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EXECUTIVE SUMMARY

The Development Application is for alterations and additions within the existing Stage 1 of
Castle Towers Shopping Centre. The works include an additional 8000m? of gross
leaseable floor area (GLFA) which is balanced by a loss of the same amount of GLFA from
the approved Stage 3 expansion (See Attachment No. 3 for location of works for both
developments). The additional floor area principally comes from the addition of a new
retail floor within the centre within an area currently used for parking. The works will
assist in modernising the internal layout and external facade of the centre and improve
access and circulation around the centre.

Development Application 297/2008/HB for the Stage 3 extension of Castle Towers
Shopping Centre was approved at Council’s Meeting of 8 February 2011. The approved
works included a gross leaseable floor area of 60,487m?, 3085 carparking spaces and
required significant road upgrade works. A Section 96(2) Modification Application for
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amendments to the approved development (S. 96 Modification 297/2008/HB/B) was
approved by Council at its meeting of 09 September 2014. These works include the
reduction in gross leaseable floor area by 8000m?. The report prepared for consideration
by the Council is Attachment No. 8.

The applicant has indicated that all works the subject of both applications will be
undertaken at a similar time.

The subject proposal includes variations to LEP 2012 in regard to floor space ratio (FSR)
and height. Both the current FSR and height exceed LEP 2012 standards. LEP 2012 limits
the FSR to 1:1. The additional gross leaseable floor area proposed in this application is
offset by the loss of the same amount of floor area from the proposed Stage 3
modification. The approved FSR for the entire site is 1.3:1. This FSR will be maintained
when the Stage 3 expansion as modified and this application are acted upon. In effect, the
two applications are interrelated and do not result in additional gross leaseable floor area
beyond that approved with the original Stage 3 expansion.

The height limit under LEP 2012 for the area of the Stage 1 works is 12 metres. The
proposed height is a maximum 34 metres. The current maximum height of the centre in
this location is 33 metres. The height standard was incorporated into the LEP after the
development of the existing Shopping Centre. The proposed variations to FSR and height
are considered reasonable given the Town Centre location and that the site is identified as
a major centre under the Centres Direction and the Metro Strategy.

The subject modification application and Development Application 1287/2013/JP
interrelate in regard to parking provided on site. The DCP requires a parking rate of 1
space per 18.5m? of GLFA. For all approvals currently in place, the rate is 1 space per
20.52m?. The proposed parking for the site equates to a parking rate of 1 space per
21.7m? which is considered sufficient given the provision of a dynamic parking system to
enable customers are able to identify available spaces, proximity to the North-West rail
and proximity to the bus transit centre.

In the absence of the JRPP process, this matter would be determined at a meeting of
Council given the variations to the LEP standards.

The application is recommended for approval subject to conditions.

BACKGROUND MANDATORY REQUIREMENTS

Owner: QIC Limited 1. |LEP 2012 - Permissible with
consent.

Zoning: B4 Mixed Use 2. | DCP Part B Section 6 - Business -
Variations required, see report.

Area: 79,201m? (existing | 3. | DCP Part C Section 1 - Parking -
centre north of Variation required, see report.
Castle Street)

Existing Development: Castle Towers | 4. | SREP 20 - Hawkesbury Nepean
Shopping Centre River - Satisfactory.

5. | SEPP_ 32 - Urban Consolidation
(Redevelopment of Urban Land) -
Satisfactory.

6. | Section 79C (EP&A Act) -
Satisfactory.

7. | Section 94 Contribution - Currently
$1,361,760.00
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SUBMISSIONS REASON FOR REFERRAL TO JRPP

1. Exhibition: Not required. 1. | Capital Investment Value in excess
of $20 million pursuant to SEPP
(Major Development) 2005.

2. Notice Adj Owners: Yes, 14 days.

3. Number Advised: 154

4. Submissions Nil

Received:

HISTORY

08/02/2011 Development Consent granted by Council at its Ordinary Meeting for the
Stage 3 extension of Castle Towers Shopping Centre (DA 297/2008/HB).

05/10/2012 LEP 2012 came into force.

03/06/2013 Subject Development Application lodged.

03/07/2013 Letter sent to the applicant requesting additional information regarding
owner’s consent, separate Clause 4.6 variations to LEP 2012 in regard to
height and FSR, additional elevation plans showing heights, compliance
with the DCP in regard to setbacks, bicycle parking and car parking,
engineering matters and BCA upgrade works.

01/08/2013 Email sent to the applicant requesting details of shopping trolley
management.

06/08/2013 Section 96 Modification Application 297/2008/HB/B lodged for various
amendments to the approval (not yet determined).

03/09/2013 Briefing undertaken to Councillors at Councillors Workshop.

10/09/2013 Further letter sent to the applicant regarding parking rates following the
Councillors Workshop.

10/09/2013 Additional information submitted by the applicant.

24/09/2013 Email sent to the applicant requesting additional information regarding
height, setbacks, a further BCA report, ramp gradient details, a
consolidated parking response and an address of RMS matters.

26/09/2013 BCA upgrade report submitted.

01/10/2013 Further email to applicant regarding shopping trolley management.

13/02/2014 Additional information submitted. This information is currently under
assessment.

20/02/2014 Further email sent to applicant regarding shopping trolley management.

11/03/2014 Section 96 Modification Application approved by Council’s Development
Assessment Unit to amend Condition 34 relating to RMS roadworks and
Condition 44 relating to Section 94 contributions.

09/09/2014 Section 96(2) Modification Application approved by Council at its

Ordinary Meeting for amendments to the Stage 3 extension of Castle
Towers Shopping Centre (DA 297/2008/HB/B).
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PROPOSAL

The proposed works are located in the original Stage 1 development area of Castle
Towers. The works are in proximity to the area at the corner of Castle Street and Pennant
Street. The proposed works include the following:

. demolition and construction works for a rearrangement of retail, mall and void
areas, and improved vertical transportation,

° improved servicing arrangements,
. re-arrangement of parking areas and links between them, facade replacement and
upgrading.

Key features include a new 800 seat food court with new glazed areas which provide for
views towards the mountains and an additional 8000m? gross leasable floor area.

The application is linked to Section 96 Modification Application 297/2008/HB/B which
seeks various amendments to the approved Stage 3 expansion of Castle Towers. Given
the relationship of the two applications, the assessment of both proposals has been

undertaken concurrently. The Section 96 Modification Application was reported separately
to Council and approved on 09 September 2014.

ISSUES FOR CONSIDERATION

1. SEPP State and Regional Development 2011

Clause 20 of SEPP (State and Regional Development) 2011 and the Schedule 4A of the
Environmental Planning and Assessment Act, 1979 provides the following referral
requirements to a Joint Regional Planning Panel:-

Development that has a capital investment value of more than $20 million.

The proposed development has a capital investment value of $164,155,207 thereby
requiring referral to, and determination by, a Joint Regional Planning Panel.

2. Compliance with LEP 2012
a. Permissibility

The subject site is zoned B4 Mixed Use. The proposal is best described as a commercial
premise which is defined in LEP 2012 as:

commercial premises means any of the following:
(a) business premises,
(b) office premises,

(c) retail premises.

Retail and commercial uses are permissible within the zone. The proposal is for alterations
and additions to the existing shopping complex which is a permissible use.

The proposal is considered satisfactory in regard to the provisions of LEP 2012.
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b. Floor Space Ratio

LEP 2012 limits the FSR to 1:1. The current FSR exceeds the LEP standard. The additional
gross leaseable floor area proposed in this application is offset by the loss of the same
amount of floor area from the proposed Stage 3 modification. The approved FSR for the
entire site is 1.3:1. This FSR will be maintained when the Stage 3 expansion as modified
and this application are acted upon. In effect, the two applications are interrelated and do
not result in additional gross leaseable floor area beyond that approved with the original
Stage 3 expansion.

The applicant has requested a variation to the LEP control and has stated the following as
justification:

In terms of Clause 4.6 of the LEP, strict compliance with the FSR standard is unnecessary
and unreasonable in the particular circumstances of the case. The proposed variation to
this control is justified in the circumstances because-

o The variation is minor in the context of the existing building proposed to be altered.
. As discussed in the respective SEE, the variation does not lead to any building

related impacts such as overlooking, overshadowing, obstruction of views, and the
like, or any material operational effects such as traffic impacts.

o There are no published town planning grounds that support the numerical values of
the standard or provide a framework against which the proposed variation can be
assessed.

. The variations in practice involve a rearrangement of floor space and building

height that has effectively been already approved in the Stage 3 consent
(DA297/08/HB). To that extent the application does not change anything that has
otherwise been determined to be acceptable.

. In the circumstances of the existing building, and the minor changes proposed to
building bulk and FSR, there is no conflict with the objectives of the standards. The
standard is inconsistent with the role of Castle Hill Town Centre, and Castle Towers
within the centre, as set out in regional and local strategic planning documents.
The variation better enables the achievement of planning objectives for the centre.

. In the circumstances the FSR of the Stage 1 site on its own is a contrivance, given
that the land is only a part of the overall Castle Towers site, and the proposal
involves the redistribution of approved floor space related to the overall site.

o The proposals collectively involve rearrangement and relocation of an approved
amount of “active” floor space represented by GLA, in a modified building complex
that reduces overall building bulk; concentrates points of increased bulk and height
in places where the effects are minimal; adequately meets parking demand and
improves pedestrian and vehicular circulation and shopper amenity.

. To the extent that the objectives of the FSR standard seek to ensure compatibility
with existing building bulk and scale, that objective is fully satisfied by the
proposed changes. The overall proposed development and individual components
of change support the objective for built form compatible with a major centre.

The requirement to provide sound environmental planning grounds to justify a variation to
standards is compromised by there being no stated or obvious environmental planning
grounds for the standard, particularly in terms of its numerical value.
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The proposed variation to the standards do not raise any matter of significance for state
and regional environmental planning, except to the extent they are consistent with the
objective to promote growth in Castle Hill Town Centre, given its regional role.

There is no public interest in maintaining standards that are flawed, and do not have a
basis or connection with local and regional planning objectives for the centre.

The environmental planning grounds that justify contravening the FSR development
standard include-

i. The proposal better serves the fundamental planning principles related to Castle Hill
Town Centre.

ii. The proposal otherwise satisfies planning objectives on a site that has the capacity
to sustain a changes to an existing development in a manner that has minimal
adverse implications for other land or the public domain, apart from improving the
public domain and the relationship of the complex to it).

iii.  There are no material planning consequences that arise.
Comment:

The subject proposal includes a variation to LEP 2012 in regard to floor space ratio (FSR).
The current FSR exceeds LEP 2012 standards. LEP 2012 limits the FSR to 1:1. The
additional gross leaseable floor area proposed in this application is offset by the loss of the
same amount of floor area from the proposed Stage 3 modification. The approved FSR for
the entire site is 1.3:1. This FSR will be maintained when the Stage 3 expansion as
modified and this application are acted upon. In effect, the two applications are
interrelated and do not result in additional gross leaseable floor area beyond that
approved with the original Stage 3 expansion.

The objectives of Clause 4.4 of LEP 2012 in regard to FSR are:

(a) to ensure development is compatible with the bulk, scale and character of existing
and future surrounding development.

(b) to provide for a built form that is compatible with the role of town and major
centres.

The objectives of Clause 4.6 of LEP 2012 are:

(a) to provide an appropriate degree of flexibility in applying certain development
standards to particular development,

(b) to achieve better outcomes for and from development by allowing flexibility in
particular circumstances.

The relevant objectives of the B4 Mixed Use zone are:

To provide a mixture of compatible land uses.

. To integrate suitable business, office, residential, retail and other development in
accessible locations so as to maximise public transport patronage and encourage
walking and cycling.

. To encourage leisure and entertainment facilities in the major centres that generate
activity throughout the day and evening.

The proposed new floor area will provide additional shopping area for residents and
customer predominantly within the existing built form. The proposed works are generally
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located internally to the existing shopping centre and will have a negligible impact to
adjoining property owners. The proposal will also allow the continued centralisation of
works within the existing centre and are compatible with the existing land use. As such
the proposal is considered to be appropriate having regard to the relevant objectives.

The proposed development is considered to be compatible with the desired future
development of the Castle Hill Town Centre. The additional floor area will be also be
compatible with the character of the area and will support the future higher development
potential close to the rail and bus interchange.

Clause 4.6 (4) of LEP 2012 states:

Development consent must not be granted for development that contravenes a
development standard unless:

(a) the consent authority is satisfied that:

(i) the applicant’s written request has adequately addressed the matters required to
be demonstrated by subclause (3), and

Comment: The applicant has adequately addressed the matters required to be addressed
by subclause (3).

(ii) the proposed development will be in the public interest because it is consistent with
the objectives of the particular standard and the objectives for development within
the zone in which the development is proposed to be carried out, and

Comment: As detailed above, the proposal is an appropriate outcome in regard to public
interest and is consistent with the objectives of the B4 Mixed Use zone.

(b) the concurrence of the Director-General has been obtained.

Comment: Council has assumed concurrence under the provisions of Circular PS 08-003
issued by the Department of Planning and infrastructure.

On the basis of the above comments, the proposed variation to the FSR is considered
reasonable, will not result in an adverse impact on amenity and will provide an additional
service to residents and customers.

C. Height

LEP 2012 limits the height for the site to 12 metres. The proposed height is 34 metres (to
top of parapet adjacent to the proposed travelator lobby) on Pennant Street, 22 metres at
the corner of Castle Street and 20.4m to the top of the proposed skylight facing Castle
Street. This represents a maximum 183% variation to the LEP standard. Attachments 5, 6
and 7 show the existing and proposed elevations.

The existing height is 26 metres to Pennant Street, 13.6 metres to Castle Street and 33
metres to the top of the existing skylight facing Castle Street. Note: the existing works
existed prior to the height limit under LEP 2012.

The applicant has submitted the following as justification:

In terms of Clause 4.6 of the LEP, strict compliance with the building height
standards is unnecessary and unreasonable in the particular circumstances of the
case. The proposed variation to this controls is justified in the circumstances
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because -

. The variations are minor in the context of the existing building proposed to be
altered. In particular the bulk and scale of the building does not materially
increase.

. As discussed in the SEE, the variations do not lead to any building related

impacts such as overlooking, overshadowing, obstruction of views, and the
like, or any material operational effects such as traffic impacts.

. There are no published town planning grounds that support the numerical
values of the standard or provide a framework against which the proposed
variation can be assessed.

. In the circumstances of the existing building, and the minor changes proposed
to building height, there is no conflict with the objectives of the standards as
set out above.

. The additional non-compliance with the height standard associated with the
architectural treatment of the Castle/Pennant Streets corner comprises an
architectural roof feature which is capable of being approved under Clause 5.6
of the LEP, notwithstanding the height limit, given that it satisfies the criteria in
that clause.

. The glazed skylight over the food court, and the roof of the rooftop travelator
lobby are set-back from the building edges, which means that their visual
impact will be limited to more distant views.

The requirement to provide sound environmental planning grounds to justify a
variation to standards is compromised by there being no stated or obvious

environmental planning grounds for the standard.

The proposed variations to the standards do not raise any matter of significance for
state and regional environmental planning, except to the extent they are consistent
with the objective to promote growth in Castle Hill Town Centre, given its regional
role.

There is no public interest in maintaining standards that are flawed, and do not have
a basis or connection with local and regional planning objectives for the centre.

Comment:

LEP 2012 limits the height for the site to 12 metres. The proposed height is 34 metres (to
top of parapet adjacent to the proposed travelator lobby) on Pennant Street, 22 metres at
the corner of Castle Street and 20.4m to the top of the proposed skylight facing Castle
Street. This represents a maximum 183% variation to the LEP standard.

The existing height is 26 metres to Pennant Street, 13.6 metres to Castle Street and 33
metres to the top of the existing skylight facing Castle Street. Note: the existing works
existed prior to the height limit under LEP 2012.

The objectives of Clause 4.3 are as follows:
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(a) to ensure the height of buildings is compatible with that of adjoining development
and the overall streetscape.

(b) to minimise the impact of overshadowing, visual impact, and loss of privacy on
adjoining properties and open space areas.

The objectives of Clause 4.6 of LEP 2012 are:

(a) to provide an appropriate degree of flexibility in applying certain development
standards to particular development,

(b) to achieve better outcomes for and from development by allowing flexibility in
particular circumstances.

The relevant objectives of the B4 Mixed Use zone are:

o To provide a mixture of compatible land uses.

. To integrate suitable business, office, residential, retail and other development in
accessible locations so as to maximise public transport patronage and encourage
walking and cycling.

o To encourage leisure and entertainment facilities in the major centres that generate
activity throughout the day and evening.

The proposed height of the development is considered appropriate given the location of
the proposed works and the future desired character of the Castle Hill Town Centre. The
proposed works are located at the corner of Castle Street and Pennant Street and are
generally opposite the Castle Hill Police Station. Works are also located opposite an
existing townhouse development adjacent to the Police Station and diagonally opposite
Castle Grand. As such the proposed works are separated by the existing road carriageway
and the site is considered to be discrete in its location.

Given the location of the works, the orientation of the site and the separation across
Pennant Street, there will be negligible impact to adjoining residential properties in
respect to overshadowing and privacy. The external appearance of the building will be
upgraded to provide a modern facade treatment.

The proposed height of the building will not have any impact on views from adjoining
properties given the slope of the site. The building works will, however, allow patrons of
the centre to take advantage of views toward the Mountains through the provision of new
glazing.

Clause 4.6 (4) of LEP 2012 states:

Development consent must not be granted for development that contravenes a
development standard unless:

(a) the consent authority is satisfied that:

(i) the applicant’s written request has adequately addressed the matters required to
be demonstrated by subclause (3), and

Comment: The applicant has adequately addressed the matters required to be addressed
by subclause (3).

(ii) the proposed development will be in the public interest because it is consistent with
the objectives of the particular standard and the objectives for development within
the zone in which the development is proposed to be carried out, and
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Comment: As detailed above, the proposal is an appropriate outcome in regard to public
interest and is consistent with the objectives of the B4 Mixed Use zone.
the concurrence of the Director-General has been obtained.

(b)

Comment: Council has assumed concurrence under the provisions of Circular PS 08-003
issued by the Department of Planning and infrastructure.

On the basis of the above comments, the proposed variation to the height is considered

reasonable, will not result in an adverse impact on amenity and will provide an additional
service to residents and customers.

Accordingly, the proposed height is considered satisfactory and can be supported.

3. Compliance with DCP Part B Section 6 - Business

The proposal has been assessed having regard to the provisions of DCP Part B Section 6 —
Business. The proposal is satisfactory in regard to the DCP requirements with the following
variations identified.

DCP STANDARD REQUIRED PROPOSED COMPLIANCE
Setbacks 6m  setback if | The site requires a | No, however the
opposite or adjacent | gm  setback  to | proposed  setbacks
to  Residential, | pennant Street, | are appropriate
Special Uses or Open | however a  nil | given the location
Space zones. setback is provided. | and separation

between land uses.
Setback to Building | For buildings greater | The proposal does | No, however the

Height Plane than two storeys or | not provide an 8m | proposed height and
8 metres in height, | setback to new | external appearance
the remaining design features. is considered
building height plane
of 45 starting from
a height of 8 metres.

a. Setback

The proposed site is located opposite both Residential and Special Purposes zoned land.
The proposed works have a nil setback in part. It is noted that the existing centre provides
a nil setback in part in various locations.

The applicant has requested a variation to the DCP requirements and has stated the
following as justification:

The proposal includes a variety of projections into the current building set-back areas in
Castle Street and Pennant Street adjacent to Castle Street. In places the proposed
building alignment is within 6m of the property boundary, and is at the property line at
some places.
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These controls would be triggered in Pennant Street because that part of the site is
opposite Residential and Special purpose zones. It would be illogical to require a 6m set-
back in Castle Street because it might be seen as being “"adjacent” to other land in those
zones, because such a set-back would be irrelevant to the intention of the clause and the
overall objectives for the control.

The set-back standards generally reflect a small scale suburban business zone model
which is of dubious relevance to a major shopping centre development in a higher order
centre.

The variation proposed in Pennant Street is minor and of no consequence in terms of the
objectives of the standard and the particular control. It is consistent and compatible with
the current pattern of set-backs of the Castle Towers building complex as it relates to
Pennant Street. The change is of limited visual consequence and the difference would be
difficult to discern. Land in Special Purposes and Residential zones is separated by the
substantial road reserve, and is of limited sensitivity to the proposed change. It is noted
that existing elevations to Pennant Street have been approved within 6m of the boundary.

The changes to set-backs in Castle Street are compatible with the general zero set-back
provided by the DCP, and are of no consequence for any other land. The proposed closure
of Castle Street and its incorporation into the Castle Towers site would eliminate set-backs
as an issue.

The existing Castle Towers complex has been approved without any requirement to
comply with the DCP provision for set-backs above 2 storeys. The proposed variations to
set-backs at upper levels relate to the existing building set-backs, and no reasonable
purpose would be served by applying that control for the subject changes only.

Comment:
The objectives of the DCP are:

(i) To provide an attractive streetscape and substantial areas for landscaping and
screen planting.

(ii) To ensure adequate sight distance is available for vehicles entering and leaving
the site.

(iii) To minimise overshadowing of adjoining properties.

(iv) To protect privacy and amenity of any adjoining land uses.

(iv)  To provide a desirable and aesthetically pleasing working environment.

(v) To ensure endangered ecological communities are protected.

The proposed setbacks to Pennant Street are considered satisfactory given the form and
layout of the development. The proposed setbacks, whilst reduced in locations from the
current setbacks, are consistent with the form of the existing shopping centre and the
expected setbacks for a development of this scale.

The development is located on a four lane road which ensures appropriate setbacks are
provided to properties opposite. The shadow diagrams submitted indicate that there is no
impact to the properties opposite on June 21 and due to the separation there will be no
unreasonable impact to privacy.

The external design and upgrade of the existing building will ensure that visually the
building will appear as a modern centre design which is in keeping with the desired
character of the Castle Hill Town Centre.

As such the proposal is considered satisfactory in regard to setbacks.
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b. Variation to Building Height Plane

DCP Part B Section 6 — Business requires:

For buildings greater than two storeys or 8 metres in height, the remaining storeys are to
be set back within a building height plane of 45° starting from a height of 8 metres.

The proposed building is not set back as required by the DCP, with the elevations above 8
metres with a standardised setback.

The applicant has requested a variation to the DCP requirements and has stated the
following as justification:

The proposal is also inconsistent with the DCP control requiring an 8m setback above 2
storeys. The existing building does not comply with this standard, and the proposal does
not make any relevant change to the existing building in this respect, except to the extent
there is greater modelling of facade surfaces, particularly at the entry feature on the
Castle/Pennant Streets corner.

This non-compliance with the DCP set-back requirement for buildings over 8m in height is
the result of the DCP provisions for business zones being of general application, and not
adequately distinguishing between the role, function and building typology of Castle Hill
subregional centre, compared to other minor centres.

This non-compliance is also justified because:

. The proposed modified development otherwise maintains set-backs
consistent with those approved in Stage 1.

o The height and scale of the proposal do not materially change the approved
established building siting and form. There is no sense of visual contrast or
surprise.

) The points of increased building height are substantially separated from

residential uses.
Comment:
The objectives of the DCP are as follows:

(i) To provide an attractive streetscape and substantial areas for landscaping and
screen planting.

(ii) To ensure adequate sight distance is available for vehicles entering and leaving
the site.

(iii) To minimise overshadowing of adjoining properties.

(iv)  To protect privacy and amenity of any adjoining land uses.

(iv)  To provide a desirable and aesthetically pleasing working environment.

(v) To ensure endangered ecological communities are protected.

The proposed new works provide a consistent standard setback along the height of the
external wall which is similar to the current design. The proposed external facade, whilst
not being set back above the 8 metre height, will provide an appropriate external design
for the shopping centre.

The facade will be upgraded to provide a modernised external appearance which will be in
keeping with the desired future character of the Town Centre. The use of updated external

JRPP - 2013SYWO057 Page 12



materials and finishes will provide variation to the external appearance and will be in
keeping with the modern design of the Stage 3 expansion. As such the proposal is
considered to have an attractive streetscape appearance.

Due to the separation of the site to adjoining land uses across Pennant Street, the
proposed setback will have a negligible impact to the property owners opposite the site.

As such the proposed setback is considered satisfactory and can be supported.

4, Carparking

DCP Part C Section 1 - Parking requires that parking for a retail shopping centre be
provided at a rate of 1 space per 18.5m? of gross leaseable floor area (GLFA).

The existing gross leasable floor area of the centre is 113,197m?. There are currently
5458 car spaces on site (comprising 5131 permanent spaces and 327 temporary spaces
near Les Shore Place). All approvals currently in place result in a parking rate of 1 space
per 20.52m?.

The proposal provides an additional 8000m? of gross leaseable area. On this basis 433
additional spaces would be required to be provided.

The proposal includes a loss and gain of parking spaces. In this regard the works will
result in the loss of 331 spaces however 512 new spaces will be provided in new
carparking decks. Overall, this results in an increase of 181 spaces. This is a total 5639
spaces for the site. This is a proposed rate of 1 space per 21.5m? (based on GLFA of
121,197m?).

As outlined above, the proposal will in effect relocate 8000m? of GLFA from the approved
Stage 3 expansion to the proposed Stage 1 area. Assuming that both Development
Application 1287/2013/JP and the modified Stage 3 expansion will be acted upon, a total
GLFA 02f 173,684m? and 7992 car spaces will result. This is a parking rate of 1 space per
21.7m*.

The applicant has indicated that they wish to utilise a parking rate for the centre of 4.5
spaces per 100m? of GLFA, which equates to 1 space per 22.2m?. The applicant
submitted a parking report to support the request. This matter was discussed at the
Council briefing on 03 September 2013. Following the Council briefing the applicant
provided a further comprehensive report which included parking analysis and which
concluded that:

The above analysis indicates that based on:

RMS surveys of parking at large retail centres,

a survey of parking usage at castle Towers at an above average time,
a comparison of parking provision rates at competing centres, and
the installation of a sophisticated parking guidance system

the proposed parking provision rate of 4.5 spaces per 100m? of lettable retail area at
Castle Towers would satisfactorily meet the parking needs of the centre.

QIC are seeking approval of a car parking ratio of 4.5 spaces / 100m? of GLA across the
entire centre which based on a total of 173,684m? of GLA, which equates to 7,817 spaces.
With the parking provision provided, this will result in a surplus of 175 spaces.

In respect to the above request and for comparison with a similar centre, it is noted that
Rouse Hill Regional Centre has retail parking rate of 1 space per 23m?Z.
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Comment:

The objectives of the DCP are:

(i) To ensure the safety of all road users in commercial/retail areas.

(ii) To ensure that all carparking demands generated by the development are
accommodated on the development site.

(iii) To ensure the free flow of traffic into and out of the development and the
surrounding street network.

(iv)  To ensure that the provision of off-street parking facilities does not detract from
the overall visual amenity and character of the neighbourhood in relation to
streetscape in accordance with Council’s ESD objective 7.

The proposed modification and Development Application 1287/2013/JP interrelate in
regard to the parking provided on site. As detailed above, the proposals when considered
in conjunction do not increase the overall GLFA of the centre from that approved under
the Stage 3 expansion. The carparking provided for the centre as a whole is reduced to
7992 spaces, which is a rate of 1 space per 21.7m?.

The applicant has undertaken parking analysis which demonstrated that at all times there
were carparking spaces available in the centre. In this regard it has been previously
acknowledged that the issue is not insufficient carparking numbers but rather the ability of
customers to identify where parking spaces are available.

In support of this matter, the Stage 3 expansion included a condition of consent which
requires the installation of a dynamic parking assist system for the entire centre.
Subsequently, Development Application 531/2013/HA was approved for, in part, a
dynamic parking assist system for the existing centre. These works include a bay sensor
above each parking bay and signage to direct customers to available spaces. These works
are currently being undertaken.

The installation of a dynamic parking system within the existing centre will ensure that
customers are able to identify areas of available parking either at street level or within the
carparking areas, can locate a space, park quickly and conveniently and will assist in
minimising congestion on local roads and within the carparking areas.

Council’s Manager Transport and Infrastructure Planning has reviewed the proposal and
advised:

Development Application 1287/2012/JP is for an 8000m? addition to the Castle Towers
shopping centre. Section 96 Modification 297/2008/HB/B is for amendments to the
approved Stage 3 expansion of Castle Towers shopping centre. The modification will
reduce the floor area of the approved Stage 3 expansion by 8000m?. As such there is
balance between the floor areas of the two applications and there is no net increase.

The original Stage 3 expansion required significant road works to be undertaken by the
applicant including the upgrade of Showground Road from Carrington Road to Old
Northern Road. The consent also required new signalised intersections along Showground
Road, and an upgrade to several key intersections along Pennant Street and McMullen
Avenue to assist with traffic flow improvements.

Since the approval of the Stage 3 Development Application a Voluntary Planning
Agreement (VPA) has been entered into and executed by Council, RMS and QIC which
requires most of the above road works to be undertaken. The approved amendment to
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Condition 34 reflected that some of these road works were now covered by the VPA.
However the full scope of road works originally required by the RMS, and approved by
Council in the original consent, did not change.

The works proposed under both applications will assist in improving access to the
shopping centre parking areas, and will also improve access to public roads for the
shopping centre, as well as improving access through Castle Hill for all other traffic. QIC
have recently installed a dynamic parking system which will allow customers to easily
identify the location of vacant parking spaces which will improve internal traffic flow.

The location of the shopping centre has a high level of transport accessibility to the future
rail link and bus interchange. The proposed rate of parking is 1 space per 21.7m?
compared to Council’s rate of 1 space per 18.5m?. The RMS specifies a lower rate of 1
space per 24.4 m°. In the past, it has been clear that there is no lack of parking on the
site, but rather there is a problem with the ability of customers to locate available spaces.

The applicant has submitted a parking analysis for both applications which supports the
lower rate based on the installation of the dynamic parking assist system, detailing the
existing bus services and future rail transport, and the positive impact of localised traffic
improvements. These factors will assist in ensuring the parking is easily identified and
accessed by their customers.

Having regard to the above factors, both applications are considered to satisfactorily deal
with the transport issues associated with Castle Towers Shopping Centre in the CBD.

The applicant’s request for a reduced carparking rate of 4.5 spaces per 100m? is
acknowledged. This equates to a rate of 1 space per 22.2m?. In this regard it is not
considered appropriate to apply a reduced parking rate for the centre on the basis of the
Development Application. A request to reduce the parking rate would more appropriately
be timed to coincide with the completion of the Showground Road upgrade works and
other localised works required with the approval and the opening of the rail link. As such
the DCP parking rate will continue to apply to the site and any requests for variations to
the DCP rate will be considered on merit on a case by case basis.

On the basis of the above the proposed parking variation is considered satisfactory.
5. Government Authority Comments

The proposal was referred to the following Government Authorities for comment:
a. Railcorp Comments

The proposal was referred to Railcorp given the location of the North West Rail Corridor
alignment. Railcorp raised no objection to the proposal and requested no condition on the
basis that the works are within the existing building envelope and do not penetrate the
earth to at least two metres.

b. NSW Police Comments

The proposal was referred to the NSW Police given the Protocol between the Police ad
Council. The Police raised the following concerns (summarised):

i. The current vehicle capacity levels are overloading the road network in Castle Hill.
This could seriously compromise Emergency Vehicle response times.

ii. The dynamic parking system should reduce driver concerns about locating a
parking space. Shading devices on the ‘blue’ roof top carpark would encourage
vehicle use on this level. Way-finding within the carparking areas could be
improved.
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iii. Impact on vehicle and pedestrian access at the Pennant Street/ Castle Street
intersection and concern that as this is a known ‘hot spot’ for vehicle accidents,
increased pedestrians at this location may result in more serious motor vehicle

collisions.
iv. Increased malicious damage incidents may occur during construction works.
V. Concern regarding glare to adjoining properties from the new glazing, specifically

to the Police Station.

Comment: As outlined in the Traffic comments below, significant works are required by
conditions of consent relating to the Stage 3 expansion of Castle Towers to improve the
local traffic network. Whilst it is acknowledged that some disruption will occur to local
traffic during the works, these works remain separate to the current application. There are
no road upgrade/works required with the current application. Notwithstanding this, a
condition of consent imposed upon the Stage 3 expansion requires that the developer
liaise with the Police to ensure that appropriate access is maintained to/from the Police
Station during the construction period.

The dynamic parking system referred to is currently being installed by QIC. This will
include way-finding signhage internal and external to the Centre. However, a condition has
been recommended requiring the developer to liaise with Police to discuss further
improvements. The installation of shading within the roof top parking areas is a matter for
the developer.

The traffic signals at the Pennant Street/ Castle Street intersection currently allow
pedestrian access. Pennant Street forms part of the Castle Hill Ring Road. As outlined
above, this intersection will be upgraded with the Stage 3 expansion. The proposed works
are not considered to adversely impact on pedestrian safety at this location.

Conditions of consent have been recommended regarding way-finding, security during
construction and glare to the Police Station (See Condition 25).

C. RMS Comments

The proposal was referred to RMS under the requirements of SEPP Infrastructure 2007.
RMS raised no objection to the proposal subject to the following (summarised):

i. Loading dock 1 to be designed in accordance with the loading dock plan and RMS
requirement.

ii. QIC to explore measures to encourage use of under-utilised entry points to the
centre.

iii. Ensure that post-development storm water discharge does not exceed the pre-
development discharge.

iv. The previously approved dynamic parking system is to be installed prior to the
issue of the Occupation Certificate for this application.

V. Staff parking is to be encouraged in under-utilised sections of the car park.

Vi. The preparation of a Dock Management Plan.

Vii. The preparation of a Construction Traffic Management Plan.

viii.  The preparation of a Construction Staging Plan.

iX. All parking areas are to comply with the Australian Standards.

X. All vehicles are to enter and exit the property in a forward direction.

Xi. All works/signposting to be at no cost to RMS.

A condition has been recommended (See Condition 26).

TRAFFIC MANAGEMENT COMMENTS

Development Application 1287/2012/JP is for an 8000m? addition to the Castle Towers
shopping centre. Section 96 Modification 297/2008/HB/B is for amendments to the
approved Stage 3 expansion of Castle Towers shopping centre. The modification will
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reduce the floor area of the approved Stage 3 expansion by 8000mZ2. As such there is
balance between the floor areas of the two applications and there is no net increase.

The original Stage 3 expansion required significant road works to be undertaken by the
applicant including the upgrade of Showground Road from Carrington Road to Old
Northern Road. The consent also required new signalised intersections along Showground
Road, and an upgrade to several key intersections along Pennant Street and McMullen
Avenue to assist with traffic flow improvements.

Since the approval of the Stage 3 Development Application a Voluntary Planning
Agreement (VPA) has been entered into and executed by Council, RMS and QIC which
requires most of the above road works to be undertaken. The approved amendment to
Condition 34 reflected that some of these road works were now covered by the VPA.
However the full scope of road works originally required by the RMS, and approved by
Council in the original consent, did not change.

The works proposed under both applications will assist in improving access to the
shopping centre parking areas, and will also improve access to public roads for the
shopping centre, as well as improving access through Castle Hill for all other traffic. QIC
have recently installed a dynamic parking system which will allow customers to easily
identify the location of vacant parking spaces which will improve internal traffic flow.

The location of the shopping centre has a high level of transport accessibility to the future
rail link and bus interchange. The proposed rate of parking is 1 space per 21.6m?
compared to Council’s rate of 1 space per 18.5m?. The RMS specifies a lower rate of 1
space per 24.4 m?. In the past, it has been clear that there is no lack of parking on the
site, but rather there is a problem with the ability of customers to locate available spaces.
The applicant has submitted a parking analysis for both applications which supports the
lower rate based on the installation of the dynamic parking assist system, detailing the
existing bus services and future rail transport, and the positive impact of localised traffic
improvements. These factors will assist in ensuring the parking is easily identified and
accessed by their customers.

Having regard to the above factors, both applications are considered to satisfactorily deal
with the transport issues associated with Castle Towers Shopping Centre in the CBD.

FIRE SAFETY COMMENTS

The existing shopping centre that is subject to refurbishment/extension is to be upgraded
in accordance with the performance requirements of the Building Code of Australia (BCA)
as proposed in the upgrade strategy report by Philip Chun & Associates.

No objection raised to the proposal. Relevant conditions are included in the
recommendation.

SUBDIVISION ENGINEERING COMMENTS

No objection raised to the proposal. Relevant conditions are included in the
recommendation.

HEALTH COMMENTS
No objection raised to the proposal. Relevant conditions are included in the
recommendation.

WASTE MANAGEMENT COMMENTS

No objection raised to the proposal. Relevant conditions are included in the
recommendation.
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CONCLUSION

The proposal has been assessed having regard to the provisions of Section 79C of the
Environmental Planning and Assessment Act, 1979, Local Environmental Plan 2012 and
Development Control Plan Part B Section 6 — Business and Part C Section 1 - Parking and
is satisfactory. The proposed variations to floor space ratio and height to LEP 2012 and to
setbacks and building height plan under the DCP have been reviewed and are considered
satisfactory. The proposed variations will not adversely impact on adjoining property
owners and will provide a satisfactory built form outcome. There were no submissions
received to the proposal.

Accordingly, approval of the application subject to conditions is recommended.

IMPACTS:
Financial

This matter has no direct financial impact upon Council's adopted budget or forward
estimates.

The Hills Future - Community Strategic Plan

The proposed development is consistent with the planning principles, vision and objectives
outlined within “Hills 2026 - Looking Towards the Future” as the proposed development
provides for satisfactory urban growth and employment generation.

RECOMMENDATION
The Development Application be approved subject to the following conditions.

GENERAL MATTERS

1. Development in Accordance with Submitted Plans

The development being carried out in accordance with the following approved plans and
details, stamped and returned with this consent except where amended by other
conditions of consent.

REFERENCED PLANS AND DOCUMENTS

DRAWING NO. | DESCRIPTION DATE

DA-002 Design Intent - 1 29 May 2013

DA-003 Design Intent - 2 29 May 2013

DA-006 Perspective Image 29 May 2013

DA-100 Proposed Level 1 Plan 29 May 2013

DA-101 Proposed Level 1A Plan 14 November 2013 Rev. B
DA-102 Proposed Level 2 Plan 14 November 2013 Rev. C
DA-103 Proposed Level 2A Plan 14 November 2013 Rev. B
DA-104 Proposed Level 3 Plan 14 November 2013 Rev. B
DA-105 Proposed Level 3A Plan 14 November 2013 Rev. B
DA-106 Proposed Level 4 Plan 14 November 2013 Rev. B
DA-107 Proposed Level 4A Plan 14 November 2013 Rev. B
DA-108 Proposed Level 5 Plan 14 November 2013 Rev. B
DA-109 Proposed Level 5A Plan 14 November 2013 Rev. B
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DA-110 Proposed Roof Plan 14 November 2013 Rev. B
DA-120 VT Detail Plan L1/L1A 29 May 2013

DA-121 VT Detail Plan L2/L2A 29 May 2013

DA-122 VT Detail Plan L3/L3A 29 May 2013

DA-123 VT Detail Plan L4/L4A 29 May 2013

DA-124 VT Detail Plan L5/L5A 29 May 2013

DA-125 Vertical Transport Section 29 May 2013

DA-126 VT Detail Plan - Escalator Bank 29 May 2013

DA-130 Carparking Detail Plan L1 29 May 2013

DA-131 Carparking Detail Plan L1A 14 November 2013 Rev. C
DA-132 Carparking Plan Level 1A 29 May 2013

DA-133 Carparking Ramp Plan Level 1A & L2 | 29 May 2013

DA-134 Carparking Detail Plan L2 29 May 2013

DA-135 Carparking Detail Plan L3 19 August 2013 Rev. B
DA-136 Carparking Detail Plan L3A & L4 19 August 2013 Rev. B
DA-137 Carpark Detail Plan Level 5A 29 May 2013

DA-138 Carparking Plan Level 5A 29 May 2013

DA-140 Loading Dock 1 Plan 19 August 2013 Rev. B
DA-141 Loading Dock 1 - Swept Paths 19 August 2013 Rev. B
DA-142 Loading Dock 2 & 3 Plan 19 August 2013 Rev. B
DA-143 Loading Dock 2 & 3 Swept Paths 19 August 2013 Rev. B
DA-150 Detail Skylight Plan & Elevations 29 May 2013

DA-200 Longitudinal Section 29 May 2013

DA-201 Transverse Section 29 May 2013

DA-202 Transverse Section 2 29 May 2013

DA-300 External Elevations - Pennant St-1 19 August 2013 Rev. B
DA-301 External Elevations - Pennant Street | 13 November 2013 Rev. C
DA-302 External Elevations - Castle Street 13 November 2013 Rev. C
DA-350 Shadow Diagram 29 May 2013

DA-400 External Finishes + Colours 29 May 2013

No work (including excavation, land fill or earth reshaping) shall be undertaken prior to
the issue of the Construction Certificate, where a Construction Certificate is required.

2. Gross Leasable Floor Area and Carparking
The gross leaseable floor area of the subject application is limited to 8000m?. Castle

Towers Shopping Centre (entire centre) is limited to a gross leaseable floor area of
173,684m?°.

The proposal will increase carparking by 181 spaces, being a total of 5639 spaces
(comprising 5312 permanent spaces and 327 temporary spaces near Les Shore Place).

(Upon completion of the Stage 3 expansion the subject of Development Application
297/2008/HB/B, a total of 7992 spaces will be provided on site).
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3. Relationship between Consents
This consent is granted on the basis that the approved Stage 3 Development Application
297/2008/HB/B (consent as amended) is reduced in gross leaseable floor area by 8000m?.

4. Pay Parking
This consent does not authorise any pay parking within the Castle Towers shopping

centre. Any proposal to install or utilise a pay parking system will require the further
Development Consent of Council.

5. External Finishes
External finishes and colours shall be in accordance with the details submitted with the
development application and approved with this consent.

6. Signage subject to Further Development Application
This consent does not authorise the erection of any signage. All proposed sighage is
subject to the further Development Consent of Council.

7. Parenting Facility
A parenting facility is to be provided which provides the following:

. A quiet convenient place for parents to feed children in privacy;

. Comfortable seating, preferably armchair style and couches for twins;

. An allocated area safe and clean to change nappies;

. A curtained breastfeeding area to maintain privacy of breast feeding women so that
male carers of infants can access the area without disturbing breast feeding
mothers;

. Provision of warm and cold water and hand drying facilities;

. Bottle warming facilities;

. Waste containers with tight fitting lids;

. A smoke free zone;

o Easy pram/stroller access;

. Adequate clear signage to identify the room/facility and such signage is not to

include symbols such as stylized baby’s

. Directional signage to identify the location of the room/facility;

. Entry doors which are light to push, and have the ability to be propped open for
pram and wheelchair access, but not automatic as toddlers can escape;

. Toddler toilet with low mirror and low wash basin with automatic cut off taps;

. Hot water thermostat regulators to be installed on taps;

. Comfortable lighting and ventilation or air conditioning;

. Disposable cup dispenser; and

o Separate male and female toilets with sufficient additional space within each

cubicle for a pram or a stroller.

8. Kiosks

Approval is granted for the installation of a total of forty-two (42) kiosks. All kiosks are
limited to 3m x 3m in size with the exception of the kiosk located on Level 2 adjacent to
the proposed supermarket.

The location of all kiosks is to be substantially in accordance with the approved plans and
is to have regard to pedestrian circulation, use by those with trolleys and prams, access
for the mobility impaired and safe egress during emergencies.

Any additional kiosks, whether permanent or temporary, or the increase in size of the
approved kiosks require the further Development Consent of Council.
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9. Construction Certificate

Prior to construction of the approved development, it is necessary to obtain a Construction
Certificate. A Construction Certificate may be issued by Council or an Accredited Certifier.
Plans submitted with the Construction Certificate are to be amended to incorporate the
conditions of the Development Consent.

10. Building Work to be in Accordance with BCA
All building work must be carried out in accordance with the provisions of the Building
Code of Australia.

11. Fire Safety & BCA Upgrading

The existing shopping centre that is subject to refurbishment/extension is to be upgraded
in accordance with the performance requirements of the Building Code of Australia (BCA)
as proposed in the upgrade strategy report by Philip Chun & Associates, dated 22/9/13,
report reference 13-201292_ CTSC_Strategy Existing Centre
Upgrade_CapStat_20130922.doc.

Prior to the relevant Construction Certificate being issued, the Accredited Certifier (AC) for
the Base building extension/refurbishment works detailed in this development consent is
to review the upgrade strategy to ensure the upgrade works are consistent with the
report.

12. Protection of Public Infrastructure

Council must be notified of any damage to public infrastructure caused by the
development. Adequate protection must be provided prior to work commencing and
maintained during building operations. Any damage caused must be made good, to the
satisfaction of Council, before an Occupation Certificate can be issued. Public
infrastructure includes the road pavement, kerb and gutter, concrete footpaths, drainage
structures, utilities and landscaping fronting the site.

13. Vehicular Access and Parking

The formation, surfacing and drainage of all new or modified driveways, parking modules,
circulation roadways and ramps is required, with their design and construction complying
with:

a) AS/ NZS 2890.1:2004
b) AS/ NZS 2890.6:2009
c) AS 2890.2:2002

d) Parking DCP

e) Council’s Driveway Specifications
Where conflict exists the Australian Standard must be used.
The following must be provided:

i. All driveways and car parking areas must be prominently and permanently line
marked, signposted and maintained to ensure entry and exit is in a forward
direction at all times and that parking and traffic circulation is appropriately
controlled.

ii. All driveways and car parking areas must be separated from landscaped areas by a
low level concrete kerb or wall.

iii. All driveways and car parking areas must be concrete or bitumen. The pavement
design must consider the largest design service vehicle expected to enter the site.

iv. All driveways and car parking areas must be graded, collected and drained by pits
and pipes to a suitable point of legal discharge.

14. Gutter and Footpath Crossing Application
Each driveway requires the lodgement of a separate gutter and footpath crossing

application, accompanied by the applicable fee as per Council’s Schedule of Fees and
Charges.
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15. Minor Engineering Works
The design and construction of the engineering works listed below must be provided for in
accordance with the following documents and requirements:

a) Council’s Design Guidelines Subdivisions/ Developments
b) Council’s Works Specifications Subdivisions/ Developments
Any variance from these documents requires separate approval from Council.

Works on existing public roads or any other land under the care and control of Council
must be approved and inspected by Council in accordance with the Roads Act 1993 or the
Local Government Act 1993.

i Driveway Requirements

The design, finish, gradient and location of all driveway crossings must comply with the
above documents and Council’s driveway specifications which can be found on Council’s
website:

http://www.thehills.nsw.gov.au/
The proposed driveways must be built to Council’s heavy duty standard.

A separate driveway application fee is payable as per Council’s Schedule of Fees and
Charges.

ii. Disused Layback/ Driveway Removal

All disused laybacks and driveways must be removed and replaced with full kerb and
gutter together with the restoration and turfing of the adjoining footpath verge area.

ifi. Site Stormwater Drainage

The entire site area must be graded, collected and drained by pits and pipes to a suitable
point of legal discharge based on a 1 in 10 year ARI storm event.

16. Supervision of Works
All work in the road reserve must be supervised by a suitably qualified and experienced

person. The supervisor’'s name, address and contact phone number must be submitted to
Council prior to works commencing in the road reserve. A construction programme and
anticipated duration of works must be submitted to Council prior to works commencing in
the road reserve.

17. Public Liability Insurance

All contractors working in the road reserve must have a current public liability insurance
policy with an indemnity limit of not less than $10,000,000.00. A copy of this insurance
must be submitted to Council prior to works commencing in the road reserve.

18. Sound Level Output
The use of the building services, plant and equipment, machinery and ancillary fittings

shall not give rise to “offensive noise” as defined under the provision of the Protection of
the Environment Operation Act 1997. The sound level output shall not exceed the current
background level at the closest neighbour’s boundary to reduce the likelihood of an
increase in background noise resulting from the development.

19. Stockpiles

Stockpiles of topsoil, sand, aggregate, spoil or other material capable of being moved by
water, to be stored clear of any drainage line, easement, natural watercourse, footpath,
kerb or roadside.

20. Litter Control
A sufficient number of litter bins must be provided on the premises for litter disposal.

21. Acoustic Requirements

The recommendations of the Acoustic Assessment and Report prepared by Arup Pty Ltd,
referenced as Job Number 230167-00, dated 27 May 2013 and submitted as part of the
Development Application are to be implemented as part of this approval.
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22. Adherence to Waste Management Plan

The Waste Management Plan submitted to and approved by Council forms part of the
development consent and must be adhered to at all stages in the demolition, construction,
design of facilities and ongoing use phases except where amended by other conditions of
consent. All waste material nominated for recycling must be reused or recycled. Any
material moved offsite is to be transported in accordance with the requirements of the
Protection of the Environment Operations Act (1997) and only to a place that can lawfully
be used as a waste facility. Dockets/receipts verifying recycling/disposal must be kept and
presented to Council when required.

23. Waste Management
To ensure the adequate storage and collection of waste from the occupation or use of the

premises, all garbage and recyclable materials emanating from the premises must be
stored in a designated waste storage area. Arrangement must be in place in all areas of
the development for the separation of recyclable materials from general waste and for the
movement of recyclable materials and general waste to the main waste/recycling storage
room/area.

The waste storage area must be:

i) provided with a hose tap connected to the water supply;

ii) paved with impervious floor materials;

iii) graded and drained to a waste disposal system in accordance with the requirements of
the relevant regulatory authority (Sydney Water);

iv)adequately ventilated (mechanically or naturally) so that odour emissions do not cause
offensive odour as defined by the Protection of the Environment Operations Act
1997;

v) fitted with appropriate interventions to meet fire safety standards in accordance with
the Building Code of Australia.

24. Waste Storage and Separation - Construction and Demolition
The reuse and recycling of waste materials must be maximised during construction and

demolition. The separation and recycling of the following waste materials is required:

1) Masonry products (bricks, concrete, concrete roof tiles) to be sent for
crushing/recycling;

2) Timber waste to be separated and sent for recycling;

3) Metals to be separated and sent for recycling;

4) Clean waste plasterboard to be returned to the supplier for recycling (excluding

plasterboard from demolition); and

5) Mixed waste (plastic wrapping, cardboard etc) to be sent to a licenced recycling
or disposal facility.

This can be achieved by constructing a minimum of five trade waste compounds onsite.
Each waste compound must be adequately sized to enclose the waste. Alternatively,
mixed waste may be stored in one or more adequately sized waste compounds and sent
to a waste contractor/waste facility that will sort the waste on their site for recycling.
Waste must be adequately secured and contained within designated waste areas and must
not leave the site onto neighbouring public or private properties. Personal waste must not
litter the site. Copies of actual weighbridge receipts verifying recycling/disposal must be
kept and presented to Council when required.

25. NSW Police Requirements
The following is required by the NSW Police, unless otherwise agreed by the Police and

Council in writing:

(a) The applicant/developer is to liaise with the NSW Police to ensure that appropriate
way finding is utilised within the carparking to assist vehicle and pedestrian
passage.
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(b)

©)

(d)

©)

The applicant/developer is to liaise with the NSW Police to ensure that the glazing
installed in the centre facing towards the Police Station does not cause undue
glare.

The site is to be maintained at all times, including repair of vandalism and graffiti,
the replacement of lighting and general site cleanliness.

Many graffiti vandals favour porous building surfaces, as ‘tags’ are difficult to
remove and often a ghost image will remain even after cleaning. Easily damaged
building materials may be less expensive to purchase initially, but their
susceptibility to vandalism can make them a costly proposition in the long term,
particularly in at-risk areas. This should be considered when selecting materials for
construction.

Offenders often target this type of development, including in the construction
phase. Security sensor lights and a security company to monitor the site is to be
used while construction is in progress.

26. RMS Requirements

The following are requirements of the RMS, unless otherwise agreed in writing by RMS and
Council:

The design and construction of the widened Loading Dock 1 driveway/gutter
crossing off Pennant Street shall be designed in accordance with Loading Dock 1
Plan - Drawing No:DA-140; Dated: 29 May 2013 and RMS requirements. Details of
these requirements could be obtained from the RMS Project Engineer, Sydney
Project Services, Parramatta Ph: 8849 2144.

A certified copy of the design plans shall be submitted to the RMS for consideration
and approval prior to the release of a construction certificate by Council and
commencement of road works.

RMS fees for administration, plan checking, civil works inspections and project
management shall be paid by the developer prior to the commencement of the
works.

The proposed changes will place a moderate increase in the right turn movement
from Pennant Street into Eric Felton Street. To minimise the impact for this turn
bay to queue out, the proponent should explore measures which encourage more
right turning vehicles from Pennant Street into the Shopping Centre to use the
underutilised right turn bay at TCS#3317 into the Yellow Car Park.

A possible measure may include signage along Pennant Street prior to the Pennant
Street/Eric Felton Street intersection which indicates that right turn movements are
available into the Shopping Centre at TCS#3317 into the Yellow Car Park. The
implementation of such signage will require the proponent to initially consult with
RMS for suitability.

The Council should ensure that post development storm water discharge from the
subject site into RMS drainage system does not exceed the pre-development
discharge.

Should there be changes to RMS drainage system then detailed design plans and
hydraulic calculations of the stormwater drainage system are to be submitted to
RMS for approval, prior to commencement of any works.

Details should be forwarded to:
The Sydney Asset Management
Roads and Maritime Services

PO Box 973 Parramatta CBD 2124.
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Vi.

Vii.

Viii.

Xi.

A plan checking fee will be payable and a performance bond will be required before
RMS approval is issued. With regard to the Civil Works requirement please contact
the RMS Project Engineer, External Works, Phone: (02) 8849 2114 or Fax: (02)
8849 2766.

The previously conditioned Dynamic Parking Assist System imposed on DA
531/2013/HA is to be installed prior to the issue of an Occupation Certificate for
this Development Application.

If not already in place, management strategies should be implemented to ensure
that staff parking is encouraged in the less utilised sections of the car park.

To promote safe and efficient operation of the expanded loading docks along
Pennant Street and to minimise disruption to traffic a Dock Management Plan must
be developed which will cover the following:

¢ Allocation of loading spaces

e Delivery times

e Controls on duration of stays

e Controls on the placement of skips, pallets, etc

e Procedures for tradesman access and parking

e Operating times

e Truck access routes.

e Internal signage for heavy vehicle egress from Loading Dock 2 (Bays 1-4) onto
Pennant Street to occur in accordance with Drawing No: DA-143; Dated: 19
August 2013; Revision: B.

The abovementioned Dock Management Plan must be submitted to both Council
and RMS for approval prior to the issue of any Construction Certificate for this
Development Application.

A Construction Traffic Management Plan detailing construction vehicle routes,
number of trucks, hours of operation, cumulative traffic impacts with other nearby
projects (ie North West Rail Link, Showground Road upgrade, Zerefos site), access
arrangements and traffic control shall be submitted to Council and RMS, for
approval, prior to the issue of any Construction Certificate for this Development
Application.

A Construction Staging Plan must be submitted to Council and RMS for approval
prior to the issue of any construction certificate for this Development Application.
This plan must ensure that works are staged/sequenced in a manner that
minimises disruption to customers, centre and car parking operations along with
providing details of likely timeframes for key stages of the proposed works.

The layout of the proposed car parking areas associated with the subject
development (including, driveways, grades, turn paths, sight distance
requirements, aisle widths, aisle lengths, and parking bay dimensions) should be in
accordance with AS 2890.1- 2004 and AS 2890.2- 2002 for heavy vehicle usage.
All vehicles must enter/exit the property in a forward direction.

All works/regulatory signposting associated with the proposed development shall
be at no cost to the RMS.

PRIOR TO THE ISSUE OF CONSTRUCTION CERTIFICATE

27. Section 94 Contribution

The following monetary contributions must be paid to Council in accordance with Section
94 of the Environmental Planning and Assessment Act, 1979, to provide for the increased
demand for public amenities and services resulting from the development.

Payments comprise of the following:-

JRPP - 2013SYWO057 Page 25



Rate per additional m2 of Gross Leasable Floor Area Sum o; ;:)e;’a':lzGLFA: Total S94
Development Category Retail
Capital B 141.21 | ¢ 1,129,680.00 [ $ 1,129,680.00
Land 23.26 186,080.00 | ¢ 186,080.00
Administration E: 5.75 46,000.00 | $ 46,000.00
Total $ 170.22 | $ 1,361,760.00 | $ 1,361,760.00

The contributions above are applicable at the time this consent was issued. Please be
aware that Section 94 contributions are updated quarterly.

Prior to payment of the above contributions, the applicant is advised to contact Council’s
Development Contributions Officer on 9843 0268. Payment must be made by cheque or
credit/debit card. Cash payments will not be accepted.

This condition has been imposed in accordance with Contributions Plan No 9.

Council’s Contributions Plans can be viewed at www.thehills.nsw.gov.au or a copy may be
inspected or purchased at Council’s Administration Centre.

28. Submission of Shopping Trolley Management Plan
A Shopping Trolley Management Plan is required to be submitted prior to issue of the

Construction Certificate. The Plan is to include, but not be limited to, the following:
e Measures for trolleys identifications;

e Details to ensure that trolley collection services are sufficiently resourced to enable
collection within agreed timeframes and at all times, including after hours;

e Collection details for trolleys to ensure they are collected immediately on notification
and within an agreed timeframe;

e Inform customers (through clearly visible signage and other means) that trolleys
should not be removed from the premises or abandoned, and that penalties apply for
the dumping of trolleys outside the retail outlet/complex;

e Provide suitable, well signed trolley bays at exit points; and

e Details of trolley collection routes and schedules.

29. Approved Plans to be Submitted to Sydney Water
The approved plans must be submitted to a Sydney Water Quick Check agent to

determine whether the development will affect any Sydney Water wastewater and water
mains, stormwater drains and/or easement, and if any requirements need to be met.
Plans will be appropriately stamped.

Please refer to the web site www.sydneywater.com.au for:
e Quick Check agents details — See building and Developing then Quick Check
and

e Guidelines for Building Over/Adjacent to /Sydney Water Assets — see Building and
Developing then Building and Renovating.

or telephone 13 20 92.

30. Security Bond — Pavement and Public Asset Protection
In accordance with Section 80A(6)(a) of the Environmental Planning and Assessment Act

1979, a security bond is required to be submitted to Council to guarantee the protection of
the adjacent road pavement and public assets during construction works.

The bond must be lodged with Council prior to the issue of a Construction Certificate.

The value of this bond shall be confirmed with Council prior to submission and may be in
the form of cash or an unconditional bank guarantee. The bond is refundable upon written
application to Council along with payment of the applicable bond release fee, and is
subject to all work being restored to Council’s satisfaction. Should the cost of restoring
any damage exceed the value of the bond, Council will undertake the works and issue an
invoice for the recovery of these remaining costs.
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31. Bank Guarantee Requirements (Development)
Should a bank guarantee be the proposed method of submitting a security bond it must:

a) Have no expiry date;

b) Be forwarded direct from the issuing bank with a cover letter that refers to
Development Consent DA 1287/2013/JP;

c) Specifically reference the items and amounts being guaranteed. If a single bank
guarantee is submitted for multiple items it must be itemised.

Should it become necessary for Council to uplift the bank guarantee, notice in writing will
be forwarded to the applicant fourteen days prior to such action being taken. No bank
guarantee will be accepted that has been issued directly by the applicant.

PRIOR TO WORK COMMENCING ON THE SITE

32. Principal Certifying Authority
A sign is to be erected in accordance with Clause 98 A (2) of the Environmental Planning
and Assessment Regulations 2000.

33. Builder and PCA Details Required
Notification in writing of the builder's name, address, telephone and fax numbers to be
submitted to the Principal Certifying Authority prior to work commencing.

Two days before work commences, Council shall be notified of the Principal Certifying
Authority in accordance with the Regulations.

34. Management of Building Sites — Builder’s Details

The erection of suitable fencing or other measures to restrict public access to the site and
building works, materials or equipment when the building work is not in progress or the
site is otherwise unoccupied.

The erection of a sign, in a prominent position, stating that unauthorised entry to the site
is not permitted and giving an after hours contact name and telephone number. In the
case of a privately certified development, the name and contact number of the Principal
Certifying Authority.

35. Consultation with Service Authorities
Applicants are advised to consult with Telstra, NBN Co and Australia Post regarding the
installation of telephone conduits, broadband connections and letterboxes as required.

Unimpeded access must be available to the electricity supply authority, during and after
building, to the electricity meters and metering equipment.

The building plans must be submitted to the appropriate Sydney Water office to determine
whether the development will affect Sydney Water’'s sewer and water mains, stormwater
drains and/or easements. If the development complies with Sydney Water’s
requirements, the building plans will be stamped indicating that no further requirements
are necessary.

36. Approved Temporary Closet

An approved temporary closet connected to the sewers of Sydney Water, or alternatively
an approved chemical closet is to be provided on the land, prior to building operations
being commenced.

37. Public Infrastructure Inventory Report

A public infrastructure inventory report must be prepared and submitted to Council
recording the condition of all public assets in the direct vicinity of the development site.
This includes, but is not limited to, the road fronting the site along with any access route
used by heavy vehicles. If uncertainty exists with respect to the necessary scope of this
report, it must be clarified with Council before works commence. The report must include:

a) Planned construction access and delivery routes; and

b) Dated photographic evidence of the condition of all public assets.
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38. Traffic Control Plan

A Traffic Control Plan is required to be prepared and submitted to Council for approval.
The person preparing the plan must have the relevant accreditation to do so. Where
amendments to the plan are required post approval, they must be submitted to Council for
further approval prior to being implemented.

A plan that includes full (detour) or partial (temporary traffic signals) width road closure
requires separate specific approval from Council. Sufficient time should be allowed for this
to occur.

39. NSW Roads and Maritime Services Design Approval

Prior to any works commencing, the design and construction of the works in Pennant
Street must be approved by the NSW Roads and Maritime Services. Four copies of the
NSW Roads and Maritime Services’ stamped approved construction plans and a covering
letter from the NSW Roads and Maritime Services advising that suitable arrangements
have been made to enable the commencement of works must be submitted to Council.

40. Demolition Works & Asbestos Removal/Disposal

The demolition of any existing structure is to be carried out in accordance with the
Occupational Health & Safety Regulations 2001 Part 8 and the Australian Standard AS
2601-2001: The Demolition of Structures. All vehicles leaving the site carrying demolition
materials are to have loads covered and are not to track any soil or waste materials on the
road. Should the demolition works obstruct or inconvenience pedestrian or vehicular
traffic on adjoining public road or reserve, a separate application is to be made to Council
to enclose the public place with a hoarding or fence. All demolition waste is to be
removed from the site according to the Council’s approved Waste Management Plan. All
asbestos, hazardous and/or intractable wastes are to be disposed of in accordance with
the Workcover Authority Guidelines and requirements. The asbestos must be removed by
a bonded asbestos licensed operator. Supporting documentation (dockets/receipts),
verifying recycling and disposal must be kept, to be checked by Council if required.

41. Waste Management Information

Prior to the commencement of works the name and contact details of the principal waste
contractors engaged during the demolition and construction stages of the development
and the name and address details of the recycling and landfill sites for the disposal of
demolition and construction waste must be submitted to and approved by Council’s
Resource Recovery Project Officer.

DURING CONSTRUCTION

42. Dust Control

The following measures must be taken to control the emission of dust:

e dust screens must be erected around the perimeter of the site and be kept in good
repair for the duration of the work;

e all dusty surfaces must be wet down and any dust created must be suppressed by
means of a fine water spray. Water used for dust suppression must not be allowed to
enter the street or stormwater system;

e all stockpiles of materials that are likely to generate dust must be kept damp or
covered.

43. Survey Report
Survey Certificate to be submitted to the Principal Certifying Authority at footings and/or

formwork stage. The certificate shall indicate the location of the building in relation to all
boundaries, and shall confirm the floor level prior to any work proceeding on the building.

44. Roof Water Drainage
Gutter and downpipes to be provided and connected to an approved drainage system
upon installation of the roof covering.
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45. Compliance with Critical Stage Inspections and Other Inspections Nominated
by the Principal Certifying Authority

Section 109E(d) of the Act requires certain specific inspections (prescribed by Clause 162A
of the Regulations) and known as “Critical Stage Inspections” to be carried out for building
work. Prior to permitting commencement of the work, your Principal Certifying Authority
is required to give notice of these inspections pursuant to Clause 103A of the Regulations.

N.B. An Occupation Certificate cannot be issued and the building may not be able to be
used or occupied where any mandatory critical stage inspections or other inspections
required by the Principal Certifying Authority are not carried out.

Where Council is nominated as Principal Certifying Authority, notification of all inspections
required is provided with the Construction Certificate approval.

NOTE: You are advised that inspections may only be carried out by the PCA
unless by prior agreement of the PCA and subject to that person being an
accredited certifier.

46. Stormwater Management
All existing stormwater pits to the site will be covered with geofabric sediment fencing to

prevent sediment runoff into the stormwater system. To prevent sediment contamination
the filters will be regularly inspected and replaced during the duration of the works.

47. Construction Noise

The emission of noise from the construction of the development shall comply with the
Interim Construction Noise Guideline published by the Department of Environment and
Climate Change (July 2009).

A detailed construction noise assessment is to be conducted including the preparation of a
Construction Noise and Vibration Management Plan which is to be provided to the Council
prior to the commencement of any construction activities.

PRIOR TO ISSUE OF AN OCCUPATION CERTIFICATE

48. Requirement for a Section 73 Certificate

Sydney Water will assess the impact of the development when the proponent applies for a
Section 73 Certificate. This assessment will enable Sydney Water to specify any works
required as a result of the development and to assess if amplification and/or changes to
the system are applicable. The proponent must fund any adjustments needed to Sydney
Water infrastructure as a result of any development.

The proponent should engage a Water Servicing Coordinator to get a Section 73
Certificate and manage the servicing aspects of the development. The Water Servicing
Coordinator will ensure submitted infrastructure designs are sized & configured according
to the Water Supply Code of Australia (Sydney Water Edition WSA 03-2002) and the
Sewerage Code of Australia (Sydney Water Edition WSA 02-2002).

Sydney Water requests Council to continue to instruct proponents to obtain a Section 73
Certificate from Sydney Water. Details are available from any Sydney Water Customer
Centre on 13 20 92 or Sydney Water’s website at www.sydneywater.com.au

49. Shopping Trolley Management
Shopping Trolley Management shall occur in accordance with the adopted Shopping Trolley
Management Plan. In this regard the supermarket retailer shall:-

e Provide to The Hills Shire Council a list of contacts for the store;
e Ensure that all trolleys are easily identifiable by Council Officers;

e Ensure that trolley collection services are sufficiently resourced to enable collection
within agreed timeframes and at all times, including after hours;

e Ensure that trolleys reported as posing risk or nuisance are collected immediately on
notification;
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e Ensure that all trolleys reported are collected within the time frame agreed by Council;

e Inform customers (through clearly visible signage and other means) that trolleys
should not be removed from the premises or abandoned, and that penalties apply for
the dumping of trolleys outside the retail outlet/complex;

e Provide suitable, well signed trolley bays at exit points; and

e Provide to Council, on request, an up to date map showing usual trolley collection
routes and schedules.

50. Completion of Engineering Works
An Occupation Certificate must not be issued prior to the completion of all engineering
works covered by this consent, in accordance with this consent.

51. Compliance with NSW Roads and Maritime Services Requirements

A letter from the NSW Roads and Maritime Services must be submitted confirming that all
works in Pennant Street have been completed in accordance with their requirements and
that they have no objection to the issuing of an Occupation Certificate.

52. Public Infrastructure Inventory Report - Post Construction
Before an Occupation Certificate is issued, an updated public infrastructure inventory

report must be prepared and submitted to Council. The updated report must identify any
damage to public assets and the means of rectification for the approval of Council.

53. Consolidation of Allotments

All allotments included in this consent must be consolidated into a single allotment before
an Occupation Certificate is issued. A copy of the registered plan must be submitted to
Council.

54. Loading Dock Drainage Plans

Prior to the issue of the occupation certificate plans of the stormwater and sewer drainage
lines and entry points are to be submitted to Council.

55. Compliance with Upgrade Strategy

The person with the benefit or their representative is to provide to the Principal Certifying
Authority (PCA) a written statement verifying that the upgrade works to the existing
shopping centre have been carried out in accordance with the upgrade strategy by Philip
Chun & Associates, dated 22/9/13, report reference 13-201292_CTSC_Strategy Existing
Centre Upgrade_CapStat _20130922.doc.

THE USE OF THE SITE

56. Maintenance of Car Park Stormwater Treatment Device
All wastewater and stormwater treatment devices (including drainage systems, sumps and
traps), shall be regularly maintained in order to remain effective.

All solid and liquid waste is to be collected and removed by a licenced contractor.

57. Lighting
Any lighting on the site shall be designed so as not to cause a nuisance to other

residences in the area or to motorists on nearby roads and to ensure no adverse impact
on the amenity of the surrounding area by light overspill. All lighting shall comply with the
Australian Standard AS 4282:1997 The Control of Obtrusive Effects of Outdoor Lighting.

58. Servicing of Bins
Private garbage/recycling contract collection vehicles servicing the development are not

permitted to reverse in or out of the site.
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59. Garbage Storage

A waste contractor shall be engaged to remove all waste from the garbage storage area
on a regular basis so that no overflow of rubbish will occur. Practical measures are also to
be taken to ensure that odour emission from the garbage storage area does not cause
offensive odour.

60. Garbage Storage — Odour Control

Practical measures are to be taken to ensure that odour emission from the garbage
storage areas do not cause an offensive odour as defined by the Protection of the
Environment Operations Act 1997.

61. Signage for stormwater drains
Signs shall be displayed and maintained adjacent to all stormwater drains within the

loading dock, clearly indicating “"Clean Water Only - NO wastewater or rubbish.”

62. Signage within the loading docks

Signage is to be provided within each loading dock showing a clear plan of all drainage
points and clearly stating if the drainage point is either sewer or stormwater. The signs
are to be a minimum of 1 metre by 1 metre.

63. Garbage Collection

A waste contractor shall be engaged to remove all waste from the garbage storage areas
on a regular basis so that no overflow of rubbish will occur. The collection of waste and
recycling material generated by the premises must not cause nuisance or interference with
the amenity of the surrounding area.

64. Hours of Operation
The hours of operation being restricted to the following: -

General Shopping Centre

Monday to Wednesday and Friday 9.00am to 5.30pm
Thursday 9.00am to 9.00pm
Saturday 9.00am to 5.00pm
Sunday 10.00am to 4.00pm

Supermarkets
6.00am to 12 midnight seven (7) days per week.

ATTACHMENTS

Locality Plan

Aerial Photograph

Proposed Location of Works

Proposed New Food Court Area

Existing and Proposed Elevation to Pennant Street
Existing and Proposed Elevation to Pennant Street
Existing and Proposed Elevation to Castle Street
Council Report 297/2008/HB/B
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ATTACHMENT 1 - LOCALITY PLAN



ATTACHMENT 2 - AERIAL PHOTOGRAPH



ATTACHMENT 3 - PROPOSED LOCATION OF WORKS



ATTACHMENT 3 - PROPOSED LOCATION OF WORKS



ATTACHMENT 4 - PROPOSED NEW FOOD COURT AREA



ATTACHMENT 5 - EXISTING AND PROPOSED ELEVATION TO PENNANT STREET



ATTACHMENT 6 - EXISTING AND PROPOSED ELEVATION TO PENNANT STREET



ATTACHMENT 7 - EXISTING AND PROPOSED ELEVATION TO CASTLE STREET



ATTACHMENT 8 — COUNCIL REPORT, 9 SEPTEMBER 2014































































































































































































































































































































































































































































































































































