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ITEM 4 (continued)
Options

Council has the option to decide to:-
e proceed with the planning proposal to the next stage (gateway determination
and community consultation) as is the recommendation of this report or
e to decide not to proceed. If Council decides not to proceed the applicant can
lodge a request with the Department of Planning and Environment for a Pre -
gateway review as described previously in this report.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Pre — Gateway Review

The Environmental Planning and Assessment Regulations 2000 requires council to
notify a proponent when the council decides not to prepare a planning proposal. The
proponent of the proposed instrument then has 40 days from notification to request a
review of the council's decision.

If a Pre — Gateway review is requested the DoP| undertakes an assessment to
determine whether the proposal:
1. has strategic merit as it:-
— is consistent with a relevant local strategy endorsed by the Director General
or
— is consistent with the relevant regional strategy or Metro Plan or
— can otherwise demonstrate strategic merit , giving consideration to the
relevant s117 Direction and other strategic considerations

2. has site specific merit and is compatible with the surrounding land uses having

regard to:

— the natural environment,

—  existing uses, approved uses and likely future uses of the land in the vicinity
of the proposal -

—  The services and infrastructure that are or will be available to meet the
demands arising from the proposal and any proposed financial arrangement
for infrastructure provision.

If the DG determines that the prosed instrument does not qualify for review the
department notifies the proponent and council. If the review request progresses the
proposed instrument is referred to the regional panel/PAC. A recommendation is
provided to the Minister. The Minister will make the final decision with respect to the
proposed instrument.

If the Minister decides to proceed with the PP:-
—  The Council may be requested to submit a pp to the Gateway within 40 days,
or
- The Minister may consult with the General Manager of the council to discuss
the possibility of changing the relevant planning authority to the DG of the
Department (or other body)

Policy Implications

It is considered that the PP will not have any policy implications as it is in accordance
with the Draft Ryde LEP 2014 (Amendment 1) Macquarie Park

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Community Consultation

Under the gateway plan-making process, a gateway determination is required before
community consultation on the planning proposal takes place. The consultation
process will be determined by the Minister and stipulated as part of the gateway
determination.

The Department of Planning’s guidelines stipulate at least 28 days community
consultation for a major plan, and at least 14 days for a low impact plan.

The applicant has indicated that community consultation is to be done in accordance
with ‘A Guide to preparing local environmental plans’ and that under the guideline a
28 day exhibition period would occur.

As part of the community consultation Council would undertake the following:-
— A public notice in local newspaper(s).
— A notice on the City of Ryde Council website.
— Written correspondence to adjoining and surrounding landowners.

Under the Environmental Planning and Assessment Act 1979 a Voluntary Planning
Agreement is required to be exhibited for 28 days by notification in the local media.

It is considered that the PP and the draft VPA should be exhibited together and
information provided in both the local media and Council’s website.

Critical Dates

Under the Department of Planning and Infrastructures “ A guide to preparing local
environmental plans” a pre gateway review system exists where by a Proponent can
request an independent body review decisions in relation to proposed amendment to
LEPs.

A Pre Gateway review;
— may be requested by a proponent if the council has notified them that the
request to prepare a planning proposal is not supported or
— the council has failed to indicate it support 90 days after the proponent
submitted a request.

The subject Planning Proposal was received by Council on the 2 December 2014. A
letter on the 10 December 2014 was sent to the applicant advising that prior to
consideration of the PP it would be necessary for a draft Voluntary Planning
Agreement to be submitted to Council. The draft VPA in a form satisfactory for
Council consideration had not been received at the time of this report. Based on the
date of the submission of the PP the 90 day period for determining the proposal
finished on the 6 March 2015.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

RMS

Starin met with the RMS on 7 November 2014 to discuss the future Planning
Proposal, specifically the impact of the widening of Hyundai Drive and potential left in
/ left out operation of the road. The RMS also indicated its in-principle support for the
amendments being considered.

Response
Council has undertaken no consultation with State or Commonwealth public

authorities and has not been provided with written evidence of the Departments in
principle support to the Planning Proposal. Should the proposal be supported by
Council, it is assumed that the Gateway Determination will require consultation with
the Roads and Maritime Service.

Financial Implications

Adoption of the options outlined in this report will have no financial impact. Council
should note that the lodgement of the planning proposal has been subject to
Council's Fees and Charges Schedule to amend Local Environmental Plans.

A draft VPA which proposes the dedication of land for the widening of Hyundai Drive
and a cash contribution is still under consideration. The provisions of the VPA will be
reported to Council at a later date.

Consultation with relevant external bodies

Internal Consultation

The Planning Proposal was referred to the relevant Council staff for comment on
areas relating to traffic and parking, contamination and assessment of the submitted
VPA.

Public Works

Council’s Traffic Development Engineer advised on the 29 January 2015 that the
Planning Proposal is acceptable and that a number of specific issues can be
addressed at the DA stage.

Environmental Health
Council's Team Leader Environmental Health advised on the 2 February 2015 that
any issues of contamination can be dealt with at the DA stage.

Urban Design Review Panel

The master plan for the site was reviewed by the Urban Design Review Panel
(URDP) on the 12 November 2014. The recommendations of the UDRP have been
discussed previously in this report.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

e

Figure 11((JBA PP - Indicative Design Pages 15)

As part of the development, works to the public domain will be undertaken in
accordance with the Macquarie Park Public Domain Manual.

Based on the information submitted in the PP it is considered that adequate regard to
the social and economic effects has occurred.

State and Commonwealth interests
Is there adequate public infrastructure for the planning proposal?

Planning Proposal states:- (JBA PP Page 26)

“This proposal seeks to implement the widening of Hyundai Drive to allow for it to be
converted into a two street along the length of the site. The road widening is
consistent with Council's proposed access network in the MPCPP, which is seen as
the key element in dispersing the traffic and reducing congestion within the
Macquarie Park Corridor. The Planning Proposal seeks to capture the value of the
road dedication in the uplift in development potential across the site.

Re'sgonse
The details of the area of the land to be dedicated to Council (based on the a survey

of Hyundai Drive) and other considerations relating to the provision of infrastructure
as a result of the PP will be presented to Council in a report on the VPA at a later
date.

What are the views of state and Commonwealth public authorities consulted in
accordance with the Gateway determination?

Planning Proposal states:- (JBA PP Page 26)

“‘Department of Planning and Environment

Starin met with the Department on 9 October 2014 to discuss the future site specific
Planning Proposal. The Department indicated its in-principle support for the
amendments being considered.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

“Road Network Improvements

A significant benefit of the proposal will be in regards to the dedication of a road
reserve in order to widen Hyundai Drive. This will increase the width of Hyundai Drive
from the existing single lane traffic flow to a two lane road. This will also enable a
lane of parking within the road reserve.

Public Domain Improvements

The existing development on the site does not present well to either Lane Cove Road
or Hyundai Drive, with fences around the perimeter of the site. The proposed
increase in height and FSR will provide opportunities for public domain improvements
which will otherwise not be realised.

Increased Economic Activity

.....The proposal will also increase the supply of short term accommodation within the
Macquarie Park Corridor, which will supports other commercial uses within the
precinct, making it more desirable for business to locate within the centre.

Increased Vibrancy of the Macquarie Park Corridor

The proposal will contribute to the vibrancy of Macquarie Park by increasing the
opportunities for out of hour's activation through the short-term accommodation being
provided on the site, and range of complimentary uses such as the cafe and
restaurant.”

Response
Draft DCP 2014 — Part 4.5 Macquarie Park Corridor

As stated previously Council resolved on the 9 December 2014 resolved to endorse
Draft DCP Part 4.5 Macquarie Park to be placed on exhibition.

Under the draft DCP which incorporates the adopted Access Network Plan the
subject property is identified as adjacent to Hyundai Drive where the widening of
Hyundai Drive to 16m is indicated.

The concept plans submitted to Council indicate an area approximately 5.8m wide
(see figure 11) is proposed to be dedicated to Council for the road widening of
Hyundai Drive to 16m. This represents a total area of land to be dedicated of
275sqm. The exact area to be dedicated to ensure a width of 16m to Hyundai Drive
will be determined within the approved VPA based on a survey of Hyundai Drive and
the subject land.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

7.2 Overshadowing

...... The shadow studies demonstrate that whilst the proposed increase in height will
cast additional shadows that largely fall on roads or the roofs of other commercial
buildings and will have no adverse environmental impacts. Specifically the shadow
does not fall on any existing or proposed public open space areas.

7.3 Traffic

....... , a detailed assessment of the impact arising from this planning proposal has
been undertaken by Parking and Traffic Consultants Pty Ltd, ....The report analyses
the traffic generation of the existing development, and compares it to the traffic which
would be generated by a commercial development on the site under the current FSR
control of 2:1, as well as a commercial development on the site including an increase
in the FSR to 3:1, and the traffic generation of the future intended serviced apartment
use. A summary of the AM peak (worst case) trip generation is provided in Table 1

Table 1 - of the AM K trip enati

enario’

Existing RMS
2:1 Commercial RMS
3:1 Commercial RMS
3:1 Serviced Apartments Survey 31

Noting that the impacts of an increase in 3: 1 were modelled and found to be
acceptable as part Council's MPCPP, the results presented in Table 1 demonstrate
that the intended future development of the site for serviced apartments, with an
FSR of 3:1 would generate significantly less trips in the AM peak than that
generated by a commercial development with an FSR of 3: 1.”

Response
As stated previously the concept plan for the site was reviewed by the Urban Design

Review Panel (URDP) on the 12 November 2014. The URDP addressed areas
including massing strategy, architectural diversity and building identity.The panel
supported the overall direction and architectural treatment of the proposal subject to
consideration of some areas that need further design and adjustment at the DA
stage.

Council’s Traffic Engineers have reviewed the submitted documentation and do not
raise any objections to the proposed development subject to further information being
provided at the Development Application stage. It should be noted that the
proponents have committed to delivering the following infrastructure upgrade:

¢ The widening of Hyundai Drive to 16m to allow for 2 way movement of traffic

Has the planning proposal adequately addressed any social and economic effects?
Planning Proposal states:- (JBA PP Page 25)

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Direction Assessment
6.1 Approval and Referral The PP is consistent with Direction 6.1 as it
Requirements will not result in any additional requirement

(1) The objective of this direction is to ensure
the LEP provisions encourage the efficient
and appropriate assessment of development.

for concurrence, consuitation or referral of a
development application to a Minister or
public authority or identifies development as
designated development.

6.2 Reserving Land for Public

Purposes

Objectives

(a) To facilitate the provision of public
services and facilities by reserving land for
public purposes, and

(b) To facilitate the removal of reservations of
land for public purposes where the land is no
longer required for acquisition.

The proposal does not seek to affect land
zoned or reserved for a public purpose.

7.1 Implementation of the

Metropolitan Plan

Objective

(1) The objective of this direction is to give
legal effect to the planning principles;
directions and priorities for subregions ,
strategic centre and transport gateways
contained in A Plan for Growing Sydney.

As identified elsewhere in this report, it is
considered that the proposal is generally
consistent with A Plan for Growing Sydney.

Environmental, social and economic impact
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?

There are no identified threatened species, populations or ecological communities, or
their habitats, identified on the site or in the vicinity of the site.

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

Planning Proposal states:- (JBA — PP page 24 - 25)
The following have been identified by the applicant as the most relevant
environmental effects resulting from the planning proposal:-

“7.1 Built Form

The proposed increase in height and FSR are consistent with the amended built form
controls in the MPCPP, and will be consistent with Council's desired built form

character for the area.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Is the planning proposal consistent with applicable State Environmental Planning

Policies?

It is considered that the PP does not contradict any applicable State Environmental
Planning Policies, however further consideration of these Policies will occur with the
detailed assessment of the Development Application.

Is the planning proposal consistent with applicable Ministerial Directions (s.117

directions)?

The relevant Section 117 directions are detailed below.

Direction Assessment
1.1 Business and Industrial Zones The proposed changes to floor space and
Objectives height are considered supportive of this

(1) The objectives of this direction are

to:

(a) encourage employment growth in suitable
locations,

(b) protect employment land in business and
industrial zones, and

(c) support the viability of identified strategic
cenlres.

direction. The proposed land use is
considered complementary and compatible
the strategic intent of Macquarie Park and
the land uses and built form contained within
it.

As such, it is considered that the proposai
satisfies this direction.

3.4 Integrated Land Use and transpoit
Objectives

(1) The objective of this direction is to
ensure that urban structures, building
forms, land use locations, development
designs, subdivision and street layouts
achieve the following planning objectives:
(a) improving access to housing, jobs and
services by walking, cycling and public
transport, and

(b) increasing the choice of available
transport and reducing dependence on cars,
and

(c) reducing travel demand including the
number of trips generated by development
and the distances travelled, especially by car,
and

(d) supporting the efficient and viable
operation of public transport services, and
(e) providing for the efficient movement of
freight

It is considered that the proposed dedication
of land to widen Hyundai Drive to allow for
better vehicular and pedestrian access
satisfies this direction.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.




® City of Ryde
Lifestyle and opportunity
@ your doorstep Council Reports Page 61

ITEM 4 (continued)

As identified previously, the proposed use as a service apartment is currently
permitted in the B3 zone and is considered to be complementary and compatible to
the nature of Macquarie Park and its future growth and development. Furthermore,
the proposed increases in height and floor space are compatible with the amendment
to LEP 2014 through Amendment 1 to encourage the provision of infrastructure to
support the growth of the Macquarie Park Corridor.

Is the planning proposal consistent with a council’s local strategy or other local
strategic plan?

Planning Proposal states:- (JBA — PP page 20 - 21)

The PP addresses The City of Ryde 2025 Community Strategic Plan and Draft City of
Ryde Economic Development Plan and states that the PP is considered to be highly
compatible with the goals of the both Plans in that it will provide additional public
benefits including the widening of Hyundai Drive, lead to the creation of jobs within
the Macquarie Park area, complement the offices uses in the Corridor and is located
close to public transport.

Response
It is considered that the PP is in accord with the two studies addressed in the PP as

well as the two relevant sections of the Local Planning Study 2010 ie the Centres and
Corridors Study and Employment Study.

Centres and Corridors Study

The Study states the vision / desired future character for Macquarie Park is that:
Macquarie Park will mature into a premium location for globally competitive
businesses with strong links to the university and research institutions and an
enhanced sense of identity.

The corridor will be characterised by a high quality, well designed, safe and liveable
environment that reflects the natural setting with three accessible and vibrant railway
station areas providing focal points.

Residential and business areas will be better integrated and an improved lifestyle will
be forged for all those who, live work and study in the area.

The proposed changes to floor space and height will not contradict the above vision

The Employment Study - The proposed increases to floor space ratio and height and
intended use of the site as a serviced apartment which will support the functioning of
other land uses in the Corridor are considered to be in accord with Macquarie Park
achieving the employment targets detailed within the employment study.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)
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Figure 10.(A Plan for Growing Sydney page 45)
Some of the priorities identified in The Plan for Macquarie Park include:-

o Work with council to retain a commercial core in Macquarie Park for long-term
employment growth.

o Work with council to concentrate capacity for additional mixed-use
development around train stations, including retail, services and housing.

o Support the land use requirements of the Medical Technology knowledge hub.

¢ Investigate opportunities to deliver a finer-grain road network in Macquarie
Park. (A Plan for Growing Sydney page 127)

It is considered that the PP supports these priorities in that:-
¢ the proposed increase in floor space and height will result in delivery of the
infrastructure required for the identified growth in Macquarie Park through
satisfying the requirements of the Macquarie Park Access Network Plan and
¢ the complementary nature of proposed use as a result of the increases to
height and FSR ie a serviced apartment uses to office, health and educational
uses in the Corridor.

Draft Inner North Subregional Strategy

A key point of the subregional strategy is to ensure that Macquarie Park ‘continues to
evolve as Australia’s leading technology park with jobs growth, further investment
and improved public transport accessibility’.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

As stated previously at the time of the submission of the PP the State Government
Strategic document A Plan for Growing Sydney had not yet been released. This
document had previously been known as Draft Metropolitan Plan for Sydney to 2031.
It is considered that the material submitted with the PP with respect to the strategic
direction of Macquarie Park is still relevant as it addresses the Draft Metro Plan and
the adopted Metro Plan that were the basis for the recently released A Plan for
Growing Sydney. '

Planning Proposal states:- (JBA — PP pages 17 - 19)

The PP provides evidence to support that it is consistent with the core goals,
objectives and targets of the Metropolitan Plan, Draft Metropolitan Plan for Sydney
2031, NSW Long Term Transport Masterplan and Draft Inner North Subregional
Strategy, through supporting job growth, delivering infrastructure and the
complementary nature of proposed used to office uses in the Corridor.

Response
The State Government released a Plan for Growing Sydney the latest strategic

direction with respect to the future growth of Sydney in December 2014. The
direction of this document is very much about protection of Strategic Centres such as
Macquarie Park. It states”

PRINCIPLE 2: STRONGER ECONOMIC DEVELOPMENT IN STRATEGIC
CENTRES AND TRANSPORT GATEWAYS

Sydney'’s largest and most important hubs for business and employment are
‘strategic centres’ and Sydney'’s ‘transport gateways’. Together, these locations
account for 43 per cent of all jobs across Sydney.

These locations will be an important focus for future growth because of their size,
diversity of activities, their connections (mainly to the rail network), and the presence
of major institutional activities such as health and education facilities or Sydney’s
major airports and port.(A Plan for Growing Sydney page 11)

Macquarie Park is identified as a strategic centre within the Global Economic Corridor
within The Plan. (Figure 10)

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

A draft VPA was submitted to Council on the 28 January 2015 and is being reviewed
by Council’s General Counsel and Development Contribution Coordinator. The
provisions of the VPA will be reported to Council at a later date.

It should be noted that at the time of the submission of the PP the State Government
Strategic document A Plan for Growing Sydney had not yet been released. This
document had previously been known as Draft Metropolitan Plan for Sydney to 2031.
It is considered that the material submitted with the PP with respect to the strategic
direction of Macquarie Park is still relevant as it addresses the Draft Metro Plan and
the adopted Metro Plan that were the basis for the recently released A Plan for
Growing Sydney.

Assessment of Need for the Planning Proposal
Is this planning proposal the result of any strategic study or report?

Planning Proposal states:- (JBA — PP page 14)
“...the site has been subject of significant strategic planning work and is currently
subject to a Planning Proposal that applies to the entire Macquarie Park Corridor ...."

Response
As stated previously Council has recently adopted and forwarded to DoPE draft Ryde

LEP 20104 (Amendment 1) which provides deferred provisions for increased
(incentive) FSR and building height controls to become available for development
upon entering into an agreement with Council to implement roads and /or parks.

The PP is in accordance with Amendment 1 which was developed through numerous
studies over the past 10 years the latest being undertaken by Architectus in 2013.

Is the planning proposal the best means of achieving the objective, or is there a
better way?

Planning Proposal states:- (JBA — PP page 8)

“The Planning Proposal ....will enable the consent authority to approve the future
Development Application ensuring that the redevelopment of the site is not delayed
by the resolution of broader process issues with MPCPP.”

Response
The PP seeks to increase the height and FSR for the site to the same maximums as

proposed in draft LEP (Amendment 1).Council is anticipating that Amendment 1 will
come into effect before June 2015 subject to no other significant delays occurring.

It should be noted that under the exhibited provisions of Amendment 1 the incentive
FSR and height controls are made available to a specific site upon a PP being
submitted for a site with a related Voluntary Planning Agreement.

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)?

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Voluntary Planning Agreement

The applicant advises that in conjunction with the Planning Proposal, Starin (a
representative for the owner) is currently in the process of entering into a Voluntary
Planning Agreement (VPA) for the delivery of the public benefit associated with the
uplift in development potential from the increase in FSR and height.

The terms of the VPA are informed by the 'Draft Guideline for ‘Un-deferrals’ and
delivery of Public Infrastructure' that was exhibited with the MPCPP.

The applicant in the Planning Proposal advises they are offering a monetary
contribution in conjunction with a Section 94 contribution in response to obtaining
increased height and floor space for the site. The applicant advises that the overall
contribution provided to Council will take into account the value of the land to be
dedicated to Council for the widening of Hyundai Drive and the value of any works in
kind to construct the road. The area of land to be dedicated is approximately 275sqm.

The applicant on the 10 December 2014 was requested to submit a draft VPA based
on a template prepared by Council’'s General Counsel. A draft VPA was submitted to
Council on the 28 January 2015 and is currently with Council’s General Counsel and
Development Contribution Coordinator for consideration. A report to Council on the
VPA will be provided to Council at a later date.

The works/requirements in the draft VPA that are under discussion include:-
¢ Dedication of the land to allow for the widening of Hyundai Drive to 16m. The
land area dedicated is approximately 275m?
e Cash contribution in the vicinity of $600,000.

The VPA negotiated outcomes will be in accordance with the infrastructure
implementation framework prepared to support the development of the Corridor as
proposed under Amendment 1.

It is considered that should Council support the PP the exhibition of the PP should
not occur until the draft VPA is to Council’s satisfaction so enabling the two
documents to be exhibited together.

Support information

A number of reports and ancillary documentation have been provided in support of
the Planning Proposal and are as follows:

Indicative Design Scheme

= Parking and Traffic Study

= Site surveys

5. ASSESSMENT OF THE PLANNING PROPOSAL

Adequacy of Documentation
The documentation as submitted is satisfactory and addresses all necessary

requirements.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

The applicant advises the following: -

“The detailed design for the purposes of DA lodgement is still in the process of being
developed. However, an indicative scheme which shows the general intent of the
future development has been included at Appendix A for information. It is noted that
since preparing the indicative scheme the proponent met with Council for a pre-DA
meeting and Design Review Panel. The proponent is currently in the process of
amending its design to reflect the Council's comments, which are not reflected in the
indicative scheme presented with this planning proposal.” (JBA PP page 10).

Justification/Need for a PP
The applicant has provided planning reasons for the justification or need for the
planning proposal in Section 5 of the Planning Proposal.

In summary, the applicant provides the following key points for justification of the
planning proposal:

“The Planning Proposal is the best way and currently the only way of achieving the
intended outcome of increasing commercial space and associated services in the
Macquarie Park corridor for the following reasons:

¢ The Planning Proposal provides incentive for the amalgamation and cohesive
redevelopment of the site for a use which is better suited to the employment
prospects of Macquarie Park than the existing buildings on the site.

e The Planning Proposal includes an improvement in the public domain, and a
widening of Hyundai Drive so as to support two way traffic. Both of these
public benefits reflect the objectives of the Macquarie Park corridor in the
DCP, which include the provision of a new street network, and an
improvement of the connectivity to the Macquarie Park station locations.

¢ The existing controls on the site, as well as the physical constraints of the
existing site do not provide an appropriate incentive to redevelop the site,
leaving it in its current state which is inconsistent with the vision of the
Macquarie Park corridor.

e The Planning Proposal facilitates the evolution of Macquarie Park envisaged
by Council from a Business Centre to an Urban Centre.

¢ The utilisation of Clause 4.6 to achieve the increased height and FSR
envisaged for the site is considered inappropriate due to the scale of variation
required.”(JBA PP page 15).

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Levels 1 — studio and 2 bedroom units and roof top garden

Levels 2- 16 — studio and 1 bedroom units

Level 17 — 5 executive suits with open roof terrace

Level 18 - Roof level recreation area containing lap pool, café, gym and bar
facilities on the site.(Figure 9- Indicative Design)
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FigJe 9-

Indicative Design(JBA PP — Indicative Dsign Pages 15&20)

Urban Design Review Panel

The concept plan for the site was reviewed by the Urban Design Review Panel
(URDP) on the 12 November 2014. The URDP addressed areas relating to street
widening setbacks, servicing and on grade car parking, massing strategy,
architectural diversity and building identity, common open space and café use.

The URDP in their review stated the following:-

The panel considers that the proposal (with amendments suggested) provides the
opportunity for a simple and elegant building form that will enhance the Macquarie
Park area and Lane Cove Road. With further design development of the Hyundai
Drive elevation (so that its character is of a street front elevation rather than a side
elevation) and the rear elevation to provide activity and visual interest beyond the
faceted fagade, the proposal can provide a high quality solution.

The panel supports the provision of facilities on the top floor of the development. This
will create an area of significant amenity for the visitors and excellent views. The
panel also supports the ground floor café although question its location.

The panel supports the overall direction and architectural treatment of the proposal.
However there are still some areas that need further design and adjustment. .....the
panel recommends that amended drawings are provided to another panel meeting for
discussion.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Proposed Height of Buildings Map
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Figure 8 — Proposed FSR and Height

Objectives and Intended Outcomes
The applicant identifies the primary objective of the Planning Proposal as foliows:

“The .... amendments will allow for a serviced apartments development to be
delivered on the site that is consistent with Council's envisaged built form and
strategic planning objectives for the Macquarie Park Corridor.(JBA PP Pge 1)

“...develop a complimentary business use to support the key commercial functions of
Macquarie Park as well as providing significant public domain improvements,
including land dedication, which will enable the provision of part of the fine grain road
network and improved pedestrian connectivity that will support use of the public
transport infrastructure within the Corridor” (JBA PP Pge 14)

The Planning Proposal is accompanied by an indicative Concept Plan prepared by
Group GSA that indicates the following:-

3 basement car parking levels

18 storey building (over 3 basement car parking levels — 65m in height
5.8m widening to Hyundai Drive

Ground floor reception, service areas and café

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Other key documents which provide strategic context include:-
¢ Inner North Subregion and Draft Subregional Strategy
e City of Ryde Local Planning Study; and
e Macquarie Park Corridor — General Background Studies including:-

Macquarie Park Plan Review — Architectus 14 May 2013’
Space Syntax Movement Study 2010;

Macquarie Park Parking Study (2009) , ARUP;

Bitzios Macquarie Park Transport Management Plan;
Stephen Collier Road Network Structure Plan;

Hill PDA Opinion on the Value of Incentive Floor Space, 17
September 2007;

City of Ryde Infrastructure Cost Study 2010; and

o Drew Bewscher and Associates Macquarie Park Flood
Management Plan.

O 0O O O O O

O

4. PROPOSED AMENDMENTS TO RYDE LEP 2014

Proposal
The Planning Proposal seeks to change the height and floor space controls

applying to the site to facilitate the development of the site for a serviced apartment

development that contains:- '

e 148 serviced apartments/120 car spaces

¢ Ground floor café and lobby

e Roof level recreation area containing lap pool, café, gym and bar facilities on the
site.

The use of the site for a serviced apartment is currently permitted with Council
consent in the B3 Commercial Core Zone.

The applicant states:-

...... this Planning Proposal seeks to increase the height and FSR for the site as
proposed under MPCPP (Macquarie Park Corridor Planning Proposal) . The Planning
Proposal therefore reflects Council's desired built form outcome and will enable the
consent authority to approve the future Development Application ensuring that the
redevelopment of the site is not delayed by the resolution of broader process issues
with MPCPP. (JBA PP Page 8).

“Consistent with the amendments envisaged under the MPCPP and to facilitate the
development ....., the following amendments to Ryde LEP 2014
are proposed:-
e increase the 'maximum height of buildings' development standard from 37m to
65m; and
eincrease the maximum FSR development standard from 2:1 up to 3:1 (JBA PP
Page 9) (see figure 8)

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)
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Figure 7 - The Macquarie Park Access Network

3. STRATEGIC CONTEXT

The strategic planning framework for this Planning Proposal is found in the recently
released NSW State Government key document:-

Plan for Growing Sydney — December 2014
The Plan which guides land use and planning decisions for the next 20 years
identifies the Government’s vision for Sydney as a strong global city, a great place to
live.
To achieve this vision, the Government has set down goals that Sydney will be:
1. a competitive economy with world-class services and transport;
2. a city of housing choice with homes that meet our needs and lifestyles;
3. great place to live with communities that are strong, healthy and well
connected; and
4. a sustainable and resilient city that protects the natural environment and has
a balanced approach to the use of land and resources.

In the Plan Macquarie Park Corridor is identified as a strategic centre the priorities of
which include:-

1. to retain a commercial core in Macquarie Park for long-term employment
growth.

2. to concentrate capacity for additional mixed-use development around train
stations, including retail, services and housing.

3. Support education and health-related land uses and infrastructure around
Macquarie University and Macquarie University Private Hospital.

4. Support the land use requirements of the Medical Technology knowledge
hub.

5. Investigate opportunities to deliver a finer-grain road network in Macquarie
Park.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Ryde LEP 2014 Ryde LEP 2014 (Amendment 1)
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Figure 6 Maximum Floor space ratio

Draft DCP 2014 —~ Part 4.5 Macquarie Park Corridor
Council resolved on 22 October 2013 to amend Ryde Development Control Plan

(DCP) to provide detailed guidance to the incentive scheme and to co-ordinate the
implementation of the proposed new parks and roads which are based on the Open
Space and Access Network Maps.

Council on the 9 December 2014 resolved to endorse the draft Plan for exhibition. It
is anticipated that the Draft DCP Part 4.5 Macquarie Park will be on exhibition in
March 2015.

Under the draft DCP and the adopted Access Network Plan the subject property is
identified as adjacent to Hyundai Drive where the widening of Hyundai Drive to 16m
is indicated. (see Figure 7).

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

The Plan, known as Draft Ryde Local Environmental Plan 2014 (Amendment 1)
Macquarie Park - was submitted to Department of Planning and Environment (DoPE)
in November 2013 with a request that the plan come into effect. DoPE subsequently
advised that RLEP Amendment 1 would not be processed until Council’s
comprehensive LEP i.e. LEP 2014 was gazetted. This occurred on 12 September
2014.

Council has been in discussions with the DoPE in the past 12 months regarding the
most effective way to administratively deliver the outcomes of the Plan i.e. the
incentive floor space and height controls. On 23 December 2014 requested that the
DoPE provide direction as how to proceed with respect to those administrative issues
so the Plan can be come into effect as soon as possible.

Under draft Ryde LEP 2014 (Amendment 1) the maximum height of a building
permitted on the site is 65m (see figure 5§) and the maximum floor space ratio
permitted is 3:1.(see figure 6)

Ryde LEP 2014 Ryde LEP 2014 (Amendment 1)

95
1t
15 [
12
125
o] 13
14
15

Maximum Bullding Height (m)

EXE] 45
EE s

| Figure 5 Maximum height of buildings

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

The proposed use of the site as a serviced apartment is permitted with Council
consent in the B3 Commercial Core zone. Other key uses permitted in the B3 zone
include light industries and commercial premises (which are comprised of a variety of
retail, office and business land uses) and hotel and motel accommodation.

Draft Ryde LEP 2014 (Amendment 2) - Subdivision of Serviced apartments

Under LEP 2010 the strata subdivision of serviced apartments was prohibited in the
B3 zone. As a result of concerns by the DoPE over the prohibition on subdivision of
such development Council was required to delete the clause relating to the
prohibition from LEP 2014. As a result a serviced apartment development can
currently be subdivided.

Council on the 8 October 2013 resolved to amend Ryde LEP 2014 (known as draft
Ryde LEP (Amendment 2)) with one of the amendments being the re-introduction of
the prohibition on the subdivision of serviced apartments in the B3 zone. Council on
the 11 November 2014 was advised of the outcomes of the exhibition of draft LEP
(Amendment 2) and resolved to adopt the Plan and that it be forwarded to the DoPE
to come into effect.

Draft Ryde LEP 2014 (Amendment 2) was forwarded to the Parliamentary Counsel
and the Department on the 29 November 2014 for drafting prior to notification on the
NSW legislation website.

The applicant by e-mail dated the 10 December 2014 confirms that they understand
strata subdivision of serviced apartments in the B3 zone is not supported by Council.

Building Height and FSR
Ryde LEP 2014

Under Ryde LEP 2014 the maximum height of a building permitted on the site is 37m
(see figure 5) and the maximum floor space ratio permitted is 2:1(see figure 6)

Draft Ryde LEP 2014 (Amendment No. 1)

On 22 October 2013 Council resolved to adopt Open Space and Access Network
Maps that identify the extent and location of proposed roads and parks in the
Macquarie Park Corridor (MPC) and draft planning controls for the MPC that provide
incentives (additional height and floor space) in return for the proposed parks and
new roads.

Specifically the adopted changes for the MPC include:-

e Provisions for increased (incentive) FSR and building height controls to become
available for development upon entering into an agreement with council to
implement roads and / or parks as an in-kind or cash contribution.

o New maps including maximum incentive FSRs and maximum incentive building
heights.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)
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Fig 3 Locational context (JBA PP Page2)

Macquarie Park is the location of many of Australia’s leading companies including
Optus and Foxtel, and plays a strategic role in this economy. It is a specialised centre
offering a range of commercial research activities in the areas of information
technology, telecommunications, pharmaceuticals, medicine, health and education.
The corridor has developed into a major employment centre in the past 30 years.

2, CURRENT PLANNING CONTROLS

Zoning and Land Use
The subject site is zoned B3 Commercial Core under the Ryde LEP 2014. An extract
of the zoning map is shown in Figure 4.

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Topography
The site is essentially level , falling from the Lane Cove Road frontage to the rear of

the site .Lane Cove Rd rises up to the site from the north making the site have a
dominate location when viewed from the north. (JBA PP Page 3).

Context

Immediate Context

The subject site is located on Lane Cove Road between its major intersections with
Waterloo and Epping Roads. It has a secondary frontage to Hyundai Drive, a narrow
one-way road that connects to Giffnock Avenue.

The immediate context is a mix of low to medium rise commercial, light industrial and
warehouse development (see Figure 2). Relatively recent commercial developments
such as the Aristocrat building to the south and the Hyundai building to the north are
generally 7 to 8 storeys in height. Older development , such as the one to the north of

Figure 2 Aerial photo(JBA — PP page 4).
Broader Context
The Macquarie Park Corridor is a 75km? employment centre located equidistant from

Sydney City and Parramatta City Centre. Employment within the Corridor exceeds
39,000 and more than 30,000 students attend Macquarie University.

The Corridor is bounded by arterial roads - the M2, Epping Road, and Delhi Road.
On the southern side of Epping Road the Corridor is adjoined by low density
residential development. (see Figure 3 — Locational context)

The Macquarie Park Corridor is part of Sydney's Global Economic Corridor and a
specialised commercial precinct, with more than 800,000sgm of commercially zoned
land, being a mix of B3 Commercial Core, B4 Mixed Use and B7 Business

Park. (JBA — PP Page 2).

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)
1. SITE DESCRIPTION AND CONTEXT

Site Description
The land the subject of the Planning Proposal is known as 388 — 392 Lane Cove
Road, Macquarie Park being LOTS 44 — 46 in DP 1111722. The site has:-

— Three separate land holdings with a total site area of 2 477sqm

— afrontage of 52m to Lane Cove Road,

— afrontage to 47m to Hyundai Drive

The site is located on the south west corner of Lane Cove Road and Hyundai Drive
(Figure 1 Site)

Figure 1 Site (JBA — PP page 3)

The site contains two single storey dwelling houses separated by a hard paved area
currently used as a plant hire office, storage of heavy earthworks equipment and a
dwelling house( PP JBP AppC Page 11).

All three sites are under the one ownership.

LOTS 51 - 53 DP1111722 along the frontage of Lane Cove Road (see Figure1A)
have been acquired by the RMS for the purposes of future road widening and do not
form part of the planning proposal site . (JBA PP page 3).
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Figure 1A

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)
Discussion

The following outlines the “gateway plan-making process”, a summary of required
content of a planning proposal and the assessment of the subject planning proposal.

Gateway Plan-Making Process

1. Planning proposal — this is an explanation of the effect of and justification for
the proposed plan to change the planning provisions of a site or area which is
prepared by a proponent or the relevant planning authority such as Council.
The relevant planning authority decides whether or not to proceed at this stage.

2. Gateway — determination by the Minister for Planning or delegate if the planning
proposal should proceed, and under what conditions it will proceed. This step is
made prior to, and informs the community consultation process.

3. Community Consultation — the proposal is publicly exhibited (generally low
impact proposals for 14 days, others for 28 days).

4. Assessment — the relevant planning authority considers public submissions.
The relevant planning authority may decide to vary the proposal or not to
proceed. Where proposals are to proceed, it is Parliamentary Counsel which
prepares a draft local environmental plan — the legal instrument.

5. Decision — the making of the plan by the Minister (or delegate).

According to section 55 of the Environmental Planning and Assessment Act 1979, a
Planning Proposal must include:

— A statement of objectives and intended outcomes of the proposal

— An explanation of the provisions of the proposal;

— Ajustification of the objectives, outcomes and provisions including the
process for implementation;

— Maps where relevant, containing the appropriate detail are to be submitted,
including land use zones; and

— Details of the community consultation that will be undertaken.

Council is the relevant planning authority for this proposal.

The report relates to step 1 of the Plan making process. The key areas addressed in
this report in the assessment of the subject Planning Proposal are:

Site Description and Context
Current Planning Controls
Strategic Context

Proposed amendment to LEP 2014
Appraisal of the Planning Proposal

Si=go k=

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

(b) That Council endorse forwarding the planning proposal for 388 — 392 Lane
Cove Road, Macquarie Park to receive a gateway determination in accordance
with Section 56 of the Environmental Planning and Assessment Act 1979 and
that the Ministers delegation enabling Council to determine the LEP be
requested.

(c) That Council endorse that in the event of a gateway determination being issued
pursuant to Section 56 of the Environmental Planning and Assessment Act
1979, the Planning Proposal not be placed on public exhibition until a draft
Voluntary Planning Agreement which is satisfactory to Council has been
submitted to Council and the two documents are exhibited at the same time.

(d) That Council endorse that a further report be presented to Council following the
completion of the exhibition period advising of the outcomes and next steps.

ATTACHMENTS

1 338 to 392 Lane Cove Road, Macquarie Park - Planning Proposal -
CIRCULATED UNDER SEPARATE COVER

Report Prepared By:

Susan Wotton
Strategic Planner

Report Approved By:

Meryl Bishop
Manager - Urban Planning

Dominic Johnson
Group Manager - Environment and Planning

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

The Planning Proposal (JBA PP) is ATTACHMENT 1 - CIRCULATED UNDER
SEPARATE COVER.

Council on the 22 October 2013 resolved to adopt Ryde LEP 2014 (Amendment 1) —
Macquarie Park and forward the Plan to the Department of Planning and
Environment (DoPE) with a request that the Minister make the Plan. On that date
Council also adopted the Macquarie Park Access Network Strategy and Open Space
Network Strategy Plans (MPSP).

Under Amendment 1 the site has a maximum FSR of 3:1 and a maximum height of
65m. The additional FSR and height is subject to the provision of a Voluntary
Planning Agreement being entered into with Council which includes the dedication of
a strip of land to increase the width of the adjacent Hyundai Drive from 10m to 16m
as indicated on the MPSP.

The proposed increases in the PP to FSR and height on the site are in accordance
with those permitted under Amendment 1. Details of the general terms of a draft VPA
have been provided to Council in the PP which indicate the provision of the required
road widening. A formal draft VPA was lodged with Council on the 28 January 2015
and is under consideration. The provisions of the VPA will be reported to Council at a
later date.

The master plan for the site was reviewed by the Urban Design Review Panel
(URDP) on the 12 November 2014. UDRP advised that the panel supports the overall
direction and architectural treatment of the proposal.

As the development proposed for the site complies with the zoning of the land under
Ryde LEP 2014 and the floor space and height controls in the planning proposal
comply with those in Draft Ryde LEP 2014 (Amendment 1) it is recommended that
the proposal be supported.

It is considered that should a Gateway Determination be issued by the Minister that
the exhibition of the Planning Proposal should not occur until the draft VPA is to
Council’s satisfaction. This will ensure that the VPA and the Planning Proposal are
exhibited together for consideration by the community.

RECOMMENDATION:

(a) That Council support the Planning Proposal for 388 — 392 Lane Cove Road ,
Macquarie Park (LOTS 44 — 46 in DP1111722) to amend Ryde Local
Environmental Plan 2014 by:-

- amending the Height of Buildings Map for the site to a maximum height of
65m
- amending the Floor Space Ratio Map for the site to a maximum FSR of 3:1

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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4 PLANNING PROPOSAL - 388 - 392 LANE COVE ROAD MACQUARIE
PARK

Report prepared by: Strategic Planner
File No.:. GRP/09/5/1/7 - BP15/13

REPORT SUMMARY

Council has received a Planning Proposal (PP) to amend controls within LEP 2014
as they apply to 388 — 392 Lane Cove Road, Macquarie Park being LOTS 44 — 46 in
DP1111722 (known as the “the site”).

The Planning Proposal seeks to review the height and floor space controls

applying to the site to facilitate the development of the site for a serviced apartment
development containing 148 serviced apartments and approximately 120 car parking
spaces.

This will require:
»Amending LEP 2014 Height of Buildings Map to increase the maximum height
of buildings permitted at the site to 65m and
> Amending LEP 2014 Floor Space Ratio Map to increase the FSR across the
whole of the site to 3:1.

The site is currently zoned B3 Commercial Core (B3) and serviced apartments are a
permitted use in the B3 zone with Council consent.

A Proposed Concept Masterplan for the site was submitted with the PP. The below
table indicates the proposed development within that Masterplan.

SUMMARY OF PROPOSED AND EXISTING DEVELOPMENT
388 — 392 Lane Cove Road, Macquane Park
Existing Two single storey brick cottages
Land separated by a hardstand area
Use Currently used as a plant hire
office and storage of heavy
earthworks equipment and a
dwelling house( PP AppC Page 11)

Proposed | Serviced apartment development containing:-
Land e 148 serviced apartments/120 car spaces
Use e Ground floor café and lobby

o 1st floor roof garden

¢ Roof level recreation area containing lap

pool, café, gym and bar facilities
Proposed Building Heights Increase in building height from 37m to 65m
_ (18 storeys over 3 basement parking levels)

Proposed Floor Space Ratio Increase in FSR from 2:1 to 3:1

Agenda of the Council Meeting No. 4/15, dated Tuesday 10 March 2015.
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ITEM 4 (continued)

Reproduction of thia document or any part thereof is not
permitted without prior written permission of JBA Urban

Planning Conaultants Pty Ltd,

JBA operates under a Quality Management System that has
besn certified as complying with SO 9001;2008. This report has
been prepared and reviewsd In accordance with that systern. 1f
tha report is not signed below, it is a preliminary draft.

This repart has been prepared by:

Michaat Rowe

This report has baen reviewed by:

Vi

Jennie Buchanan

ATTACHMENT 1

Aftachment 1 — 388 to 392 Lane Cove Road, Macquarie Park - Planning Proposal
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388 - 392 Lane Cove Road, Macquarle Park « Planning Proposal 12 Decambar 2014
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388 - 392 Lana Cove Road, Maicquaite Park ¢ Planning Propokaj 1.2 December 2014
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ITEM 4 (continued) ATTACHMENT 1

388 - 392 Lane Covs Road, Mecquarie Park « Planning Proposal | 2 December 2014

1.0 Introduction

This Planning Proposal is submitted to the City of Ryde Council {Council} on behalf
of STARIN. The Planning Proposal Is written in support of an amendment ta the
height and Floor Space Ratio (FSR) development standards as they apply to 388 —
392 Lene Cove Road, Macquarie Park (the site).

The site is the subject of a Council led Planning Proposal known as the ‘Macquarie
Park Corridor Planning Propasal’ (MPCPP). The effect of the MPCPP is to increase
the floor space ratlo and height controls applying to the Macquarie Park Corridor to
encourage development that implements new roads and parks. However, because
of delays associsted with resolving the appropriate process / mechanisms to
deliver the benetits associated with the MPCPP, Councll recommended that the
Proponent lodge e site specific Planning Proposal that reflects the increased height
and FSR proposed under tha MPCPP, so that the future redevelopment of site is
not delayed by the resolution of broader process issues with the MPCFP.

Consequently the Planning Proposal seeks to emend the following developmant
standards applying ta tha site:

* increase the maximum height of byildings from 37m up ta 65m; and
= increase the maximum FSR from 2:1 up to 3:1.

The above amendments will allow for a serviced apartments development to be
delivered on the site that is consistent with Council’s envisaged built form and
stratagic planning objectives for the Macquarie Park Corridor.

This Planning Proposal describes the site, the proposed amendments to the LEP
and provides an environmental assessment. The report should be read in
conjunction with the urban design study/indicative concept plans (Appendix A)
and speclafist consultant reports appended to this propasal (refer Table of
Contents). The report is written in accordance with the Department of Planning
and Infrastructure's published Guide to Prepaning a Planning Praposasl.

JBA r 13837

Attachment 1 — 388 to 392 Lane Cove Road, Macquarie Park - Planning Proposal
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383 - 292 Lane Cove Road, Macquarie Park « Planning Proposal |2 Decamber 2014

2.0 Site Description

2.1 Site Location and Context

The site is located at 388 - 392 Lane Cove Road, Macquarie Park within the City
of Ryde Local Govemment Area.

The Macquarie Park Corridor is a 76km? employment centre Tocated equidistant
from Sydney City and Parramatta City Centre. Employment within the Corridor
exceeds 39,000 and more than 30,000 students attend Macquarie University. Tha
Corridor is bounded by arterial roads - the M2, Epping Road, and Dethi Road. On
the southem side of Epping Road the Corridor is adjoined by low density
residential development.

The Macquarie Park Corridor is part of Sydney’s Global Economic Corridor and a
speciallsed commercial precinct, with more than 800,000 of commercially
zoned land, being a mix of B3 Commercial Core, B4 Mixod Use and B7 Business
Park.

The subject site is located on Lane Cove Road between its major intersections
with Waterloo and Epping Roads. It has a secondary frontage to Hyundal Drive, a
narrow one-way road that connects to Giffnock Avenue.

The immediate context is & mix of low to medium rise commercisl, light industrial
and warehouse development. Relatively recent commercial developments such as
the Aristocrat building to the south and the Hyundal buliding to the noith are
generally 7 to 8 storeys in helght, Older development, such as the one to the
noith of the site are typically lower in height,

The site's locational context is shown et Figure 1.
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Figwe 1 - Location Plan

2 JBA » 13837
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388- 302 Lane Cove fload, Mecquarie Park » Planning Proposst | 2 December 2014

Source: Group GSA

2.2 Site Description

The site is Ingalry desaribed as Lots 44-46 in DP 1111722 as shown in Figure 2, A
Survey Drawing is included at Appendix B. The land is owned by Shri Ganesh
Capital Pty Ltd ATF Macquarie Business Centre Unit Trust. The total area of the
sita is 2,477 n7. Tha site is oughly square in shapa, with a 52m frontage to Lane
Cove Road and a 47 m frontage to Hyundal Drive.

It s noted that there are.also Lots 51-53 in DP 1111722 along the frontage of
Lane Cove Road (see Figure 2). Thess lots have been acquired by the RMS for the
purposes of future road widening and do not form part of the planning proposal
site.

v,"
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Figure 2 ~ Planning Proposal Site
Source: Sb: Maps

The site is essentially level, falling slightly from tha Lane Cove Road frontage to
the rear of tha site. Approaching the site from the north, Lane Cove Road rises up
to the site, making it a prominent location when viewad from the north

Existing structures on the site includs two single storey brick cottages. separated

by a hardstand area {see Figuras 3 - 6}, A number of trees are plantod, mostly
along the edges of the site.

JBA v 13637 3

Attachment 1 — 388 to 392 Lane Cove Road, Macquarie Park - Planning Proposal
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ITEM 4 (continued) ATTACHMENT 1

388 - 392 Lana Cove Road, Macquarie Park » Planning Propossl | 2 Decembar 2014

Figurs 3 - Site Plan
Source: Group GSA

Figure 4 - Tha slte, as viewad from tha westem sids of Lane Cove Road

4 JBA s 13637

Attachment 1 — 388 to 392 Lane Cove Road, Macquarie Park - Planning Proposal
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Figure 5 - The site, as viewed from the castern side of Lane Cove Road

2.3  Surrounding Development

The site interfaces with a variety of building typologies. Buildings immediately ta
the south are one storey and domestic In scale before rising up (see Figure 6). To
the rear is a commarcial two storey, large footprint development. North of the site
is the 8 storey Hyundai building, a commercial development with a car showroom
at the ground level (see Figure 7). The building features a plaza along Hyundai
Drive opposite the site.

Figure 6 — Dovalopment to the south of the site
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Figure 7 — Adjacenl development 1a the north of the site
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3.0 Background

3.1 Macquarie Park Corridor Planning
Proposal

To support growth and development in Macquarie Park, Council idsntified that the
area requires substantial new infrastructure {including new roads and open space)
to mest the needs of existing and future residents and workers.

Council has had a planning Incentives scherm in place in Macquarie Park Corridor
since 2006, In 2008 refinements to strengthen the incentive planning controls
were included In a Draft Local Environmental Plan amendment, known as DLEP
Amendment 1. Howevar due to the legal complexities of the proposed incentive
controls, it took nearly two years of negotiation with the Department of Planning
and Environment {the Department}, The delay In approving DLEP Amendment 1 for
axhibition meant that the financial incentive model prepared by Council in 2007/8
was out-dated and required review.

£

To address this, Council allocated funds in the 2011/12 budget to review the
Macquarie Park Development Control Plan (MPDCP) and DLEP Amendment 1. A
mukidisciplinary consultant team - comprising traffic planners, urban designers,
land sconomists and planners - was engaged to prepara a feasibility assessment in
relation to the planning Incentives {additional height and floor space) and to make
recommendations to ensure that councli could leverage proposed new open space
and roads through the development process.

The recommendations of the review wera then incorporated into the MPCPP. The
purpose of the MPCPP is to add height and FSR devalopment standards for the
Macquaris Park Corridor 1o enable the implementation of new roads and parks that
will support employment growth and the avolution of the Macquarie Park Corridor
from business park to specialised amployment centre with a continued focus on
research and technology.

The amendments in the MPCPP were prepared to create a planning “incentive” as
a mechanism to implement new local roads and parks. Specifically additional floor
space and height are deferved untit such time as an agreemant to deliver and/or
g contribute to new roads and parks is axecuted. Upon an ag ent being reached
betweaen the developer and Council the additinnal floor space and height will be
un-deferred and made avallable for development through a streamlined Gateway
process.

The Macquarie Park Plan Review — Recommendatians Paper prepared by
Architectus, which was ultimatsly adopted in the MPCPP, recommended that the
developmant standards that applisd to the subject site be amended as follows:

= increase the maximum height jirrit from 37m up to 65m; and
» increase the maximum FSR from 2:1 up to 3:1.

The Recommendations Paper, which was informed by the traffic study prepered
by Bitzios Traffic Consultants in consultation with the RMS, also recommended
that a new 16m access road be provided within part of the site along the northem
boundary. The road would effectively expand the width of Hyundai Driva to
provide a two way road between Giffnock Avenue and Lane Cove Road.

On 8 Aprll 2013 Council resolved to place the MPCPP on public exhibition in

accordanca with a Gateway Dstermination issued by the Department under
saction 57 of the EP&A Act. Following a review of the submissions made during

PTNpTrer R |

Attachment 1 — 388 to 392 Lane Cove Road, Macquarie Park - Planning Proposal



O® City of Ryde

Lifestyle and opportunity
@ your doogstep Council Attachments Page 12
ITEM 4 (continued) ATTACHMENT 1

388 - 392 Lane Cave Road, Macquarie Park « Planning Propasal 12 December 2014

public exhibition, on 15 November 2013 Council sent the MPCPP to the
Department for its final assessment.

It is understood that, whilst the Department s supportive of the MPCPP in
principle, and has no issue with the height and FSR increase proposed, it does
have some issues with the un-deferral process that relies separate planning
proposals to bs lodged for each site that wishes to utilise the Incentives.
Accordingly, the making of the MPCPP has been delayed significantly.

3.2 STARIN Macquarie Park

In the last quarter of 2013 the proponent began the process of purchasing 388 -
392 Lane Cove Road, Macquarie Park with the view of developing the site for
sarviced apartments under its new brand STARIN. The proponent met with
Council in December 2013 for preliminary discuselons about the site. At the tims
Council encouraged the proponent ta wait until tha middie of 2014 when it
anticipated the MPCPP would hava been made.

In the intervening period STARIN slected to run an architectura) design
competition in order to ensure that their proposal delivered the highest level of
design excellence. The brief for the competition was predicated on the increased
development potential under the MPCPP. Three architectural firms Group GSA,
Sissons and Robert Nicho) end Sons, participated in the compastition, with Group
GSA being declared the winners.

The architectural competition was aimed at achieving design excellence and
suppaorting Council’s vision of
“guidling] evolution of the area frorn Business Park to urbsn centre, meking it
more atiractive to workars and Ryde residents through the provision of an
effective access network and parks, plazas and other recreation opportunities
whilst slso encouraging employment diversity ™,

Following completion of the competition STARIN commenced the process of

preparing the design for lodgement of a Development Application. It met with the

Council to discuss the status of the MPCPP in August 2014, At that meeting

Council advissd that because of the delays with the MPCPP, and the need for a

separate planning proposal under the MPCPP to be lodged regardiess, STARIN

should consider lodging a site specific Planning Proposal that reflects the increased N
height and FSR proposed under MPCPP. J

The proponent also mat with the Department of Planning and Environment (the
Department) in order to discuss the development and the process being followed.
Council and the Department have agreed that the widening of Hyundai Drive in
order to provide a two way connection from Lane Cove Road to Giffnock Avenue
was a critical issue. A maeting was subsequently also held with RMS and Council,
wha in principal agreed to the proposed changes to Hyundei Drive.

Accordingly, this Planning Proposal seeks to increase the height and FSR for the
site as proposed under MPCPP. The Planning Proposal therefore reflects Council's
dasired built form oucome and will enable the consent authority to approve the
future Development Application ensuring that the redevelopment of tha site is nct
delayed by the resolution of broader process issues with MPCPP,
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4.0 The Proposal

This section of the report describes the proposed future development on the
site which is to be facilitated by this Planning Proposal.

An Architectural Report containing a site analysis, the proposed LEP envelope
amendments and an indicative scheme has been prepared by Group GSA to
inform the Planning Proposal and provided at Appendix A.

4.1 Proposed Amendments to Ryde LEP 2014

Consistent with the amendments envisaged under the MPCPP and to facilitate
the development detailed below, the following amendments to Ryde LEP 2014
are proposed:

s Increase the ‘maximum height of buildings’ development standerd from 37m to
65m; and

s Increass the maximum FSR development standard from 2:7 up to 3:1.

Elevations of the extruded LEP envelope and perspective views are shown at
Figures 8 and 9 respectively.

ARMEA) AT ANANCH . | e 0 AY
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Figure 8 - Elevations showing the smended LEP Envelope
Sowrce: Group GSA
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R

Figure 9 ~ Perspaclives of the amended LEP envelopa
Source: Group GSA

4.2 Indicative Development Proposal

As detailed in Section 3.2, the site has been the subject of en architectural
design compelition. The brief for the design competition was prepared using the
amended helght and FSR controls proposed In the MPCPP and detailed controls
in the Macquarie Park sectlon of Ryde Development Control Pien 2008 (DCP).
The indicative development proposal therefore reflects a scheme that is
compllant with the MPCPP and generally in accordance with the DCP controls.

The detailed design for the purposes of DA lodgement Is still in the process of
being developed. Howevar, an indicative scheme which shows the general
intent of the future development has been included at Appendix A for
informalion, It is noted that since preparing the indicative scheme the proponent
met with Council for a pre-DA meeting and Design Review Panel. The
proponent is currently in the process of amending its design to reflect the
Council's comments, which are not reflected in the indicative scheme presented
with this planning proposal.

Elevations [llustrating how the building relates to the LEP envelope are provided
at Figure 10. A photomontage of the winning design competition scheme (Note:
this design has since been refined) is provided at Figure 11. An indicative
ground floor plan and typical floor plan are also provided at Figures 12 and 13.
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Figure 10 - Indicative elevations
Sowrce: GroupGSA

Figure 11 - Photomontage view from Lans Cove Road
Source: Group GSA
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(
GROUND LEVEL PLAN
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Figwe 12 - Indicative ground floor plan
Source: Group GSA

LEVEL 2-17 FLOOR PLAN (SCALE 1 200@A3)

48 SQM 1 BED SUITE
40 SaM STUDIO

Figure 13 - Indicative typical floor plan
Source: Group GSA

4.3 Voluntary Planning Agreement

In conjunction with the Planning Proposal, Starn is currently in the process of
entering into a Voluntary Planning Agreement (VPA) for the delivery of the public
benefit associated with the uplift in development potential from the increase in
FSR and height.

The terms of the VPA are informed by the ‘Draft Guideline for ‘Un-deferrals’ and
delivery of Public [nfrastructure’ that was exhibited with the MPCPP.

1 2 JBA « 13637
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The generel terms of the Draft VPA ere as follows:

The contribution will be the sum of the value of the:

= FSA Uplift (1:1) 2,47707 x $250° = $819,260; and
= 'Saction 94 contribution.

Less the value of:

= tha area of land to be dedicated ($250 per square metre); and
= any works in kind to construct the road:

© The rate nominated 1n the Dreft Guidsline

e, 13
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5.0 Need for the Planning Proposal

The controls in Ryde LEP 2014 do not reflect Council’s envisaged built form on
the site and da not provide an appropriate incentive to widen Hyundai, As detailed
in Ssction 3.1, the site has been subject of significant strateglc planning work and
is currently subject to a Planning Proposal thet applies to the antire Macquarie Park
Corridor that for other reasons has become stalled.

Additionally, Section 6.0 demonstrates that the Macquarie Park corridor has been
allocated significant strategic growth in regards to the jobs capacity. As the
existing planning controls within Macquarie Park do not reflect a capacity which
would proviie enough incentive to grow the corridor by an estimated 21,000
additional jobs by 2031, it Is considered that the planning controls will need to be
altered in order to meet this strategic goal.

The sie presents an excallent opportunity to develop a complimentary business
use to support the key commercial functions of Macquarle Park as well as
providing significant public domain improvements, including land dedication, which
will enable the provision of part of the fine grain road nstwork and improved
pedestrian connectivity that will support use of the public transport infrastructure
within the Comidor.

5.1 Isthe planning proposal a result of any
strategic study or report?

The planning of the Macquarie Park Comridor is informed by several studies
including:

s Allen Jack and Cottier, (2008} Macquarie Park DCP (now known as Ryde DCP
2010 Part 4.5 Macquarie Park Corridor}

= Aspect Studios,{2008) Macquarie Park Public Domain Technical Manual

« Bitzios Consulting, (2008} Macquaria Park Growth Model Transport
Management Plan

= Space Syntax, (2010} Macquarie Park Baseline Movement Econormy Report

« Drew Bewscher and Assaclates, (2010) Macquerie Park Flood Management
Plan

« Coulston, {2012) Ryde integrated Open Space Plan

As detailed In Section 3.1, in 2012 a multi-disciplinary team was engaged by
Council to review the abovementioned {excepting the Flood Study) and to
recommend:

= Height and Floor Space Ratios for incluslon in Amendment 1 to Ryde LEP
2013;

« Practicable refinements to the Street, Pedestrian and Open Space Network
Structure Plans in Ryde DCP 2010 based on financial feasibility.

The team included:

» Architectus ~ planning and urban design

= HillPDA - financial feasibility and growth predications
* Bitzios — traffic Impacts

The MPCPP was then supported by the recommendations outlined in the resultant
studies including:

14 i JBA 2 13637
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= Architectus, (May 2013}, Macquaria Park Plan Review Recommendations Paper
= Architectus, (May 2013), Macquarie Park Plan Review Options Paper
= Architectus, (November 2072) Macquerie Park Plan Review Issues Paper

All of the above studies are available on Council’s website.

A further sita specific study has been undertaken by Group GSA for the site and is
included at Appendix A.

This Planning Proposal therefare provides the planning mechanism to support the
implementation of the extensive strategic work referanced above for the subject
site,

5.2 Is the planning proposal the best means
of achieving the objectives or intended
outcomes, or is there a better way?

The Planning Proposal is the best way and currently the only way of achieving the
intended outcome of increasing commercial space and associated services [n the
Macquarie Park corridor for the following reasons:

= The Planning Proposal provides incentive for the amalgamation and cohesive
redeveiopment of the site for a use which is better suited to the employment
prospects of Macquarie Park than the existing bulldings on the site.

= The Planning Proposal includes an improvernent in the public domain, and a
widening of Hyundsi Drive so as to support two way treffic. Both of these
public benefits reflect the objectives of the Macquarie Park corridor in the DCP,
which inciude the provision of a new street network, and an improvement of
the connectivity to the Macquarie Park station locations.

= The existing controls on the site, as well as the physical constraints of the
existing site do not provide en appropriate incentive ta redevelop the site,
leaving it in its curent state which is inconsistent with the vision of the
Macquarie Park corridor.

* Tha Planning Proposal facilitates the evolution of Macquarie Park anvisaged by
Council from a Business Centre to an Urban Centre.

= The utilisation of Clausoe 4.6 to achieve the increased height and FSR envisaged
for the site is consitderad inappropriate due to the scale of varlation required.

Accordingly, a Planning Proposal is seen as the only means of achieving the
oblectfves and Intended outcomes for the site.

5.3 Is there a net community benefit?

The Planning Proposal will result in a net community benefit and serve the public
intarest by facilitating redevelopment of a site currently occupied by low stale
uses that are no longer appropriate for the Macquarie Park Corridor with Serviced
Apartments and Food and Baverage uses that complement the commercial
functions of tha Macquarie Park Corridor.

The proposal enables the redevelopment of the site which in tum creates an
opportunity to dedicate land on the site for the widening of Hyundai Drive,
converting it from a one way lane (5m wide) to a two way road with parking (18m
wida). This wiil facilitate the provision of a fine grain street network and the
broader reslisation of Council's proposed access netwark, which has been
identified as the solution to Macquarie Park’s traffic congestion. Therefore the
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uplift in development potential which will allow for the provision of the widened
road will have a significant community benefit.

The redevelopment of the site also provides the opportunity for the provision of a
vastly improved public domain quality around the site, with any proposed building
on the site to facilitate setback areas of high quality open space, including the
provisicn of landscaping. This is a vastly improved outcome to the current
situation of the existing bullidings on the site providing fancing to the respective
boundaries, and allowing for only a narrow footpath area slong Lane Cove Road,
and no foolpath area at all along Hyundai Drive (Figure 14).

Additlonally, the proposal will enable some out of hours activation of the area,
with the proposal constituting commercial and accommadation uses which are not
limited in use to business hours. Accordingly, it is likely that the area surrounding
the site will be livensd, and the level of passive surveillance arising from the site
will increase.

Figure 14 ~ Existing treatmant of the site (left} to Hyundal Drive
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6.0 Relationship to Strategic and
Statutory Framework

This chapter outlines the strategic and statutory pfanning framework within which
the deveiopment and conservation outcomes for the land have been considered.

6.1 State and Regional Strategic Framework
6.1.1 NSW 2021

NSW 2021 is a 10 year plan to rebuild the economy, provide quality services,
rendvate infrastructure, restore govermment accountability, and strengthen our
local environment and communities.

The Planning Proposal will implement some of the core goals of the NSW 2021
Pian, including but not fimited to improving the performance of the NSW econommy,
increasing the competitiveness of doing business in NSW,

6.1.2 Metropolitan Plan

The Metropolitan Plan for Sydney 2036 Is the foundation for achieving region-
wide outcomss in relation to:

= the economy and employment;

= centres and corridors;

» housing;

= transport;

* environment and resources;

s parks and public places; and

= implementation and govemance.

The Metropolitan Plan is an update of the Sydney Metropolitan Strategy which
was released by the State Govemment in 2005, It seeks to provide a framework

for meeting the targets in the NSW State Plan relating to integrated transport and
fand use planning. Specifically the Plan seeks to:

s target development around existing and planned transport capscity:
« improve local opportunities for walking, cycling and using public transport;

« plan for 770,000 additional homes with a range of housing types, sizes and
affordability levels for a growing and egeing population;

= locate at least 70% of new homes in existing suburbs and up to 30% in
Greenfleld areas;

+ |ocate at least 80% of all new homes within the walking catchment of all
existing and planned centres of all sizes with good public transport;

= plan for centres to grow and change over time;
« plan for urban renewal in identified centres;

v support clustaring of businesses and knowledge-hased activities in Major
Centres and Specialised centres; and

« increase the proportion of homes within 30 minutes by public transport of jobs
in a Major Centre, ensuring more jobs are located closer to home.
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The Planning Proposal is consistent with the above objectives and targets in that it
will deliver new jobs and temporary accammiadation within the existing Macquarie
Park Specialisad Centre which Is highly accessible to public transport and existing

jobs.

6.1.3 Draft Metropolitan Plan for Sydney to 2031

The Draft Metropolitan Plan for Sydney to 2031 Is the latest draft strateglc plan
for NSW, which identifies Macquarie Park as a Specialised Pracinct of the Central
Subregion. The objectives identified for the Macquarie Park Specialised Precinct
are as follows:

s Continue to devslop as a metmpollfan—scale office park with a technology
facus in the Global E« ic Cor pporting and supported by the growth
of Macquarie University Research Park, Macquaria Hospital, Macquaiia Centre,
Macquarie Park end Riverside Corporate Park fend Hospitel).

= Expand office space to increase productivity advantages and prioritise office
spece over housing. 5

= Provida capaclty for ai least 16,000 additional jobs 1o 2037. ( b
The proposal meats these objsctives through the proposed supporting of jobs

growth in Macquarie Park, delivering infrastructure required for the identified

growth, and the complementary nature of serviced apartment uses to office uses

in the Corridor.

6.1.4 NSW Long Term Transport Masterpian

The NSW Lang Term Transport Masterplan has ths aim of better integrating land
use and transporl within metropolitan Sydney. The Transport Masterplan has been
prepared to integrata with the draft Metropolitan Plan for Sydnay ta 2037,

The proposed development will serve the objectives of the Transport Masterplan
by locating short tesm accommodation, as well as retail space close to Macquarie
Park Reilway Station, This will promote the use of public transport and reduce
reliance on private motor vehiles.

8.1.5 Draft Inner North Subregional Strategy

The Draft Inner North Subregional Strategy {Subregional Strategy) provides a
further level of detail as to how the targets and objectives contained within the £
NSW State Plan and the Metropofitan Plan for Sydney will be achieved. .

The subreglonal strategy relates to Ryds, Hunters Hill, Lane Cove, Masman, North
Sydney and Willoughby LGAs.

The subregional strategy pives detailed guldence as to the Sydney Metro Strategy
and in particular targets for jobs creation and new dwellings for each Local
Government Area. The 2031 targats proposed for the sub-region involve an
increase in the employment capacity of the Inner North of 21,000.

The jobs creation target for the City of Ryde ls 21,000 new jobs by 2031, Local
planning controls must allow the floor space capacity within commercial and
industriel land use zones to deliver thasa targets. The /nner North Subrsgions!
Strategy identifies Macquarie Park as a spocialised centre stating that:

The Department of Plsnning and Inner North local councils will continue to

develop locel planning instruments to ensure sufficient lend zoned for

business and enterprise in locations with high quality transport access, in

order to strengtfien the importance of the North Sydney to Macquarie

Park section of the Globsl Economic Corridor. Action B {within the plan] -
discusses a range of strategic planning work undertaken by Inner North Lod
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£
focal councils that has resulted in new or emerging plenning instrurnents
to provide for significant additional commercis/ floor space that wi
support the achievement of employment capacity tergets.
As a consequence of its role and significance most of the new Jobs in the City of
Ryde will be delivered in Macquarie Park.
This Planning Proposal is consistent with the Subregional Strategy in that it will
implement the employmant growth targsts through the pravision of floor space
capacity within land zoned for commercial purposes in Ryde LEP 2014.
6.2 State Legislation
6.2.1 Environmental Planning and Assessment Act
1979
v Ministerial directions under Section 117 of the EP&A Acl set out a range of
[ matters to be considered when preparing an amendment to a LEP, The relevant
St Section 117 directions for this Planning Proposal have been outlined in Table 1
below,
Takia 1 — Consistency with Saction 117 Directions
et G RUSHcas
1.1 Business and Industial Y
Zones
1.2 Rural Zones NA
1,3 Mining, Polroleum NA
Prod and Extractive
1.4 Oysler Agricubiure NIA
1.5 Rurpl Lands NIA
2.1 Envlraniment Profeckion Y, NiA
Zones
2.2 Coaslal Protects NiA
pa 2.3 Heritaga Conservelion Y
s 24 Racreation Vehicle Y
Areas
Housrg, o S ey e
3.1 Residential Zones NA
3,2 Caravan Parks and NA
Manufactured Home Estales
3.3 Home Occupat NIA
3.4 Inlggrating Land Use Y
and Transport
35 Development Near WA
Livenced Aarod
3.6 5hooting Ranges NIiA
TR S RISKZ 8, = (00 e R S
4,1 Acd Suiphele Sols Y
4.2 Mine Subsidence and NIA
Unstable Land
4.3 Flood Prone Land Y
4.4 Planning for Bushiire NiA
B Profaction
CU Regana Paring.
S
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.

5.1 inpiementition ol N
Regional Strategies
5.2 Sydney Drinking Waler NA
Calchmenls

5.3 Famiand of State and NA
Regional Signifcance on the
NSW Far North Coasl

5.4 Commercia! and Retal NA
Devalopmant along the
Pacific Highvway, Nerth
Lo S (— I —
5.8 Sacond Sydney Alrport: A
Badgenys Creek
Lozal Plan Making .
6.1 Appeoval and Refemal Y

6.2 Reserving Land for NA
Publc Puposes 4
8.3 Site Specific Provisk Y {
7.1 implementation of tha Y
MetropoiRan Pian for Sydncy
2036

6.3 Local Strategic Framework
The following section provides a summary of tha local strategic framework.

6.3.1 The City of Ryde 2025 Community Strategic Plan

The Community Strategic Plan sets the vislon for the City of Ryds a8 “the place to
be for lifestyle and opportunity at your doorstep™ (Page 9). The plan has seven
outcome areas —~ defined through community conpsultation ~ that guide clty
improvemsnts, Councll policy and city planning. The seven outcome areas are City
of Prosperity, City of Liveable Neighbourhoods, Clty of Wellbeing, Clty of
Environmenta) Sensltivity, City of Connections, City of Harmony and Culture, City
of Progressive Leadership.

The proposal is considersd to be desirable in regards o the strategic objectives of
the City of Ryde through the location of development within the Macquaiie Park “
corridor which will support nearby office uses, as well as be located close to high

quality public transport. The proposal also provides the additional public benafits

which are datalled in Sectlon 7.4, and include the widening of Hyundai Drive, the

upgrade of the public domain around the property, end an Increase In the out of

hours activity within Macquarie Park.

6.3.2 Draft City of Ryde Economic Development Plan

On 17 October 2014, Council exhibited the Dreft Clty of Ryde Economic
Development Plen {the Draft Development Plan). This plan has besn prepared to
“stimulate the local sconomy and support Jobs and business growth in the
community *, and Includes a number of key strategic goals for economic
development within the Ryda Local Government Area. The goals which are
considered relevant to tha proposal are listed as follows.

-

Goel 1; Macquaria Park continuas to attract new businesses and a
talented workforce.

Goal 4: Job seekers find work Jocally via employment sesvices, vocational
training snd work experience opportunities. £
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Gowl 5: Paopls can freely move inio, out of, end around the City of Ryde
using modes of transport that are sustsinable.

Gosl 6: Market invesiment opportunities and permit a variety of activities
in the city’s employment end industrial lands.

The proposal Is considarad to ba highly compatible with the goals of the Draft
Development Plan as it will lead to the creation of jobs within Macquarie Park, the
provision of commercial space and short term gccommodation which will
complernant the oifice uses of Macquarie Park, and is located in an area close to a
high quality public transport network.

6.4 State and Regional Statutory Framework

This section summarises relevant State legislation that applies to the planning of
the land.

Environmental Planning and Assessment Act 1879

The Environmental Planning and Assessment Act 13789 (the EP&A Act) and the
2000 Regulation set out amongst other things the:

«  requirements for rezoning land:

requlrements regarding the preparation of & local environmental étudy as part
of the rezoning process;

v matters for consideration when determining a development application; end

= approval parmits and/or licances required from other authorities under other
legislation.

This planning propesal has been prepared in accordance with the requirements set
out in section 85 of the EP& A Act in that It is explains the Intended outcomes of
the proposed instrument, It also provides justification and an environmental
analysis of the proposal.

SEPP 55 - Remediation of Land

SEPP §5 sims to promote the remediation of contaminated land for the purpose of
reducing the risk of harm to human health o any other aspact of the environnent.
It specifically requires consideration when rezoning land and in determining
develaprment applications, and requires that remadiation work meets certain
standards and notification requirements.

P
N

Given the historical uses of the site it is considered that the site has a potential for
contamination, A phase 1 environmental assessmant will ba submitted with any
future development application demonstrating that the site is or con be made
suitable for the proposed use. The submission of the Phase 1 assessment with a
DA is considered suitable given that this Planning Proposal does not seek a change
in zoning or permissible land uses.

State Environmental Pianning Policy ({Infrastructure} 2007

State Environmental Planning Policy {Infrastructure} 2007 aims to facilitate the
effective delivery of infrastructure across the State end identifies matters to be
considered in the assessment of development adjacent to particular types of
infrastructure development.

The proposal has a frontage to Lane Cove Read, which is a classified road.

Addhionally, the Hyundai Drive works proposed will affect Lane Cove Road.
Py Accordingly, the future DA will require the concurrence of Roads and Maritime
L4 Services.

——
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6.5 Local Statutory Framework

Ryde Local Environmental Plan 2014

Ryde Local Environmental Plan 2014 is the key environmemntal planning instrument
that applies to the site,

Ryde LEP 2014 transferred the Macquarie Park Corridor land use zoning Height
and Floor Space Ratic from Ryde LEP 2010 (with minor emendments). Ryde LEP
20nes the site B3 Commercisl Core with a maximum helght of 37m and FSR of
2:1.

The LEP includes specific abjactives and development standerds that apply to sites
within Macquarie Park Corridor, ncluding car parking rates for commercial
development, and the size of retail tenancies.

Ryde Development Control Plan 2014

Ryde Development Control Plan 2014 (Ryde DCP) provides detailed design ("
guidelines to give support to the LEP. The objective of the DCP is to promote -
design excellence through redevelopment; to expand and improve the public

domain and to improve vehicular, pedestrian and cycle parmeability within the

Macquarie Park Corridot. To achleve this Ryde DCP Part 4.5 Macquarie Park

Cormidor Includes a Structure Plan comprised of four slements:

= Built Form Structure Plen

= Street Network Structure Plan

= Open Space Network Structure Plan

= Pedestrian Network Structure Plan snd consistent controls

Ryde DCP Pait 4.5 Macquarie Park Corridor Bullt Form Structure Plan locates
density and tallest buildings at the rail stations.

Ryde DCP Part 4.5 Macquarie Park Corridor Access Structure Plan proposad new
roads to address congestion and improve the amenity of the area by:

= (Creating greater parmeability {more ingress and egress points).

= More roads that pravide route options for traffic with the effeat of reducing %
evening peak queues at intersections. s

= Reducing block size so that it Is easier ta walk around the Macquarie Park
Corridor which will facilitate public transport usage.

« Creating new streets that provide opportunities for subdivision and new street
addresses for buildings.

The proposal will incorporate the dedication of part of the site so as to enable the
two way operation of Hyundai Drive, In line with the provisions of the structure

plan.

Ryde DCP Part 4.5 Macquarie Park Corridor - Built Form Structure Plan

The Built Form structure plan focuses on the character and helght distribution of
built form within the Macquarie Park Corridor. Waterloa Roed is established as the
premier street in the hierarchy of streets in the Macquarie Park Corridor. Emphasis
Is placed on the rail station precincts and the areas adjoining both existing and
proposed parks.

The site is located within the *Macquarie Park Station Precinct”, for which the
desired character is stated as follows: 7Y

22 JBA« 13837
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K N
A

The ares Is expected (o date mainly office spaca as well as
ancillary uses that support and enhance the liveability of the place. Active
uses will be located facing streats and public areas, enhancing tha
vibrancy of the public dormain and cresting & local activity centre within
the wider Macguarie Park Corridor area.

The proposal is considered to schieve this desired character through the provision
of uses which complement tha Macquarie Park Conidor, in & location clese to
Macquaris Park Railway Station which Includes the provision of ground floor agtive
uses.

Ryde DCP Part 4.5 Macquurig Park Corridor - Streel Network Structure Plan
The Strest Network Structure Plan proposes a straet higrarchy and additional
strests. Type 1, 2 and 3 streets have different pubiic treatments which are
outfined in the Macquarie Park Public Domain Technical Manual,

Ryde DCP Part 4.5 Macquarie Park Corridor - Open Spaca Network Structura Flan
T The Open Spaca Structure Plan proposes opan space I ks that are integrated
) with flued management, The open space Incorporates Water Sensitive Urban
= Design (WSUD) approaches in addition to more traditional enginesred solutions
that include piping stormwater. The open space natweork provides passive
recreation space for the 55,000 warkers who will be located in Macquarie Park. It
is noted no open space is identified on the site.

JaA = 13637
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7.0 Environmental Analysis

This chapter of the Planning Proposal draws on the work undertaken by Council
and its specialist consuhants, as well as the Proponent’s consuttants. An
assessment of the key environmantal issues associated with the Planning Proposal
am discussed below.

7.1 Built Form

The proposed increase in height and FSR are consistent with the amended built
form controls In the MPCPP, and will be consistent with Councit's desired buitt
form character for the aréa.

As illustrated in 1he indicative concept provided (see Section 4 and Appendix A),
the FSR is proportionate to the height control and will produce a slender tower
that is capable of complying with Council’s detailed DCP controls an the site.

As the smended height and FSR reflect the desired built form and future
development standards in the Coridor, it is considated appropriate for the subject
site and will not have any adverse built form impacts. The impact of the additional
overshadowing created by the development is considered in Section 7.2 below.

7.2 Overshadowing

Shadow studies are included as part of the Architectural Report prepared by Group
GSA at Appendix A. In arder to consider the ‘worst case’ scanario, the studies
model the shadow impact of the full LEP envelope, however it is noted that
because of the FSR development standard it would never be possible to develop a
building of this bulk and scale.

The shadow studies dermonstrate that whilst the proposed increasa in height will
cast additiong] shadows that largely fall on roads or the roofs of other commercial
buildings and will have no adverse environmental impacts. Spacifically the shadow"
does not fall on any existing or proposed public open space areas.

7.3 Traffic Generation

City of Ryde comsrissloned Bitzios Consulting Pty Ltd to prepare a Traffic Study
for the entire Macquarie Park Corridor as part of the background work undertaken
to support the MPCPP. The purpose of the Traffic Study was to ascertain the
projected growth of the Macquarie Park Cosridor up to 2031 by modelling the
impacts of an increase in FSRs across the corridor, including 3:1 for the subject
shte.

The Study was underpinned by the assumption that the growth would be
supported by the widening of Hyundai Drive to 6m to penmit 2-way traffic
mavements, as within this Planning Proposal.

In the coitext of Councii’s study, a detailed assessment of the impact arising fram
this planning proposal has been undertaken by Parking and Traffic Consultanta Pty
Ltd, and has been provided at Appendix C. The report analyszes the traffic
genarstion of the existing development, and compares it to the traffic which
would be generated by a commercial development on the site under the current
FSR control of 2:1, as well as a commercial development on the site including an
increase in the FSR to 3:1, and the traffic generation of the future intended
serviced apartmant usg. A summary of the AM peak (worst case) Ldp generation is
provided in Table 1.

24 JBA s 13637
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Table 2 — Summary of the AM peak trip genaration

Scengtic Trip Raie A Peak Tnps

Existing

2{C al RMS 9%
3:1 Commercial RMS 154
3:1 Servicod Apariments Survey 3

Noting that the impacts of an increase in 3:1 were modelled and found to be
acceptable as part Council's MPCPP, the results presented in Table 1 demonstrate
that the intended future development of the site for serviced apartments, with an
FSR of 3:1 would generate significantly less trips in the AM peak than that
generated by a commercial development with an FSR of 3:1.

7.4  Public Benefits of Proposal

Road Network Improvements

( r A significant bensfit of the proposal will be in regards to the dedication of a road
reserve in order to widen Hyundai Drive. This will increase the width of Hyundai
Drive from the existing single lane traffic flow to a two lane road. This will also
enable a lane of parking within the road reserve.

Public Domain Improvements

The existing development on the site does not prasent well 1o either Lana Cova
Road or Hyundai Drive, with fences around the perimater of the site. The proposed
inorease In height and FSR will provide opportunities for public domain
improvements whigh will otherwise not be realised. As part of tha dedication of
the road, a pedestrian footpath will ba provided along the northem side of Hyundai
Drive, which currantly does not exist. The changes in controls also enable & towar
form on the site, which accordingly provides the potential for a more generous
public domein area along Lane Cove Road frontage. This area provides a through
site fink which entails an altemative route for padestrians to move between the
Station and the development to the north, separated from the heavy traffic on
Lane Cove Road,

Increased Economic Activity

As demonstrated in Section 5.0 of this report, the proposal will sea an increase
and Improvement in the quelity and quantity of commercial floor space on the site,
in 8 location where such floor space is well suited, This will in tum increase the
likelihood of employmant generation on the site as opposed to the scenario under
thae draft LEP.

7~
%y
S

3

The proposal will also increase the supply of short term accommodation within the
Macquarle Park Comridor, which will supports other commarcisl uses within the
precinct, making it mars dasirable for business 1o locate within the centre.

Increased Vibrancy of the Macquaris Park Corridor

The propesal will contriute to the vibrancy of Macquarie Park by increasing the
oppontunities for out of hour's activation through the short-term sccommedation
being provided on the site, and range of complimantary uses such as the café and
restaurart.

sacassr 2B
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8.0 State and Commonwealth Interests

There are no significant Commonwsealth or State interests in the Planning Proposal
other than the general objective to achleve an appropriate plenning and
davelopment ocutcoma on the site consistent with the State's regional and
subregional strategies strategic planning framework described above.

8.1.1 Pubilic Infrastructure

It is understood that the existing Infrastructurs in the Mecquarie Park Corridor has
the capacity to accornmodate development on the site, subject to any necessary
expansion and augmentation at the detailed spplication stage.

This proposal seeks to implement the widening of Hyundai Drive to sllow for it ta

be converted into a two street along the length of the site. The road widening is

consistent with Council's propased access network in the MPCPP, which is seen

as the key elament in dispersing the traffic and reducing congestion within the

Macquarie Park Conidor. The Planning Proposal seeks to capture the valus of the ( ™,
road dedication in the uplift in development potential across the site. =

The development is in close proximity to Macquarie Park Station. It is accordingly
in the interest of the State Government to intensify development in close proximity
to this strategic trensport hub and thareby increase viable patronage of this
significant infrastructum investment. It is noted that the indicative develapment
provides a through site link which will enhance pedestrian connectivity through
Macquarie Park Statlon, thereby encouraging further patronage of the public
infrastructure,

8.1.2 Consultation with State and
Commonwealth Authorities

Department of Planning and Environment

Starin met with the Department on 8 October 2014 ta discuss the future site
specific Planning Proposal. The Department indicated its in-principle support for

tha amandrents being considered.
RMS o
Starin met with the RIMIS on 7 November 2014 to discuss the futura Planning Mt

Proposal, specifically the impact of the widening of Hyundsi Drive and potentis!
feft in / left out operation of the road. The RMS also indicated its in-principle
support for the amendments being considered,

Commonwealth Authorities

No formal consultation has at the time of writing this Planning Proposal been
undartaken with Commonwaealth authorities. Whare necessary, consultation with
relevant authorities will be undertaken as required In accordance with initial
Gatewvay determination.

26 o JBAx 13637
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9.0 Community Consultation

It is proposed that In accordance with ‘4 guide to preparing local environmental
plans’ that the Planning Proposal undergo a 28 day public exhibition period.

It is noted that confirmation of the public exhibition period and requirerments
for the Planning Proposal will be given by the Minister as part of the LEP
Gateway determination.
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10.0 Conclusion

This Planning Proposal seeks amendments 1o Ryde LEP 2014 maximum height and
FSR development standards consistent with those proposed under Council’s
MPCPP.

The Planning Proposal has come about as a resuit of deleys with Council’s
Planning Proposal, and will enable the Proponent to lodge a DA in the near future
to redevelop its site in & manner consistent with Council strategic vision and
envisaged bullt form.

The report has demonstrated that the proposel would be In the public interest for
tha following reasans:

= The future development would bs consistent with State, Subregional and local
planning strategies for the Macquarie Park Corridor in that it will provide a
complementary business use to support the commercial functions of the
centre. ( E i
»  The resultant huilding envelope will not generate any unacceptabla e
environmental impacts in relation to built form or overshadowing.

» The proposal will enable the widening of a local access street for two way
operation, theraby facllitating traffic and pedestrian Improvements in the
Macquarie Park Corridor.

s The devalopment will provide public domain improvements, enhancing
pedestrian connectivity around the Station Precinct and encouraging use of the
public transport infrastructure. The proposed public domain improvements wiil
alse provide for a friendly social and business experience on the site.

= The proposal would not generate any adverse impacts on the operation of the
surrounding road network.

» The proposal will contribute towards the vibrancy of the Macquarie Park
Corridor, and the evolution of Macquarie Park into an Urban Centre.

With the above in mind we believe the proposed amendments to the LEP, which
are consistent with Counci’s own MPCPP, are appropriate and that tha Planning
Proposal should be suppoited by Council. {
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1 Introduction

1.1 ProJect Summary

Parking and Traffic Consultants (PTC) have been engaged by Group GSA Australia on behalf STARIN, to
prepare a Traffic and Parking Assessment to accompany a Planning Proposal application to City of Ryde
(Council). The Planning Proposal seeks to Increase the floor space ratio (FSR) from a ratio 2:1 to 3:1.
Following approval of the Planning Proposal a Development Application (DA) will be prepared for a high
rise residential serviced apartment development at 388-392 Lane Cove Road, Macquarie Park, NSW as
shown in Figure 1 below.

Py

W 4
(Source; Group GSA Starin Apartments Pra-DA Report, 2014}
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12 Purpose of this Report

This report presents the following considerations In relation to this planning proposal:

% Section2 =~ Adescription ofthe project,
% Sectiond - A description of the road network sefving the development property,
L] Section4 - Determination of the traffic activity assoclated with the development
proposal,
%W  Section5 - Assessmentof the proposed access amangements, and
"™  Section6 - Conclusion
© Copyright - Parking & Traffic Consultants Pty Ltd Page4
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2 Proposal
2.1 Development Site

The development site s located ta the west of Lane Cove Road in Macquarie Park within an area that houses
nationally significant businesses and a research precinct. The subject site occupies a site area of approximately
2,4775qm and accommodates 2 existing single storey brick cottages, separated by a hardstand area. The site is
cansidered square in shape with a 52m frontage along Lane Cove Road and a 47m frontage along Hyundai
Drive as shown in Figure 2.

The land Is zoned B3 Commercial Core under the Ryde Local Environmental Plan 2014 (the LEP) which permits
serviced apartments with consent. The LEP permits a Floor Space Ratio of 2:1. This Planning Proposes to
increase the FSR from 2:1 to 3;1. An increase to the FSR and an increase to the helght may have the potential to
involve a higher traffic activity subject to the proposed land use. This aspect of the proposal Is described in
section 4 of this report.

HYUNDAI

IR DiVELCRARE ATYA
RIBAL S
STENT
gﬁmw&&!-“ﬁ

EaBING LS

SETBACK CONIROLS (SCALE | SO0 A%)
Figure 2 - The Site (Source: Group GSA Starin Apartments Pre-DA Report, 15 September 2014)

© Copyright - Parking & Traffic Consultants Pty Ltd Page 5
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22 Planning Proposal

The proposal is to permit the development yield of the site to increase from 2:1 to 3:1, with the Intent of
developing a serviced apartment building at 388-392 Lane Cove Road. Following approval of the Planning
Proposal, the development proposal involves the demolition of the existing standalone structures to construct
a 18 Storey serviced apartment building on the site, This will result in a 65m high building with an approximate
Gross Floor Area (GFA) of 8,174sqm.

This development will include:

¥ 148 Units (with a typical floor area of 418sqm),

-
}
=¥ 185 sqm of commercial floor area consisting of a Lobby Reception, Business Centre, and Administration {
Office,
" 175 sqm of retail floor area on ground level allocated for a café & providore, and 3 basements catering for
up to 107 parking spaces.
Deralls of the proposal are presented on the architectural drawings prepared by GroupGSA which are included
as Attachment A.
© Copyright — Parking & Traffic Consultants Pty Ltd Page 6
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3 st ileee

3.1 Road Hierarchy

The subject development site is located in the suburb of Macquarie Park situated in the Local Government Area
(LGA) of the City of Ryde.

The road network servicing the area comprises of a number of local roads, making the site easily accessible
from different regions of the metropolitan area. The road network in this area also comprises of local streets
providing direct access to the surrounding retail, commercial and residentlal land-use.

Macquar;?F"
L

enistone East
figure 3 - Road hierarchy

(Source: RMS Road Hlerarchy Review)
State Road

Reglonal Road
Local Road

© Copyright — Parking & Traffic Consultants Pty Ltd Page 7
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The NSW administrative road hierarchy comprises the following road classifications, which align with the
generic road hierarchy as follows:

% State Roads - Freeways and Primary Arterials (RMS Managed)
®s Reglonal Roads - Secondary or sub arterials (Council Managed, Part funded by the State)
¥a Local Roads - Collector and local access roads (Council Managed)

The road network serving the site includes:

Lane Cove Road Is classified as a State Road and forms part of the north-south arterial route within the
Macquarie Park Corridor. It provides direct access into properties at 388-392 Lane Cove Road from the '
northbound carriageway. Within the vicinity of the Macquarie Park, the carriageway generally carries three
trafflc lanes In each direction. it has a posted speed limit of 70km/hr and no on-street parking Is permitted in
both dlrections.

Epping Road is classifled as a State Road and forms part of the east-west alignment along the southern side of
the Macquarie Park Corridor. Within the vicinity of the site, it provides 3 lanes of traffic in each direction. The
road has a posted speed limit of 70km/hr and no on-street parking is permitted In both directions,

Waterloo Road is classified as a Regional Road and provides east-west alignment through the centre of the
Macquarie Park Corridor. Within the vicinity of the site, the camlageway generally carries two traffic lanes in
each direction. Time restricted on-street parking is permitted and has a posted speed limit 60k/hr.

Hyundai Drive is classified as a local road and provides secondary one way access from Lane Cove Road to
Giffnock Avenue. The link road has a 7T vehicle load restriction with no on-street parking permitted.

Giffnock Avenue is classified as a local road and links with Hyundai Orive at a round-a-bout intersection. The
road travels [n a west direction where it meets Lyonpark Road, where it re-connects back onto Epping Road
creating a localised circulation route. Within the vicinity of Macquarie Park, the road carries 1 lane of traffic in
each direction. It has a posted speed limit of 50km/hr with time restricted on-street parking permitted.

9 Copyright ~Parking & Traffic Consultants Pty Ltd Page 8
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32 Public Transport

The shte is-within a highly accessible location within a short walking distance to public transport by buis and

trains and Is further discussed below.

The closest statlon, Macquarle.Park Is situated
rallway station can be directly accessed from L.

approximately 130m north of the site as shown in Figure 4. The
ane Cove Road.

e 8 Mhcorahde Nortt Wyde 1
sl [
Lane Cove Rd before Waterioo Rd
Bus Stop Routes: 292, 294, £58, 459, ¥=tial
506, 545, 550,621,651, M40
—
(2]
: Hroh Wyt
. L4 L I
ikarate| TheSite 47 L 4
g w o Sty .
; 2 3
4 S 1%} £ .
A '
e D\ 7 2
ke iracle | 3 =
%, BE < Lans Cove Rd before WaterlooRd [ 12011142
- AR, ety Herf e 8us Stop Routes; 292, 294, 456, 459,
i M& DEYS 506, 545,621,651, M40
b
e | o J (f
. ¢ 3 Mchabecieon doae aha v
<]
Protae
The Seeceiier 0, Y u-_-n::l.:r;u 4

Flgure 4 - Location of Macquanie Park Raitway Statlon and Bus Stops relative to the Development Site (Source: Googlemaps. 2014)

Buses

As shown In Figure 4, a bus stop [s focated on the west side of lane cove road Is approximately S0m north of the
slte servicing as an inbound bus route to Macquarie Centre. On the east side of Lane Cove Road a bus stop is
located servicing outbound bus routes from Macquarle Centre, These bus stops service approximately 9
different bus routes operated by various bus operators. These routes provide access the greater reaches of the
Sydney Metropolitan areas such as Hurstville, Castle Hili, Chatswood, and Strathfleld.

& Copyright - Parking & Traffic Consultants Pty Ltd
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33 BlkePlan

The City of Ryde encourages residents and visitors to the cycle within the LGA. The Councll has formed Bicycle
Council advisory committees to assist with the adoption of the Community Strategic Plan and Delivery Plan.
These plans identify a number of goals and strategies to provide Improved connections and accessibility
through the LGAs suburbs, centres, open spaces and places through improving public transport and car
accessibility. In reviewing this strategic goal, a bicycle plan has been developed to illustrate existing on and off
street cycling routes. For this development site, an Informal on-road bike route is available on Lane Cove Road
which provldes access to the greater Sydney road network. Figure5 shows avallable cycle facilities adjacent to
the development within 500m.

Figure 5 - Cycle Plan adjacent to site
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developrent (Source: Ryde Bike Map, 2013}
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34 Pedestrian Access

Afootpath Is provided in front of the site along Lane Cove Road northbound carriageway:. It is exposed to heavy
traffic and lacking shelter, resulting in a lack of desirability for pedestrians to use this.

3.5 Existing Traffic Generation

The traffic generation of the existing development was established based on the standard practice of
referencing published data.

© Copyright - Parking & Traffic Consultants Pty Ltd Page 10
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The RMS (formally the RTA) Guide to Traffic Generating Developments (2002) (the guide) published by the NSW
Roads and Maritime Services (RMS) provides a common approach for decision making and traffic planning and
is commonly used where there is limited base data avallable. The Guide provides speclfic rates for specific land
uses.

An update to the Guide with revised traffic generation rates is provided in Technical Direction 13/04. This
presents the traffic generation rates for a number of land uses based on the surveys undertaken maore recently,

The exlsting development at 388-390 Lane Cove Road is the CMS Plant Hire Office that Is approximately 80%
occupied by heavy earthworks equipment. As the sites primary use Is to store equipment onsite, it can be
considered that the site operates as a light Industrial facility rather than a commercial office establishment. The
existing development at 392 Lane Cove Road is an existing standalone dwelling. In both instances, the RMS
Guide indicates that the PM Peak access period would cater for the highest traffic generation from these
developments.

The AM and PM Peaks relate to the periods on the road network which are likely to generate the highest traffic
activity during the day. This is associated with commuters travelling to and from work. Based on a traffic
movement survey for a development in Macquarie Park performed in 2009, It indicates that AM Peak occurs
between 7:45am to 8:45am and the PM Peak occurs between 15:30 to 16:30.

The traffic generation rates for the existing land-uses and the resulting vehicular trlps generated from these
sites are shown in Table 1 below:

Table 1 - Caleulated Existng Tralfic Genedation based on exlsting land use

Area sqm TraHic Generation Rale

Total Trips
(approx.)
Industrial
388-390 Lane Cove Road (CMS : 1,530
Plant Hire) {including (306 GFAY 1 per 100sqm GFA 3.06(3)
storage)
392 Lane Cove Road Stanglalone 850 = 1M
Dwelling
TotalArea: | 5389 Total In/Out Movements 4

The calculations associated with the CMS operation and residential dwelling Indicate that up to 4 vehicles
associated with the site during the PM Peak.

Under the current LEP, the site can be developed for a commercial development with a FSR of 2:1 and a
bullding helght of up to 37m. Based on the existing site area of 2,360 sgm, this would result in a building with
an estimated total GFA of 4,598 sqmv. Under the existing LEP provisions, Table2 illustrates the estimated total
peak trips that could be generated from site assuming a FSR 2:1 commercial development.

' As noled, 80% of the sfle area i otcufied by heavy eardhworks equipment. As such the remaining 20% of the sile aren |s associated with a
hardstand area Ihat is lkely Lo generala teaffic As such the Gross Floor Area usad lo calculate Ihe lolal Iraflic generaled from this development
is 80% of the total site area of 1,360 sqm.

* GFA assumes an 11 starey buliding (3.5m high leved), with a floar lavel 418 sgm GFA (assumad [ha same as the Noor level GFA as the
propased davelopmant)
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388 — 392 Lane Cove Road, Macquarle Park

Table 2 - Calculated Basting Traffic Generation based on maximium FSR &1 commerndial development (2014 LEF)
Weekday Peak
hour rates

Weekday Peak  Measurement Assessent Totat Peak Trips

g.;?e';;:r;::;t AM Peak 1'83'3‘,’5 &rA . :6017 726 | #598samGFA | 95.1(95)
(FSR2:1 2014 LEP) 95 .
COmImercial vehicles per 184
Development PM Peak 100sqm GFA - 45085qmGFA | 84.56(85)
'_(FSR 211 2014 LEP) {Range 0.14-1.84)

The table illustrates that based on the existing land use provisions In the LEP, up to 95 vehicles may be
generated by the slte.

. Weekday peak hour rates for commercial developments are based on rates calculated for a surveyed ceromerchal office located in Mecquarie
Park provided in within the RMS Technical Direclion 13/04. Tha rates adopled are higher (han the average Irlp g rates for i
officas which range between 0.17-2.86 In the AM Peak and 0.14 ~ 1 84 in the PM Peak.
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4 Development Traffic Assessment
4,1 Maximum Development Traffic Generation Provision

City of Ryde commissioned Britzios Consulting Pty Ltd and Traffix Pty Ltd to prepare the '2031 Macquarie Fark
Corridor Traffic Study’ (Britzios Traffic Study). The purpose of the traffic study was to ascertain the projected
growth of the Macquarie Park Cormidor up to 2031 by modelling the impacts of a change In land use and an
Increase in FSR to 3:1. In the context of this planning proposal, the development at 388-392 Lane Cove Road
was modelled with an Increase in FSR to 3:1. The Bitzios Traffic Study recommended that the growth within the
context of the study area would require the widening of Hyundai Drive to 6m to permit 2-way traffic
movements.

No specific traffic estimates for the subject development site were made available in the Britzios Traffic Study.
As such table 3 below represents an estimate of AM Peak and PM Peak trips that was likely modelled in the
network wide traffic model assuming a FSR of 3:1 and a use consent with the current zoning (i.e. commercial).

Table 3 Calculated Existing Traffic Generation based on maxdmum F5R 3:1 commarcial development

Weekday Peak

Weekday Peak  Measurement
hour rates

Assessment Total Peak Trips

Commerclal vehicles per 207 |
Development AM Peak 100sqm GFA (Range 0.17-236) 7431sqmGFA | 153.8 (154) I
(FSR 3:1)

Commercial vehicles per 1.84 ‘ l
g::;e;?gment PM Peak 100sqm GFA (Range 0.14-1.84) 7431sqmGFA | 136.7 (137) j

The results presented in table 3 indicate that under the Draft LEP, the site may generate up to 154 and 110 tiips

in the AM Peak and PM Peak retrospectively. Comparing this to the existing LEP provisions for a development

utilising a FSR of 2:1 {See Table 2), this equates to an increase of 59 trips in the AM Peak and 25 trips in the PM
» Peak.

42 Planned Development Traffic Generation Provision

This planning proposal intends to develop 388-392 Lane Cove Road into a serviced apartment establishment
rather than a commercial development for offices. A serviced apartment is a form of hotel, but provides
additional in room facilities for guests to stay for fonger periods similar to a high density residential
development. High density residential developments are typically located close to accessible public transport.
It may be noted that the general operation of the development is similar to a hotel.

The guide outlines that traffic generation rates associated with hotels tend to be wide ranging depending on
accessibility to public transport and access by cars. As such the guide recornmends surveys are undertaken for
simitar developments within the area to determine a suitable traffic generation rate. The development is
aimed at visitors such as business persons, conference attendees and visiting families of Macquarie University
accessing and staying within the Macquarie Park carridor.
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Residents and guests of the development visiting the area may utilise public transport (given its proximity to
the train and buses), taxis or shuttle bus services that may be provided by the development rather than
commute by car,

A survey of the in/out movements during the AM Peak and PM Peak access periods was undertaken at Meriton
Serviced Apartments located at 88 Talavera Road, Macquarie Park on the 13 November 2014. The development
accommodates 199 apartments distributed across 2 buildings and provides approximately 60 on site car park
spaces. This site was surveyed as It provides a simllar level of accessibility to public transport {approximately
400m north of Macquarie University Station) to what is proposed for the STARIN at Macquane Park
{approximately 130m south of Macquarie Park Statlon).

The survey findings indicate that:

» 39 vehicles accessed the site during the AM Peak {8 entering; 31 exiting).

s 36 vehicles accessed the site during the PM Peak (16 entering; 20 exiting).
This indicates a similar volume of trips is generated during the AM and PM peak from this development;
however the entry and exit movement split differ. This results in the following trip generation rate for each
apartment:

e 0.2 trips per apartment in the AM Peak.

» 0.18 Trips per apartment in the PM Peak,
The rates indicate that the traffic generated from a serviced apartment is similar to a high density residential

development. Table 4, presents the future traffic generation volumes based the proposed Serviced Apartments
with provision for some commercial and retail areas In the AM and PM Peak hour.

Table 4 Futvre Developmient Traffic Generation adlo

Usage Weekday Peak Measurcment Weekday Peak Assassment

hour rates

Serviced Apartment AM Peak . 148 Apartments
apartment .

Total Peak Trips

31 (31

3 . AM PeakTotal | 31 Trips
Serviced Apartment PM Peak Trips per | 0.18 148 Apartments | 27.9(28)
apartment

PM Peak Total | 28 Trips

Table 4 illustrates that the proposed planned use for the site would result in up to 3t and 28 trips in the AM
Peak and PM Peak hour retrospectively, Comparing this to the existing LEP pravisions for a commercial
development utilising a FSR of 2:1 (See Table 2), this equates to an decrease of 64 trips in the AM Peak and 57
trips in the PM Peak.

The above rates calculated take into consideration trips generated by taxis as well as shuttle buses which are
provided by the development.
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in reviewing the impact on the local road network, the above survey also indicates that during the AM Peak, the
split between In and Out movement is 21% and 79% retrospectively, Whereas the PM Peak the split between in
and out movement is 43% and 57% retrospectively. The split between In and Out movements was determined
by counting the number of vehicles entering and exiting the development during the key peak access periods.

This indicates that the split in movements associated with serviced apartments is different to that of a
commercial development.

The estimated traffic generation proposed under this planning proposal is well below the estimated traffic
activity should the site be developed as a full commercial development with a FSR of 2:1 under the current LEP
requirements and a FSR of 3:1 proposed under thls scheme. The calculated total peak trips for each of the
tested scenarios are summarised in Table 5.

Table 5 - Summary of traffic gemination SCunarnas pe

Usage Assessment

AM Peak Trips PM Peak Trins

(FSR2:1 2014 4,598 sqm GFA 95 85
Commercial Developmeént , i ;

(FSR3:1) 74315qmGFA 1541 137

Serviced Apartment using survey Information for a ot ;

simllar development 7431sqmGFA : 31 _ 28 |

43 Planning Considerations

Following the approval of the Planning Proposal, PTC acknowledges that in conjunction with a Development

Application, the traffic and parking impacts of the development would be analyzed against the ‘2013 Interim

Traffic Impact Assessment Process for Macquarle Park Corridor Development Applications’ (TIA Guideline). The

TIA Guideline sets out a 9 Step process to assist developers and consultants to identify the level of traffic and
f transport impacts of the development within Macquarie Park.

To identify the level of assessment the locality to the state road and trip generating scale of the development is
determined. :

Based on the TIA Guideline, the site development is in 2 locality zone "Location type 17 as itis located off Lane
Cove Road {a state road). This proposal may generate up to 31 trips and 28 trips in the AM and PM Peaks
respectively which results in this development being assessed as a “Development Level 2°, A developmentin a
Location Type 1 and a Development Level 2 would require an “Assessment Level 17 that requires a full network
assessment. This will Include consideration of all current and future proposed road connactions within 800m of
the site and all of the expected access points onto the RMS road network. Figure 3 below outlines the traffic
generation zone on influence this project would need to assess as part of the development application.

It is acknowledged that the Britzlos Traffic Study, which covers the whaole Macquarie Park Corridor,
recommends Hyundai Drive is converted into a two-way street to support the fine grain street network. This will
ease the traffic pressure on existing streets and Intersectlons as well as provide greater opportunities for mixed
commercial developments and access across Macquarie Park.
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Whilst this development wlll Impact the adjacent road network, it is unlikely the traffic generation and trip
distribution on the local network would have an 800m radius impact. The traffic and parking assessment that
would be performed as part of the development application stage would therefore assess the impacts of
widening of Hyundai Drive and the consequences of Implementing a two-way access resulting in a left in / left
out operation at the T [ntersection with Lane Cove Road and the roundabout intersectlon of Hyundai Drive and
Glffnock Avenue.

In summary the following key points for limiting the extent of traffic modellng to only Hyundal Drive are as
follows:

» The proposed development of a serviced apartment will produce 30 vehicle movements for the AM
Peak and 22 movements for the PM Peak. This is less than the permitted development (using an FSR of
2:1) and marglnally more than the existing.

o~

= Access to the proposed site Is to be from Hyundai Drive at a maximum distance from the intersection of
Lane Cove Road and Hyundai Drive.

® Hyundai Drive under the 2014 DCP is also proposed to change from one way to both directlons, with a
left-In left-out onto Lane Cove Road.

Therefore the impact of the proposed serviced apartment development is significantly less than anticipated in
the Britzios Traffic Study. The propased development intends to utilise Hyundal Drive as the entry/exit point
(hence no interference with Lane Cove Road), as such the full level traffic study within 800m of the site is not
required.
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Figure 3 Slte Development Traffic and Parking zone of Influence
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5  Access and Road Widening
5.1 Vehicular Access

Under the 2014 DCP, it recommends all vehicular access Is to be from secondary streets or rear lanes away from
pedestrian entry Into the development. Under the proposal, the driveway will be directly access from Hyundai
Drive. This will result In the removal of existing accesses from Lane Cove Road.

Under the Macquarie Park Planning Proposal the existing 4.5m one way access on Hyundai Drive will be
converted into a two-way access Type 3 Street as proposed under the 2014 DCP. A Type 3 Street allows for a
typical 16m wide roadway which includes a 6m wide two-way road, footpaths and one side of on street
parking. In addition to this, the proposal will activate the pedestrian linkage from the development to station
by providing sheltered awning coverage moving pedestrians away from the kerb along Lane Cove Road.

This planning proposal seeks to bring forth the conversion of Hyundai Drive into a two-way access as part of
this development.

Consultation with City of Ryde and RMS was held on the 11 November 2014 to discuss the proposal to convert
Hyundai Drive as part of the development. The outcome of this discussion resulted in all parties agreeing in
principle that Hyundai Drive can be converted as a two-way access road.

52 Slght Distance

Upon further development of the design, the sight distance requirements are described in Section 3.2 of
AS52890.1 and are prescribed on the basis of the sign posted speed limit or 85th percentile vehicle speeds along
the frontage road.

53 Carpark Arangement

The car park access arrangement will be designed in accordance with Section 2 of AS2890.1 and AS2890.6.

54 Servicing and Loading Provisions

The DCP requires garbage collection, loading service areas to be located off the existing main access way. The
proposal will be assessed against the requirements within the DCP.
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6 Summary

In Summary, the development of a Serviced Apartment using a FSR of 3:1 will result in less traffic being
generated when compared with a the developing the site a commercial development using a FSR of 2:1. As
such the proposed development would have limited impact on the adjacent road network. As such this report
supports the Planning Proposal to Increase the floor space ratio (FSR) from a ratlo 2:1 to 3:1.

As part of this Planning Proposal, It considers widening Hyundal Drive to permit two way accesses. The traffic

and parking assessment that would be performed as part of the development application stage would

therefore assess the impacts of widening of Hyundai Drive and the consequences of implementing a two-way

) access resulting in a left in / left out operation at the T intersection with Lane Cove Road and the roundabout
( : intersection of Hyundai Drive and Giffnock Avenue.
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