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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

EXECUTIVESUMMARY

This development application seeks Council’s apalrtor demolition of existing structures and
construction of a 6 level mixed use building to te@m a public car park, supermarket, arcade,
specialty stores and substations and erectiorgnfge.

As the Council has a pecuniary interest in the kbgweent it was considered appropriate to have
the application assessed by a consultant town pfatmaffic engineer, acoustic engineer and
heritage consultant.

Council’s notification of the proposal has attraceleven (11) submissions of support or
objecting to the proposal, raising particular coans@bout impacts upon Nos. 6-8 Falcon Street,
noise from the loading dock, workability of thedidg arrangements, traffic impacts, streetscape
of Falcon Street and construction impacts.

The assessment has considered these concernsl as wet performance of the application
against Council's planning requirements. Followitings assessment, whilst the amended
application is considered to be generally acceptdbfee matters remain outstanding that have
not be satisfactorily resolved. Therefore the agpion is recommended foefusal for the
following reasons:

1. Pursuant to clause 14 of North Sydney Local Emvnental Plan 2001, the
proposal is inconsistent with the Specific Aimlause 3(a)(i) as it is not designed
to promote the character of the Crows Nest Towrti€ejiven the “wrap around”
facade is not compatible with the bulk, scale applearance of the centre and
therefore must be refused.

2.  The proposed development provides for inappatgractivation of the Falcon
Street frontage due to the provision of the sulmstatand the lack of pedestrian
access on this significant street frontage, whishiriconsistent with the
requirements of the Quality Built Form controls $éction 20 Commercial
Development of North Sydney Development ControhF2802.

3.  The operation of the loading dock will resuluimacceptable noise impacts upon
the approved residential dwellings at No. 11 Wigbby Road and no satisfactory
amelioration measures have been proposed to adtieesapacts.

It is noted that a Class 1 appeal was served on@llan 19 September 2073 against the deemed
refusal of the Development Application 65/13. Thetter is listed for directions hearing before
the Court on 15 October 2013.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

DESCRIPTION OF PROPOSAL

Application is made for the demolition of exististguctures and construction of a 6 level mixed
use building to contain a public car park, supek®trarcade, specialty stores and substations
and erection of signage. The proposed buildinggdbed in detail following:

Basement: Lower level of supermarket, with accedte ground level component of the
supermarket by lift to the Falcon Street frontage avelator to the Alexander
Street frontage.

Ground: Ground level of supermarket to occupy axipnately 2/3 of the ground floor
towards the Falcon Street frontage and centre ef dite. Access to the
supermarket is via a main entry (accessible) off pinoposed arcade from
Burlington Street and a second entry via a sdiafssfrom Alexander Street. An
arcade is proposed running from Burlington Streghe supermarket, with 4
specialty shops lining the arcade (2 of which &lage frontage to Burlington
Street — 1 also having frontage to Alexander Streéets" shop is proposed
having frontage to Burlington Street. The arcade akovides access to the lifts
to the upper level car park and to 2 public actésgpilets. Lift access from
Alexander Street is provided to the arcade levdl ahlevels of the car park.
Two substations are proposed fronting Falcon S&iegbne fronting Alexander
Street. The loading dock for the supermarket ippsed parallel to Willoughby
Lane and trucks need to reverse into it from Wijloly Lane. Entrance to the car
park is via a ramp from Burlington Street adjadeniVilloughby Lane and the
exit is via a ramp down to Alexander Street. Boih ¢ntrance and exit remaps
have pedestrian crossings marked where they ictetbe footpaths on
Burlington and Alexander Streets.

1% Lowest level of the car park containing 55szeices (2 accessible) with the ramp
up from Burlington Street leading to an anti-clock®vone way circulation
around the parking area. The exit queuing and bgai®s are located towards
Falcon Street, with a trolley tractor and trolleprage area adjacent. Lifts
accessing the car park are located at the AlexaStteet frontage, near its
intersection with Burlington Street.

2M_ 3 Car parking levels containing 82 car spaces (2sgible) each with parking
located to all road frontages and two central r@vgparking with an anti-
clockwise one way movement system.

4™ Car parking level containing 77 car spaces (@ssible) each with parking
located to all road frontages and two central r@vgparking with an anti-
clockwise one way movement system.

The proposed supermarket is to have a tradingafr8801nt and an administration area of
165nt. The public car park is to contain parking footat of 296 cars (8 accessible — 2.7%). The
five specialty shops range in size from 43m171n7 and have a total gross floor area of 560m
The proposed building has a maximum height of RB.G 10 the parapet and RL 116.75 to the
top of the lift core.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

It is also proposed to erect the following signage:

Alexander Street facade: 1 x Woolworths and parkdirgction sign 7.7m x 1.6m on
window near intersection with Falcon Street
1 x Woolworths sign 5.9m x 1.3m above storeaatte
1 x car park exit facade sign 3m x 0.4m
2 x under awning signs 2.4m x 0.3m

Falcon Street facade: 1 x Woolworths sign 7.3méxmlon window near intersection
with Alexander Street
1 x projecting wall parking sign at corner wilexander Street
1.5m x 1.6m
1 x 3D internal suspended sign 2.2m x 2m
1 x building identification parapet sign 7.4n.8m
1 x under awning sign 2.4m x 0.3m

Burlington Street facade; 1 x Woolworths logo and Council sign over car park entry
2.2m x 2m and 2m x 2m
1 x building identification sign over arcadergrb.1m x 1m
1 x supermarket sign over arcade entry 2.4n83m0
2 x facade signs for retail premise 1.1m x OB 7.0m x 0.8m
1 x parking sign at corner with Alexander Strea x 0.8m

Willoughby Lane facade 2 x projecting wall signs deorths logo and parking 1.2m x
1.1m and 1.2m x 1.8m near car park entrance
Facade parking sign 3.3m x 1.3m near car patriaece
Woolworths logo sign near loading dock 0.9m&md
Woolworths and parking facade signs above mgldt No. 6-8
Falcon Street 5.9m x 1.3m and 1.5m x 1.2m

STATUTORY CONTROLS

North Sydney LEP 2013
* Zoning — B3 Commercial Core
* In Vicinity of Iltem of Heritage — Crows Nest Hotel
* Height 19.15m
» Savings provision at clause 1.8A indicates LEP 281®t applicable to the assessment
of the application

North Sydney LEP 2001
e Zoning - Commercial
* In Vicinity of Item of Heritage
* Height 19.15m

S94 Contribution

Environmental Planning & Assessment Act 1979
SEPP No. 55 - Contaminated Lands

SEPP No. 64 - Advertising Signs
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

SEPP (Infrastructure)
SREP (Sydney Harbour Catchment)
Local Development

POLICY CONTROLS
DCP 2002
DESCRIPTION OF SITE AND LOCALITY

The subject site is comprised of 11 allotmentsgl168, DP 455869, Lots 10-13, DP 1265, Lot 1,
DP 1081820, Lot 1 DP 185720, Lot 1 DP 104029 and1LBP 104030) and is an irregular
shaped allotment occupying the street block sudedrby Falcon Street, Alexander Street,
Burlington Street and Willoughby Lane, with the egtion of Nos. 6-8 Falcon Street (Lot 1 in
DP 314750). The site is currently occupied by a Woahs supermarket (southern half) and a
mixed use building containing a public car park ahdps to Burlington Street and part of
Alexander Street frontage (northern half). The sit® contains a large substation fronting
Willoughby Lane.

The site is located in an area of mixed uses, pnaakmtly retail, with some commercial and
residential use. Properties to the west of thdisite Willoughby Road and contain a mix of uses
in largely 2 storey building, including the Crowge$ Hotel (3 storey), a range of shops and a
café. There are currently 5 dwellings at the fimstr level of No. 29 Willoughby Road (corner of
Burlington Street) and 2 approved dwellings atfitst floor level of No. 11 Willoughby Road
(opposite the proposed loading dock). Immediatetite south-west of the site is a 2 storey shop
occupied by a café at ground level. To the soutih@fite are 2-4 storey buildings containing
largely commercial uses. To the east of the si@eaaseries of 1-4 storey buildings containing a
mix of retail and commercial uses and restaurdrshe north of the site is a 3 storey building
with retail uses at ground level and commerciaku®ove. Diagonally opposite the site to the
north-east is a 3 storey mixed use building wittnowercial uses at ground level and residential
above.

RELEVANT HISTORY
History of Assessment of Application

The application was lodge on 15 March 2013 andhdiali assessment revealed concerns with
the design of the proposal and inadequacies innfloemation lodged, with the main issues
summarised following:

* Inadequate information to determine whether No& Balcon Street would be
unreasonably isolated and prevented from achigtsrigvelopment capacity under the
then draft LEP 2012 (now LEP 2013);

» Concern with the urban design of the proposal ooy
o] Streetscape presentation in the context of thénextadevelopment at Nos. 6-8

Falcon Street if it can’t be further redeveloped.
o] Lack of activation of frontages, particularly Alexger Street
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

o] Design of facade wrapping around car park emphatiieebulk and scale of the
building and is not characteristic of the smaltais development of Crows Nest.

» Concern is raised at the conflict of the locatidthe entrance to the car park in close
proximity to Willoughby Lane and potential pedestrisafety issues.

» Concerns with the internal layout of the car park

» Concerns with the access from Willoughby Lane dtdlzon Street for semi-trailers.

* Awning height and design in terms of urban desigth\@eather protection.

* The need for traffic counts to be updated and pgadascounts provided

» Concern that the acoustic report failed to addreseesidential properties located on the
opposite side of Willoughby Lane.

A meeting was held with the applicant to discugsahove concerns and an amended set of plans
and additional information was lodged on 7 Auguxst2 The most significant amendments to
the design were as follows:

* Relocation of the lift core away from the corneBairlington and Alexander Streets;

Relocation of the toilets to within the arcade;

* Provision of increased shop frontages to Burlingiod Alexander Streets;

» “Division” of the “wrap around” facade of the caanx by provision of stronger vertical
elements and colour changes to create horizontality

* Shortening of ramp to Alexander Street;

* Improved access from specialty shops to loading zo\lexander Lane;

* Increased separation of car park entry ramp frontoWghby Lane; and

* Provision of ‘wrap around” facade for car park torreer elements of building in
Willoughby Lane

A Class 1 appeal was served on Council on 19 Sdyee®®73 against the deemed refusal of the
Development Application 65/13. The matter is list@dDirections Hearing before the Court on
15 October 2013.

History of Zoning of Subject Site

At the time of lodgement of the application (ie March 2013) the proposed uses of
supermarket, public car park and specialty shopspeahibited on part of the site which was
zone part Mixed Use and part Special Uses Car Park.

The application was submitted relying upon a plagmroposal (Amendment 52 to LEP 2001)
which sought to rezone the subject site and NoF&#8on Street to a Commercial zoning and
permit an additional use of car park as well aseasing the height limit to 19.15m. The
planning proposal also involved reclassificatiorttid Council owned portion of the land to
operational land. The planning proposal was madé published on 7 June 2013 and
commenced on the date published. As the plannimggsal did not contain a savings provision,
as of 7 June 2013 the proposal became a permisiitopment subject to consent.

North Sydney Local Environmental Plan 2013 (NSLER 2 was made and published on 2
August 2013 and commenced on 13 September 2013ER20D13 zoned the subject site B3
Commercial Core and provided a height limit of 59.1
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

However, at clause 1.8A, the LEP contained a saypngvision that indicatedf‘a development
application has been made before the commencerh#risdlan in relation to land to which
this Plan applies and the application has not bie=ailly determined before that commencement,
the application must be determined as if this RFlas not commenceéd.

Therefore NSLEP 2013 will not considered as g @ idraft LEP that had been exhibited and was
certain and imminent in this assessment. It ischttat given the use remains permissible and
the height limit is not changed, the weight givemNSLEP 2013 has no significant impact to the
assessment.

INTERNAL REFERRALS
Engineering/Stormwater Drainage
No objections raised subject to standard conditions

Comment: The recommended conditions should bededun any consent issued for the
development.

Garbage

Concerns were raised as to the size of both thedWwoth's garbage storage area and the storage
area for the specialty stores. Concern was alsedaas to the method of access to the
Woolworth’s garbage storage area which is viadlaeling dock, with no direct access from the
“back of store” area of Woolworths.

Comment: These concerns can be addressed by cmwditi any consent issued for the
development.

EXTERNAL REFERRALS

As the Council has a pecuniary interest in the kbgweent it was considered appropriate to have
the application assessed by a consultant town ptatmaffic engineer, acoustic engineer and
heritage consultant. The assessment of the traffgineer, acoustic engineer and heritage
consultant are summarised following.

Engineering/Traffic

An assessment of traffic and parking impacts waertaken by Varga Traffic Planning Pty Ltd
and initial concerns were raised in relation tofttcinwith the location of the entrance to the car
park in close proximity to Willoughby Lane and patial pedestrian safety, the internal layout of
the car park, access from Willoughby Lane onto &iaf8treet for semi-trailers and the need for
traffic counts to be updated and pedestrian cqumatgded.

Amended plans and additional information was predith response to these concerns and an
assessment of this was made by Varga Traffic Pttty Ltd, a summary of which is provided
following:
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Car Parking Demand/Provision

* The proposed supermarket and retail floor spaceldvgenerate a demand for 104
additional parking spaces over the demand cregtdtelexisting supermarket and retail
shops onsite under DCP 2002.

* The expansion of the public car park will incretisecapacity of parking onsite by 164
spaces.

* As such the additional parking would provide a isight amount of parking for the
increased demand, with an additional 60 space tgmaer that needed for the retail
uses and supermarket.

* Itis noted that the car parking would be publidgag and that it would be shared by all
retail users in the surrounding precinct, includ\bigolworths.

* The expansion of the public parking area will imgahe availability of car parking in
the Crows Nest town center to a level comparabthk wisimilar town centre, Neutral
Bay, and as such is considered acceptable.

Access to Car Park

The proposed access to the car park is considereepi@ble subject to the following
amendments:

* A 3.0mwide separation is to be provided in thepath area between the entry ramp and
the adjacent Willoughby Lane to provide improvedrity for both pedestrians and
drivers turning into either the car park accesspraminto Willoughby Lane

* The existing taxi rank located on the southern sidBurlington Street along the site
frontage will be lost due to the provision of trenleft-turn lane into the car park ramp.
The loss of the existing taxi rank has not beernrestard in the application. The
Applicant is to investigate suitable alternativedtions for the existing taxi rank, noting
that a “feeder” taxi rank is located on the southsede of Burlington Street, to the east of
its intersection with Alexander Street.

The exit driveway is to be retained in Alexandee8tin approximately the same location as the
existing driveway from the ground floor car parkiasmconsidered satisfactory. This location for

the exit is supported as it will allow drivers wiis to travel to the south to turn left and use the
roundabout at the intersection of Burlington andx@nder Streets to turn around safely.

Circulation Within the Car Park

The circulation layout is generally considered atable, however the location of the entry
driveway in close proximity to the exit boom gatesild potentially lead to the entrance being
blocked by cars queuing to exit the car park.

Whilst two exit boom gates are provided, the layofuthe queuing on the approaches to the
boom gates is inefficient and the overall lengthqofeuing does not comply with the
requirements of Clause 3.4 Queuing Areas in AS 28902004 and as such the following
modifications should be made:
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

» Appropriate “Do Not Queue Across Intersection” sigare to be installed in the exit
driveway where it intersects with the entry drivgwand

* A non-stop “ticketless” parking system is to betatied, similar to the “ticketless”
parking system installed at the Woolworths Lane & car park.

Increase in Traffic Generation\

The traffic report lodged with the application iogies traffic generation would be increased by
in the order of 200 vph (in and out combined) orkey afternoons and an additional 300 vph
(in and out combined) during the Saturday peak eisagl these figures are concurred with.

The existing road network can cater for the addéldraffic with an average of an additional 5
seconds delay at intersections, which would resuhlie intersections maintaining the existing
LOS of A or B, which is satisfactory.

As such the proposal will not result in any unatable impacts upon the surrounding road
network and no road improvements or intersectiagrages are warranted as a consequence of
the proposal.

Servicing/Deliveries

A new loading dock to accommodate a 14.4m long lsseati-trailer (the largest currently used
by Woolworths for deliveries to the site) is tofrevided parallel and adjacent to Willoughby
Lane in a position which generally corresponds ttighlocation of the existing truck zone. Some
adjustment will be required to the existing parkirgstrictions in Willoughby Lane to
accommodate the loading dock.

As the loading dock can only accommodate one saiét at a time a Dock and Truck
Management Plan has been prepared which will redtime manager to schedule deliveries such
that only 1 large vehicle is present at any one @md to ensure trucks are not waiting to access
the loading area. The Loading Dock Management planided by the applicant is considered
appropriate, but should be modified to includepbak period restriction on movements from
Willoughby Lane into Falcon St required by the RBBDAC comments and be included as a
condition of consent.

Changes to Parking Restrictions in Willoughby Lane

Kerbside parking on the eastern side of Willoughage is subject to loading zone and truck
zone parking restrictions, with two loading zonesated at either end of the lane and a truck
zone located centrally (see diagram on followingg)aThe existing truck zone will need to be
replaced with a no parking zone to accommodatpriby@osed new off-street loading dock, with
some minor adjustments to the existing positiosigfposts.

A study of the loading and truck zones involvingetvations 3-4 times daily over a 10 day
consecutive days in August showed the followingguatof usage
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Report of Kerry Gordon, Kerry Gordon Planning Services
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

. The Loading Zone located at the northern end ofdiMihby Lane was heavily utilised at
all times on weekdays, particularly in the morning®n weekends this zone is
unrestricted, allowing “all day” parking to occur

. The Loading Zone located at the southern end ofohby Lane was busiest on
weekday mornings (although some spare capacityusaally available on weekday
mornings unless this zone was occupied by a laug&) The southern Loading Zone
was often vacant on weekday afternoons and on weske

. Similarly, the Truck Zone tended to be busiest @ekday mornings (although some
spare capacity tended to be available on weekdagings if it was not occupied by a
large truck). The Truck Zone was often vacant eekday afternoons and on weekends.

. Many of the users of the Truck Zone and southeradittg Zone were delivering to
Woolworths and these users would relocate intontwe off-street loading dock, with
remaining users to be accommodated in the soutlterding Zone.

. It was noted that on one occasion a medium siaexk twas parked illegally on the
western side of the land beside another legalliggmhtruck (in the Northern Loading
Zone), blocking access to the lane for 15 minutespde the fact there was space
capacity in both the Truck Zone and the southeadittg Zone at the time. Discussions
with a shop owner confirmed this was a regular oerice in the lane.

To accommodate the proposed on-site loading dacfottowing changes would be required to
the existing parking restrictions:

* The northern Loading Zone would need to be reducdength from 32m to 29m (a
reduction of 3m)

* The southern Loading Zone would need to be redutéehgth from 18m to 13m (a
reduction of 5m), and

* The existing 29m long Truck Zone would need to bplaced with No Parking
restrictions.

It is also suggested that the words “Monday-Fridag/femoved from the northern Loading Zone
to overcome an anomaly which currently permits-ty” parking in the northern Loading Zone
on weekends.

Truck Movements into Falcon Street

The swept turning paths provided by the applicéuoinsng the longest vehicle entering and
exiting the site should be modified to take into@mt the on-street Loading Zones located to the
north and south of the loading dock in Willoughtane which are to be retained. The revised
swept turning paths should be provided prior teasé of the Construction Certificate.

Comment:  The recommended conditions are suppdogether with standard conditions and
should be included in any consent issued for tbpgsed development.

Heritage

An assessment of heritage impacts was undertakdohyy Oultram Heritage & Design and a
summary of the comments is provided following:
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Site and Surrounds

The site is not identified as an item of heritage & not located in a conservation area. Heritage
items in the vicinity of the site include the CroWNsst Hotel at Nos. 1-3 Willoughby Road,
Westpac Bank at No. 306 Pacific Highway, Nationastkalia Bank at No. 308 Pacific Highway
and Willoughby House at No. 429 Pacific Highway.sh€h development on the subject site is
subject to the heritage provisions of NSLEP 2001.

It is noted that the heritage listing of the sitel asurrounds is not altered by NSLEP 2013,
notwithstanding that it is not applicable to theessment of the application.

Assessment of Significance

The heritage impact statement (HIS) submitted Wighapplication concluded that none of the
built structures on the site demonstrate particakaracteristics of architectural, historical,
cultural, creative or technical values and thatalee no known special associations with any
community or cultural group that would attributeisd, cultural or spiritual significance to the
existing structures.

This assessment is large concurred with thought8ealid not include a detailed history of early
development on the site or the history of the sthst and the archaeological potential
assessment did not include consideration of théoxian period buildings on the whole of the
site. Notwithstanding this, the site is considdmecbntain development of low significance. It is
also considered that it would have been prudeinttade and assessment of the development at
Nos. 6-8 Falcon Street as it will be impacted lgy/phoposed development.

Archaeology

The HIS is not considered to contain an adequatesament of the archaeological potential of
the site. The extent of archaeological remainshélrevealed during the construction process,
however the HIS makes no recommendations in regatte archaeological monitoring of the
demolition works.

Impact Assessment

The heritage items on the Pacific Highway are led¢aome distance from the development site
and the proposal is unlikely to have any impactrugh@ir setting or significance.

The Crows Nest Hotel is a three storey buildingederation Free Classical style and is close to
the development, being separated by the buildidpat 6-8 Falcon Street. The HIS provides
only a cursory examination of the impact of thealegment on the Crows Nest Hotel and
inadequate information is provided by way of sseape elevations and views from Pacific
Highway and along Willoughby Lane to allow for grpeopriate assessment.

The impact of the development upon the general paitern of the area has not been considered,
and given the scale of the development (ie almiostentire street block) this would be
appropriate. Greater assessment should be makle s¢ale of the development in terms of the
general scale of Alexander Street and Burlingteaee$tand consideration should be given to the
appropriateness of the loss of the fine built gthat is characteristic of the wider area.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Recommendations

The proposal is bold and unashamedly contemporadtizere is no element on the site for
which demolition would be prevented by way of thedl of cultural or heritage significance of
the current buildings. The HIS is a reasonableszssent of heritage impact but should be
expanded to provide:

* More detail on historical development of the site;

* An assessment of archaeological potential and rewrdations for treatment of
archaeological remains;

* Expanded recommendations as to the interpretatitresite based on current and any
additional heritage research;

» Greater assessment of the impact of the developometite Crows Nest Hotel; and

* Anassessment of the wider heritage impacts al¢ivelopment on the general pattern of
development in the area

Comment: The above assessment was forwarded @pffieant and supplementary HIS
information was submitted, which was then refetcedbbhn Oultram Heritage & Design and the
following summarizes further comments that werenesd in response.

Comments on Revised Proposal/Additional Information

The revised proposal and expanded heritage assespravides satisfactory additional
information on the history of the site and Nos. Baicon Street, but does not provide further
archaeological assessment or assessment on maje 0 Crows Nest Hotel or impact on the
Willoughby Lane elevation of the hotel. No furtlsessment of the impact of the development
on the surrounding area was provided. Notwithstagdiis there is sufficient information to
determine the matter.

The concerns originally expressed in relation eowvisual impact of the proposal on the character
of the wider area have not been addressed andnmemai

The archaeological concerns can be appropriatedlyeaded by requiring an archaeological
watching brief to be carried out during constructiand a condition to this effect is
recommended.

Comment: The recommended archaeological watchiefjdwndition should be placed on
any consent issued.

Acoustic

An assessment of potential acoustic impacts wasrtaieen by Acoustic Logic and a summary of
the comments is provided following.

Proposal/Existing Environment

The proposal is for a supermarket, car park andialpe shops and includes a loading dock
adjoining Willoughby Lane which will service trucksd vans.
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The surrounding receivers within the vicinity ofetlsite are commercial receivers in all
directions, the Crows Nest Hotel to the west (ntehoooms), potential future residential
receivers on the corner of Burlington Street aneikAhder Street, existing residential receivers
on the first floor of No. 29 Willoughby Road (5 diiregs) and proposed residential receivers at
the first floor of No. 11 Willoughby Road (approved/7/2013).

The local environment includes high volumes of fitaovement on surrounding roads
including Falcon Street, Alexander Street and theafle Highway.

Acoustic Assessment

The report fails to identify the surrounding resitial receivers in Willoughby Road. This is a
significant oversight as the residences are inipridy to the loading dock and there is a high
potential for the receivers to be impacted by n&ise the loading dock operations. Failure to
identify these receivers also means that the logaif noise loggers may be inappropriate to
provide an accurate assessment of acoustic imppotsthose receivers.

The noise readings used in the assessment weraateddn October 2008 and are considered
too old to be reliable for use in assessing acoustpact and new readings, including from
Willoughby Lane should be carried out, with readingcurring when the noise generated from
existing loading operations of Woolworths is notaeing.

Further, concern is raised that the incorrect nighe noise criteria was being used in the
assessment.

Concern is also raised that the noise from incebasdfic was not presented as a dB(A) level
based on measured levels surrounding the project.

Inadequate information is provided to allow an ajppiate assessment of noise from the loading
dock use with noise levels presented and no detaisded of conditions of use of the loading
dock.

Comment: A copy of this assessment was providéae@applicant, a response sought, and
an amended assessment was provided which wasssessad by Acoustic Logic. Following is a
summary of the findings of Acoustic Logic’s assesstrof the new report. It is noted that this
assessment was provided to the applicant withuestdor a response but no response has been
received at the time of writing this report.

Ambient Noise Levels

New ambient noise level readings were taken in 2008 and based on the recorded levels and
logger data presented the details of backgrourgkrevels appear to be correct for the measured
locations. The noise level criteria used in theorepf commercial receivers of 65dB(A) is
considered to be compliant with the Industrial d®olicy (INP) requirements.

Traffic Noise Assessment

The report still does not present noise level gatéor additional traffic movements, which
should be presented as a dB(A) level based on meshkvels surrounding the project.
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Sleep Disturbance Criterion

The report adopts the noise levels for sleep disiuce contained within the NSW Road Noise
Policy (RNP) which indicates maximum internal ndeseels below 50-55 dB(A) are unlikely to
awaken people from sleep and one or two noise gwetlit maximum internal noise levels of 65-
70 dB(A) are not likely to affect health and wellge significantly.

The application indicates that plant noise levalsnot be assessed at this time as plant has not
been designed and that it can be designed to comithiyhe relevant criteria. This is agreed and
can be dealt with by a condition of any consent.

The application indicates that the loading doctoibe used 24 hours a day and will involve
trucks being unloaded in an unenclosed area wiki@rioading dock. Based on the noise level
calculations, exceedences of up to 13 dB(A) wikwcduring the day, 14dB(A) during the
evening and 19 dB(A) during the night time perindalation to the two recently approved first
floor dwellings at No. 11 Willoughby Road (approaiJuly 2013). The report does not provide
any qualifications or recommendations to reducsentavels or justification as to why the noise
levels would be acceptable. The only statememtigregard isAs such, there is probably little
that can be done to reduce this noise, other th&noducing a high (and possibly absorptive)
noise barrier..”. The assessment concludes that the predicted feisls at No. 29 Willoughby
Road will comply with the INP criteria and are gutable.

Based on this assessment it is considered thptdpesed development (specifically the loading
dock) will not be acceptable and the proposed dmnimpacts on the approved residential
receivers at No. 11 Willoughby Road are unacceptabtl cannot be supported. It is therefore
recommended that the proposal should not be swgapaliie to the acoustic impact upon
approved residential receivers at No. 11 WillougRmad.

It is noted that this assessment was preparedcafterderation of the acoustic report lodged with
the development application for No. 11 Willoughbgdd which proposed noise attenuation
measures to deal with noises from Willoughby Lamethe ground floor balcony on the subject
site. The report did not address, nor recommendsdicoattenuation to the dwellings to address
potential noise impacts from the proposed loadigfor Woolworths.

Comment: Notwithstanding that the majority of thiaey concerns raised in the initial
assessment of this application have generally lzekiressed, or could be addressed by
appropriate conditions of consent, the significasise impact upon the approved dwellings at
the first floor of No. 11 Willoughby Road from theading dock is such that the application must
necessarily be refused based on unacceptable mconpacts. In this regard it is noted that
whilst appropriate night time noise could be mamgd by limiting loading activities to between
7am and 10pm, the noise from such activities watildsubstantially breach the relevant noise
criteria at the residences during these times #s we

OTHER REFERRALS
Design Excellence Panel Comments

The application was initially considered by the iDa€xcellence Panel on 7 May 2013, having
provided comments previously pre-DA, and the follmgwcomments were received:
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Function of the site and its impact on the pubbengin

The Panel reiterates its concerns regarding thé& lafcactivation on Alexander Street. The Panel
appreciates that the design accommodates a larg@euof features that can potentially reduce
active street frontage. However, in such a pringatmn there is an acute need to carefully
consider the pedestrian experience. Every effodtrbe made to maximise opportunities for
pedestrians to engage with the building. The curdasign does not achieve this.

Having single ramps orientated lengthways alongateler Street is of particular concern. The
situation is compounded by locating a large nundfeervices fronting the street. Consideration
should be had to retaining the substation or nessks in the existing location in the lane,
locating the toilets inside the building (possiiblythe arcade), using a double car ramp on
Burlington Street where one ramp is already locatadl investigating whether the lifts can be
relocated.

Overall, the Panel estimates the proposal achiaresind 25% active street frontage. As a
major development in the centre of Crows Nest,ishimot supported.

Aesthetic considerations

The Panel is concerned the built form is out ofesead character with its immediate context. It
appears to be informed by a desire to emphasisedireer of Falcon and Alexander Street for
passing cars as the perspectives indicate. Thedaasvnings will not provide shelter. The two
perspectives show the view from the street. Thera@views from the pavement and there is no
context shown in the views.

There is no sense of the vertical bays or horizofiter levels, expressed by the facade
articulation of the traditional shopfronts that aseiggested to have inspired the facade design.
What is being presented is an 80-90 metre objeitt vary fine coloured vertical stripes that
extend from 2 to 5 storeys in height. There ismermediate scale. In this regard, it does not
relate to the surrounding context of the area.

Similarly, the awning extends up to 2 storeys orlilBgton Street. This does not reflect the
surrounding buildings.

The design is further compromised by the visibdityhe existing building extending up from
behind the facade when viewed from the street.

The Panel notes that Adelaide provides some gaod@es of above ground car parks that have
a more contextual response to their surrounds amttribute to the public domain through
artistic lighting at night.

Design gquidelines

Following the meeting, the Panel requested theenait included on the next agenda for an
internal discussion (Panel members only) to devetmpe urban design guidelines that could
apply to the site.
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Conclusion:

In summary, the Panel reaffirms its original advitem 2009. The development does not
satisfactorily relate to the surrounding context@rows Nest town centre, and incorporates
many compromises in the design that adverselytafgeienpact on the public domain.

Further work needs to be undertaken to activatedineet frontages and to better suit the
surrounding context. The Panel strongly recommethésoverall built form strategy and
aesthetics of the design be reviewed.

Comment: The comments of the Panel were providede@pplicant as part of the initial
assessment and the amended design, shown inltveifig two artist impressions, was provided
to the Panel for consideration on 1 October 2013.
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Development as viewed from the intersection of &alStreet and Alexander Street
The Panel provided the following comments in reseaio the amended design.
Background:

The Panel considered the proposal at its meeting Miay 2013. The Panel raised the following
concerns:

...lack of activation on Alexander Street .....suth a prime location there is an
acute need to carefully consider the pedestriaeeepce. Every effort must be made
to maximise opportunities for pedestrians to engadgle the building......
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....... the built form is out of scale and charac#éth its immediate context. It appears to be
informed by a desire to emphasise the corner ofdrabnd Alexander Street for passing
cars as the perspectives indicate. The raised agawmill not provide shelter.

........ There is no sense of the vertical baysoizbntal floor levels, expressed by the facade
articulation of the traditional shopfronts that aseiggested to have inspired the facade
design. What is being presented is an 80-90 mdijecbwith very fine coloured vertical
stripes that extend from 2 to 5 storeys in heidhiere is no intermediate scale. In this
regard, it does not relate to the surrounding canhte the area.....

The Panel concluded:

“In summary, the Panel reaffirms its original adeitrom 2009. The development does
not satisfactorily relate to the surrounding coritex Crows Nest town centre, and
incorporates many compromises in the design thaeesely affect its impact on the
public domain.

Further work needs to be undertaken to activatestheet frontages and to better suit the
surrounding context. The Panel strongly recommdmelsverall built form strategy and
aesthetics of the design be reviewed.”

The applicant submitted amended plans in respand®tPanel’s comments and the concerns
raised by the Planning Consultant assessing th@gsal. The changes are summarised as
follows:

» Simplified colour scheme drawn from the existingrabter of Crows Nest.

» Additional active frontages particularly to AlexardStreet and Burlington Street,

* Facade treatments visible above the existing bagigifrom important public domain
junctions at Burlington and Falcon Streets.

* Improved screening and proportions to the loweels\by the lowering of the overall
height at the comer of Burlington and Alexandereshe

* Improved weather protection along the facades.

* Improved expression for exposed sections of thidqastructure above the screen,

* Improved location and expression of elevator vattiift shatft,

The applicant also provided an Urban Design Reportl additional reports relating to the
carpark layout, loading operations, heritage aneastics.

The proponent did not attend the Panel meeting.nCibstaff outlined the changes for the
Panel’s further comments.

Panel Comments:
The Panel noted the changes as an improvementetoriginal proposal. The Panel was

concerned with the lack of activation and accessfiFalcon Street but noted that the brief
based on feedback from the community was to havedin entry from Burlington Street.
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The Panel still felt that the character of the aveas not reinforced by the design and the facade
needs further resolution. The design does not peoaisense of the vertical bays or horizontal
floor levels, expressed by the facade articulatibthe traditional shopfronts that are suggested
to have inspired the facade design.

Concern was raised about the green wall to Alexaisieeet as there was a lack of detail on
how it would be maintained.

Conclusion:

The Panel considers that the development doesatisfactorily relate to the surrounding
context of Crows Nest town centre and the facadaires further resolution The preference
would be for the overall built form strategy andsteetics of the design to be reviewed.
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Development as viewed from the intersection of Bgtbn Street and Alexander Street

Comment: Whilst it is considered that some of thgiiwal comments of the panel have been
satisfactorily resolved by the amended plans, tholy the improved activation to Alexander
Street, the concerns with the urban design ofdhade remain.

The site analysis undertaken by the applicant ifledtthe characteristic sense of vertical bays
and horizontal floor levels expressed by the tradél shopfronts and whilst this has been used
to inspire the design for the “wrap around” facafi¢he parking element, concerns are raised
with the implementation of this design philosophy.
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Whilst the amended design better incorporates tfesgares with the introduction of vertical
elements to the “wrap around” facade and the “sstyg@’ of horizontal floors by the changes in
colour of the vertical facade blades, it is stdhsidered that further work is required to the
facade design, which still reads very strongly &Es@e single curved element due to the strong
visual element of the white curved awning and petréqgatment.

The design approach of trying to make the “wrauad3 facade look similar to the experience
of a person travelling by car along the traditiostabp front area of Crows Nest, in my opinion,
misses the mark as the urban design of the buildimgd, and should, be most significantly
experienced by pedestrians in the area and thet effeast movement on the visual character of
the facade is lost to the pedestrian. For thisore#se current design, whilst an improvement, is
still not considered to have sufficient regardhe tontext of the area and should be further
amended.

Sydney Regional Development Advisory Committee

The application was referred to the Sydney Regi@®ielopment Advisory Committee for
comment in accordance with Clause 104 of SEPPa@trincture) and the Committee’s and
RMS’s recommendations are as follows:

1. Heavy vehicles servicing the proposed developnrenhat to exit onto Falcon Street
during the morning peak 6am -10am and evening geak-7pm.

2. A Construction Traffic Management Plan detailingisouction vehicle routes, number
of trucks, hours of operation access arrangemeamigi@affic control should be submitted
to Council prior to the issue of a constructiontderate.

3. The swept path of the longest vehicle (to the sesite) entering and exiting the subject
site, as well as manoeuvrability through the s#ball be in accordance with
AUSTROADS. In this regard, a plan shall be subuhifteCouncil for approval, which
shows that the proposed development complies ighdquirements,

4. The layout of the proposed car parking areas asdediwith the subject development

(including, driveways, grades, turn paths, sigistaince requirements, aisle widths, aisle

lengths, and parking bay dimensions) should becgoadance with AS 2890.1 — 2004.

No construction zones will be permitted on Falctne& in the vicinity of the site.

Any proposed temporary road closures will requite aipplicant to apply for a Road

Occupancy License by contacting the Transport Manant Centre’s Planned Incidents

Unit on (01) 8396 1513 during office hours (8am-4j@m1311 700 after hours.

7. Council should ensure that the post developmeninstater discharge from the subject
site into the RMS drainage system does not exdeegre-development discharge.
Details should be forwarded to
Sydney Asset Management
Roads and Maritime Services
PO Box 973
PARRAMATTA CBD 2124

8. The proposed development should be designed satlralffic noise from adjacent
public roads is mitigated by durable materials amanply with requirements of Clause
103 — (impact of road noise or vibration on non-doa@evelopment) of State
Environmental Planning Policy (Infrastructure) 2007

o o
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9. The developer is to submit detailed design drawargsgeotechnical reports relating to

the excavation of the site and support structurd®MS for assessment, The developer is
to meet the full cost of the assessment by RMS.
This report would need to address the followingikeyes:

a. The impact of excavation/rock anchors on the stgbdf Falcon Street and
detailing how the carriageway would be monitoreddettlement.
b. The impact of the excavation on the structural ilitstof Falcon Street.

The report and any enquiries should be forwaraed t

Project Engineer, External Works

Sydney Asset Management

Roads and Maritime Services

PO Box 973

PARRAMATTA CBD 2124

Telephone 8848 2114

Fax 8849 2766

If it is necessary to excavate below the levehefttase of the footings of the adjoining
roadways, the person acting on the consent shallrerthat the owner/s of the roadway
is/are given at least seven (7) days notice ofrttention to excavate below the base of
the footings, The notice is to include completaitiedf the work.

10. All works/regulatory signposting associated with groposed development are to be at

no cost to RMS.

In addition the Committee and RMS provided thewalhg advisory comments to the JRPP and
Council for its consideration:

1.

2.
3. All vehicles are to be wholly contained on siteobeteing required to stop.

Any proposed landscaping and/or fencing must n&itic sight distance to pedestrian
and cyclist travelling along the footpath.
All vehicles are to enter and leave the site ioravard direction.

Comment: No fencing or landscaping is proposedwmatld impact sight distances. The
design of the car park is such that all vehiclesarater and exit in a forward direction however
the design of the loading dock is such that vebioleist reverse into it from Willoughby Lane.
Finally, subject to conditions of consent thereageason why queuing of cars entering the car
park cannot occur fully within the site (see comiadrom Varga Traffic Planning Pty Ltd) and
as such they should not require to stop beforegdeity on the site. The requested conditions of
the Committee should be included in any consenes$or the development.

SUBMISSIONS

Name & Address of Basisof Submissions
Submittor

Claudia Rowe « Support proposal

No address provided

Michael Rowe
No address provided - Support proposal
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Vivienne Goldschmidt -
29B Deveonshire Street
Crows Nest

Jason Koura .
17 Falcon Street .
Crows Nest

Crows Nest Mainstreet.
4/136-143 Willoughby -
Road, Crows Nest

Ross Gugliotta .
Nos. 6-8 Falcon Street «
Crows Nest .
Dr Trefor Davies .
21 Willoughby Road
Crows Nest

Dionisios Xenos .
5/29 Willoughby Road
Crows Nest .

Support proposal
Design will enliven the block and improve the carokAlexander and
Falcon Streets

Not against proposal
Concerned there is not sufficient free parking sttiie development is
occurring which will impact business during constion

Support proposal

As Nos. 6-8 Falcon Street is now for sale it shdaddnclude in the
development to allow pedestrian access into theldpment from
Falcon Street.

Purchase of No. 6-8 Falcon Street would also aftmvwhe lane to be
widened to give better sight for trucks leaving taee and would
improve the car park flow.

At the moment the louvres covering the substatitmnsot improve the
streetscape presentation of Falcon Street.

Object to proposal

Concerned about potential for damage during cocistm
Concerned proposal will limit the development ptgdrof No. 6-8
Falcon Street.

Concerned about unattractive substation adjacgmofgerty on Falcon
Street

Loss of sunlight to existing building at Nos. 6-&d¢on Street.
Impact on value of property sale or lease.

The Dock and Traffic Management Plan is unworkabdata used is
flawed and misleading as the counts used weraéoquietest times of
the use of the lane.

Delays in Willoughby Lane are up to 15-30 minutes as such the car
park entry is located in the wrong spot.

The report is incorrect in stating only left turage permitted from
Willoughby Lane into Falcon Street as right turns permitted.

The traffic assessment ignores the use of the bgneusinesses for
access for parking and no guarantees are provigedatcess will be
retained during construction.

Woolworths have a history of drivers ignoring sigeaand leaving
garbage bins in the lane and drivers are abusikie. large trucks
always stop in the middle of the lane, blockindfita

Inadequate consideration has been given to thenlgaskeds of the
other proposed shops and exiting businesses imigiiby Road.
How will Council enforce compliance with the Managent Plan?

Whilst the site is an eyesore and in need of rddpweent, the
application needs more scrutiny.

The application fails to acknowledge 5 residenté&®a29 Willoughby
Road or another 15 above Nos 35 and 39 WilloughigdR
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Mark Fletcher
58/13 Ernest Street
Crows Nest

Matt Hooper
80 Burlington Street
Crows Nest

Natalie Holkis
52 Burlington Street
Crows Nest

Precinct:
Stanton

Waverton

CONSIDERATION

The proposal is replacing the amenities block vather toilets.
Inadequate information is provided in the numberbo$iness and
public toilet signs.

Whilst the substation is being moved no mentianasle of removal of
power poles.

Inadequate consideration is given to the loadingegon Willoughby
Lane.

No assessment is made of the number of pedesthartevelopment
will cater for.

How is the application being future proofed forreased in customers
in the future?

The loading dock hours are proposed to be incretms@d hrs from
5am to midnight with resultant noise impacts.

No assessment of plant noise is provided.

Inadequate parking provision.

No provision is made for pedestrian traffic alongxander Street and
crossing Burlington Street as no pedestrian crgssiproposed there
and pedestrians will not walk the extra distancéhocrossing near
Willoughby Lane.

Concerned about large increase in traffic on Bgttin Street due to the
relocated car park entrance, want entrance toost®jlexander Street
or alternatively make Burlington Street a no righrh into or out of it
from West Street to prevent through traffic.

The size of the supermarket is too big for thetioceand would only
benefit Woolworths, not the residents.

Traffic in Alexander Street is already excessive Hre proposal will
exacerbate it.

The building will have excessive bulk and cause cuaptable
overshadowing.

A large corporate building would spoil the mairestrcharacter of the
area that has been created by the paving, plaatidgutside eateries.

Application noted — no comments

Supports development

Encourage good urban design incorporating improvesnef public
open space such as widened footpaths, cross paddstks through
the site or arcades and green principles suchyesea roof.

The relevant matters for consideration under Sect®C of theEnvironmental Planning and
Assessment AiB79, are assessed under the following headings:
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DISABILITY DISCRIMINATION ACT

The Disability Discrimination Act (DDA) requires @nocil to have regard to the equity of access
to development when assessing a development afiptichn order to achieve equitable access,
an appropriate accessible path of travel would neé&e provided to and throughout each retail
premises from the footpath and the car park anédoessible paths of travel to be provided
throughout the public car park.

Accessible parking spaces and toilet facilities Ml@lso need to be provided.

The main entrance to Woolworths is via the arcadth a secondary entrance provided off
Alexander Street. An accessible path of traveriawiged from Burlington Street through the
arcade to Woolworths and an accessible path oéltiavavailable throughout both levels of
Woolworths due to the provision of a lift betwedse tevels. Further, the lifts through the car
park which provide access to each level, the areadeAlexander Street provide a suitable
accessible path of travel. Each of the five spgcsiops have an accessible path of entry through
either the arcade or directly from Burlington Stréleough as no level information is provided
for the footpaths a condition confirming this reganent is recommended for any consent.

However, the second entrance to Woolworths off Afeder Street is not accessible to disabled
persons. Whilst a secondary entrance would not albrive required to provide accessibility, the
bus stop on Falcon Street provides a well usedp@mation service to the site and disabled
persons using the bus are required to travel thieedangth of the street block in Alexander
Street and then half way back again to enter thersoarket. This long trip would then have to
be repeated whilst carrying groceries. This isamoppropriate or equitable level of accessibility
given many disabled persons are reliant upon pubdiosport. It is therefore considered
appropriate that the secondary access be madesditeed his could best be achieved by
provision of a platform lift as a ramp would takgtoo much area. A condition to this effect is
recommended for any consent issued.

Accessible toilets are provided (one male and engfe) which are accessible to the public via
the arcade. A total of 8 accessible spaces, equitin.7% of total spaces, are provided within
the car park.

Therefore it is considered that the proposal malgsopriate provision for disabled persons,
subject to the recommended conditions. Howeverpdiout information is provided for any of
the retail premises, a condition of any consene@mmended requiring the provision of
accessible toilet facilities in any fitout that pites for toilet facilities and for accessible satif
travel to be provided throughout each retail presis

SEPP 55

The provisions of SEPP 55 require consideratiotoashether the site is contaminated and
requires remediation. A review of the history oési®n the site which include residential, car
park, retail and theatre do not raise any condiaitsthe site may be contaminated and as such
additional investigation is not warranted in thése.
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SREP 23 & DCP

The SEPP applies to the subject site as identifirethe Sydney Harbour Catchment Map. The
site is not identified:

(@  within the Foreshores and Waterways Area;
(b)  as a strategic foreshore site;

(c) as a heritage item;

(d)  within the wetlands protection area;

and therefore only Part 1 is applicable. Part htifies aims of the plan from (a) to (h). The aims

set out in Part 1 of the SEPP have been consider@the application is consistent with these
aims, it being noted that the site is located sdist&ance from the foreshore and waterways and
the development will not be visible from either theeshore or the waterways.

SEPP 64

SEPP 64 applies to applications including advegisiructures/signage that will be visible from
any public place and the subject application inetuskeveral signs and/or advertising structures
that will be visible from public places as are dethfollowing:

Alexander Street facade: 1 x Woolworths and parkdirgction sign 7.7m x 1.6m on
window near intersection with Falcon Street
1 x Woolworths sign 5.9m x 1.3m above storeaatte
1 x car park exit facade sign 3m x 0.4m
2 x under awning signs 2.4m x 0.3m

Falcon Street facade: 1 x Woolworths sign 7.3méxnlon window near intersection
with Alexander Street
1 x projecting wall parking sign at corner wilexander Street
1.5m x 1.6m
1 x 3D internal suspended sign 2.2m x 2m
1 x building identification parapet sign 7.4n.8m
1 x under awning sign 2.4m x 0.3m

Burlington Street facade; 1 x Woolworths logo and Council sign over car park entry
2.2m x 2m and 2m x 2m
1 x building identification sign over arcadergrb.1m x 1m
1 x supermarket sign over arcade entry 2.4n8m0
2 x facade signs for retail premise 1.1m x OB 7.0m x 0.8m
1 x parking sign at corner with Alexander Strea x 0.8m

Willoughby Lane facade 2 x projecting wall signs dWeorths logo and parking 1.2m x
1.1m and 1.2m x 1.8m near car park entrance
Facade parking sign 3.3m x 1.3m near car patriaece
Woolworths logo sign near loading dock 0.9m&m®
Woolworths and parking facade signs above mgldt No. 6-8
Falcon Street 5.9m x 1.3m and 1.5m x 1.2m
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The Statement of Environmental Effects indicatestgnage would be illuminated and would be
turned off outside of trading hours (trading hoams 7am to midnight).

Clause 8 requires that signage must not be graotesknt unless the signage is consistent with
the objectives of the Policy and satisfies the gssent criteria specified in Schedule 1. The
objectives of the Policy of relevance to this apgiion are:

() to ensure that signage (including advertising):
(i) is compatible with the desired amenity and alstharacter of an area, and

The signage in the area is currently largely cosgatiof under awning and awing facia signage,
with some under awning flush wall signs. Thereadse limited examples of above awning flush
wall signs (including the subject site) and bladédl wigns. The proposed under awning signage
and signage above the entrances to the arcadmraaind Woolworths are therefore consistent
with signage in the area. The signage that is dessistent are the blade wall signs for the
parking area and Woolworths, the Woolworths signthe glazed shopfront of Woolworths, the
above awning Council and Woolworth logo signs dkiercar park entry and the Woolworth and
parking flush wall sign above No. 6-8 Falcon Street

The two signs on the glazed shop front of Woolwetith the Falcon and Alexander Street
frontages, whilst above traditional awning levek gust above that level and are under the
proposed curved awning element and for this reaseconsidered acceptable. The blade wall
signs provide parking directions and are similadypsidered appropriate.

The Council and Woolworths logo signage above #rgark entrance is not supported in the
proposed form as the two signs are side by sidehdifferent dimensions, which would look
inappropriate. Further, as the signage is simpigéeatify the parking is available for use by
Woolworths customers and for general parking, theedsion of the signage at 2m x 2-2.2m is
considered excessive, particularly as it is locabdve the traditional awning level. It is
therefore recommended that these signs should leéedeand replaced by smaller signage
located below the lower awning level, potentialfnging down over the car park entry.

The high wall sign located above Nos. 6-8 Falcaeedtis considered to be an inappropriate
element in the Falcon Street streetscape bothnrstef its size and location. It is an unnecessary
sign, with another large flush wall sign on thedeéal Street frontage which is to be above the
traditional awning level clearly identifying theclation of the store and with a blade wall sign

identifying the location of the parking area. THere this signage should be deleted from any
approval.

Finally, two flush wall signs located above therante to two shops fronting Burlington Street
are shown having heights of 800mm and widths oaiich11m. No details are provided for these
signs and no provision is made for signage tottid shop with frontage to Burlington Street. It
is appropriate that the signage to these shopstEstent in size and character. As such any
consent should include a condition permitting eaicthe three shops to have a standard under
awning sign together with a flush wall sign locatdmbve the entry door to the shop having
maximum dimensions of 800mm high x 2m wide.

(i) provides effective communication in suitable lowasi, and
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Subject to the above comments, the proposed sigisageitably located and provides for
effective communication.

(ii)  is of high quality design and finish, and
The design and finish of the proposed signs ispabde.
The Schedule 1 assessment criteria are addredkauiig.
1 Character of thearea
* Is the proposal compatible with the existing esided future character of the area or

locality in which it is proposed to be located?

Subject to the above comments the signs are ggneoahpatible with the desired character of
the area.

» Isthe proposal consistent with a particular thefimreoutdoor advertising in the area or
locality?

There is no relevant theme for outdoor advertigiridpe area.
2 Special areas
* Does the proposal detract from the amenity ouaigjuality of any environmentally
sensitive areas, heritage areas, natural or oth@mnservation areas, open space areas,
waterways, rural landscapes or residential areas?

The site is not located in a sensitive or heritaigga and no signage will be visible residential
areas.

3 Views and vistas
» Does the proposal obscure or compromise imponaws?

The proposed signage has no negative impacts omooriant views.
* Does the proposal dominate the skyline and redueguality of vistas?

The proposed signage will not dominate the skytineeduce the quality of vistas, subject to
previously discussed changes.

* Does the proposal respect the viewing rights oéo#dvertisers?

The proposed signage will not have a negative ilnpaon the viewing rights of other
advertisers.

4 Streetscape, setting or landscape
» Isthe scale, proportion and form of the propcagaropriate for the streetscape, setting
or landscape?
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The signage is of appropriate scale, proportionfamd for the streetscape setting subject to the
changes suggested previously.

* Does the proposal contribute to the visual interektthe streetscape, setting or
landscape?

The signage as amended by the suggested changesmtiiibute positively to the streetscape.
* Does the proposal reduce clutter by rationalisimglaimplifying existing advertising?
Subject to the suggested changes the proposaledilice advertising clutter.
* Does the proposal screen unsightliness?
The proposed signs do not screen unsightliness.

* Does the proposal protrude above buildings, strregwor tree canopies in the area or
locality?

The proposed signage will not protrude above bugjglior tree canopies other than the signage
proposed to be visible above Nos. 6-8 Falcon Stvd@th is recommended for deletion.

* Does the proposal require ongoing vegetation mameegg?
The signage will not require ongoing vegetation aggment.
5 Site and building
* Isthe proposal compatible with the scale, praorand other characteristics of the site

or building, or both, on which the proposed sign&gt be located?

The signage, as proposed to be amended, is conepaiiin the scale, proportion and other
characteristics of the building.

» Does the proposal respect important features oftteeor building, or both?
The signs are compatible with the building propdsedhe site.

* Does the proposal show innovation and imaginatioits relationship to the site or
building, or both?

The signage, subject to conditions, will be appedprbut is not particularly innovative or
imaginative.

6 Associated devices and logos with advertisements and advertising structures
» Have any safety devices, platforms, lighting cdewvior logos been designed as an
integral part of the signage or structure on whitls to be displayed?

The signs are not general purpose signs and astserehare no logos of advertising companies.
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7 [Hlumination
* Would illumination result in unacceptable glare?

lllumination of the wall signs during the hoursagferation of the premises is reasonable.
* Would illumination affect safety for pedestrianshicles or aircraft?
It is not likely that the signage illumination wduhave any safety implications.

* Would illumination detract from the amenity of argsidence or other form of
accommodation?

The location of the proposed signage is not sigaifily proximate to any residence to cause
amenity impacts.

» Can the intensity of the illumination be adjustédecessary?
There is no information provided as to whetherillmenination can be adjusted.
* Is the illumination subject to a curfew?

The illumination of the building signage is to ogter only during the operating hours of the
premises. A condition of consent to this effectidtidoe included in any consent.

8 Safety
. Would the proposal reduce the safety for any ipublad?

The proposed signage is unlikely to impact thetgafethe adjacent roads.
* Would the proposal reduce the safety for pedestr@ricyclists?

The signage is located such that it will not scraey pedestrians or cyclists from the view of
drivers.

* Would the proposal reduce the safety for pedestriparticularly children, by obscuring
sightlines from public areas?

The signage will not obscure any sightlines frorblguareas.
SEPP INFRASTRUCTURE

Clause 16 would require consultation with Ausgrgdthe proposed development involves
removal it its substation on the Willoughby Lar@ttage, however Clause 19(1(c)) indicates that
an exception to this requirement occurs if the tigraent is being carried out on behalf of the
authority. As Ausgrid has provided owner’s congenthe proposal and as 3 new substations are
included in the proposal it is considered thatakemption applies in this case.
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Clause 101 applies to land with frontage to a diassroad and requires vehicular access via
another road if possible, the safety and efficieatyhe classified road not to be adversely

affected by the development by the design of véairaccess, emissions of smoke or dust or due
to the nature and volume of traffic generate bydineelopment and for the development not to

be sensitive to traffic noise or emissions.

The proposal provides vehicular access from Alegaadd Burlington Street and Willoughby
Lane and as such satisfies the first requiremedre. Sydney Regional Development Advisory
Committee has considered the proposal and is stippof the design subject to a restriction on
the times heavy vehicles servicing the site can iloughby Lane into Falcon Street. A

condition to this effect is recommended for anyseon issued.

Finally, the proposal does not contain any use ithatarticularly sensitive to the noise or
emissions likely to be generated by traffic usiadcbn Street, satisfying the third requirement.

Clause 104 applies to traffic generating develograed applies to parking areas for 50 or more
vehicles and shops with an area of over 50@mere the site connects (within 90m) to a
classified road and as such applies to the propdSkuse 104 requires written notice to be
provided of the application to RMS and requires rigponse to that notice to be taken into
consideration in the assessment of the applicalibe.application was referred to RMS and
comments were received, via the minutes of the 8ydRegional Development Advisory
Committee and the recommended conditions of cossentd be included in any consent issued
for the site.

NORTH SYDNEY LEP 2013

North Sydney Local Environmental Plan 2013 (NSLER 3 was made and published on 2
August 2013 and commenced on 13 September 2013ER20D13 zoned the subject site B3
Commercial Core (see extract of zoning map ondhewing page) and provided a height limit
of 19.15m. However, at clause 1.8A, the LEP comstaisavings provision that indicates

“If a development application has been made befedmmencement of this Plan in relation
to land to which this Plan applies and the appliocathas not been finally determined before that
commencement, the application must be determinédtas Plan has not commenceéd.

Therefore NSLEP 2013 will be considered as if & draft LEP that has been exhibited and is
certain an imminent in this assessment. It is nthtatigiven the use remains permissible and the
height limit and heritage listing is not changele twveight given to NSLEP 2013 has no
significant impact to the assessment.

However, the zoning of the surrounding land hasgkd, with the adjoining street block
fronting Willoughby Road also zoned B3 Commerciat€and the remaining surrounding land
remaining Mixed Use.

The proposed development is compliant with theveeie controls of NSLEP 2013.
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Zoning extract for LEP 2013 showing subject siteesbB3 Commercial core

NORTH SYDNEY LEP 2001
1. Permissibility within the zone

The site is zoned Commercial (Amendment 52 — skanimg LEP map which identifies the
area of land rezoned Commercial by this amendnaentthe proposed use is defined as shops
and car park. Shops are a permissible use witrecbnsder the Commercial Zone, however a
car park is not. Notwithstanding this, a car parpermissible on the subject site pursuant to
clause 76, which was inserted by way of Amendm@&rib3.EP 2001, which permits a car park
on the subject site. As such the entire propogafisissible with consent. The site is surrounded
by land zoned Mixed Use as seen in the zoning exdrathe following page.
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NORTH SYDNEY LOCAL ENVIRONMENTAL PLAN 2001

Zoning - Sheat 1 of 2
{Amendment No 52)
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Zoning extract of LEP 2001, note block surroundgdralcon, Alexander and Burlington Streets and d\idjbhy
Lane is now zoned Commercial by virtue of Amendnihbut this is not shown on the extract.
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2. Commercial Zone Objectives

The following objectives are applicable to the Coenonal zone and consideration is given to
compliance with the objectives below:

(@) to prevent the loss of commercial floor space s&dential use, and

The subject site contains no commercial floor sameno residential use is proposed. As
such the proposal is consistent with this objective

(b) to encourage a diverse range of employment oppiiesnand

The proposal provides for a supermarket and 5 ajpgshops along with a public car park
and as such provides a suitable range of employoprdrtunities, satisfying this objective.

(c) to minimise adverse effects of development oneetsdand occupiers of existing and
new development.

The proposed use of the loading dock by Woolwoantitisesult in unacceptable noise impacts
upon approved residences at No. 11 Willoughby Raad no amelioration measures are
proposed to address the noise impacts. As sugitdpesal is not consistent with this objective.

3. Building Heights

Clause 28G provides height controls and objectisesommercial zoned land outside North
Sydney Centre and a height of 19.15m applies teubgect site. The height is measured from
existing ground level to the highest point of thiding.

The proposed building has a height at parapet atlRB.6, at the riser of RL 114.3
(approximate), at the lift overrun and plant screeRL 116.75 and to the top of the plant of RL
117.45 (approximate). Therefore the building hasmaimum height of 18.67m at the top of the
plant, 17.97m to the plant screen, 18.66m to theverrun, 15.68m to the riser and 15.94m to
the parapet and complies with the height control.

4. Excavation of Land

Clause 39 addresses excavation of land and reghaiesxcavation not impact stability of the

site or adjoining land, not interrupt natural deaje patterns, not adversely impact adjoining
properties and satisfy the objectives. The objeatdguire minimisation of excavation and site
disturbance, retention of vegetation, protectiothefstructural stability of adjoining properties

and minimising impacts upon adjoining properties.

The proposed excavation is for one level of supétatanly and has a depth of approximately
4m. The site contains no vegetation or naturalftamas to protect and the natural drainage
pattern will not be interrupted by the excavation.

As only one storey of excavation is proposed @adssidered that excavation is appropriately
minimised.
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Finally, subject to appropriate construction methadd vibration mitigation, together with
underpinning as necessatry, it is considered tleatith can be constructed without unacceptable
impact upon the stability of the site, the surrangdoad reserves and the adjoining property at
Nos. 6-8 Falcon Street. In order to ensure thisig;conditions of any consent should require
dilapidation reports to be prepared before and tfeeproposed works to all adjoining properties
and road reserves and for any damage as a reshé wforks to be repaired prior to issue of an
occupation certificate.

5. Contaminated L and

Clause 40 requires consideration to be given tdhldnehe land is contaminated and the need for
any remediation. This has been addressed in reltiSEPP 55 previously and it is considered
that the site is unlikely to be contaminated arad thrther investigation is unwarranted.

6. Heritage Conservation

Part 4 addresses heritage conservation and otirgdevthe site is located in the vicinity of items
of heritage. The comments of John Oultram Heri&a@esign confirm that the proposal will not
have an unacceptable impact upon the heritage iteths vicinity of the site and that subject to
a watching brief during construction any identifadhaeological deposits can be appropriately
addressed.

DEVELOPMENT CONTROL PLAN 2002

The application has been assessed against thameleantrols in DCP 2002 following. It is
noted that whilst DCP 2002 was repealed on 13 &dme2002 due to LEP 2013 coming into
force, the application has to be assessed as ifAHB had not commenced and as such LEP
2001 remains in force. Thus DCP 2002 is still #lewvant DCP.

1 St Leonards/Crows Nest Planning Area

The site is located in the Crows Nest Town Cenitkivthe St Leonards/Crows Nest Planning
Area. The relevant controls are addressed following

» Sites to be developed with medium rise, mixed eseldpment constructed boundary to
boundary with setbacks at laneways and above padauna shops at ground level, with
non-residential/residential at first floor and desitial above.

This provision does not appear to apply to theesilgite which is zoned Commercial rather than
Mixed Use. Notwithstanding this, the proposal pdea for retail uses at ground level.

» Designs are to incorporate noise attenuation oroRebtreet frontages and awnings are
to be provided to all street frontages.

This provision would appear to apply to resideniggs and as the site is for a supermarket and
car park fronting Falcon Street is not applical#la. awning is provided to the three street
frontages and is not appropriate to the lane fgmta
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» Pedestrian thru-site links are to be provided fiéittoughby Road to Alexander Street
to improve access to the council car park.

This provision appears to relate to the developroéptoperties fronting Willoughby Road as
they would need to be redeveloped to provide imgdoaccess to the Council car park. The
proposal provides access from the car park to AléeaStreet.

* Developments are to be built to the street frontaigje a 3m setback above the podium
level, with a 1.5m setback at ground level fromldreway frontage and 1.5m setback
above the podium.

Again, this control appears to apply to mixed useetbpments. The 1.5m setback from
laneways is to allow the provision of a footpathtlse laneway can be activated. Given the
location of the loading dock and loading zones itonsidered inappropriate to activate the
laneway. See discussion of podiums in the nexttpoin

* A 13m, 4 storey podium is to be provided to akksts and a 10m, 3 storey podium is to
be provided to the laneway.

The proposal is a six level building, with four & of car park and one level of supermarket and
specialty shops above ground level. Provisionmd@dium for one storey at all frontages except
the laneway which would have two storeys abovettium would make the layout of the car
park unworkable. The height of the building as \eevirom the streets and laneways is set by the
parapet and is approximately 16m. As such the mapeould breach this control by 3m to all
frontages other than the laneway where it breablge@m. The breach is supported in this
instance given the LEP and DCP identify the sitbeasg intended for an above ground public
car park use (see following).

» Parking is to be provided underground except whesged and operated by Council for
a public car park on the block bounded by Falcare®t Alexander Street, Burlington
Street and Willoughby Lane.

The proposal provides for a public car park toweed by and operated on behalf of Council on
the site.

2. Car Parking

Section 9 of NSDCP addresses car parking and agkmg rates for different types of uses, with
arate of 4 spaces per 100ofifloor space for supermarkets. No specific pagkate is identified

for general retail space as the site is locategdrows Nest and the parking rate of 1 space per
60nT applies to the Mixed Use zone only whilst the eabjite is zoned Commercial. This
appears to be an anomaly due to the recent rezaoiinthe site to Commercial and
notwithstanding this, it would be appropriate tosider the specialty shops on the basis of this
rate, which is the rate that would apply to allesteuch shops in the locality.
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The provision of parking has been addressed inghessment by VVarga Traffic Planning on this
basis and whilst no parking is specifically prowder the uses on the site, the use of the public
parking by the customers of these uses is suppobigidg a continuation of the existing
operations of the site and allowing for the greptewision of public parking in the Crows Nest
Town Centre that can be used by all visitors tadrdre. Notwithstanding this, given no parking
is provided for employees in the proposal, it issidered appropriate that a minimum of 2
parking spaces be provided for employees for thersnarket use and that 1 space be provided
for employees for each specialty shop, giving altott 7 staff parking spaces. A condition to this
effect should be included on any consent grantethiosite.

This section also requires accessible parking terogided at the rate of 1-2% of spaces

provided and for all off street parking to be umgleund. Loading spaces are to be provided to
ensure vehicles stand entirely within the premasebthe size of loading bays is specified based
on floor space ratios, however this is not congdexppropriate to apply to a supermarket
situation. Parking for motorcycles is required &ogdrovided at a rate of 1 space per 10 cars.

The proposal provides 8 accessible parking spamsting to 2.7% of the total parking,
exceeding the required rate of provision. The psapaloes not provide for parking to be
underground and whilst it is considered that thesild be the most acceptable option for the site,
allowing for more development on the site, the bds been used for many years for above
ground public parking and was specifically rezotegermit this to be expanded on the site.
Further DCP 2002 specifically indicates that abgneeind parking is to be provided on this site
and as such no objection is provided to the looaticthe proposed parking.

An adequate loading facility is provided for thepstmarket use within the proposal and
appropriate access is provided for the speciatiyestto the loading zones in Willoughby Lane
and as such the loading facilities proposed haes lassessed as adequate by Varga Traffic
Planning.

Finally, the public parking station does not in@ymtovision for any motorcycle spaces, however
there is nothing to prevent riders of motorcyckesf parking in the spaces provided.

3. Erosion and Sediment Control

Appropriate plans have been submitted to deal witteion and sediment control during
construction.

4, Outdoor Advertising

Section 16 of DCP 2002 sets controls for advedisaand signage and they are addressed
following:

* Signs are to be integrated with the architecturethef building, in colours that
complement the building, do not dominate the bogdand are of appropriate scale and
form. Signage is not to obstruct views or causeshadowing, dominate the skyline or
be placed over a window.
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In general the signage is considered to be ap@ipaind to integrate with the architecture of the
building. Exceptions to this are the signs ideatifpreviously in response to the consideration of
SEPP 64.

» Signs are to be located appropriately for the fa¢eehtment of the building, with under
awning signs to have a 2.6m clearance from thep&dbtand be no longer than 2.5m or
higher than 500mm.

The proposed under awning signs all satisfy themmuim clearance and have a maximum length
of 2.4m and maximum height of 300mm, satisfying ttwntrol.

* Do not provide more than one large building andlesiness identification sign per
building.

The proposal provides for several large signs itiémg the building and/or business, with one
sign on the east elevation over the top of thedinglat No. 6-8 Falcon Street, two to the Falcon
Street frontage, two to the Alexander Street frgatand three to the Burlington Street frontage.
Whilst it is considered that a building of thisesizan appropriately have more than one large sign
identifying the building and main business, itamsidered that the signs identified in the section
of this report addressing SEPP 64 are inappropfietfree of these signs) and excessive and
should be deleted from any consent issued.

* Above awning signs, flag pole signs, inflatablensigmoving and flashing signs,
sandwich boards, video signs, roof or sky signs large signs including billboards
(>20nt or higher than 8m) are all considered inapprogriiatNorth Sydney.

None of the above signage types are proposed.

» Signs are not to be illuminated between 1am and &anilluminated signs are to be
fitted with timing devices to ensure compliance.

The application indicates the signage is to bemihated for the hours of operation of the
business, which are 7am to midnight daily and a$ sbe proposal is consistent with this
requirement. A condition of any consent should zonthe hours of illumination.

* Allow only 1 wall sign per building with areas ngiteater 10% of the elevation if the
elevation is > 200/

Again, given the size of the building and its fetreet frontages it is appropriate that more than 1
wall sign be approved. The total number of walhsigoes not exceed 10% of the area of the
elevations in question.

5 Waste M anagement

An appropriate waste management plan has beerdgah\iowever concern is raised at the size
of the bin storage areas for both the specialtsestand Woolworths and also access to the
Woolworths storage area from the store. This @reern that could be addressed by conditions
of consent.
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3. Commer cial Development

Section 20 addresses commercial development anddpeoa series of controls which are
addressed following.

Function

A variety of non-residential spaces are to be led;j particularly at street level. The use of and
access to public transport and transport by fodtaaycle is to be maximised.

The proposal provides for a large supermarket padialty shops of a variety of sizes which will
ensure an appropriate mix of spaces at street [€laellocation of the supermarket is in close
proximity to the bus stop in Falcon Street, thotlgd main entrance has been located off the
arcade in Burlington Street, with a secondary excganearer the bus stop in Alexander Street.
Whilst the second entrance is considered to baddaagasonably close to the bus stop, this
entrance is not accessible, requiring disabledsusgrublic transport to travel the full length of
Alexander Street and half way back again to actessupermarket through the arcade access.
This is not considered to be equitable or apprograd as such a condition of any consent
should require the second entrance (ie in AlexaStteret) to be made accessible. This could be
achieved by a platform lift as a ramp would beliike take up too much space on the frontage.

Environmental Criteria

This section, of relevance, requires consideradiomoise impacts, lighting and awnings. The
issue of noise impact can be appropriately resoivedelation to plant noise subject to
appropriate conditions of consent, however theanaipact due to the loading operations has not
been satisfactorily addresses as identified iradsessment by Acoustic Logic.

The appropriate provision of lighting, includinduinination of signs, can be addressed by
appropriate conditions of any consent requiringetiiimits on illumination of signage, no
provision of flood lighting and lighting for the icpark to satisfy the relevant Australian Standard
to ensure pedestrian safety.

A continuous, horizontal awning with a minimum widltf 2m is required on all street frontages
to provide protection from sun, rain and wind, vatknings to project to within 1.5m of the kerb
to allow for street trees and to be at least 3.Bova footpath level. A satisfactory awning has
been provided, with additional lower awnings to Bacon and Burlington Street frontages
where the curved awning element is proposed taised, in order to ensure appropriate weather
protection for pedestrians. However, it is consdeappropriate that the awning design be
required to be amended, as necessary, to ensweténdon of the existing street trees (that are
not required to be removed due to the locationrigbtvays) in Alexander and Burlington Street
and to allow for the provision of new street treethose streets and Falcon Street. A condition
to this effect should be included in any consent.

Quality Built Form

The quality built form controls require the designrespond to the existing characteristics,
opportunities and constraints of a site and fateaasalysis to be undertaken with the design to
respond to the issues identified in the site amalys
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In particular the design is to reinforce the urbharacter and to break down the apparent length
by articulation, design and detailing and changesaterials and colours. An interesting skyline
is to be provided by containing roof top equipmiard single structure located centrally and by
introducing interesting elements and articulatmthe upper levels and roofs. Built form is to be
emphasises at the corners and streets are toibatedtas well as laneway frontages. Entrances
are to cater for the disabled, with at least onmraatrance having an accessible path of travel.

Whilst the required site analysis has been undemtakd has identified the characteristic sense of
vertical bays and horizontal floor levels expredsgthe traditional shopfronts and whilst this
has been used to inspire the design for the “wrayral” facade of the parking element, concerns
are raised with the implementation of this desigilgsophy. Whilst the amended design better
incorporates these features with the introductforedical elements to the “wrap around” fagcade
and the “suggestion” of horizontal floors by th@rbes in colour of the vertical facade blades, it
is still considered that further work is requiredthe facade design, which still reads very
strongly as a large single curved element dueait o the strong visual element of the white
curved awning and parapet treatment.

The design approach of trying to make the “wrauad3 facade look similar to the experience
of a person travelling by car along the traditiostabp front area of Crows Nest, in my opinion,
misses the mark as the urban design of the buildimgd, and should, be most significantly
experienced by pedestrians in the area and thet effeast movement on the visual character of
the facade is lost to the pedestrian. For thisore#se current design, whilst an improvement, is
still not considered to have sufficient regardhe tontext of the area and should be further
amended.

The design provides for an integrated plant aregh®mnoof, provides some visual interest to the
skyline (though the appropriateness of the treatisajuestioned) and provides emphasis to the
corners (again with concerns about the treatment).

As has been discussed previously, accessible enpgovided to the main entrance (ie the
arcade), but given its distance from the seconty émthe supermarket and from the bus stop, it
is considered that the second entrance shouldealsacessible.

Quality Urban Environment

This section deals with accessibility for disabpetsons, design for safety, lighting, parking
access, garbage storage and site facilities. Thesaibility of the site has been addressed
previously within this report and subject to coradis will be satisfactory.

The proposal is generally appropriately designedstdety, however conditions on graffiti
removal and appropriate lighting of the car parkarga, under the awnings and to other
pedestrian areas to satisfy AS 1158 should be glapgen any consent.

Access to the parking area has been assesseddpy Vaffic Planning as satisfactory subject to
conditions.

Finally, appropriate site facilities (ie public letis) and garbage storage is provided, though
concern is raised with the size and accessibifithhe storage areas and conditions should be
placed on any consent to address these concerns.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Efficient Use and Management of Resources

Adequate information has been provided in relatioachieving energy efficiency and resource
management.

Public Domain

Conditions of any consent should include requireshér provision of appropriate paving to
Falcon, Alexander and Burlington Streets and tlowipion of appropriate street furniture (ie
seating at the bus stop) and street trees.

SECTION 94 CONTRIBUTIONS

A section 94 contribution would be applicable underth Sydney s.94 Contributions Plan based
on the increased size of retail premises on thgsusite. A condition requiring payment of the
contribution prior to release of the Constructiari@icate would be included upon any consent.

APPLICABLE REGULATIONS
All applicable regulations have been consideretthim assessment.
DESIGN/MATERIALS

The amended design provides for improved activaticthe Alexander and Burlington Street
frontages, however the provision of two substati&ms no pedestrian entry to Falcon Street is
still of concern. The design of the shopfrontsassidered appropriate and in this regard the
close pedestrian experience, other than on FaltreetSwill generally be a good one.

Further, the extension of the “wrap around” facad®ind the corners of the laneway to ensure
appropriate vistas along Burlington Street and éral8treet is supported as is the location and
size of most of the proposed signage (see prezommsnents).

However, a site analysis has been undertaken amddpatified the characteristic sense of
vertical bays and horizontal floor levels expredsgthe traditional shopfronts and whilst this

has been used to inspire the design for the “wrayral” facade of the parking element, concerns
are raised with the implementation of this desigilgsophy. Whilst the amended design better
incorporates these features with the introductforedical elements to the “wrap around” fagcade
and the “suggestion” of horizontal floors by th@rbes in colour of the vertical facade blades, it
is still considered that further work is requiredthe facade design, which still reads very
strongly as a large single curved element duedstiong visual element of the white curved
awning and parapet treatment.

The design approach of trying to make the “wrauad3 facade look similar to the experience
of a person travelling by car along the traditiostabp front area of Crows Nest, in my opinion,
misses the mark as the urban design of the buildimgd, and should be, most significantly
experienced by pedestrians in the area and thet effeast movement on the visual character of
the facade is lost to the pedestrian. For thisore#se current design, whilst an improvement, is
still not considered to have sufficient regardhe tontext of the area and should be further
amended.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

ALL LIKELY IMPACTSOF THE DEVELOPMENT

All likely impacts of the proposed development haeen considered within the context of this
report.

ENVIRONMENTAL APPRAISAL CONSIDERED
1. Statutory Controls Yes

2. Policy Controls Yes

3. Design in relation to existing building and Yes

natural environment

4, Landscaping/Open Space Provision Yes
5. Traffic generation and Carparking provision Yes
6. Loading and Servicing facilities Yes
7. Physical relationship to and impact upon adjani Yes

development (Views, privacy, overshadowing, etc.)
8. Site Management Issues Yes

9. All relevant S79C considerations of Yes
Environmental Planning and Assessment (Amendnfait1 979

CLAUSE 14 NSLEP 2001

Consistency With The Aims Of Plan, Zone Objectives And Desired Character

The provisions of Clause 14 of NSLEP 2001 have lex@mined.

The development is inconsistent with the specifitsaof the plan in that the design of the facade
is not considered to promote the character of tioev€ Nest Town Centre in terms of its visual
bulk, scale and appearance as outlined in thisrtelporther, the noise impact of the loading

dock has not been resolved and is inconsistentatijbctive (c) of the Commercial zone. As
such, pursuant to the provisions of clause 14 cdnsest not be granted.

SUBMITTORS CONCERNS

In sufficient free parking whilst the developmeardaécurring which will impact business during
construction

It is inevitable that the public parking will bestoduring construction and preventing the
development from occurring for this reason is eassonable and would be contrary to the long
term interest of providing increased public parking
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

As Nos. 6-8 Falcon Street is now for sale it shdaddinclude in the development to allow
pedestrian access into the development from Faktozet.

Whilst it is agreed that it would be beneficial ameferred if Nos. 6-8 Falcon Street was
included into the development, the current apghcatoes not include this property and the
application has to be assessed as lodged. Additicioamation was sought and provided to
show how the site could be incorporated into tregieor developed separately in the future.

Purchase of No. 6-8 Falcon Street would also alfomthe lane to be widened to give better
sight for trucks leaving the lane and would imprtive car park flow.

Whilst this is true, Varga Traffic Planning haveessed the application as being acceptable in
terms of egress from Willoughby Lane into Falcor&tand RMS have raised no concerns other
than placing restriction that it not occur duriregag hours as large trucks will need to cross onto
the wrong side of the road when turning left. Téyolt and internal car movements in the car
park have also been assessed as being accepthajalet $0 recommended conditions.

At the moment the louvres covering the substation®t improve the streetscape presentation
of Falcon Street.

It is agreed that it would be preferable for thbstation to be located away from the Falcon
Street frontage and this is the preferred urbaigdegpproach.

Concerned about potential for damage during corctiom.

Any consent should contain conditions requiringgrepparation of a dilapidation report upon the
building at Nos. 6-8 Falcon Street prior to anéafihe works and require repair of any damage
caused as a result of the construction works.

Concerned proposal will limit the development pttdof No. 6-8 Falcon Street.

As noted previously, additional information has b@eovided which shows Nos. 6-8 Falcon

Street can be developed to reach its full potentider NSLEP 2013 despite not being included
in the subject development.

Loss of sunlight to existing building at Nos. 6&den Street.

The site in question is a commercial property &sg bf solar access to a commercial property
does not warrant refusal if a development is otisacceptable.

Impact on value of property sale or lease.

No evidence of impact upon property value has Ipgevided. Notwithstanding this, impacts
upon the value of a property do not warrant refo$aln application.

The Dock and Traffic Management Plan is unworkalolé data used is flawed and misleading
as the counts used were for the quietest timdseafige of the lane.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Varga Traffic Planning has reviewed the ManagerRé and has observed the workings of the
loading areas within Willoughby Lane over sevemtsiand is satisfied the proposal will work
appropriately.

Delays in Willoughby Lane are up to 15-30 minuted as such the car park entry is located in
the wrong spot.

Review of the operations of Willoughby Lane by Vafyaffic Planning has shown that such
delays occur irregularly due to trucks parkingg#ély in the lane rather than in the loading dock.
The provision of a loading dock onsite will stopsthappening in relation to Woolworths trucks,
however will not prevent other trucks from doingstHt is noted that Varga Traffic Planning
found that blockages that they observed were fracks not related to Woolworths and due to
drivers disregarding otherwise available loadiracgs. Such behaviour cannot be planned for as
no planning can prevent drivers illegally parkiogih/load, particularly when a legal alternative
was available. In terms of the location of the asde the car park, a blockage in the lane would
not affect access to the car park.

The report is incorrect in stating only left turase permitted from Willoughby Lane into Falcon
Street as right turns are permitted.

It is correct that right turns are permitted intdden Street.

The traffic assessment ignores the use of thebgrimisinesses for access for parking and no
guarantees are provided that access will be ret@idering construction.

Construction sites are required to be managedsiarerongoing vehicular and pedestrian access
to nearby properties and a condition of consenthts effect would be included in any
recommended consent.

Woolworths have a history of drivers ignoring sigeand leaving garbage bins in the lane and
drivers are abusive. The large trucks always stothe middle of the lane, blocking traffic.

Varga Traffic Planning observed such blockagesthmit observations showed that the trucks
were servicing another property, not Woolworthstwithstanding this, obviously blockages

would happen to this lane (and any other similae)af drivers stop in the middle of the lane.

With a dedicated onsite loading bay, it is congddess likely this will occur by trucks servicing

Woolworths, though it may still occur with drivessrvicing other sites.

Inadequate consideration has been given to theihgadeeds of the other proposed shops and
exiting businesses in Willoughby Road.

Varga Traffic Planning has specifically lookedla tssue of adequacy of loading areas for the
other businesses in Willoughby Road and has fonativtith the removal of the central Truck
Zone to be replaced by an onsite Woolworths loadogk, sufficient loading areas will remain
in Willoughby Lane to service the surrounding besses if used appropriately.

How will Council enforce compliance with the Managmt Plan?
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Enforcement of the Management Plan would only oo@an receipt of complaints to Council
that Woolworths were not operating in accordancéh wheir consent, and then after
investigation. Compliance of all users of the loggdzones in Willoughby Lane would occur by
way of Council rangers and parking inspectors.

Encourage good urban design incorporating improvetseof public open space such as
widened footpaths, cross pedestrian links throinghsite or arcades and green principles such
as a green roof.

The proposed urban design has been consideredsesabpersons and bodies, with varying
degrees of support. It is considered that the aetkui@sign achieves an appropriate balance
between the need to provide activation to the streetages and the need to provide for service
related uses on Burlington and Alexander Streatgver concern is raised with the location of
substations on Falcon Street. It is also consid#radwhilst the changes to the wrap around
facade treatment to introduce more vertical eles)y@gubtle horizontal banding and a different
colour scheme is an improvement, concern is siled that the “wrap around” facade remains
unacceptably bulky visually.

The proposal provides for an arcade and appropvigdher protection for footpaths but does not
provide for footpath widening. It is considered width of footpaths in Falcon, Alexander and
Burlington Streets is appropriate and it would bapipropriate to provide for a footpath in
Willoughby Lane given its function to provide loadiaccess for the subject site and surrounding
properties. Providing improved pedestrian acceshdolane would introduce inappropriate
conflict between pedestrians and heavy vehicles.

Finally, the site is not suitably located for theyasion of public open space and is not zoned for
such and green principles have been incorporatddayproposed “green wall” as part of the
facade to Alexander Street, though conditions gf@amsent would need to ensure the “green
wall” has automatic watering and feeding in orderif to survive and thrive.

The application fails to acknowledge 5 residendeN@ 29 Willoughby Road or another 15
above Nos 35 and 39 Willoughby Road.

The applicant was required to provide additionalstic assessment of the noise impact of the
loading dock having regard to the existence oflesies in Willoughby Road. The assessment
found the impact upon all existing dwellings wasegatable, however would be unacceptable at
all time of the day in relation to the proposed liwgs at No. 11 Willoughby Road.

The proposal is replacing the amenities block vigther toilets.

The old amenities block had additional toiletsWwas not accessible. The concern raised appears
to be that all of the shops and Woolworths woutibalse the toilets, however the toilets are
public toilets and whilst they may also be usedtly staff of the specialty shops, the
Woolworths fitout would include staff toilets.

Inadequate information is provided in the numbebudiness and public toilet signs.

Adequate signage details is provided for busingss sinternal signs indicating the location of
toilets do not require consent and will be provif@dduring construction.
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Report of Kerry Gordon, Kerry Gordon Planning Services
Re: 10 Falcon Street and 34-42 Alexander Street, Crows Nest

Whilst the substation is being moved no mentionade of removal of power poles.

A standard condition of any consent would requieggrovision of underground power to the site
and removal of redundant electricity poles and svire

No assessment is made of the number of pedesthamevelopment will cater for.

The applicant was requested to provide additiorfalmation in terms of pedestrian counts and
the assessment by Varga Traffic Planning is that groposal satisfactorily provides for
pedestrian safety subject to recommended conditions

How is the application being future proofed forneased in customers in the future?

No future proofing is proposed, it being notedsbpermarket could not be increased in size as it
is located at the lower levels and thus could npaed upwards.

The loading dock hours are proposed to be incredase24 hrs from 5am to midnight with
resultant noise impacts.

The acoustic assessment by Acoustic Logic hasatetidthe noise from the loading dock results
in unacceptable impact upon the approved dwelleigdlo. 11 Willoughby Road and no
amelioration measures, such as requiring no loaatingght to prevent sleep arousal, have been
suggested by the applicant.

No assessment of plant noise is provided.

Conditions of any consent would provide standahds plant would need to comply with and
would require testing to ensure the standard had beet.

Inadequate parking provision.

The assessment by Varga Traffic Planning indidhtessufficient additional parking is provided
to cater for users of the enlarged supermarketsaedialty shops, with additional parking to
space.

No provision is made for pedestrian traffic alongxander Street and crossing Burlington
Street as no pedestrian crossing is proposed theck pedestrians will not walk the extra
distance to the crossing near Willoughby Lane.

The assessment by Varga Traffic Planning raisenoerns with pedestrian safety of persons
crossing Burlington Street at its intersection witbxander Street and it is not considered likely
the proposal will increase the level of pedesttraffic in Alexander Street significantly.

Concerned about large increase in traffic on Alad@nStreet and Burlington Street due to the
size of the development and the relocated car @aitance, want entrance to stay on Alexander
Street or alternatively make Burlington Street aigbt turn into or out of it from West Street to
prevent through traffic.
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The assessment by Varga Traffic Planning indicdtesevel of service of all intersections will
remain satisfactory and as such the surroundirdymetwork can cater for the additional traffic.
It is not considered that significant additionaiffic will use the eastern portion of Burlington
Street as persons currently accessing the Alex&Binleet access already can use Burlington
Street and then turn left into Alexander Street iawal the car park. The only change will be
those drivers would not turn left but continue &ing along Burlington Street prior to entering
the car park.

The size of the supermarket is too big for thetioosand would only benefit Woolworths, not
the residents.

The existing supermarkets servicing Crows Nesttapesmall for the population and the
proposed supermarket is considered to be of amabk®size and would provide a benefit to
residents of the area.

The building will have excessive bulk and causecegtable overshadowing.

The building is compliant with the height contrdts the site and will not result in any
unacceptable overshadowing. However, the facadgrddses not satisfactorily ameliorate the
visual bulk of the structure, rather accentuating i

A large corporate building would spoil the mainesit character of the area that has been
created by the paving, planting and outside eaterie

If appropriately designed it is not considered tkia# proposed development would be
unacceptable to the character of the area, howieisecpnsidered that the facade requires further
modification to achieve a suitable relationshiftsdocality.

CONCLUSION

The additional information and amended plans subthity the applicant have addressed most of
the concerns raised with the proposed developmepirticular concerns with activation of
Alexander and Burlington Streets, improved funcidg of the arcade and evidence that the
development potential of No. 6-8 Falcon Street mailt be unreasonably impacted.

However, concerns remain with the level of actmatof Falcon Street, the treatment of the

“wrap around” facade in the context of the chanagt€rows Nest Town Centre and the lack of

attenuation measures or justification for breacliigpise controls by the use of the loading bay.
Therefore, whilst the proposal is generally congdeto be a reasonable one, it cannot be
recommended in its current form and as such ismevended for refusal for those reasons.
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RECOMMENDATION

PURSUANT TO SECTION 80 OF ENVIRONMENTAL PLANNING AN ASSESSMENT
ACT 1979 (AS AMENDED)

THAT Development Application No. 65/2013 for demolitiaf existing structures and
construction of a 6 level mixed use building to tadm a public car park, supermarket, arcade,
specialty stores and substations and erectiorgoége on land at No. 10 Falcon Street and Nos
34-42 Alexander Street, Crows Nest, as shown amsdlzZA003, DA011-DA017, DA021 and
DAO031- DA032, Revision B be refused for the follogireasons:-

1.

Pursuant to clause 14 of North Sydney Local Eamvhental Plan 2001, the proposal is
inconsistent with the Specific Aim at clause 3(a§ it is not designed to promote the
character of the Crows Nest Town Centre given tlveapp around” facade is not
compatible with the bulk, scale and appearancén@fcentre and therefore must be
refused.

The proposed development provides for inadegaetiation of the Falcon Street
frontage with inappropriately located substatiomdyich is inconsistent with the

requirements of the Quality Built Form controlsSa&fction 20 Commercial Development
of North Sydney Development Control Plan 2002.

The development is inconsistent with zone objedt) of the Commercial zone under
the provisions of North Sydney Local EnvironmerRn 2001 as the operation of the
loading dock will result in unacceptable noise ictgaupon the approved residential
development at No. 11 Willoughby Road and no sattefy amelioration measures have
been proposed to address the impacts.

Kerry Gordon
KERRY GORDON PLANNING SERVICES
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