectural roof features and height that it consistently applies
to Planning Proposal sites within the Chatswood CBD as follows:

To add Clause 5.6 'Architectural roof features', (2A) as follows:

"(2A) Despite subclause (2), development within Area X on the Special Provisions
Area Map may only be carried out in accordance with the maximum
height of Clause 4.3."

It is requested that this approach to amending WLEP 2012 be utilised.

8) Links and Open Space

Key Element 22

Key Element 22 states:

"The links and open space plan in Figure 3.1.7 (page 36) will form part of the DCP.
All proposals should have regard to the potential on adjacent sites. Pedestrian and
cycling linkages will be sought in order to improve existing access within and through
the CBD. New linkages may also be sought where these are considered to be of
public benefit. All such links should be provided with public rights of access and
designed with adequate width, sympathetic landscaping and passive surveillance."

Analysis is required to clearly identify how the requirements in Figure 3.1.7 have been
addressed. How is this space to be managed and public access guaranteed?
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Key Element 23

Key Element 23 states:

"Any communal open space, with particular regard to roof top level on towers, should
be designed to address issues of quality, safety and usability."

The proponent's Planning Report refers to an incorrect Key Element in regards Key Element
23 communal open space. Analysis of the Strategy should be updated to accurately reflect
the 35 Key Elements.

It is also noted that the Planning Proposal provides for a commercial tower, a residential
tower, a retail commercial podium and basement supermarket, as well as a podium level
child care / education facility. The communal open space allocated to each use should be
identified and satisfactorily serve each respective use. Particular concern is raised in regards
the Level 5 Podium and the relationship between residential communal open space and the
child care / education facility. It is considered that residential communal open space should
be divided between podium level and roof top level for an acceptable outcome.

Council seeks links and open space to be addressed in draft DCP provisions consistent with
the Strategy and Council's standard site specific DCP template approach.

9) Public realm or areas accessible by public on private land

Key Element 24

Key Element 24 states:

"Public realm or areas accessible by public on private land:
a) Is expected from all 83 and 84 redeveloped sites.
b) Is to be designed to respond to context and nearby public domain.
c) Should be visible from the street and easily accessible.
d) Depending on context, is to be accompanied by public rights of way or similar to

achieve a permanent public benefit."

The proponent's Planning Report refers to an incorrect Key Element in regards Key Element
24. Analysis of the Strategy should be updated to accurately reflect the 35 key Elements.

It is noted that the concept plans show a Ground Level setback of 3m to Albert Avenue, and
2m to Victor Street. These setbacks are supported and encouraged in regards to the
provision of public realm, but are not considered reasons for variation of other Strategy or
setback requirements.

Further explanation is requested on how the proposal has been designed to maximise public
benefit and encourage public use — in accordance with this key Element. Council also
requests detail on how the permanent public benefit is to be achieved (KE 24d)).

Council seeks public realm to be addressed in draft DCP provisions consistent with the
Strategy and Council's standard site specific DCP template approach.

It is noted that Planning Proposal 2013/4 for the subject site was accompanied by
improvements to the surrounding road network, provision of additional public open space
and footpath widening in a draft Voluntary Planning Agreement (VPA) as follows:
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• A 3m wide road dedication to Council along Albert Ave (unencumbered by any
building above) to enable adequate traffic access to and from the site.

• A publicly accessible landscaped open space area (minimum area 97.8sqm)
connecting with the interchange public open space terrace precinct.

• The provision of a two metre building setback at the ground level of the proposed
development along the full length of the Victor St frontage of the site providing an
active street frontage with a widened public footpath and street planting.

Council would be interested to discuss the possibilities of any of the above items being
included in a Voluntary Planning Agreement. In regards Victor Street, Council would be
interested in the provision of a two metre setback unencumbered by any building above to
improve the pedestrian experience leading to and from Chatswood Mall and the Transport
Interchange (via Post Office Lane).

10) Landscaping

Key Element 25

Key Element 25 states:

"All roofs up to 30 metres from ground are to be green roofs. These are to provide a
green contribution to the street and a balance of passive and active green spaces
that maximise solar access."

Although the incorrect Key Element number is used, in regards this issue the proponent's
Planning Report states:

"Design for green roofs, open space etc. can be resolved through the design
excellence process and detailed DA."

Council seeks green roofs to be addressed in draft DCP provisions consistent with the
Strategy and Council's standard site specific DCP template approach.

Key Element 26

Key Element 26 states:

"A minimum of 20% of the site is to be provided as soft landscaping, which may be
located on Ground, Podium and roof top levels or green walls of buildings."

Although the incorrect Key Element number is used, in regards this issue the proponent's
Planning Report states:

"Soft landscaping can be resolved through the design excellence process and
detailed DA."

Although it is appreciated that the design is still in 'concept' stage, Council nonetheless
requests landscape plans that address soft landscaping on−site, how the above two
'Landscaping' Key Elements are addressed, and how the proposal is consistent with the
objective of greening the Chatswood CBD. In addition to concept landscape plans, Council
seeks draft DCP provisions which address Strategy Key Elements related to landscaping,
consistent with the Strategy and Council's standard site specific DCP template approach.

An important objective of the Strategy is redevelopment being accompanied by a greening of
the Chatswood CBD — which is applicable to the B3 Commercial Core. Soft landscaping is to
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be provided within a site, and where possible, visible from the street. The location of the site
within the Urban Core precinct is acknowledged. Podium levels should contain greening that
is visible from Albert Avenue and Victor Street.

The Planning report refers to incorrect Key Element numbering in regards Key Elements 25
and 26. Analysis of the Strategy should be updated to accurately reflect the 35 key
Elements.

11) Setbacks and Street Frontage Heights

Key Element 27

Key Element 27 identifies the subject site as being in the Urban Core Precinct with setback
and street frontage heights as follows:

"I. Maximum 24 metre street wall height at front boundary.
Minimum 6 metre setback above street wall to tower."

The above applies to both Albert Avenue and Victor Street. This key Element is to be read in
conjunction with other Key Elements, with particular reference to Key Elements 24 Public
Realm and 28 (below).

In regards Key Element 27, the proponent's Planning Report states:

"A varied approach to street wall heights and setbacks has been taken to respond to
existing context including the podium height of the adjacent Sebel (north). The Albert
Ave podium height aligns with Westfield to the east. Above the street wall the
residential tower is generally setback 6m from the street wall. The commercial tower
setbacks align with the core and front setback of the adjacent Sentrar office tower to
the west."

The above approach to setbacks is not consistent with the vision established in the Strategy
and expected from all future development.

The concept plans are not consistent with the street wall height to Albert Avenue (for
approximately 14 metres of the Albert Avenue frontage). The concept plans show a street
wall height to Albert Avenue of approximately 72 metres from Ground to Level 18 (being the
highest level). The street wall height to Albert Avenue should be no higher than 24 metres,
with a 6 metre setback then provided for the commercial tower. As previously discussed, the
provision of a Ground Level setback does not justify an increase in street wall height.

The concept plans are not consistent with the street wall height to Victor Street. The concept
plans show a street wall height to Victor Street of 28.5 metres — from Ground to level 6 (for
the majority of the Victor Street frontage). The street wall height to Victor Street should be no
higher than 24 metres, with a 6 metre setback then provided. In this regard Levels 5 and 6
should be further setback. As previously discussed, the provision of a Ground Level setback
does not justify an increase in street wall height.

Key Element 28

Key Element 28 states:

"All towers above podiums in the 83 Commercial Core and 84 Mixed Use zones are
to be setback from all boundaries a minimum of 1:20 ratio of the setback to building
height.
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This means if a building is:

e) A total height of 30m, a minimum setback from the side boundary of 1.5m is
required for the entire tower on any side.

b) A total height of 60m, a minimum setback from the side boundary of 3m is
required for the entire tower on any side.

c) A total height of 90m, a minimum setback from the side boundary of 4.5m is
required for the entire tower on any side.

d) A total height of 120m, a minimum setback from the side boundary of 6m is
required for the entire tower on any side ...

The required setback will vary depending on height and is not to be based on setback
averages but the full setback."

The proponent's Planning Report states:

"Application of this setback to the podium shopping centre is not a desired
development outcome. Nevertheless, the ground floor has been setback 3m from
Albert Avenue to provide an active street frontage."

Key Element 28 applies to both towers — whether commercial or residential. Attention is
drawn to the Albert Street frontage, Victor Street frontage, the commercial tower to the
`Sentrar building and Level 6 to 31 Victor Street. Amendments to the concept plans are
required to be consistent with the Strategy. This is the desired development outcome as
envisioned under the Strategy, and will be required into the future when neighbouring sites
are redeveloped. The provision of the Ground level setback and active street frontage are
matters that are either encouraged or required under the Strategy and not the basis for
substantial variation in setback requirements.

In regards Key Element 28, a staggered setback as you go up in height is not what is sought

— unless it is in addition to the minimum required. What is sought is a minimum setback at
the beginning of the tower (for the whole tower) based on height.

Key Element 29

Key Element 29 states:

"Building separation to neighbouring buildings is to be:

a) In accordance with the Apartment Design Guide for residential uses.
b) A minimum of 6 metres from all boundaries for commercial uses above street wall

height."

In regards Key Element 29, the proponent's Planning Report states:

"ADG separation distances are proposed for the residential tower:

− 9m to northern boundary with Sebel (half minimum separation distance)

− 21/24m to commercial tower. Whilst level 10 is below the minimum separation
distance the separation is greater than 18m required below Level 9 and is
considered an appropriate response in this context."

All buildings part of this Planning Proposal are to be in accordance with the abovementioned
minimum setbacks. Particular regard is given to tower height above Podium.
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In regards Key Element 29, if a residential component is proposed in the subject Planning
Proposal, then it should be designed assuming that the neighbouring property may seek a
residential component. On this basis clear analysis is to be shown on plans regarding how
the Planning Proposal is able to satisfactorily address SEPP 65 and the Apartment Design
Guide for residential uses.

Council seeks setbacks and street frontage heights to be addressed in draft DCP provisions
consistent with the Strategy and Council's standard site specific DCP template approach.

The Strategy establishes clear parameters for future redevelopment of the Chatswood CBD
in a manner that is consistent with the endorsed vision to 2036, respecting both the public
domain and the amenity of adjoining buildings.

12) Active Street Frontages

Key Element 30

Key Element 30 states:

"At ground level, to achieve the vibrant CBD Council desires, buildings are to
maximise active frontages.
Particular emphasis is placed on the 83 Commercial Core zone. Blank walls are to
be minimised and located away from key street locations."

In regards Key Element 30, Council seeks active street frontages to be addressed in draft
DCP provisions consistent with the Strategy and Council's standard site specific DCP
template approach.

13) Floor Space at Ground level

Key Element 33

Key Element 33 states:

"Floor space at Ground level is to be maximised, with supporting functions such as
car parking, loading, garbage rooms, plant and other services located in Basement
levels."

In regards Key Element 33, Council seeks floor space at ground level to be addressed in
draft DCP provisions consistent with the Strategy and Council's standard site specific DCP
template approach.

14) Substations

Key Element 34

Key Element 34 states:

"Substations are to be provided within buildings, not within the streets, open spaces
or setbacks and not facing key active street frontages."

In regards Key Element 34, the proponent's Planning Report states:

"Noted and can be resolved at detailed design."
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This is a matter that Council seeks to have addressed, consistent with the Strategy. In this
regard Council seeks substations (services) to be addressed in draft DCP provisions
consistent with the Strategy and Council's standard site specific DCP template approach.

15) Traffic and Transport

Key Element 35

Key Element 35 states:

"The CBD Strategy employs a Travel Demand Management approach seeking to
modify travel decisions to achieve more desirable transport, social, economic and
environmental objectives consistent with Council's Integrated Transport Strategy ..."

The proponent's Planning Report states:

"All access and parking requirements are consistent with this approach ..."

The Planning Proposal concept plans show the following:

• Entry via Victor Street and exit via Orchard Road for basement parking, loading and
servicing (referred to in documentation as Option 2).

• A physical loading solution in Basement 1.

It is noted that Victor Street ends in a road closure to Chatswood Mall, with a constrained
vehicle turning capacity. In addition Victor Street intersects with Post Office Lane and is
characterized on the eastern side by Westfield Shopping Centre.

Victor Street and its surrounds is highly pedestrianised, with Chatswood Mall being the
pedestrian spine of the Chatswood CBD, Post Office Lane being an important pedestrian
access / egress to / from the Chatswood Transport Interchange and Westfield having a
pedestrian access/ egress from Victor Street.

The Council vision for Victor Street is to encourage pedestrian usage and manage vehicle
impacts. This is consistent with the site's location close to the Chatswood Transport
Interchange. It is acknowledged that the Council vision is required to be balanced with
vehicle requirements for existing development and the vehicle requirements for future
developments. A Planning Proposal (PP 2016/7/A, dated 25 September 2020) has already
been submitted on a different site in Victor Street, being 45 Victor Street (the old Post Office
site) and 410−416 Victoria Avenue — yet to be determined. Analysis of traffic implications
should have regard to this Planning Proposal. Concern is also raised with SIDRA analysis
dated April 2016.

With regard to optimum development outcomes in Victor Street, Council is seeking loading /
servicing and car parking solutions to minimise streetscape impact — and seeks a consistent
approach whether Council or DPIE is the Planning Proposal authority.

Key Element 35 a) states:

"Vehicle entry points to a site are to be rationalised to minimise streetscape impact,
with one entry area into and exiting a site. To achieve this objective loading docks,
including garbage and residential removal trucks, are to be located within Basement
areas.
Where possible, cars and service vehicle access should be separated."
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Council is prepared to consider entry via Victor Street, and exit via Orchard Road, provided
the detail of the Basement arrangement is satisfactory to accommodate residential and
commercial vehicles, as well as loading/unloading and servicing vehicles. It is noted that
cars and service vehicles are proposed to be separated on Basement Level 1.

Key Element 35 c) states:

"All vehicles are to enter and exit a site in a forward direction. Physical solutions,
rather than mechanical solutions are sought."

It is understood that plans at this stage are conceptual in nature and it is accepted that
detailed plans and solutions will be provided at DA stage, however Council is seeking a
concept design that shows all on−site vehicle manoeuvrability including loading and servicing
accommodated satisfactorily, without having adverse impacts on Victor Street, Orchard
Road, as well as Albert Avenue. Under no circumstances are vehicles stopping on
surrounding streets permitted.

A physical solution is supported in regards vehicle manoeuvring for loading/ unloading and
service vehicles. Notwithstanding this support, concern is raised with the layout shown on
Basement Level 1. The arrangement shown involves questionable manoeuvrability and
suggests potential conflict between loading and servicing vehicles and other vehicles either
accessing the lower Basement car park levels or seeking to exit the site via Orchard Road. A
rethink of the Basement 1 Level is considered reasonable and justified at Planning Proposal
stage (and not put off to DA stage), due to the important location of this site within the
Chatswood CBD and its relationship with the surrounding road network.

In the interests of assisting the proponent, concept plans are requested showing:

• Within the basement, a separate commercial loading / garbage area and a separate
residential loading / garbage area. It is noted that a supermarket and child care /
education facility, in addition to other retail uses, and commercial and residential
uses are proposed.

• Loading provision based on the maximum vehicle size required for the uses identified
in the Planning Proposal, with particular regard to the supermarket, residential
loading/unloading requirements and servicing vehicles.

• Child care / education facility vehicle movement provision, with particular
requirements such as drop off and pick up addressed.

Plans and turning circles for a minimum medium rigid vehicle (or large if required) are
requested for consideration, including entering and exiting the site, with particular regard to
trucks exiting via Orchard Road.

Key Element 35 d) states:

"All commercial and residential loading and unloading is required to occur on−site and
not in public streets."

The request for additional information above is consistent with this Key Element. Council
seeks the optimum outcome envisaged in the Strategy on this important site within the
Chatswood CBD.

Key Elements 35 e) and f) state:
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"Car parking should be reduced consistent with the objectives of Council's Integrated
Transport Strategy and in accordance with any future revised car parking rates in
Councils DCP.

Other strategies for car parking reduction include reciprocal arrangements for sharing
parking and car share."

Concern is raised with the addition of 546 car spaces in this location (being 112 residential,
338 retail, 92 commercial and 3 child care / education). Council is in the process of reviewing
car parking rates in the Chatswood CBD and requests the following rates are considered
(being lower than the current DCP rates):

Land use Parking rate

Office 1 space per 400 sqm GFA

Retail (<1000 sqm) −

Retail (>1000 sqm) 1 space per 300 sqm GFA

Residential Studio 0.5 spaces per dwelling
1−bed 0.5 spaces per dwelling
2+ bed 1 space per dwelling
Visitor 1 space per 10 dwellings

Further reduction in car parking provision will have a positive impact on traffic volumes
associated with this Planning Proposal, and therefore both Victor Street and Orchard Road.

Other matters where further detail is requested:

• Motorcycle / bicycle parking spaces and end−of−trip facilities.
Council would be interested to hear from the proponent if it would be possible to
include a substantive end of trip cycle facility, serving the Chatswood CBD, as part of
the proposal.

• Green Travel Plan (GTP)
• Car share and electric vehicle (EV) spaces

The following traffic and transport related amendments are requested to the Concept Plans:

• Reconsideration of Basement Level 1:
− retaining a physical solution
− enabling loading vehicles and garbage / servicing vehicles to enter and leave the
site in a forward direction
− showing no interference with internal traffic flows

• Car parking provision based on the abovementioned car parking rates.
• At the corner of Albert Avenue and Victor Street, a splay is to be provided that

complies with the swept turning path of a minimum medium rigid vehicle (MRV).

Council seeks traffic and transport to be addressed in draft DCP provisions consistent with
the Strategy and Council's standard site specific DCP template approach.
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12th November, 2020

DRAFT SITE SPECIFIC DEVELOPMENT CONTROL PLAN

815 Pacific Highway & 15 Help Street Chatswood



1.0 General

The controls contained in this Site Specific Development Control Plan applies to and bounded by

Pacific Highway to the west, Help Street to the south and McIntosh Street to the north as shown on the

map below.

Figure 1: Land to which this Development control plan applies

Objectives of the Plan

The Objectives of the Plan are to:

1. Support the provision of commercial development at the western extent of Chatswood CBD.

2. Enable the development of the site without impacting the viability of adjoining land.

3. Provide an iconic building exhibiting design excellence in architectural form and materials.

4. Encourage a bult form that presents the site as a landmark and gateway development for the

Chatswood commercial centre.

5. Minimise traffic impacts on the surrounding road network.

6. Provide landscaping in and surrounding the site that enhances the presentation of the site as well

as the amenity of the development.

7. Maximise street level activation.



2.0 Built form

Performance Criteria

The built form of new development shall:

1. Achieve a slender tower form on the site

2. Achieve a site layout that provides a pleasant environment for the occupants and minimises

impact on surrounding properties.

3. Ensure visual and acoustic privacy and sun access.

4. Provide suitable areas for communal open spaces, deep soil zones and landscaping

Controls

1. The ground floor shall incorporate retail/commercial uses that present and display their activity to

the street

2. Building materials and fishes are to b e predominantly comprised of a natural palate of steel,

concrete, glass and timber

3.0 Height of Building

Performance Criteria

The built form of new development shall:

1. Bo consistent with the permitted Height of Buildings development standard applicable to the site.

Controls

1. The maximum building height is to include all structures located at roof level, including lift over runs
and any other architectural features.

2. All rooftop lift overruns or exposed structures are to be integrated with the building.

3. Flat roof areas shall incorporate useable outdoor recreation space where suitable.



4.0 Street Frontage Heights And Setbacks

Performance Criteria

Setbacks shall:

I. Contribute to deep soil areas, landscaping and open space at street level

2. Minimise the effects of adverse wind conditions at street level

3. To ensure the positioning of new buildings contribute to the existing or proposed streetscape
character.

Controls

1. The building setbacks are to be in accordance with Figure 2 "Street Frontage Heights and Building
Setbacks" as detailed in the Willoughby Council Chatswood CBD Strategy 2036

SETBACKS AND STREET
FRONTAGE HEIGHTS

27 Setbacks and street frontage heights are to be
provided based on Figure 3.1.8, which reflect
requirements for different parts of the Chatswood
C BD. With setbacks of 3 metres or more, including
the Pacific Highway, deep soil planting for street trees
is to be provided.

a). Victoria Avenue retail frontage:

i.Maximum of 7 metre street wall height at
front boundary.

ii.Minimum 6 metre setback above street wall to tower.

b) Urban Core:

i. Maximum 24 metre street wall height at
front boundary.

ii.Minimum 6 metre setback above street wall to tower.

c) Office core frontage:

i 4−12 metre street wall height at front boundary.

ii.Minimum 6 metre setback above street wall to tower.

d) Mixed use frontage with commercial
Ground Floor:

i. 6−14 metre street wall height at front boundary.

ii.Minimum 3 metre setback above street wall to tower.
Figure 3.1.8 Recommended setbacks and street frontage heights

Figure 2: Street Frontage Heights and Building Setbacks
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5.0 Building Exterior

Performance Criteria

1. Buildings are to demonstrate a high visual quality of development when viewed from the public

domain and the surrounding area.

2. Building facades shall complement the character of the area and contribute to creating attractive

pedestrian environments a n d streetscapes.

2. Facade design to encourage active street frontages to streets and their surrounding public domain.

Controls

1. The building facade is to b e modulated and articulated to assist in softening the facades bulk and

scale.

2. Facades are to be articulated and should incorporate recesses and projecting elements.

3. Extensive blank walls shall b e avoided a t street level.

6.0 Open Space and Landscaping

Performance Criteria

3. The development is to provide deep soil planting where green landscaping is located.

4. Green roof tops and usable rooftop areas shall be provided.

Controls

1. Open space a t ground level shall be utilized as publicly accessible open space.

2. Public domain improvements shall be provided to all street frontages to Council requirements.

3. Ground floor open space areas are to incorporate landscaped areas that integrate with the

surrounding public domain.

4. A minimum of 2 hours of sun access is to be provided to the public open space on the site.

7. A landscape plan is to b e provided a t Development Application stage detailing all vegetation

proposed including species, container size a t planting, spacing and approximate size of maturity.

8. All existing aerial cables which may include for electricity, communications and other cables

connected to street poles and buildings around the site shall be removed and installed

underground in accordance with the requirements of the relevant service authorities. Ausgrid

lighting poles are to b e provided to the requirements of Ausgrid for Street lighting and shall be

positioned compatible to the landscaping design around the site



7.0 Links

Performance Criteria

1. The development shall provide publicly accessible links and open space.

2. Publicly accessible open space is to include green landscaping.

Controls

1. The development is to incorporate publicly accessible pedestrian links through the site to the

adjoining road reserve level in accordance to figure 3 as detailed in the Willoughby Council

Chatswood CBD Strategy 2036

2. All publicly accessible open space and linkages are to be the responsibility of the relevant

ownership entity, with formal public access to be created over these areas.

Figure 3.1.7 Recommended links and new open space

Figure 3: Pedestrian links
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8.0 Traffic and Transport

Performance Criteria

1. The number of vehicle access points to the development are to be minimised.

2. Opportunities shall be explored to reduce on−site car parking.

3. Vehicle access points are designed to minimize their impacts on pedestrians.

Controls

1. Vehicle access points to the development are to be from McIntosh Street.

2. All car parking is to be located below ground level.

3. A loading dock screened from the public domain for delivery and service vehicles is to be provided

which allows for vehicles to enter and leave in a forward direction.

4. All commercial/retail vehicle access points for the development are to occur via McIntosh Street.

5. All delivery and service vehicle access including waste points for the development are to occur via

McIntosh street,

6. All loading/unloading to occur at basement level and screened from view from the public domain.

9.0 Waste Management and Loading

Performance Criteria

1. To ensure that adequate provision is made for waste storage and disposal.

Controls

1. A concealed waste storage and collection bay is to b e provided within the basement parking level

of the development. The waste storage and collection area is to be designed to ensure level and

safe collection of all waste generated from the use of the development.

2. A Waste Management Plan shall be submitted a t Development Application Stage.



10.0 Design Excellence and Building Sustainability

Design Excellence

1. Design excellence Is to be required for all deve lop ler ils bused or II ie following process:

a) A Design Review Panel for developments up to 35m high.

b) Competitive designs for developments over 35m high.

Sustainabillty

1. A minimum of 5.5 stars GBCA building rating is expected, with 6 stars GBCA building rating being

encouraged. An assessment report is to be submitted at Development Application stage.

2. A detailed wind assessment report is to be provided at Development Application stage.

11.0 Public Art

1. Any Public Art is to be in accordance with Council's Public Art Policy.

12.0 Services

1. Substations are to be provided within buildings, not within the streets, open spaces or setbacks and

not facing key active street frontages. Substations are to be designed to ensure protection of

workers from Electra Magnetic Radiation (EMR) emissions.

2. All servicing conduits and reticulation are to be concealed and integrated into the building design.


