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10 September 2015
Our Ref: P-13034

Sandra Bailey

Team Leader Major Development
City of Ryde Council

1 Devlin Street, Ryde

NSW 1670

Dear Sandra,

RE: DEVELOPMENT APPLICATION REF:LDA 2015/0019, SHEPHERDS BAY STAGES 4
AND 5, ADDRESS: 2-18 CONSTITUTION ROAD AND 7-9 HAMILTON CRESCENT, RYDE

We refer to your email of 2 September 2015 agreeing to a number of amendments to the
draft set of conditions provided to us on 26 August 2015. Notwithstanding your consideration
of our request, we would reiterate our concerns in respect to the several outstanding
conditions in dispute.

Our concerns, with relevant justifications, are noted in the attached track changes version of
the draft conditions.

We would welcome the opportunity to discuss, and resolve with you these remaining
concerns. Otherwise we will raise them at the JRPP determination meeting.

Should you have any concerns or queries with regard to the above, please contact Susan
Francis on 8270 3500.

Regards,

Vi

David Ryan
Executive Director

Cc South East JRPP Secretariat Lisa Foley

LEVEL 1, 364 KENT ST, SYDNEY NSW 2000
TEL +61 2 8270 3500 FAX +612 8270 3501 WWW.CITYPLAN.COM.AU
CITY PLAN STRATEGY & DEVELOPMENT P/L ABN 68 133 6501 774
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ATTACHMENT 1

PROPOSED CONDITIONS OF CONSENT

with the following plans and supporting documentation as submitted to Council,
except where amended by these conditions of consent:

-| Comment [S1]: Council has not

included this change which should be
included as a requested change to the
Council and JRPP. Inclusion of word
“generally” is a standard in DA consents.

Document Author No and Date
Revision

Survey H Ramsay & 8073/13 20/11/14

Co
Stage 4 & 5 Cover Robertson and | DA-45-000/B 01/12/14
sheet Marks
Stage 4&5 - Site Robertson and | DA-45-001/B 05/06/2015
Plan Marks
Stage 4&5 — Robertson and | DA-45-100/B 05/06/2015
Basement 3 Marks
Stage 4&5 - Robertson and | DA-45-101/C
Basement 2 Marks 12/08/2015
Stage 4&5 - Robertson and | DA-45-102/B
Basement 1 Marks 05/06/2015
Stage 4&5 — Ground | Robertson and | DA-45-103/B
Level Marks 05/06/2015
Stage 4&5 — Level 1 | Robertson and | DA-45-104/B

Marks 05/06/2015
Stage 4&5 — Level 2 | Robertson and | DA-45-105/B

Marks 05/06/2015
Stage 4&5 — Level 3 | Robertson and | DA-45-106/B

Marks 05/06/2015
Stage 4&5 — Level 4 | Robertson and | DA-45-107/B

Marks 05/06/2015
Stage 4&5 — Level 5 | Robertson and | DA-45-108/B

Marks 05/06/2015
Stage 4&5 — Level 6 | Robertson and | DA-45-109/B

Marks 05/06/2015
Stage 4&5 — Level 7 | Robertson and | DA-45-110/B

Marks 05/06/2015
Stage 4&5 — Level 8 | Robertson and | DA-45-111/B

Marks 05/06/2015
Stage 4&5 — Level 9 | Robertson and | DA-45-112/B 05/06/2015

Marks
Stage 4&5 — Roof Robertson and | DA-45-113/B

Marks 05/06/2015
Stage 4&5 — Robertson and | DA-45-114/B
Basement 2 Swept Marks 12/08/2015
Path
North Elevations Robertson and | DA-45-201/B




Marks 05/06/2015
South Elevations Robertson and | DA-45-202/B

Marks 05/06/2015
Stage 4 — East Robertson and | DA-45/203/B
Elevations Marks 05/06/2015
Stage 5 — East Robertson and | DA-45-204/B
Elevation Marks 05/06/2015
Stage 4 — West Robertson and | DA-45-205/B
Elevation Marks 05/06/2015
Stage 6 — West Robertson and | DA-45-206/B
Elevation Marks 05/06/2015
Section Stage 4&5 Robertson and | DA-45-301/B

Marks 05/06/2015
Stage 5 — Sections 1 | Robertson and | DA-45-302/A

Marks 19/12/2014
Stage 5 — Sections 2 | Robertson and | DA-45-303/A

Marks 19/12/2014
Stage 4 — Sections 1 | Robertson and | DA-45-304/A

Marks 19/12/2014
Stage 4 — Sections 2 | Robertson and | DA-45-305/A

Marks 19/12/2014
Stage 4&5 External Robertson and | DA-45-701/A
Finishes Marks 11/12/2014
Detailed Public Place Design HOLO5 4-5 4 June 2014
Domain Landscape Group Rev G
Plans
Letter re ESD Targets | Integreco 20 May 2015

2. Amendments.

a) Notwithstanding the approved plans referenced above, a revised layout of
Apartment 5115 on level 1 and Apartments 5215, 5315 and 5415 on
levels 2-4 is to be submitted to Council for approval prior to the release of
any Construction Certificate.

b)  Notwithstanding the approved plans referenced above, a revised elevation
plan detailing the reduced number of vertical blades to the western
elevation of Stage 4 as identified on page 5 of written correspondence

prepared by City Plan Services and sent to council on 4 June 2015 is to be
submitted to Council for approval prior to the release of any Construction
Certificate.

3. Building Code of Australia. All building works are required to be carried out in
accordance with the provisions of the Building Code of Australia.

4. Compliance with BASIX. The development is to be carried out in compliance
with BASIX Certificate N0.597490M dated 8 January 2015 subject to any
amendments required by these conditions of the consent.



5. Changes That Require a New BASIX Certificate. Any architectural and/or
fixture changes to the development will require the submission of a new BASIX
certificate. Please note that modifications may require the submission of a
Section 96 application in accordance with the Environmental Planning &
Assessment Act.

6. Materials, Colours and Finishes Schedule. The development materials,
colours and finishes to be in accordance with the architectural plans and the
sample board prepared by Robertson & Marks except as varied by any other
condition on this consent.

7. Utility requirements. Compliance with the requirements (including financial
costs) of any relevant utility provider (e.g. Energy Australia, Sydney Water,
Telstra, RMS, Council etc.) in relation to any connections, works, repairs,
relocation, replacements and/or adjustments to public infrastructure or services
affected by the development.

8. Hours of work. Building activities (including demolition) may only be carried out
between 7.00am and 7.00pm Monday to Friday (other than public holidays) and
between 8.00am and 4.00pm on Saturday. No building activities are to be carried
out at any time on a Sunday or a public holiday.

9. Hoardings.

(&) A hoarding or fence must be erected between the work site and any adjoining
public place.

(b) Any hoarding, fence or awning erected pursuant this consent is to be removed
when the work has been completed.

10.Development to be within site boundaries. The development must be
constructed wholly within the boundaries of the site. No portion of the proposed
structure shall encroach onto the adjoining properties. Gates must be installed
so they do not open onto any footpath.

11.Public space. The public way must not be obstructed by any materials, vehicles,
refuse, skips or the like, under any circumstances, without prior approval from
Council.

12.1llumination of public place. Any public place affected by works must be kept lit
between sunset and sunrise if it is likely to be hazardous to persons in the public
place.

13.Roads Act. Any works performed in, on or over a public road pursuant to this
consent must be carried out in accordance with this consent and with the Road



Opening Permit issued by Council as required under section 139 of the Roads
Act 1993.

14.Work Zones and Permits. The applicant is to pay to Council for the assessment
of all applications of road use permits, work zone permits, crane permits and/or
concrete pump permits, in accordance with Council’'s Schedule of Fees &
Charges, prior to any approval being granted by Council.

15.Engineering plans assessment and works inspection fees. The applicant is
to pay to Council fees for assessment of all engineering and public domain plans
and inspection of the completed works in the public domain, in accordance with
Council’'s Schedule of Fees & Charges at the time of the assessment, prior to any
approval being granted by Council.

16. Sustainable Travel Plan. The development is to be carried out in compliance
with the Sustainable Travel Plan (Reference 200100099 — Revision B — July
2015) prepared by Road Delay Solutions.

17.Design and Construction Standards. All engineering plans and work inside the
property shall be carried out in accordance with the requirements of the relevant
Australian Standard. All Public Domain works or modification to Council
infrastructure which may be located inside the property boundary, must be
undertaken in accordance with Council's 2014 DCP Part 8.5 (Public Domain
Works), except otherwise as amended by conditions of this consent.

18.Service Alterations. All mains, services, poles, etc., which require alteration
shall be altered at the applicant’'s expense.

19. Restoration. Public areas must be maintained in a safe condition at all times.
Restoration of disturbed road and footway areas for the purpose of connection to
public utilities will be carried out by Council following submission of a permit
application and payment of appropriate fees or by the applicant with the consent
of Council. Repairs of damage to any public stormwater drainage facility will be
carried out by Council following receipt of payment or by the applicant with the
consent of Council. Restoration of any disused gutter crossings will be carried out
by Council following receipt of the relevant payment.

20.Road Activity Permits. To carry out work in, on or over a public road, the
Consent of Council is required as per the Roads Act 1993. Prior to issue of a
Construction Certificate and commencement of any work, permits for the
following activities, as required and as specified in the form “Road Activity
Permits Checklist” (available from Councils website) are to be obtained and
copies submitted to Council with the Notice of Intention to Commence Work.



a) Road Use Permit - The applicant shall obtain a Road Use Permit where
any area of the public road or footpath is to be occupied as construction
workspace, other than activities covered by a Road Opening Permit or if a
Work Zone Permit is not obtained. The permit does not grant exemption
from parking regulations.

b) Work Zone Permit - The applicant shall obtain a Work Zone Permit where
it is proposed to reserve an area of road pavement for the parking of
vehicles associated with a construction site. Separate application is
required with a Traffic Management Plan for standing of construction
vehicles in a trafficable lane. A Roads and Maritime Services Work Zone
Permit shall be obtained for State Roads.

¢) Road Opening Permit - The applicant shall apply for a road-opening permit
and pay the required fee where a new pipeline is to be constructed within or
across the road pavement or footpath. Additional road opening permits and
fees are required where there are connections to public utility services (e.g.
telephone, telecommunications, electricity, sewer, water or gas) within the
road reserve. No opening of the road or footpath surface shall be carried out
without this permit being obtained and a copy kept on the site.

d) Elevated Tower, Crane or Concrete Pump Permit - The applicant shall
obtain an Elevated Tower, Crane or Concrete Pump Permit where any of
these items of plant are placed on Council’s roads or footpaths. This
permit is in addition to either a Road Use Permit or a Work Zone Permit.

e) Crane Airspace Permit - The applicant shall obtain a Crane Over Airspace
Permit where a crane on private land is operating in the air space of a
Council road or footpath. Approval from the Roads and Maritime Services
for works on or near State Roads is required prior to lodgement of an
application with Council. A separate application for a Work Zone Permit is
required for any construction vehicles or plant on the adjoining road or
footpath associated with use of the crane.

f) Hoarding Permit — Unless otherwise agreed with Council, the applicant
shall obtain a Hoarding Permit and pay the required fee where erection of
protective hoarding along the street frontage of the property is required. The
fee payable is for a minimum period of 6 months and should the period is
extended an adjustment of the fee will be made on completion of the works.
The site must be fenced to a minimum height of 1.8 metres prior to the
commencement of construction and throughout demolition and/or
excavation and must comply with WorkCover (New South Wales)
requirements.

g) Skip Bin on Nature Strip - The applicant shall obtain approval and pay the
required fee to place a Skip Bin on the nature strip where it is not practical
to locate the bin on private property. No permit will be issued to place
skips within the carriageway of any public road.

PRIOR TO CONSTRUCTION CERTIFICATE

A Construction Certificate must be obtained from a Principal Certifying Authority to
carry out the relevant building works approved under this consent. All conditions in

Certificate can be issued.

N

_“| Comment [S2]: This is a practical

inclusion to avoid any unnecessary delays.

Council has not included this change, but is
still a requested change to the Council and
JRPP.




Council Officers can provide these services and further information can be obtained
from Council’'s Customer Service Centre on 9952 8222,

Unless an alternative approval authority is specified (eg Council or government
agency), the Principal Certifying Authority is responsible for determining compliance
with the conditions in this Section of the consent.

Details of compliance with the conditions, including plans, supporting documents or
other written evidence must be submitted to the Principal Certifying Authority.

21.Section 94. A monetary contribution for the services in Column A and for the
amount in Column B shall be made to Council prior to the issue of any
Construction Certificate:

A — Contribution Type B — Contribution Amount

Community & Cultural Facilities $1,220,538.03

Open Space & Recreation $3,004,720.-42$2,704,248.378
Facilities

Civic & Urban Improvements $1,021,961.59$510,980.795
Roads & Traffic Management -401p93%$69,700.515
Facilities

Cycleways $87,078.45

Stormwater Management Facilites $276,774.50
Plan Administration $23,474.59

The total contribution is $5,773,948.613$4,892,795.26

These are contributions under the provisions of Section 94 of the Environmental
Planning and Assessment Act, 1979 as specified in Section 94 Development
Contributions Plan 2007 (2010 Amendment) adopted by City of Ryde on 16
March 2011.

The above amounts are current at the date of this consent, and are subject to
quarterly adjustment for inflation on the basis of the contribution rates that are
applicable at time of payment. Such adjustment for inflation is by reference to the
Consumer Price Index published by the Australian Bureau of Statistics

_ - { Comment [S3]: Refer Attachment. J

- { Comment [S4]: Refer Attachment.

)

- { Comment [S5]: Refer Attachment.

)

-| Comment [S6]: We consider that there

are flaws in the Development Contribution
Plan as some of the contributions are LGA
wide contributions, which is not
reasonable. There is a degree of double
dipping in respect of Open Space &
Recreation Facilities, Civic & Urban
Improvements and Roads & Traffic
Management Facilities. Accordingly a
discount should be applied where the S94
plan seeks a contribution for the same
works as indicated/amended.




(Catalogue No 5206.0) — and may result in contribution amounts that differ from
those shown above.

A copy of the Section 94 Development Contributions Plan may be inspected at
the Ryde Planning and Business Centre, 1 Pope Street Ryde (corner Pope and
Devlin Streets, within Top Ryde City Shopping Centre) or on Council’'s website
http://www.ryde.nsw.gov.au.

22.Compliance with Australian Standards. The development is required to be
carried out in accordance with all relevant Australian Standards. Details
demonstrating compliance with the relevant Australian Standard are to be
submitted to the Principal Certifying Authority prior to the issue of any
Construction Certificate.

23.Security deposit. The Council must be provided with security for the purposes of
section 80A(6) of the Environmental Planning and Assessment Act 1979 in a sum
determined by reference to Council’'s Management Plan prior to the release of
any Construction Certificate. (category: other buildings with delivery of bricks or
concrete or machine excavation).

24.Fees. The following fees must be paid to Council in accordance with Council’s
Management Plan prior to the release of any Construction Certificate:

(a) Infrastructure Restoration and Administration Fee
(b) Enforcement Levy

25.Long Service Levy. Documentary evidence of payment of the Long Service
Levy under Section 34 of the Building and Construction Industry Long Service
Payments Act 1986 is to be submitted to the Principal Certifying Authority prior to
the issuing of any Construction Certificate.

26.Vehicle Access & Parking. All internal driveways, vehicle turning areas,
garages and vehicle parking space/ loading bay dimensions must be designed
and constructed to comply with the relevant section of AS 2890 (Offstreet Parking
standards).

With respect to this, the following revision(s) must be undertaken;

a) The eastern driveway access entry to basement level 2 has insufficient inside
radius, resulting in vehicles having to cross into the opposing lane of traffic to
manoeuvre around the corner. Further to this, a vehicle entering the garage
level would have insufficient sight distance to a vehicle standing at the boom
gate, waiting to enter the garage. To address this, a corner splay must be
provided, 2.5m by 2.5m on the northeast corner of the adjoining waste/
garbage room.



b)  There are 2 disabled parking spaces located in the visitor parking area which
are to be allocated to an adaptable unit. The location of the parking spaces in
a visitor area will result in poor amenity for the occupants of the dwelling as
visitors will likely elect to park in the spaces. Accordingly the disabled spaces
are to be relocated to the residential parking area and the original spaces are
to be reverted to visitor parking. This may require the removal of 3 standard
residential spaces to accommodate but these 3 spaces may be provided
elsewhere in the development.

¢) In order to comply with the visitor parking allocations, a further 7 visitor
parking spaces must be provided in the basement garage. This can be
achieved by locating additional spaces at the end of banks of visitor parking
(2 extra spaces on level B2) and in voids between spaces and columns (2
extra on level B1). This in association with part (b) above, will result in 7
additional visitor spaces.

d) Allinternal driveways and vehicle access ramps must have ramp grades and
transitions complying with AS 2890 for the respective vehicle. To demonstrate
compliance with this, driveway profiles of vehicle access ramps must be
prepared, showing ramp lengths, grades, surface RL’s and overhead
clearances. The driveway profile must be taken along the steepest grade of
travel or sections having significant changes in grades, where scraping or
height restrictions could potentially occur.

These amendment(s) must be clearly marked on the plans submitted with the
application for the relevant Construction Certificate.

27.Stormwater Management. To ensure that stormwater runoff from the
development is drained in an appropriate manner, without impact to neighbouring
properties and downstream systems, a detailed plan and certification of the
development’s stormwater management system must be submitted with the
application for the relevant Construction Certificate.

Stormwater runoff from the development shall be collected and piped by gravity flow
to the new public drainage infrastructure in Nancarrow Avenue, generally in
accordance with the plans by HARRIS PAGE AND ASSOCIATES PTY LTD.
(REFER TO PROJECT NO. 5731 DWGS SW-00, SW-03, SW-04 & SW-05 REV P1
DATED 13 OCTOBER 2014).

The detailed plans, documentation and certification of the system must be prepared

by a chartered civil engineer and comply with the following;

- The certification must state that the submitted design (including any associated
components such as WSUD measures, pump/ sump, absorption, onsite dispersal,
charged system) are in accordance with the requirements of AS 3500.3 (2003) and
any further detail or variations to the design are in accordance with the
requirements of Council’s DCP 2014 Part 8.2 (Stormwater and Floodplain
Management) and associated annexures.

- The submitted design is consistent with the approved architectural and landscape
plan and any revisions to these plans required by conditions of this consent.

- The subsurface drainage system must be designed to preserve the pre-developed
groundwater table so as to prevent constant, ongoing discharge of groundwater to



the public drainage network, as well as avoid long term impacts related to the
support of structures on neighbouring properties.

28.Erosion and Sediment Control Plan. An Erosion and Sediment Control Plan
(ESCP) must be prepared by a suitably qualified consultant, detailing soil erosion
control measures to be implemented during construction. The ESCP is to be
submitted with the application for a Construction Certificate. The ESCP must be
in accordance with the manual “Managing Urban Stormwater: Soils and
Construction* by NSW Department — Office of Environment and Heritage and
must contain the following information;

Existing and final contours

The location of all earthworks, including roads, areas of cut and fill

Location of all impervious areas

Location and design criteria of erosion and sediment control structures,

Location and description of existing vegetation

Site access point/s and means of limiting material leaving the site

Location of proposed vegetated buffer strips

Location of critical areas (drainage lines, water bodies and unstable

slopes)

Location of stockpiles

. Means of diversion of uncontaminated upper catchment around disturbed

areas

. Procedures for maintenance of erosion and sediment controls

. Details for any staging of works

. Details and procedures for dust control.

The ESCP must be submitted with the application for the relevant Construction
Certificate. This condition is imposed to protect downstream properties, Council's
drainage system and natural watercourses from sediment build-up transferred by
stormwater runoff from the site.

29. Dilapidation Survey — Adjoining private property. A dilapidation survey is to
be undertaken (if not already progressed with the development works associated
LDA 2014/530) that addresses all properties adjoining the site that may be
affected by the construction work adjoining the site. A copy of the dilapidation
survey is to be submitted to the Accredited Certifier and Council prior to the
release of the first Construction Certificate for the site.

30. Geotechnical Design, Certification and Monitoring Program. The proposed
development involves the construction of subsurface structures and excavation
that has potential to adversely impact neighbouring property if undertaken in an
inappropriate manner. To ensure there are no adverse impacts arising from such
works, the applicant must engage a suitably qualified and practicing Engineer
having experience in the geotechnical and hydrogeological fields, to design,
certify and oversee the construction of all subsurface structures associated with
the development.

This engineer is to prepare the following documentation;



a) Certification that the civil and structural details of all subsurface structures are

designed to;

e provide appropriate support and retention to neighbouring property,

¢ ensure there will be no ground settlement or movement during excavation
or after construction (whether by the act of excavation or dewatering of the
excavation) sufficient to cause an adverse impact to adjoining property or
public infrastructure, and,

e structural impacts that may arise from alteration of the pre-developed
groundwater table.

b) A Geotechnical Monitoring Program (GMP) to be implemented during

construction that;

¢ is based on a geotechnical investigation of the site and subsurface
conditions, including groundwater,

¢ details the location and type of monitoring systems to be utilised,
including those that will detect the deflection of all shoring structures,
settlement and excavation induced ground vibrations to the relevant
Australian Standard,;

¢ details recommended hold points and trigger levels of any monitoring
systems, to allow for the inspection and certification of geotechnical
and hydro-geological measures by the professional engineer; and;

e details action plan and contingency for the principal building contractor
in the event these trigger levels are exceeded.

Appropriate design engineer or suitably qualified engineer to provide with the
relevant Construction Certificate.

31. Landscape Plans. The Landscape Plans prepared by Place Design Group are
to be amended to include the following details, prior to the issue of the relevant
Construction Certificate.

a) Proposed trees

All proposed trees are to be located a minimum of 3m from the site
boundary and installed clear of underground services.

b) Podium Planting

Landscape details for planter boxes are to be provided to Council for
review prior to the issue of a Construction Certificate. Details are to
include dimensions relating to adequate soil volume, irrigation and
drainage to ensure their successful establishment and are to include:

e Minimum soil volume of 150 cubic metres.

e Minimum soil depth of 1.3 metres.
¢ Minimum soil area of 10 metres x 10 metres.
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c) Canopy tree planting across the site is to be installed at a semi
advanced pot size (ie. minimum of 100 Litre pot size) and trees are to be
grown according to ‘AS2303:2015 Tree Stock for Landscape Use’
requirements.

d) Street trees

I. Street tree planting along Constitution Road is to be installed at a
semi advanced pot size (i.e. minimum 100 Litre pot size) and the
planting configuration is to comply with the street scape layout
nominated in the plan of section 5.2.2 of the City of Ryde Public
Domain Technical Manual. Trees are to be located within structural
soil/tree vaults to ensure their successful establishment.

. Street tree planting along Hamilton Crescent West is to be installed at
a semi advanced pot size (i.e. minimum 100 Litre pot size) and the
planting configuration is to comply with the streetscape layout
nominated in the plan of section 5.2.2 of the City of Ryde Council
Public Domain Technical Manual. Trees are to be located within
structural soil/tree vaults to ensure their successful establishment.

lll. Street tree planting along Nancarrow Avenue is to be installed at a
semi advanced pot size (i.e. minimum 100 Litre pot size) and the
planting configuration is to comply with the street scape layout
nominated in the plan of section 5.2.2 of the City of Ryde Council
Public Domain Technical Manual. Trees are to be located within
structural soil/tree vaults to ensure their successful establishment.

IV. Street tree planting along Belmore Street is to be installed at a semi
advanced pot size (i.e. minimum 100 Litre pot size) and the
planting configuration is to comply with the street scape layout
nominated in the plan of section 5.2.2 of the City of Ryde Council
Public Domain Technical Manual. Trees are to be located within
structural soil/tree vaults to ensure their successful establishment.

V. Location of underground services and lightpoles are to be
coordinated between the consultant team as part of the
Construction Certificate documentation and approved by the
Council’'s Public Domain Department prior to the issue of a
Construction Certificate. Trees are to be located a minimum of 4m
from light poles and service pits.

d) Water Sensitive Urban Design
The amended landscape plans are to incorporate the recommendations

of the WSUD strategy developed for the Shepherds Bay Master plan.
Details are to be provided in the amended documents.
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e) Communal Open Space

Planting details are to be provided regarding the installation of
trees/plants within the internal portion of the site. As the majority of
plants will be located on podium (over the basement carparking),
landscape details will need to ensure adequate soil volume, irrigation
and drainage is provided to ensure their successful establishment.

32. Disabled access: Prior to the issue of the relevant Construction Certificate,
a report is to be provided from a suitably qualified access consultant to verify that
the Construction Certificate Drawings fully comply with the Building Code of
Australia and Australian Standards AS1428.1, AS4299, AS1735.12 and
AS2890.6. The report is to be provided to the PCA and Council (if Council is not
the PCA).

33. Adaptable Units: A total of 52 adaptable units are to be provided within the
development. These apartments are to comply with all of the spatial requirements
as outlined in AS4299. Details demonstrating compliance is to be provided on the
Construction Certificate plans. Prior to the issue of the relevant Construction
Certificate, a suitably qualified access consultant is to certify that the
development achieves the spatial requirements of A54299.

34. Privacy screens.

a) Operable privacy screens are to be provided to the ground floor and upper
levels (Levels 1 to 9) terraces/balconies as annotated on the approved
plans for Stages 4 and 5.

b) In addition to the above, operable privacy screens are to be provided to all
ground floor and upper levels (Level 1 to 9) terraces/balconies that are
orientated internally within the site towards communal open space areas
for Stages 4 and 5 to the extent necessary to ensure privacy is maintained
for future occupants

Design details of all privacy screens including materials, finishes and elevations
are to be provided and approved as part of the Construction certificate for the
residential component of the development.

35. Public domain improvements. The public domain is to be upgraded in
Belmore Street, Hamilton Crescent West and Constitution Road frontages of the
development site in accordance with the City of Ryde Public Domain Technical
Manual (PDTM), Section 5 — Meadowbank, and the City of Ryde DCP 2014 Part
4.2 — Shepherd’s Bay, Meadowbank, Precinct 2 — Constitution Road Precinct.

A public domain plan is to be submitted to Council for approval by Council, prior

to the issue of a Construction Certificate for-theresidential-componentof-the

development these works. The drawings shall clearly indicate the extent and _ - °| Comment [S7]: It is not appropriate to
details of the public domain works which shall include paving, multifunction light i the submission of (i plen prior to the
p p 9, 9 issue of a Construction Certificate for the

pOleS, street furniture and plantlngs. residential component. Council is assured
of having the works completed prior to
Occupation Certificate by virtue of
condition 111.
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a) The footpath on the frontages of the development site along Belmore Street,
Hamilton Crescent West and Constitution Road is to be designed and
constructed with full width grey granite pavers.

b) Street trees to be provided in accordance with the Meadowbank Street Tree

Master Plan. The Public Domain Technical Manual identifies “Corymbia

maculata” (Spotted Gum) as the designated tree for the Hamilton Crescent

West and Belmore Street frontages of the development and “Angophora

costata” (Sydney Red Gum) as the designated tree for Constitution Road

frontage of the development. The density of planting and the exact positions
of the new trees are to be advised by the Urban Planning Team.

All telecommunication and utility services are to be placed underground along
the Belmore Street, Hamilton Crescent West and Constitution Road frontages
of the 5|te Plans are to be prepared bv relevant ut|I|tv designer anel—eemﬁed

Council and relevant utility authorities for approval prior to commencement of
| work.

d) New street lighting serviced by metered underground power and on
multifunction poles (MFPs) shall be designed and installed to Australian
Standard AS1158.3.1-1999 Road Lighting, with vehicular luminance category
V5 and pedestrian luminance category P2 along Belmore Street, Hamilton
Crescent West and Constitution Road.

The consultant shall liaise with Council's Public Works Group in obtaining
Council’'s requirements and specifications for the MFP’s and components,
including the appropriate LED luminaire and location of the meter boxes. Plans
are to be submitted to Council for approval prior to lodgement of the scheme with
Ausgrid for their approval.

Note: Council has already approved a design layout for the MFPs in Rothesay
Avenue, Hamilton Crescent, Nancarrow Avenue and Constitution Road. This
design shall be re-submitted subject to confirmation of the MFPs that have been
installed and those that are yet to be installed as part of this stage of the
development.

36. Public Infrastructure Works. Engineering drawings prepared by a Chartered
Civil Engineer (with NPER registration with Engineers Australia) are to be
submitted to Council_or Accredited [Certifier -for approval prior to the issue of a

Constructlon Certificate for the+es+denﬂal—eempenen¥ef—theedevelepmem public

Council's satlsfactlon at no cost to Council, prior to the issue of any Occupation
Certificate for Stage 4.

The drawings shall include plans, sections, existing and finished surface levels,
drainage pit configurations, kerb returns and other relevant details for the new
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-1 Comment [S8]: Council indicated that

“In respect to part c, Council does not
have the resources to certify that the
telecommunications and utility services
plans are completed in respect to the
relevant requirements. For this reason, the
condition requires the plans to be
completed by a suitably qualified person
and for these plans to be certified.”

Client’s engineers (BG&E) indicated that
“Utility plans are usually prepared by the
relevant utility designer and they produce
their own plans.

Council is indicating the same information
we are suggesting. Thus the condition
should be modified as we have indicated
and reiterated accordingly.

1 Comment [S9]: Council has not

included this change which should be
included for clarity and remains a
requested change to the Council and JRPP
pursuant to Section 1090, Division 1 of the
Act and Section 161 of the Regulations.
Please note that we are not seeking to
change the timing.

Comment [S10]: It is not appropriate
to link the submission of this plan prior to
the issue of a Construction Certificate for
the residential component. Council is
assured of having the works completed
prior to Occupation Certificate by virtue of
paragraph 2 of this condition (last
sentence).

Comment [S11]: The word “relevant”
should be inserted as the works to be
completed before Occupation Certificate
are listed in items (a) to (f) inclusive of this
condition.




works and also demonstrate the smooth connection of the proposed new kerb
and gutter and granite paving into the remaining street scape. The drawings
should show clearly the exact boundaries of the public demain-infrastructure
works that are intended to be undertaken within these stages of the development.
The following works shall be completed to Council’s satisfaction prior to the issue
of any Occupation Certificate for Stage 4.

a) Reconstruction of half width road pavement along the Belmore Street,
Hamilton Crescent West and Constitution Road frontages of the site. The
plans shall show the extent and full details of the works.

b) The construction of the extension of Nancarrow Ave (Hamilton Crescent) and
the roundabout at the intersection of Nancarrow Ave and Hamilton Crescent
West.

c) The construction of the Left In/Left Out treatment at the intersection of
Hamilton Crescent and Belmore Street.

d) The construction of the intersection of Hamilton Crescent West and
Constitution Road.

He) The removal of all redundant vehicular crossings and the construction
of new kerb and gutter along the Belmore Street, Hamilton Crescent West and
Constitution Road frontages of the development site. Proposed kerb profiles
are to be provided to ensure proper connections to existing kerb and gutter.

af) The relocation/adjustment of all public utility services affected by the
proposed works. Written approval from the applicable Public Authority shall
be submitted to Council and their requirements being fully complied with.

Notwithstanding the foregoing, an Occupation Certificate for Stage 4 may be
issued prior to the completion of the works listed above, provided the
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applicant provides a bond of $200,000, which will be returned to the applicant

upon completion of these works.

Note: Prior to submission to Council for approval prior to the issue of a
Construction Certificate, the Applicant is advised to ensure that the drawings
are prepared in accordance with the standards specified in the City of Ryde
DCP 2014 Part 8.5 - Public Civil Works, Section 5 “Standards Enforcement”.

37. Construction Traffic Management Plan. As a result of the site constraints,
limited vehicle access and parking, a Construction Traffic Management Plan
(CTMP) and report shall be prepared by an RMS accredited person and
submitted to and approved by Council prior to the issue of the first Construction
Certificate. This condition is to ensure public safety and minimise any impacts to
the adjoining pedestrian and vehicular traffic systems. The CTMP is intended to
minimise impact of construction activities on the surrounding community, in terms
of vehicle traffic (including traffic flow and parking) and pedestrian amenity
adjacent the site.

The CTMP must:-

Make provision for all construction materials to be stored on site, at all
times.

Specify construction truck routes and truck rates. Nominated truck routes
are to be distributed over the surrounding road network where possible.
Provide for the movement of trucks to and from the site, and deliveries to
the site. Temporary truck standing/ queuing locations in a public roadway/
domain in the vicinity of the site are not permitted unless approved by
Council’s Public Works Department.

Include a Traffic Control Plan prepared by an RMS accredited traffic
controller for any activities involving the management of vehicle and
pedestrian traffic.

Specify that a minimum seven (7) days notification must be provided to
adjoining property owners prior to the implementation of any temporary
traffic control measures.

Include a site plan showing the location of any site sheds, location of
requested Work Zones, anticipated use of cranes and concrete pumps,
structures proposed on the footpath areas (hoardings, scaffolding or
shoring) and any tree protection zones around Council street trees.

Take into consideration the combined construction activities of other
development in the surrounding area. To this end, the consultant preparing
the CTMP must engage and consult with developers undertaking major
development works within a 250m radius of the subject site to ensure that
appropriate measures are in place to prevent the combined impact of
construction activities, such as (but not limited to) concrete pours, crane
lifts and dump truck routes. These communications must be documented
and supplied to Council.

The CTMP shall be prepared in accordance with relevant sections of
Australian Standard 1742 — “Manual of Uniform Traffic Control Devices”,
RMS’s Manual — “Traffic Control at Work Sites” and Councils DCP 2014 Part
8.1 (Construction Activities).

15



All fees and charges associated with the review of this plan is to be in
accordance with Council's Schedule of Fees and Charges and is to be paid at
the time that the Traffic Management Plan is submitted.

38. Design Verification in Respect of SEPP 65. Prior to a Construction Certificate
for the residential component of the development being issued with respect to
this development, the Principal Certifying Authority (PCA) is to be provided with a
written Design Verification from a qualified designer. The statement must include
verification from the designer that the plans and specifications achieve or improve
the design quality of the development to which this consent relates, having regard
to the design quality principles set out in Part 2 of State Environmental Planning
Policy No. 65 — Design Quality of Residential Flat Development and the over-
riding specific requirements of Condition 21 of Mod 1 of the Concept approval.
This condition is imposed in accordance with Clause 143A of the Environmental
Planning and Assessment Regulation 2000.

39. Acoustical Assessment Report. The development is to incorporate all the
recommendations contained in Section 5 of Acoustic Report prepared by DK
Acoustics Pty Ltd dated 15 December 2014. Details of measures to be
undertaken as recommended in the Acoustic Report are to be submitted to the
Principal Certifying Authority prior to the release of a Construction Certificate for
the residential component of the development.

40. Fire Safety Schedule. A "Fire Safety Schedule" must be provided prior to
issue of the relevant Construction Certificate; specifying the fire safety measures
to be implemented in the buildings. The fire safety schedule be in accordance
with Clause 168 - Environmental Planning & Assessment Regulation 2000.

41. Sydney Water — quick check. The approved plans must be submitted to a
Sydney Water Quick Check agent or Customer Centre, prior to the release of a
Construction Certificate, to determine whether the development will affect any
Sydney Water assets, sewer and water mains, stormwater drains and/or
easements, and if further requirements need to be met. Plans will be
appropriately stamped. Please refer to the website www.sydneywater.com.au for:
¢ Quick Check agents details - see Building, Developing and Plumbing then
Quick Check; and e Guidelines for Building Over/Adjacent to Sydney Water
assets - see Building, Development and Plumbing then Building and Renovating.
Or telephone 13 20 92.

42. Reflectivity of materials. Roofing and other external materials must be of low
glare and reflectivity. Details of finished external surface materials, including
colours and texture must be provided to the Accredited Certifier prior to the issue
of a Construction Certificate for the residential component of the development.

43. Details of BASIX Commitments. The Construction Certificate plans and
specifications are to detail all of the 'CC plan' commitments of the BASIX
Certificate.
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44. Public Art Plan. A Final Public Art Plan_consistent with the requirements of
Condition 19 of MOD 1 of the Concept /Approval is to be submitted forthe
Council’s approval prior to the issue of a Construction Certificate for the
residential component of the development. The final public art plan is to
document that the public art has been developed accordingly and that the public

art commitments are being fulfilled_as required by the Concept Approval.

45. Location of Service Infrastructure / Utilities. All service infrastructure/utilities
including fire hydrants, gas meters and the like shall be located within the building
envelope. No service ducts or pipes are to be visible from the street. Where this
is not possible and subject to Council approval such infrastructure shall be
located on the subject site and appropriately screened from view. Details of all
service infrastructure/utilities are to be included prior to issue of the relevant
Construction Certificate.

46. Footpaths. Footpath crossings shall be designed and constructed to protect
the footpath from damage resulting from the vehicular traffic. The crossing shall
match the paving style along the frontages of the development site. The location,
design and construction shall comply with the City of Ryde Development Control
Plan 2014 Part 8.3 Driveways and Part 8.5 - Public Civil Works, and all relevant
Australian Codes and Standards.

In order to avoid the driveway looking like a public road, kerbs shall not be
returned to the boundary alignment line.

The applicant shall provide Council with certification from a Chartered Civil
Engineer (with NPER registration with Engineers Australia) confirming that the
vehicle footpath crossing and driveway design meet Council requirements and
the relevant standards, prior to the issue of the relevant Construction Certificate.

47. Mechanical, ventilation details. Details of all proposed mechanical ventilation
systems, must be submitted for approval with the application for the relevant
Construction Certificate. Such details must include:

a) Plans (coloured to distinguish between new and existing work) and
specifications of the mechanical ventilation systems; and

b) A design certificate from a professional mechanical services engineer
certifying that the mechanical ventilation systems will comply with the Building
Code of Australia and the conditions of this Consent.

48. Lighting. Lighting shall be provided to all common areas including
underawning lighting, the car parking levels as well as the stairs and access to
and including the public outdoor courtyard, communal gardens and the bin
storage rooms. Such lighting to be automatically controlled by time clocks, and
where appropriate, sensors to provide an energy efficient and controlled
environment for residents. Lighting, both internal and external, will be provided in
accordance with Australian Standards. Details are to be provided for Council
approval prior to the issue of the relevant Construction Certificate.
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49. Signage. Sighage must be provided at:

¢ entry/exit points, buildings entrance and throughout the development to assist
users and warn intruders that they will be prosecuted.

¢ Warning: these premises are under constant surveillance. Warning:
trespassers will be prosecuted.

e Signage needs to identify the private and semi public area within the complex
and any applicable restrictions.

e Signage needs to be provided within the residential car park and the retail car
park where spaces are allocated for residential visitors, to provide way finding
to users of these areas.

e Signage also needs to be provided on the fire exit doors warning users that
the doors are to be used for emergency purposed only.

Details are to be provided for Council approval prior to the issue of the relevant
Construction Certificate.

PRIOR TO COMMENCEMENT OF CONSTRUCTION

following conditions in this Part of the Consent must be satisfied, and all relevant
requirements complied with at all times during the operation of this consent.

50. Site Sign
a. A sign must be erected in a prominent position on site, prior to the
commencement of construction:
(i) showing the name, address and telephone number of the Principal

Certifying Authority for the work,

(i) showing the name of the principal contractor (if any) or the person
responsible for the works and a telephone number on which that
person may be contacted outside working hours, and

(i) stating that unauthorised entry to the work site is prohibited.

b.  Any such sign must be maintained while the building work, subdivision
work or demolition work is being carried out, but must be removed when
the work has been completed.

51. Excavation adjacent to adjoining land

(@) If an excavation extends below the level of the base of the footings of a
building on an adjoining allotment of land, the person causing the
excavation must, at their own expense, protect and support the adjoining
premises from possible damage from the excavation, and where
necessary, underpin the adjoining premises to prevent any such damage.

(b) The applicant must give at least seven (7) days notice to the adjoining
owner(s) prior to excavating.
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(c) An owner of the adjoining allotment of land is not liable for any part of the
cost of work carried out for the purposes of this condition, whether carried
out on the allotment of land being excavated or on the adjoining allotment
of land.

52. Safety fencing. The site must be fenced prior to the commencement of
construction, and throughout demolition and/or excavation and must comply with
WorkCover New South Wales requirements and be a minimum of 1.8m in height.

53.Tree works - provision of Arborist details. Prior to works commencing on the
site, Council is to be notified, in writing, of the name, contact details and
qualifications of the Project Arborist appointed to the site. The Arborist is to be a
Level 5 Arborist. Should these details change during the course of works, or the
appointed Project Arborist alter, Council is to be notified, in writing, within seven
working days.

54.Property above/below Footpath Level. Where the ground level adjacent the
property alignment is above/below the ultimate footpath level, as set by Council,
adequate measures are to be taken (either by means of constructing approved
retaining structures or batters entirely on the subject property) to support the
subject land/footpath. An approved fence shall be erected along the boundary for
public safety.

55.Substations. The applicant shall contact the relevant Energy supplier to ensure
that the proposed buildings are constructed further than the minimum required
distance from the electrical substations. This is to ensure the safety of all
occupants of the building.

56.Ground Anchors. The installation of permanent ground anchors into public
roadway is not permitted. The installation of temporary ground anchors may be
considered subject to application for approval from Council's Public Works
Group, as per the provisions of Section 138 of the Roads Act, 1993. The
application for consent must include detailed structural plans prepared by a
chartered structural engineer, clearly nominating the number of proposed
anchors, depth below existing ground level at the boundary alignment and the
angle of installation. The approval will be subject to the applicant paying all
applicable fees in accordance with Council’'s Schedule of Fees & Charges at the
time of the application.

57.Dilapidation Report — Public land and property. To ensure Council’s
infrastructures are adequately protected a dilapidation report on the existing
publlc infrastructure 50m_either 5|de of the site boundarv m—the—wmm%y—ef—tuhe‘
v is
to be submltted to CounC|l The report shaII detall but not be limited to the
location, description and photographic record of any observable defects but to the
following infrastructure where applicable:
a) Road pavement.

b) Kerb and gutter.
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¢) Constructed footpath.

d) Drainage pits.

e) Traffic signs.

f) Any other relevant infrastructure.

The report is to be submitted to Council Traffic Engineer, prior to works
commencing with another similar report submitted at completion and prior to the
issue of any Occupation Certificate. The reports shall be used by Council to
assess whether restoration works will be required prior to the issue of the
Occupation Certificatre.

All fees and charges associated with the review of this report is to be in
accordance with Council's Schedule of Fees and Charges and is to be paid at the
time that the Dilapidation Report is submitted.

DURING CONSTRUCTION

Unless otherwise specified, the following conditions in this Part of the consent must
be complied with at all times during the construction period. Where applicable, the
requirements under previous Parts of the consent must be implemented and
maintained at all times during the construction period.

58.Critical stage inspections. The person having the benefit of this consent is
required to notify the Principal Certifying Authority during construction to ensure
that the critical stage inspections are undertaken, as required under clause
162A(4) of the Environmental Planning and Assessment Regulation 2000.

59.Inspections for the Council Stormwater Drainage Works. Construction
inspections shall be required by Council’s Senior Asset Engineer, Stormwater for
the Council stormwater drainage works at the following hold points:
e Upon installation of bedding material
¢ Upon installation of any pipe, culvert and other drainage structures.

60.Construction noise. The Ljo noise level measured for a period of not less than
15 minutes while demolition and construction work is in progress must not
exceed the background noise level by more than 20 dB(A) at the nearest affected
residential premises.

61.Sediment/dust control. No sediment, dust, soil or similar material shall leave the
site during construction work.

62.Use of fill/lexcavated material. Excavated material must not be reused on the

property except as follows:
a.Fill is allowed under this consent;
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b.The material constitutes Virgin Excavated Natural Material as defined in the
Protection of the Environment Operations Act 1997;
c.the material is reused only to the extent that fill is allowed by the consent.

63.Construction materials. All materials associated with construction must be
retained within the site.

64. Site Facilities. The following facilities must be provided on the site:
(@) toilet facilities in accordance with WorkCover NSW requirements, at a
ratio of one toilet per every 20 employees, and

(b) a garbage receptacle for food scraps and papers, with a tight fitting lid.

65. Site maintenance. The applicant must ensure that:
a. approved sediment and erosion control measures are installed and
maintained during the construction period;
b.  building materials and equipment are stored wholly within the work site
unless an approval to store them elsewhere is held,;
c. the site is clear of waste and debris at the completion of the works.

66.Aboriginal Heritage. Should any Aboriginal ‘objects’ be uncovered by the work,
excavation or disturbance of the area is to stop immediately. The Excavation
Director must inform the Office of Environment and Heritage in accordance with
Section 89A of the National Parks and Wildlife Act 1974. Works affecting
Aboriginal ‘objects’ on the site must not continue until the Office of Environment
and Heritage has been informed. Aboriginal ‘objects’ must be managed in
accordance with the National Parks and Wildlife Act 1974.

67.Archaeology. If any archaeological relics are uncovered during the course of the
construction, all work shall immediately cease in that area and a written
assessment of the nature and significance of the resource, along with a proposal
for the treatment of the remains, shall be submitted to the Heritage Branch.
Depending on the results of the assessment, an excavation permit may be
required under the Heritage Act 1977 before construction can continue in that
area.

68.Tree protection - no unauthorised removal. This consent does not authorise
the removal of trees other than those specifically authorised by a condition of this
consent. Trees shown on the approved plans as being retained must be
protected against damage during construction. The following trees are to be
retained and protected during construction in accordance with the Redgum
Horticultural Report dated September 2010.

Site Trees

Tree 132 - Melaleuca styphelloides (Prickly Paperbark).
Tree 133 - Melaleuca styphelloides (Prickly Paperbark).

69.Tree works - Arborist supervision. During pre construction, construction and
post construction, the site is to be inspected by the Site Arborist at the various
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hold points indicated in the following table. This is to be completed progressively
and included as part of the final certification. A copy of the final certification is to
be made available to the City of Ryde Council on completion of the project.

Tree Protection Schedule

Hold point Task Responsibility | Certification Timing of
Insepction

1 Indicate Principal Project Prior to
clearly with Contractor Arborist demolition and
(with spray site
paint on establishment
trunks) trees
approved for
removal only.

2 Establishment | Principal Project Prior to
of tree Contractor Arborist demolition and
protection site
fencing and establishment
additional root,
trunk and/ or
branch
protection

3 Supervise all Principal Project As required
excavation Contractor Arborist prior to the
works works
proposed proceeding
within the TPZ adjacent to the

tree.

4 Inspection of Principal Project B-monthly
trees by Contractor Arborist during
Project construction
Arborist period

5 Final Principal Project Prior to issue
inspection of Contractor Arborist of Occupation
trees by Certificate
Project
Arborist

70.Traffic Management. Any traffic management procedures and systems must be
in accordance with AS 1742.3 1996 and City of Ryde, Development Control Plan
2014: - Part 8.1; Construction Activities. This condition is to ensure public safety
and minimise any impacts to the adjoining pedestrian and vehicular traffic

systems.

71.Truck Shaker. A truck shaker grid with a minimum length of 6 metres must be
provided at the construction exit point. Fences are to be erected to ensure
vehicles cannot bypass them. Sediment tracked onto the public roadway by

vehicles leaving the subject site is to be swept up immediately.

72.Erosion and Sediment Control Plan — Implementation. The applicant shall

install

erosion and sediment control

measures

in accordance with the
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Construction Certificate approved Soil Erosion and Sediment Control (ESCP)
plan at the commencement of works on the site. Erosion control management
procedures in accordance with the manual “Managing Urban Stormwater: Soils
and Construction“by the NSW Department — Office of Environment and Heritage,
must be practiced at all times throughout the construction.

73.Geotechnical Monitoring Program — Implementation. The construction and
excavation works are to be undertaken in accordance with the Geotechnical
Report and Monitoring Program (GMP) submitted with the Construction
Certificate. All recommendations of the Geotechnical Engineer and GMP are to
be carried out during the course of the excavation. The applicant must give at
least seven (7) days notice to the owner and occupiers of the adjoining allotments
before excavation works commence.

74.Construction Traffic Management Plan — Implementation. All works and
construction activities are to be undertaken in accordance with the approved
Construction Traffic Management Plan (CTMP). All controls in the CTMP must be
maintained at all times and all traffic management control must be undertaken by
personnel having appropriate RMS accreditation. Should the implementation or
effectiveness of the CTMP be impacted by surrounding major development not
encompassed in the approved CTMP, the CTMP measures and controls are to
be revised accordingly and submitted to Council for approval. A copy of the
approved CTMP is to be kept onsite at all times and made available to the
accredited certifier or Council on request.

75. Stormwater Management — Construction. The stormwater drainage system on
the site must be constructed in accordance with the Construction Certificate
version of the Stormwater Management Plan by HARRIS PAGE AND
ASSOCIATES PTY LTD. (REFER TO PROJECT NO. 5731 DWGS SW-00, SW-
03, SW-04 & SW-05 REV P1 DATED 13 OCTOBER 2014) submitted in
compliance to the condition labelled “Stormwater Management.” and the
requirements of Council in connection to the trunk drainage system.

76.Stormwater Management — Connection to Public Drainage System. The
connection to the public inground stormwater drainage infrastructure located in
the Nancarrow Avenue roadworks will require inspection and approval by
Council’'s Public Works section to ensure the integrity of this asset is maintained.

77.Discovery of Additional Information. Council and the Principal Certifying
Authority (if Council is not the PGA) must be notified as soon as practicable if any
information is discovered during demolition or construction work that has the
potential to alter previous conclusions about site contamination.

78.Construction of garbage rooms. All garbage rooms must be constructed in
accordance with the following requirements:

a) The room must be of adequate dimensions to accommodate all waste
containers, and any compaction equipment installed, and allow easy
access to the containers and equipment for users and servicing purposes;

b) The floor must be constructed of concrete finished to a smooth even
surface, coved to a 25mm radius at the intersections with the walls and
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any exposed plinths, and graded to a floor waste connected to the
sewerage system;

c) The floor waste must be provided with a fixed screen in accordance with
the requirements of Sydney Water Corporation;

d) The walls must be constructed of brick, concrete blocks or similar solid
material cement rendered to a smooth even surface and painted with a
light coloured washable paint;

e) The ceiling must be constructed of a rigid, smooth-faced, non-absorbent
material and painted with a light coloured washable paint;

f) The doors must be of adequate dimensions to allow easy access for
servicing purposes and must be finished on the internal face With a
smooth-faced impervious material;

g) Any fixed equipment must be located clear of the walls and supported on a
concrete plinth at least 75mm high or non-corrosive metal legs at least
150rnm high;

h) The room must be provided with adequate natural ventilation direct to the
outside air or an approved system of mechanical ventilation;

i) The room must be provided with adequate artificial lighting; and

i) A hose cock must be provided in or adjacent to the room to facilitate
cleaning.

79.Garbage Chutes. Any garbage chutes constructed within the residential fiat
building shall comply with Council's Development Control Plan 2014, Part 7.2
'‘Waste Minimisation and Management"

80.Removal of underground storage tanks (UST). Where found on site, the
removal of the underground storage tanks must be carried out in accordance
with:
i. Australian Standard AS 4976-2008: The removal and disposal of underground
petroleum storage tanks; and
ii. the Protection of the Environment Operations (Underground Petroleum Storage
Systems) Regulation 2014.
Note: Where a UST is decommissioned, a report for the storage site must be
submitted to Council within sixty (60) days after the system has been
decommissioned or within sixty (60) days after the remediation of the site where
the UST was located, has been completed. The report shall be prepared by a
suitably qualified and experienced person and comply with all relevant EPA
Guidelines. Furthermore, the report shall describe the processes used to

decommission the storage system and assess contamination at the storage site.

81.Storage and removal of wastes. All demolition and construction wastes must be
stored in an environmentally acceptable manner which complies with the
Protection of Environment Operations Act, 1997. Demolition and construction
wastes shall be removed from the site at frequent intervals to prevent any
nuisance or danger to health, safety or the environment.

82.Control of Dust and Odour. In accordance with the recommendations of the

report prepared by Environmental Investigations Australia "Stages 4 & 5 of the
Shepherds Bay Urban Renewal Project, Meadowbank NSW" Report No. E2008
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AE, dated 7 April 2014, dust and odour shall be controlled during the remediation
and excavation of the site including but not limited to:

i. The use of a water cart, where appropriate, to eliminate wind-blown dust

ii. The use of sprays or sprinklers on stockpiles or loads to lightly condition the
material

iii. Use of tarpaulin or tack-coat emulsion or sprays to prevent dust blow from
stockpiles or from vehicle loads

iv. Covering stockpiles or loads with polythene or geotextile membranes

v. Restrict stockpile heights to two (2) metres

vi. Cease work during inclement weather such as high wind or heavy rain

vii. Regular checking and monitoring of fugitive dust and odour to ensure
compliance with the Environmental Management Plan requirements and

undertake immediate remedial measures to rectify any issues.

83.Contaminated soil. All potentially contaminated soil excavated during demolition
or construction work must be stockpiled in a secure area and be assessed and
classified in accordance with the Waste Classification Guidelines (DECCW,
2009) before being transported from the site.

84.Transportation of wastes. All wastes must be transported in an environmentally
safe manner which complies with the Protection of Environment Operations Act,
1997 and Protection of Environment Operations (Waste) Regulation 2014 to a
facility or place that can lawfully be used as a waste facility for those wastes.
Copies of the disposal dockets must be kept by the applicant for at least 3 years
and be submitted to Council on request.

85.Disposal of asbestos wastes. All asbestos wastes must be disposed of at a
landfill facility licensed to receive asbestos waste.

86. Surplus excavated material. All surplus excavated material must be disposed of
at a licensed landfill facility, unless Council approves an alternative disposal site.

87.Site Remediation. The strategy and validation for the site shall be conducted in
accordance with the report prepared by Environmental investigations Australia —
Remedial Action Plan prepared by Environmental Investigations Australia
"Stages 4 & 5 of the Shepherds Bay Urban Renewal Project, Meadowbank NSW"
Report No. E2008 AE, dated 7 April 2014".

Note: Where the report refers to repealed legislation, the current legislation which
shall be used.

88.Imported fill. All imported fill must be validated in accordance with the
Contaminated Sites Sampling Design Guidelines (EPA, 1995) by an experienced
environmental consultant, and a copy of the validation report must be submitted
to the Principal Certifying Authority (and Council, if Council is not the PCA) before
the fill is used.
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89.Removal of Sediment from Vehicles. Any vehicle wash bay installed on site to
prevent material being tracked off site and onto the road in accordance with the
Remedial Action Plan, shall be installed on the site a location prior to the egress
point of the site and be capable of servicing all vehicles utilising the site. The
disposal of all wash/waste water shall comply with the requirements of the
Protection of Environment Operations Act 1997 and shall not cause or permit
pollution of storm water or water way.

90.Construction of Carwash bays. The proposed car wash bays shall meet the
following requirements:

a) Covered by a roof to prevent the entry of rainwater.

b) The floor of the carwash bay must be graded and drained to a grated drain or
collection sump located within the wash bay. The sump shall be drained to the
sewerage system in accordance with the requirements of Sydney Water
Corporation.

c) The sides of the carwash bay must be enclosed if necessary to prevent
splash contamination of the surrounding area.

d) Where applicable, all uncontaminated storm water from the roof and external
paved areas of the site must be directed away from the carwash bay and
discharged to Council's storm water drainage system.

91.Plumbing and drainage work. All plumbing and drainage work must be carried
out in accordance with the requirements of Sydney Water Corporation and the
NSW Department of Fair Trading.

92. Mechanical Ventilation. The carpark for the residential flat buildings proposed
shall be naturally or mechanically ventilation in accordance with AS 1668.

93.Fresh air intake vents. All fresh air intake vents must be located in a position
that is free from contamination and at least 6 metres from any exhaust air
discharge vent or cooling tower discharge.

94.Exhaust air discharge vents. All exhaust air discharge vents must be designed
and located so that no nuisance or danger to health will be created.

95.Carpark exhaust vent. The carpark exhaust vent must be located at least 3
metres above ground level or any pedestrian thoroughfare and:

a) at least 6 metres from any fresh air intake vent or natural ventilation opening;
and

b) at least 6 metres or, where the dimensions of the allotment make this
impossible, the greatest possible distance from any neighbouring property
boundary.

96.Hold Points during construction. Inspections are required and shall be
undertaken by a suitably qualified Engineer, at the following hold points: -
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a) Prior to the commencement of construction and following the set-out on site
of the position of the civil works to the levels shown on the approved civil
drawings.

b) Upon excavation, trimming and compaction to the subgrade level - to the
line, grade, widths and depths, shown on the approved civil engineering
drawings.

C) Upon compaction of the applicable sub-base course.

d) Upon compaction of any base layers of pavement, prior to the construction
of the final pavement surface (e.g. prior to laying any pavers or asphalt
wearing course)

e) Upon installation of any formwork and reinforcement for footpath concrete

works.

f)  Final inspection - upon the practical completion of all civil works with all
disturbed areas satisfactorily restored.

The Applicant shall submit certification from the Engineer, at each stage of the
inspections listed above, confirming that the works have been constructed in
accordance with the Council approved drawings and City of Ryde standards and
specifications.

97.Work within public road

At all times work is being undertaken within a public road, adequate
precautions shall be taken to warn, instruct and guide road users safely
around the work site. Traffic control devices shall satisfy the minimum
standards outlined in Australian Standard No. AS1742.3-1996 “Traffic Control
Devices for Work on Roads”.

98. Graffiti. All surfaces on the street frontages that are not glass must see use
graffiti resistant paints and/or other surfaces that discourage graffiti.

99.CCTV Cameras:
a) The applicant shall install and maintain surveillance cameras and

recorders to monitor and record all entrance and exit points to the buildings. The
cameras should include the foyer area to the buildings including the area around
the mail boxes as mail theft in unit complexes in the Sydney Metropolitan area is an
emerging crime. The cameras should also monitor the perimeter of building
including, but not limited to, the footpath area in front of the premises. CCTV
cameras should also cover any communal areas, lifts, public spaces and the
basement car parks. Recordings should be made twenty four (24) hours a day
seven (7) days a week.

b) As a minimum, CCTV cameras at entry and exit points to the premises
MUST record footage of a nature and quality in which it can be used to identify a
person recorded by the camera. All other cameras MUST record footage of a
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nature and quality in which it can be used to recognise a person recorded by the
camera.

¢) The time and date must automatically be recorded on all recordings made
whilst it is recording. All recordings are to be kept for a minimum period of thirty (30)
days before they can be reused or destroyed.

d) If requested by police, the applicant is to archive any recording until such time
as they are no longer required.

e) Recordings are to be made in a common media format such as Windows
Media Player or similar, or should be accompanied by applicable viewing software
to enable viewing on any windows computer.

f) The CCTV control system should be located within a secured area of the
premise and only accessible by authorised personnel.

g) Ifthe CCTV system is not operational, immediate steps are to be taken by the
applicant to ensure that it is returned to a fully operational condition as soon as
possible.

h) CCTV should be installed throughout the basement car park area and should
include the entry and exit points to the car park.

100. Access control: The following measures shall be addressed in the fit out of
the building:
a) All areas should be fitted with doors that comply with Australian Design
Standards.

b) The locks fitted to the doors should be of a high quality and meet the Australian
design standards.

c) Any glass within these doors should be laminated to enhance the physical
security of the doors.

d) Access control should be set in place to exclude unauthorized access to
restricted areas.

e) Access should be restricted to residents only to the lifts and stairs leading to the
apartments.

f)  Fire exit doors to the development should be fitted with single cylinder locksets
(Australia and New Zealand Standard — Lock Sets) to restrict unauthorized access
to the development.

g) The main entry/exit doors to individual units should also be fitted with single
cylinder locksets (Australia and New Zealand Standard — Lock Sets) to restrict
unauthorized access to the unit.
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h) The balcony doors to individual units should also be fitted with single cylinder
locksets (Australia and New Zealand Standard — Lock Sets) to restrict unauthorized
access to the unit.

i) The windows to individual units should also be fitted with key operated locksets
(Australia and New Zealand Standard — Lock Sets) to restrict unauthorized access
to the unit

j) Intercom facilities should be incorporated into entry/exit points to enable
residents to communicate and identify with people prior to admitting them to the
development.

k) Letterboxes shall have good quality locks on them. Mail theft is an emerging
crime in the Sydney Metropolitan area and as such is important that steps be taken
to ensure that letterboxes are as secure as possible. CCTV shall be installed
around the area where letterboxes are installed.

[) The basement car park is to be provided with a security gate or security roller
shutter that can be closed to prevent people entering the car park.

PRIOR TO ANY OCCUPATION CERTIFICATE

An Occupation Certificate must be obtained from a Principal Certifying Authority prior
to commencement of occupation of any part of the development, or prior to the
commencement of a change of use of a building.

are completed in compliance with the approved construction certificate plans and all
conditions of this Development Consent.

Unless an alternative approval authority is specified (eg Council or government
agency), the Principal Certifying Authority is responsible for determining compliance
with conditions in this Part of the consent. Details to demonstrate compliance with all
conditions, including plans, documentation, or other written evidence must be
submitted to the Principal Certifying Authority.

101. Landscaping. All landscaping works approved by condition 1 are to be
completed prior to the issue of the final Occupation Certificate.

102. Public Art. Prior to the issue of any Occupation Certificate, the public art as
detailed in the final Public Art Plan provided pursuant to condition 44prepesed
Arti P e A ep roinia\\i

Occupation Certificate may be issued prior to the completion of the
aforementioned public_art, provided the applicant provides a bond of $200,000,
which will be returned to the applicant upon completion of the public art on the
site.
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103. CCTV report. The Council shall be provided with an electronic closed circuit
television report (CCTV report) prepared by an accredited operator that assess
the condition of the newly constructed drainage network. Any defects in the
drainage network identified in the report shall be rectified to Council’s satisfaction.
This is to be provided to Council prior to the issue of any Occupation Certificate.

104. Work As Executed Drawings. The Work As Executed Drawings for the
Council stormwater drainage works shall be submitted to and approved by the
Council prior to release of the bond money. The Work As Executed Drawings
shall be accompanied by a certificate from a qualified engineer.

105. Intercom Facility. The entry to the car park is to include a boom gate or roller
shutter door system. Intercom facilities are to be incorporated into these entry/exit
points connected to the residential apartments. All facilities are to be constructed
and installed prior to the issue of any Occupation Certificate.

106. Access control to residential lifts. Access is to be restricted to residents
only to the lifts and stairs leading to the apartments. Access control measures are
to be installed prior to the issue of any Occupation Certificate.

107. Stormwater Management - Work-as-Executed Plan. A Work-as-Executed
plan (WAE) of the as constructed Stormwater Management System must be
submitted and approved by the Council prior to the issue of any Occupation
Certificate. The WAE must be prepared and certified (signed and dated) by a
Registered Surveyor and is to clearly show the constructed stormwater drainage
system (including any onsite detention, pump/ sump, charged/ siphonic and
onsite disposal/ absorption system) and finished surface levels which convey
stormwater runoff.

108. Stormwater Management — Positive Covenant(s). A Positive Covenant
must be created on the property title(s) pursuant to the relevant section of the
Conveyancing Act (1919), providing for the ongoing maintenance of the onsite
detention, WSUD components and pump/ sump components incorporated in the
approved Stormwater Management system. This is to ensure that the drainage
system will be maintained and operate as approved throughout the life of the
development, by the owner of the site(s). The terms of the instrument are to be in
accordance with the Council's terms for these systems as specified in City of
Ryde DCP 2014 - Part 8.4 (Title Encumbrances) - Section 7, and to the
satisfaction of Council, and are to be registered on the title prior to the release of
any Occupation Certificate for that title. Note that completed WAE plans as well
as certification of the completed stormwater management system must be
provided with the application, prior to it being endorsed by Council.

109. Engineering Compliance Certificates. To ensure that all engineering facets
of the development have been designed and constructed to the appropriate
standards, certification from a suitably qualified person must be obtained for the
following items and are to be submitted to the Accredited Certifier prior to the
release of any Occupation Certificate. All certification must be issued by a
qualified and practising civil engineer having experience in the area respective of
the certification unless stated otherwise.

30



a. Confirming that all components of the parking areas contained inside the
site comply with the relevant components of AS 2890 and Council’'s DCP
2014 Part 9.3 (Parking Controls).

b. Confirming that the Stormwater Management system (including any
constructed ancillary components such as onsite detention) servicing the
development complies with Council’s DCP 2014 Part 8.2 (Stormwater and
Floodplain Management) and associated annexures, and has been
constructed to function in accordance with all conditions of this consent
relating to the discharge of stormwater from the site.

c. Confirming that after completion of all construction work and landscaping,
all areas adjacent the site, the site drainage system (including any on-site
detention system), and the trunk drainage system immediately
downstream of the subject site (next pit), have been cleaned of all sand,
silt, old formwork, and other debris.

d. Confirming that the connection of the site drainage system to the trunk
drainage system complies with Section 4.7 of AS 3500.3 - 2003 (National
Plumbing and Drainage Code), the relevant sections of the Council’'s DCP
2014 Part 8.2 (Stormwater and Floodplain Management) and associated
annexures and any requirements of Council pending on site conditions.

e. Confirming that erosion and sediment control measures were
implemented during the course of construction and were in accordance
with the manual “Managing Urban Stormwater: Soils and Construction“ by
the NSW Department — Office of Environment and Heritage and Council’s
DCP 2014 Part 8.1 (Construction Activities).

f. Certification from a suitably qualified structural or geotechnical engineer
confirming that any temporary soil/ rock anchors installed into public
roadway, have been de-stressed and are no longer providing any
structural support.

g. Certification from a suitably qualified geotechnical engineer confirming
that the Geotechnical Monitoring Program (GMP) was implemented
throughout the course of construction and that all structures supporting
neighbouring property have been designed and constructed to provide
appropriate support of the neighbouring property and with consideration to
any temporary loading conditions that may occur on that site, in
accordance with the relevant Australian Standard and building codes.

h. Compliance certificate from Council confirming that all external works in
the public road reserve have been completed to Council’s satisfaction.

110. Public Domain Works — Maintenance Bond. To ensure satisfactory

performance of the required public domain works, a maintenance period of six (6)
months shall apply to the works in which Council will take ownership of, on
completion of the development. The performance period shall commence from

the date of issue by—-to Council, of appropriate theCompliance—Certificate

certification from a suitably qualified person stating that the relevant works are -

complete. The applicant shall be liable for any part of the work which fails to
perform in a satisfactory manner as outlined in Council’s standard specification. A

lodged with the City of Ryde prior to the issue of a Construction Certificate to
guarantee this requirement will be met. The bond will erh-be refunded when the
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works are determined to be satisfactory to Council after the expiry of the six (6)
months maintenance period.

111. Public domain — work as executed plan. A works-as-executed plan for
works carried out in the public domain must be provided to Council and endorsed
by Council, as the Road Authority, prior to the issue of any Occupation
Certificate. All public domain works are to be completed to Council’s satisfaction

prior to the issue of any [Occupation Certificate. Notwithstanding the foregoing, an - Comment [S20]: Holdmark s willing to
Occupation Certificate may be issued prior to the completion of the public domain Pt e ekl el e Cea i

" " - - - Certificate to occur due to concerns to the
works, provided the applicant provides a bond of $250,000, which will be returned Council’s limited resources and approval
to the applicant upon completion of the public domain works. times. The provision of bond of $250,000

will permit issue of Occupation Certificate.
This condition should be modified as

112. Signage and Linemarking — External. A plan demonstrating the proposed indicated.

signage and line marking within Council’'s Public Domain shall be prepared by a
suitably qualified person and submitted to and approved by the Ryde Traffic
Committee prior to the issue of an Occupation Certificate.

Note: The applicant is advised that the plan will require approval by the Ryde
Traffic Committee and adequate time should be allowed for this process.

| 113—Signage and Linemarking — Implementation. The applicant is to install all
signage and linemakring, as per the plan approved by the Ryde Traffic
Committee, These works are to be undertaken prior to the issue of any
Occupation Certificate._Notwithstanding the foregoing, an Occupation Certificate
may be issued prior to the installation of all signage and linemarking, provided the
applicant provides a bond of $50,000, which will be returned to the applicant

upon completion of these Morks\. _ -~ -| Comment [S21]: The provision of bond
777777777777777777777777777777777777777 of $50,000 will permit issue of Occupation
Certificate. The condition should be

Note: The applicant is advised that the plan will require approval by the Ryde modified as indicated. Holdmark is
Traffic Committee and adequate time should be allowed for this process. SEITEAITEE] G (TA7S CEauEdem ey (32
constrained by Council’s limited resources
and approval times. The suggested bond
will allow occupation without concerns as

‘ 114.113. Dedication of Land. Land comprising the two way road link to be to delivery of the works.

constructed between Belmore and Bowden Streets, being the connection of
Nancarrow Avenue to Hamilton Crescent is to be dedicated to Council in
accordance with the Statement of Commitments in the Concept Approval
MP09 0216, dated 6" March 2013. This requires the dedication by the
Proponent of an area of land approximately 325sqgm, prior to the issue of the
Occupation Certificate for Stage 4 of the development.

| 125.114.  BASIX. The submission of documentary evidence of compliance with
all commitments listed in BASIX certificate No. 597490M dated 8 January 2015.
NOTE: Certificates from suitably qualified persons are to be submitted to the
Principal Certifying Authority (if Council is the PCA) verifying that all BASIX
commitments listed have been fulfilled in accordance with the BASIX Certificate.

| 226.115.  Design Verification. Prior to any Occupation Certificate being issued
to authorise a person to commence occupation or use of a residential flat
building, the Principal Certifying Authority (PCA) is to be provided with design
verification from a qualified designer. The statement must include verification
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from the qualified designer that the residential flat development achieves the
design quality of the development as shown on plans and specifications in
respect of any Construction Certificate issued, having regard to the design quality
principles set out in Part 2 of State Environmental Planning Policy No. 65 —
Design Quality of Residential Flat Development. This condition is imposed in
accordance with Clause 154A of the Environmental Planning and Assessment
Regulation 2000.

| 227.116. Fire safety matters. At the completion of all works and prior to the
issue of any Occupation Certificate, a Fire Safety Certificate must be prepared,
which references all the Essential Fire Safety Measures applicable and the
relative standards of Performance (as per Schedule of Fire Safety Measures).
This certificate must be prominently displayed in the building and copies must be
sent to Council and the NSW Fire Brigade.

| 228.117.  Sydney Water — Section 73. A Section 73 Compliance Certificate
under the Sydney Water Act 1994 must be obtained from Sydney Water
Corporation. Application must be made through an authorised Water Servicing
Co-ordinator. Please refer to the Building Developing and Plumbing section of the
web site www.sydneywater.com.au then refer to “Water Servicing Coordinator”
under “Developing Your Land” or telephone 13 20 92 for assistance.

Following application a “Notice of Requirements” will advise of water and sewer
infrastructure to be built and charges to be paid. Please make early contact with
the Co-ordinator, since building of water/sewer infrastructure can be time
consuming and may impact on other services and building, driveway or
landscape design.

Details demonstrating compliance are to be submitted to the Principal Certifying
Authority prior to the issue of any Interim/Final Occupation Certificate.

| 229.118.  Post-construction dilapidation report. The submission of a post-
construction dilapidation report which clearly details the final condition of all
property, infrastructure, natural and man-made features that were recorded in the
pre-commencement dilapidation report. A copy of the report must be provided to
Council, any other owners of public infrastructure and the owners of the affected
adjoining and private properties, prior to the issue of any Occupation Certificate.

| 220.119.  Letterboxes and street/house numbering. All letterboxes and house
numbering are to be designed and constructed to be accessible from the public
way. Council must be contacted in relation to any specific requirements for street
numbering.

| 222.120. Acoustic measures. Prior to the issue of any Occupation Certificate a
report from an appropriately qualified acoustic consultant demonstrating
compliance with acoustic measures required for the development have been
constructed/ installed.

| 122.121. Waste Service Collection — Indemnity. Prior to the issue of an
Occupation Certificate and where it is necessary for waste collection vehicles to
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enter the property to service the waste containers, the property owner must
indemnify Council and its contractors in writing against claims for damage to the
driveways and manoeuvring areas except in the case of negligence or wilful
damage

123.122. Public Access. All public open spaces and through site links are to be

to the issue of any Occupation Certificate, a right of way permitting access at all
times to all members of the public is to be created over the public open space
and through site links. Terms regarding the creation of the ROW are to be
submitted to and approved by Council prior to the lodgement at the Lands and
Property Information Office with evidence regarding effective registration being
submitted to Council and the PCA prior to the issue of any Occupation Certificate.
This righ-of-way will hot come into operation until Occupation Certificates have
been issued for both Stage 4 and Stage 5 buildings.

OPERATIONAL CONDITIONS

Comment [S22]: This amendment
should be made for the purposes of
practicality and to align with insurance
requirements.

Comment [S23]: As drafted Council’s
condition would allow the easement to be
in place prior to the Occupation Certificate
for the stage. This is a public safety issue.
The amendment precludes this concern.

The conditions in this Part of the consent relate to the on-going operation of the
development and shall be complied with at all times.

124.123.  Parking Allocation. Both the owner and occupier of the development
must provide and maintain the parking allocation as follows_subject to the
provisions of condition6,

. A maximum of 536 residential spaces. (Note: Single rows of tandem
parking are to be allocated each to a single unit only.)

. 103 visitor spaces

o 8 carshare spaces

125.124.  Landscape maintenance plan. Landscaping close to the building
should be regularly maintained to ensure branches cannot act as a natural ladder
to gain access to higher parts of the building and trimmed to ensure concealment
opportunities are eliminated.

126.125. Hazardous wastes. All wastes classified as hazardous wastes under
the Protection of the Environment Operations Act 1997 must be transported to
an appropriately licensed waste facility for disposal.

127.126.  Disposal of liquid wastes. All liquid wastes generated on the
premises must be treated and discharged to the sewerage system in accordance
with the requirements of Sydney Water Corporation or be transported to a liquid
waste facility for recycling or disposal.

128.127.  Waste Management Plan. The waste management Plan prepared for
Holdmark Properties Pty Ltd by Elephants Foot Recycling Solutions "Residential
Development Shepherd's Bay Stage 4 and 5 Nancarrow Avenue, Meadowbank
2114" shall be adopted for the proposed development, including all
recommendations within the subject report.
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| 129.128. Maintenance of waste storage areas. All waste storage areas must
be maintained in a clean and tidy condition at all times.

| 436.129.  Air pollution. The use of the premises, including any plant or
equipment installed on the premises, must not cause the emission of smoke,
soot, dust, solid particles, gases, fumes, vapours, mists, odours or other air
impurities that are a nuisance or danger to health.

| £31.130. Standards of air impurities not to be exceeded. Any discharge to
atmosphere from the premises must comply with the requirements of the
Protection of the Environment Operations (Clean Air) Regulation 2010.

| 432.131. Offensive noise. The use of the premises must not cause the
emission of 'offensive noise' as defined in the Protection of the Environment
Operations Act 1997.

| 133.132. Noise and vibration from plant or equipment. Unless otherwise
provided in this Consent, the operation of any plant or equipment installed on the
premises must not cause:

a) The emission of noise that exceeds the background noise level by more than
5dBA when measured at, or computed for, the most affected point, on or within
the boundary of the most affected receiver. Modifying factor corrections must be
applied for tonal, impulsive, low frequency or intermittent noise in accordance
with the New South Wales Industrial Noise Policy (EPA, 2000).

b) An internal noise level in any adjoining occupancy that exceeds the
recommended design sound levels specified in Australian/New Zealand Standard
AS/NZS 2107:2000 Acoustics — Recommended design sound levels and
reverberation times for building interiors.

¢) The transmission of vibration to any place of different occupancy.

| 234.133.  Compliance with noise management plan. The occupier must
ensure that all the Construction requirements and recommendations of the
acoustic report "External Noise Assessment and Environmental Noise Impact
Assessment Proposed Residential Development Stages and 5 — Shepherd's
Bay 41-45 Belmore Street, Meadowbank dated 15 December 2014 prepared by
DK Acoustics Pty Ltd are complied with.

| 135.134. Council may require acoustical consultant’s report. Council may
require the submission of a report from an appropriately qualified acoustical
consultant demonstrating compliance with the relevant noise and vibration
criteria.

| 136.135. Clean water only to stormwater system. Only clean unpolluted water
is permitted to enter Council's stormwater drainage system. The premises shall
comply with the Protection of Environment Operations Act, 1997 and there shall
be no pollution of the waterways from the excavation/construction activities and
subject development.
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| 137.136. Duty to notify. Pollution incidents causing or threatening harm to the
environment must be reported to Council as soon as practicable on Tel. 9952
8222.

138:137. Water Features. The water features proposed in this development
shall comply with the requirements of the Swimming Pools Act 1992, the Public
Health Act 2010 and Public Health Regulation 2012.

| 239.138.  Water circulation, filtration and dosing system. All public swimming
pools and spa pools must be equipped with an effective water circulation system,
water filtration system and automatic disinfectant dosing system. For further
guidance see the Public Swimming Pool and Spa Pool Advisory Document
(Health Protection NSW, 2013).

| 240.139. Bulk Storage Collection. All material in the bulk items/hard waste
storage rooms are to be taken to the bin collection area by the owners or
contractors appointed by the Body Corporate.

| 140. Car share spaces. The 8 car share spaces at all times are to be retained as
common property by the Owners Corporation of the site. These spaces are to be
publicly accessible at all times_(subject to reasonable restrictions for security and

Safety )+ _ - | Comment [S25]: This is a variation to
7777777777777777777777777777777777777777777777777777777777 the approved Travel Plan requirements as
agreed by Council in the coordination

141. Council fees and charges. Notwithstanding any other condition of the meeting on 29 May 2015 (refer the

consent, the applicant’s total maximum liability for payment of the time of Council gutachediGouncilislmeetinginotes
Officers (or their consultants, advices and the like) to assess all submissions due

pursuant to these conditions of the consent is capped at a maximum of $20,/000. __ -~ -| Comment [S26]: Council’s Fees and
o Charges indicate $163/hour per person to
be paid. There is no indication of the
maximum limit of this fee, which is
unreasonable. There should be a capped
fee as indicated in this condition, which is
appropriate and provides an incentive for
Council staff to be efficient and quick.
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Lifestyle and opportunity
G MEETING NOTES
SHEPHERDS BAY COORDINATING GROUP
R B BT EN
MEETING DATE: 29 MAY 2015 TIME: 3:00pm
ATTENDEES: Council:

Dominic Johnson — Group Manager, Environment and Planning (DJ)

George Dedes — Group Manager, Public Works (GD)

Tatjana Domazet - Acting Group Manager — Community Life (TD)

Dyalan Govender - Business Support Coordinator Environment & Planning (DG)
Baharak Sahebekhtiari - Manager Community and Culture (BS)

Anthony Ogle - Manager Asset Systems (AO)

Margie H Azmi - Section Manager — Asset Networks (MA)

Harry Muker— Section Manager, Traffic/Transport & Development Management
(HM)

Charles Mahfoud — Senior Engineer-Drainage (CM)

Zia Ahmed — Client Manager (ZA)

Tatiana Mihova - Senior Civil Engineer (TM)

Proponents:

Dan Szwaj — Architect Stage 8-9 (DS)

Nick Turner — Architect Stage 6-9 (NT)
Annroi Morris — Architect Stage 8-9 (AM)
Brian Mann — Architect Stage 2-5 (BM)
Steven Cook — Architect Stage 2-5 (SC)
Chris Outtersides — Planner Stage 2-5 (CO)
Aaron Sutherland — Planner Stage 6-9 (AS)
Gavin Carrier — Holdmark (GC)

Kevin Nassif — Holdmark (KN)

George Youssef — Holdmark (GY)

Joe Catanzariti — Civil Engineer Stage 2-9 (JC)

ACTION PLAN RESPONSIBILITY

Certifier needs to provide inspection report re Stage 1 Proponents
Council will issue correspondence from Traffic Committee re | Council
Nancarrow Road
Lighting scheme to be updated for Rothesay Ave, Nancarrow, | Proponents
Hamilton and Belmore Street (Stage 1). Plans to be amended
to keep in line with Council’s schema and will be reviewed
jointly by Council’s consultants and proponents consultants
Council will confirm the public domain works such as footpath | Council
paving and the street planting matter by end of next week and
to meet to resolve outstanding matters if required by the end of
next week.

Stormwater will be redesigned by Holdmark to address the Proponents
level issues to Council’s satisfaction and connect into Councils




ACTION PLAN

RESPONSIBILITY

exiting system at a higher level.

Cross sections along the centerline from the street to the
properties to be provided at approximately 15m intervals and
at critical points such as driveways and intersections (Belmore
Street and Rothesay Street — Stage 1). Correspondence to be
provide by Council confirming the requirements on
Monday/Tuesday next week.

Proponents/Council

Council will respond to Holdmark easement application by end
of next week.

Councill

Concept Travel plan requirement for all DAs is considered
have been complied with Council’s requirements with the
exception of car share spaces which will be provided on
private properties and available to maximum possible
availability to the public noting security and liability limitations.

Proponents

Plans are to be updated for the community facility to clarify the
issues raised by Council specifically to service requirements,
access and connection around the contiguous open space. A
meeting be held to discuss once the updated design has been
provided.

Proponents

A meeting is to be arranged next week with Council’s
Engineers and the proponents’ Engineers to resolve the
stormwater management issue.

Councill

List of options to be provided in relation to stages 2-5 dealing
with selected matters relating to Council’s additional
information request and a subsequent meeting arranged at a
suitable time.

Proponents
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Attachment

Comments Regarding Development Contribution — Condition 21 Page 6

Comment S3 (Open Space & Recreation Facilities)

We note in the Contribution Plan (page 39) that these are the LGA wide contributions and
applied equally throughout the LGA to new development. Within Meadowbank, the proposed
works includes the following components as indicated on sheet No. OSR-103 of the
Contribution Plan:

e Ann Thorn park - refurbishment including play equipment,

e Memorial Park - refurbishment and landscaping,

o Shepherds Bay open space — land acquisition and improvements and
¢ Meadowbank Park improvements.

The subject development provides 511 dwellings, which will result in an increase of
approximately 1000 people (considering 1.81 occupancy rate as indicated on page 14 of the
Contribution Plan). As per the “Open Space & Recreation Facilities Strategy Plan”, “new
release area” requires approximately 3 hectares of open space /1000persons (page 36 of
the Development Contribution Plan). The development provides a 3,000sgm land dedication
and delivered area of open space, which should be deducted from this open space
contribution requirement. Accordingly a contribution for 2.7ha of open space should be
provided by Holdmark. This will equate to 90% of the contribution indicated by Council under
this condition. This contribution should therefore be levied to $2,704,248.378. We would
consider this development to be a “new release area”.

Comment S4 (Civic & Urban Improvements)

We note in the Contribution Plan (page 43) that these are the LGA wide contributions and
applied equally throughout the LGA to new development. Within Meadowbank, the proposed
works include improved walkways and footpaths as indicated on sheet No. CUI-103 of the
Contribution Plan. The development provides a number of facilities as indicated below as
part of the Concept Approval:

e Foot path upgrading,
e street furniture,

e public art,

e tree planting,

e signage and kerb and

e gutter improvements.



We consider that the works in the Concept Approval cover approximately 50% of the “Public
Domain” areas of Meadowbank. This will result in 50% upgrade to the area (sheet No. CUI-
103). In these circumstances the levy as indicated under the condition is considered double
dipping and should be reduced to 50%. We consider that there are general flaws in the
Development Contribution Plan as the Civic & Urban Improvements contributions are the
LGA wide contribution, which is not reasonable.

Comment S5 (Roads & Traffic Management Facilities)

We note in the Contribution Plan (page 48) that these are the LGA wide contributions and
specific works within the Macquarie Park Corridor. The proposed works include Traffic
management and road improvements which are indicated on sheet No. RTM-103 of the
Contribution Plan. However, the subject development provides traffic management and road
improvements as per the Concept Approval. We consider that the works in the Concept
Approval cover approximately 50% of the traffic management and road improvement works
of Meadowbank. This will result in 50% upgrade to the area (sheet No. RTM-103). In these
circumstances the levy as indicated under the condition is considered double dipping and
should be reduced to 50%.
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1. Part A - Summary schedules

These three summary schedules are included in this plan:

. Works program.
. Contributions by development type and location.
. Contributions by category and location.

These are provided as summary tables only and more details are contained in the individual strategy plans within
the plan.

Table 1.1 Summary works program
Facility Works schedule 2 Cost summary Timing/Thresholds
Community and cultural | See appendix A $54,160,000 Timing will be subject to collections and funds accrued
facilities being of sufficient magnitude to permit provision of the
works without external funding
Open space and See appendix A $104,231,400 | Timing will be subject to collections and funds accrued
recreation facilities being of sufficient magnitude to permit provision of the
works without external funding
Civic and urban See appendix A $44,189,920 Timing will be subject to collections and funds accrued
improvements being of sufficient magnitude to permit provision of the
works without external funding
Roads and traffic See appendix A $29,313,000 Timing will be subject to collections and funds accrued
management facilities being of sufficient magnitude to permit provision of the
works without external funding
Transport and See appendix A $2,500,000 Timing will be subject to collections and funds accrued
accessibility being of sufficient magnitude to permit provision of the
works without external funding
Cycleways See appendix A $4,696,000 Timing will be subject to collections and funds accrued
being of sufficient magnitude to permit provision of the
works without external funding
Stormwater management | See appendix A $14,420,000 Timing will be subject to collections and funds accrued
facilities being of sufficient magnitude to permit provision of the
works without external funding
Plan administration See appendix A $1,200,000
Total $254,710,320
Notes:
a. Refer to specific strategy plans for more detail on scheduled works.
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Table 1.2

Summary schedule - contributions by development type and location

Development Type

Contributions — development outside
Macquarie Park Corridor (a)

Contributions — development within
Macquarie Park Corridor (a)

Residential (b)

Studio per dwelling (c) | $10,366.88 $13,663.72
1 bedroom per dwelling (c) | $10,366.88 $13,663.72
2 bedroom per dwelling (c) | $12,440.26 $16,396.47
3 bedroom per dwelling (c) | $15,895.87 $20,000.00(d)
4+ bedrooms per dwelling (c) | $20,000.00(d) $20,000.00(d)
Detached dwelling | $20,000.00(d) $20,000.00(d)
Secondary dwelling attached or | $6,911.25 $6,911.25
detached
Boarding Houses per bedroom (c) | $6,911.25 $6,911.25
Subdivision per dwelling | $20,000.00(d) $20,000.00(d)
Seniors’ self-contained dwelling (e) | $10,366.88 $13,663.72

Commercial, including Tourist and
Visitor Accommodation, Storage
Premises and Warehouse, Distribution
Centre and Other Designated Uses (b)

$126.64/sq.m. gross floor area

126.90/sq.m. gross floor area

Retail (b)

$73.56/sq.m. gross floor area

$85.53/sq.m. gross floor area

Industrial (b)

$62.95/sq.m. gross floor area

$77.27/sq.m. gross floor area

NOTES:

a. The contribution rates are effective from 23 July 2014 and are adjusted quarterly in accordance the Australian

Bureau of Statistics Index A2325806K as described Clause 2.11 of this Plan.

b. The Development Types are as described in the Dictionary attached to the Ryde LEP. For the avoidance of doubt
see (h) below for a summary of the developments within each Type.

c.  Aroomin adwelling capable of being used as a bedroom is counted as a bedroom.

d. This contribution is capped at $20,000 in accordance with Environmental Planning and Assessment (Local
Infrastructure Contributions) Direction 2012, issued 21 August 2012 by the Minister.

e. Inaccordance with Environmental Planning and Assessment Act 1979 Revocation of Direction in force under
section 94E and Direction under section 94E issued 14 September 2007 by the Minister, this contribution is

revoked if the development consent for this type of dwelling is granted to a social housing developer as defined
in the State Environment Planning Policy (Seniors Living) 2004 (Amendment 2).

The contribution rate for developments which do not fall within the Development Types contained in this Table
will be determined by Council.
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g.

h.

The contribution for a development that comprises more than one Development Type will be based upon the

predominant Development Type.

Summary of Development Types (Refer to Ryde LEP Dictionary for further detail)

Residential

Attached dwellings

Boarding houses

Dual occupancies

Dwelling houses

Exhibition home (for the purpose of this Plan)

o vk wNe

Group Homes
a. Permanent
b.  Transitional
7. Hostels
8.  Multi dwelling houses
9. Residential flat buildings
10. Rural workers’ dwellings
11. Secondary dwellings
12. Semi-detached dwellings
13. Seniors’ housing
a.  Residential care facility
b.  Hostel (SEPP 2004)
c.  Group of self-contained dwellings

14. Shop top housing

Commercial, including -

1. Business premises, e.g.

a. Banks

b.  Betting Agencies

c. Post offices

d.  Hairdressers

e. DryCleaners

f. Travel Agencies

g. Internet Access Facilities
h.  Funeral home

Office premises

- Tourist and Visitor
Accommodation,

Bed and breakfast accommodation
Backpackers’ accommodation
Hotel or motel accommodation

Hwn el

Serviced apartments

- Storage Premises,

Self-storage units

- Warehouse or
Distribution
Centre.

Warehouse or distribution centre

Retail

1. Bulky goods premises
2. Food and drink premises
a. Cafe
b.  Pub
c. Restaurant
d.  Small bar
e. Take away food and drink premises

Plant nurseries

3. Garden centres

4.  Hardware and building supplies
5. Kiosks

6.  Landscaping material supplies
7. Markets

8.

9.

Roadside stalls
10. Rural supplies
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11. Service Stations (for the purpose of this Plan)
12. Shops
13. Timber yards
14. Vebhicle sales or hire premises
Industrial 1.  General industry
2. Heavyindustry
a.  Hazardous industry
b.  Offensive industry
3.  Lightindustry
a.  Hightechnology industry
b.  Home industry
4. Depot (for the purpose of this Plan)
Other Designated Uses 1. Amusement centre
2. Boat building and repair facility
3. Entertainment facility
4. Function centre
5.  Vebhicle body repair workshop
6.  Vebhicle repair station
7.  Veterinary hospital
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Table 1.3 Summary schedule - contribution by category and location
Strategy plan Development outside Macquarie Park Development within Macquarie Park Corridor
Corridor
Contribution rate — Contribution rate — Contribution rate — Contribution rate —
residential non-residential residential non-residential
development development development development
Community and Cultural $1,217 / Person $641/ Person $1,217/ Person $641/ Person
Facilities
Open Space and $2,996/ Person NA $4,882/ Person NA
Recreation Facilities
Civic and Urban $1,019/ Person $1,019/ Person $628/ Person $628/ Person
Improvements
Roads and Traffic $139/ M2 $7.17/ M2 $674/ M2 $32.99/ M2
Management Facilities
Transport and NA NA NA NA
Accessibility Facilities 2
Cycleways $86.82/ Person $86.82/ Person $86.82/ Person $86.82/ Person
Stormwater Management $275.97/ M2 $9.91/ M2 $76.86/ M2 $3.84/ M2
Facilities
Plan administration $22.18/ Person $22.18/ Person $22.18/ Person $22.18/ Person
Notes:
a. Contributions payable for transport and accessibility facilities are levied on a per car parking space basis where insufficient on-

site parking is provided to meet demand generated.
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2. Part B — Administration and operation of the plan

21 Name of the plan

This development contributions plan is called the City of Ryde Development Contributions Plan 2007.

2.2 Area to which the plan applies

This plan applies to all land within the Ryde local government area (LGA) as shown on the Area Plan Map.

RYDE LGA

Area Plan Map AN

2.3 What is the purpose of this plan?

The purpose of this plan is to:

° Provide an administrative framework under which specific public facilities strategies may be implemented
and coordinated.

Ensure that adequate public facilities are provided for as part of any new development.

° Authorise the council to impose conditions under section 94 of the Environmental Planning and
Assessment Act 1979 (EPA Act) when granting consent to development on land to which this plan
applies.

° Provide a comprehensive strategy for the assessment, collection, expenditure accounting and review of
development contributions on an equitable basis.

° Ensure that the existing community is not burdened by the provision of public amenities and public
services required as a result of future development.

. Enable the council to be both publicly and financially accountable in its assessment and administration of
the development contributions plan.

2.4 Commencement of the plan

This development contributions plan has been prepared pursuant to the provisions of section 94 of the EPA Act
and Part 4 of the Environmental Planning and Assessment Regulation 2000 (EPA Regulation). The plan takes
effect from the date on which public notice was published (pursuant to clause 31(4) of the EPA Regulation).

2.5 Relationship with other plans and policies
This development contributions plan repeals:

o Section 94 Contributions Plan No 1 (2003 Amendments).
° Meadowbank Section 94 Contributions Plan (2005).
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2.6 Definitions

Applicant

CGIR

Contribution

Contributions Plan or CP

Council

CPI

Embellishment

EPA Act
EPA Regulation

LEP

LGA

Public facility

Recoupment

Settlement

Works in kind

Works program

means the person, company or organisation submitting a development
application.

means Capital Gains Index Ryde — The capital gains index is a measure of
the movement of property values over time and is supplied by Residex an
independent organisation who will track the movement of property prices
specifically for the Ryde area and provide an index value quarterly

means the dedication of land, the making of a monetary contribution or the
provision of a material public benefit, as referred to in section 94 of the EPA
Act.

means a contributions plan referred to in section 94B of the EPA Act.
means the Council of the City of Ryde.

means the All Groups Consumer Price Index (Sydney) as published by the
Australian Bureau of Statistics.

means the enhancement of any public facility provided by the council by the
provision of services, facilities or works.

means the Environmental Planning and Assessment Act 1979 as amended.

means the Environmental Planning and Assessment Regulation 2000 as
amended.

means a local environmental plan made by the Minister under section 70 of
the EPA Act.

means the local government area of the City of Ryde.

means any public amenity or public service, as referred to in section 94 of the
EPA Act, the need for which has increased or been created by development.

means the payment of a monetary contribution to the council to offset the cost
(plus any interest) that the council has already incurred in providing public
facilities in anticipation of development.

means the payment of a monetary contribution, the undertaking of a work in
kind or the exchange of documents for the dedication of land required as a
result of new development.

has the same meaning as a “material public benefit” as referred to in section
94(5)(b) of the EPA Act and means the undertaking of any work associated
with the provision of a public facility.

means the schedule of the specific public facilities for which contributions
may be required, and the likely timing of provision of those public facilities
based on projected rates of development, the collection of development
contributions and the availability of funds from supplementary sources.
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2.7 When is the contribution payable?

A contribution must be paid to the council at the time specified in the condition that imposes the contribution. If
no such time is specified, the contribution must be paid prior to the issue of a Part 4A certificate.

2.8 Construction certificates and the obligation of accredited certifiers

In accordance with section 94EC of the EPA Act and clause 146 of the EPA Regulation, a certifying authority
must not issue a construction certificate for building work or subdivision work under a development consent
unless it has verified that each condition requiring the payment of monetary contributions has been satisfied.

In particular, the certifier must ensure that the applicant provides receipts confirming that contributions have been
fully paid and copies of such receipts must be included with copies of the certified plans provided to the council in
accordance with clause 142(2) of the EPA Regulation. Failure to follow this procedure may render such a
certificate invalid.

The only exceptions to the requirement are where a works in kind, material public benefit, or dedication of land
has been agreed by the council. In such cases, council will issue a letter confirming that an alternative payment
method has been agreed with the applicant.

2.9 Can the contribution be settled in kind or by a material public benefit

The council may accept an offer by the applicant to provide an in-kind contribution (i.e. the applicant completes
part or all of work/s identified in the plan) or through provision of another material public benefit in lieu of the
applicant satisfying its obligations under this plan.

Council may accept such alternatives where all of the following circumstances are applicable:

° The value of the works to be undertaken is at least equal to the value of the contribution that would
otherwise be required under this plan.

o The standard of the works is to council’s full satisfaction.
The provision of the material public benefit will not prejudice the timing or the manner of the provision of
public facilities included in the works program.

The value of the works to be substituted must be provided by the applicant at the time of the request and must
be independently certified by a Quantity Surveyor who is registered with the Australian Institute of Quantity
Surveyors or a person who can demonstrate equivalent qualifications.

Council will require the applicant to enter into a written agreement for the provision of the works.
Acceptance of any such alternative is at the sole discretion of the council. Council may review the valuation of
works or land to be dedicated, and may seek the services of an independent person to verify their value. In these

cases, the applicant will pay for all costs and expenses borne by the council in determining the value of the
works or land.

210 Exemptions

Council may exempt developments, or components of developments, from the requirement for a contribution that
include:

. Alterations and additions to a dwelling with a total value less than $100 000.

Council will consider each application and determine if the application merits full or partial exemption.
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2.11 Review of contribution rates
The council will review the contribution rates to ensure that the value of contributions are not eroded over time by

movements in the CPI land value increases, the capital costs of administration of the plan, or through changes in
the costs of studies used to support the plan.
The contribution rates will be reviewed by reference to the following specific index:

. CPI All Groups Consumer Price Index (Sydney)

In accordance with clause 32(3)(b) of the EPA Regulation, the following sets out the means that the council will
make changes to the rates set out in this plan.

For changes to the CPI, the contribution rates within the plan will be reviewed on a quarterly basis in accordance

with the following formula:

$Ca + $Ca X ([Current Index - Base Index])
[Base Index]

Where:

$Ca is the contribution at the time of adoption of the plan expressed in dollars

Current Index is the CPI as published by the Australian Bureau of Statistics available at the
time of review of the contribution rate

Base Index is the CPI as published by the Australian Bureau of Statistics at the date of

adoption of this plan, which is +0.4.

Note: In the event that the current CPl is less than the previous CPI, the current CPI shall be taken as not less than the previous CPI.

Note: This clause does not cover the adjustment of a contribution between the time of consent and the
time payment is made. This is covered by clause 2.12.

2.12 How are contributions adjusted at the time of payment?

The contributions stated in a Consent are calculated on the basis of the section 94 contribution rates determined
in accordance with this Plan. If the contributions are not paid within the quarter in which Consent is granted, the

contributions payable will be adjusted and the amount payable will be calculated on the basis of the contribution

rates that are applicable at time of payment in the following manner:

$Cp - $ Coc *+[$ Coc x($ Ca-$ Cc)]
$Cc
Where:
$Cp is the amount of the contribution calculated at the time of payment
$ Coc is the amount of the original contribution as set out in the development consent
$Ca is the contribution rate applicable at the time of payment
$Cc is the contribution rate applicable at the time of the original consent
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The current contributions are published by council and are available on the Council’s website or by contacting
Council. Should the council not validly publish the applicable contribution rates, the rate applicable will be
calculated in accordance with the rate prevailing in the previous quarter.

2.13 Are there allowances for existing development?

An amount equivalent to the contribution attributable to any existing (or approved) development on the site of a
proposed new development will be allowed for in the calculation of contributions.

Where an existing development does not fall within any of the types noted in Table 1.2, the Council would
determine the credit.

2.14 Pooling of contributions

This plan expressly authorises monetary section 94 contributions paid for different purposes to be pooled and
applied (progressively or otherwise) for those purposes. The priorities for the expenditure of the levies are shown
in the works schedule.

2.15 Savings and transitional arrangements

A development application that has been submitted prior to the adoption of this plan but not determined shall be
determined in accordance with the provisions of the plan which applied at the date of determination of the
application.
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3. Part C - Strategy plans

3.1 Introduction

This section sets out the strategies that council intends to follow to cater to the needs of future population growth
and development in the Ryde LGA. It sets out to identify the resulting demand for public services and public
facilities and the costs and timing of provision of the works that the council intends to provide to cater to that
demand.

To arrive at contributions for different types of development and for different types of facilities the methodology
adopted in the plan is generally as follows:

. Population and employment growth is assessed and an evaluation made of the expected types of new
development.

. Existing public amenities and public services in the LGA are identified to provide a benchmark for future
provision and to determine if they are adequate for the future population.

o Existing planning standards are examined where these are relevant to the identification of the future
services and facilities that are to be provided.

o An assessment is made of the demand for public amenities and public services that will be generated by
each expected type of new development.
The additional public amenities and public services to cater to demand are identified.

. An assessment is made of whether there needs to be any apportionment between existing and new
development and between local and regional demands.

Section 3.2 below provides an assessment of the existing demographic characteristics of the LGA and the
anticipated future growth and development in the LGA that will create demand for a range of public amenities
and public services. The remainder of Section 3 presents specific strategy plans that outline the demand and
proposed provision for the public amenities and public services set out below:

Community and cultural facilities.

Open space and recreational facilities.
Civic and urban improvements.

Roads and traffic management facilities.
Transport and accessibility facilities.
Cycleways.

Stormwater management facilities.

Plan administration.
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3.2 Demographic characteristics and anticipated future growth

3.2.1 Current population and housing characteristics and recent trends

A summary of the current demographics and recent demographic trends is presented below. This information
has been sourced from Australian Bureau of Statistics Census of Population and Housing data for the Ryde
LGA. Note that 2006 Census data has been used where available otherwise 2001 census data is used as the
latest available data.

Population growth

Population growth in Ryde has been typical of the middle ring suburbs of Sydney. The area grew rapidly post
World War 2 (WW?2) as migration to Australia soared. This stabilised in the 1960s with some decline in the 1970s
as population growth in Sydney moved westward to the new greenfield areas.

Ryde avoided the trend of decline, however growth slowed in the 1970s and early 1980s. Growth advanced
again after the mid-1980s. This growth occurred on the back of redevelopment of lower density residential lands
and underutilised industrial lands and as the rapid growth of specialist business zones such as Macquarie Park
Corridor occurred.

Table 3.1 Population growth 1971-2006
Census year Total population Census period change

1971 88,806

1976 89,137 0.4%
1981 88,948 -0.2%
1986 89,252 0.3%
1991 90,249 1.1%
1996 92,107 2.1%
2001 94,483 2.6%
2006 96,948 2.6%

Source: Australian Bureau of Statistics

The Ryde LGA has accommodated growth over the past 20 years and a consistent rate of growth over the past
10 years. This is likely to continue with further expansion and development in Macquarie Park.

Dwelling approvals

The number of dwelling approvals has been increasing in line with population growth within the LGA. However
the rate of increase has exceeded the population growth rate (over 1% per annum for the last 10 years
compared with a population growth rate of 0.6%). The higher growth in dwelling approvals underlines the gradual
decline in dwelling occupancy rates over time.

Table 3.2 Dwelling approvals 1991-2001
Dwelling type 1991 2001 Total change Average annual
change
Total dwellings 35,087 38,833 +10.7% +1.07%
Detached houses 22,081 20,818 -6.0% -0.6%
Villas etc 3,387 4,792 +41.0% +4.1%
Residential flats 9,748 10,844 +11.0% +1.1%

Source: Australian Bureau of Statistics
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The residential housing market has been buoyant in NSW over this period. The popularity of Ryde as a location
has also increased with land becoming available along the Parramatta River for development and the location
and character of the area increasingly being viewed as desirable.

The increased employment opportunities through the development of the Macquarie Park Corridor and the
growth of Macquarie University combined with improvements to the transport network have all led to a
resurgence in dwelling construction.

Age structure

The age profile of Ryde has been ageing. This is a trend being experienced in most middle ring suburbs. In 2006
the highest proportion of the population was in the primary working age groups between 25 and 54 years
(44.6%). This highlights that population growth in the last decade has resulted from increased employment
opportunities in the area as well as the increased popularity of the area for families.

The proportion of those in the under 20 years age groups has been decreasing in line with wider trends of
smaller families and gradual ageing of the population. This group has declined from around 34% of the total
population in 1971 to around 22.4 per cent in 2006 although during the 1980-90s period the absolute numbers of
this group remained relatively constant at about 22,000.

The major change to the age profile has been an increase in the older age categories and particularly those in
the over 70 year age groups. This has been due to a combination of the gradual ageing of the overall population
and slight increase in life expectancy.

Household composition

In 2001 the majority of people in Ryde lived in a couple family with children household (49%). 28% of these were
couple families with children under 15 years. These figures are slightly lower than the same figures for the
Sydney region (51% and 31% respectively). In 2001 around 18% of people in Ryde lived in a couple family with
no children household and 9% lived in a single parent household. These figures are slightly higher than the same
figures for the Sydney region (17% and 10% respectively). It is not anticipated that these figures have altered
significantly since the 2001 census.

Dwelling types

Separate houses is the most common dwelling type in Ryde (56% in 2001) compared to 63% for the Sydney
region. The other most common dwelling types in Ryde in 2001 were walk up flats/units (21%) and townhouses
or semis (13%). Units in 4 or more storey buildings comprised 8%.

In the 10 years between 1991 and 2001 the number of detached dwellings continued to decrease while the
number of other types of housing continued to increase. In 1991 detached housing constituted 63% of all
dwellings while in 2001 they constituted 54%. Villas were highly popular and replaced around 6% of the occupied
dwelling stock over the 10 year period.

The dwelling types for the ward areas of Ryde vary considerably. Separate houses form a far greater proportion
of the housing stock in the East Ward than for Ryde as a whole (71%). Separate houses comprise 43% and 58%
of the housing stock in the Central Ward and West Ward respectively. Other notable variations from the Ryde
figures are a larger number of townhouses and semis in West Ward (21%) and a larger number of walk up
flats/units and units in 4 or more storey buildings in the Central Ward area (34% and 13% respectively).

It is reasonable to assume that trends shown in the 2001 census have continued and may in fact be more
pronounced in future.

Occupancy rates

In line with wider demographic trends occupancy levels in Ryde have been on the decline for 30 years. In 1971
the average occupancy rate was around 3.36 persons per dwelling. This declined to 2.5 persons per dwelling in

Updated August 2014
PAGE 13



Section 94 Development Contributions Plan - 2007 - Interim Update (2014)

2001. This trend reflects lower fertility rates, changes in household formation, and the ageing of the population,
as well as the shift in dwelling mix between detached housing and units/townhouses.

Ryde had the following occupancy rates for different dwelling types in 2001:

. Separate house: 2.91 persons per dwelling.
. Semi-detached/townhouse/terrace house: 2.31 persons per dwelling.
. Flat/unit/apartment: 1.81 persons per dwelling.

There is likely to be additional downward changes in overall occupancy rates however the significant rate of
change that occurred in occupancy rates due to changes in the population and dwelling mix during the 1970s to
1990s are expected to slow.

This plan adopts a range of contribution rates that vary with the occupancy rate of the dwelling type. There is
adequate flexibility in these rates to accommodate minor fluctuations of occupancy rate over the life of this plan.

3.2.2 Future growth and development

Background to population projections

Population and employment projections are a critical aspect of a development contributions plan. These
projections provide a clear link (or nexus) between growth and the demand for various services and facilities that
the council will provide.

However projections are an estimate of the growth that could occur. Many intervening factors will influence the
incoming population. These include economic conditions and the zoning controls in the area. Projections are
therefore an anticipated measure of demand that needs to be assessed against various sources. Projections
also must be reviewed regularly during the life of the plan.

Two alternative projections of growth are used in this plan:

° Department of Planning population and demographic projections.
° Projections based on a development capacity approach.

Each approach is useful for a development contributions plan. Population projections are based on past growth

trends, fertility and mortality rates, occupancy rate changes, and potential migration. These can provide a sound
basis for population growth that may occur in an area (i.e. the magnitude of growth and demographic structure).
This is important in setting policy in relation to the type of services to be provided and their staging.

The second approach provides a measure of the absolute capacity of zoned areas for various forms of
development. This is particularly useful for understanding the growth in the future workforce. In this measure it is
assumed that ultimately there will be 100% take-up of land according to the zoning. This approach is also useful
in identifying where population and worker growth is more likely to occur over time. Projections only provide an
indication of the magnitude of population growth and not the distribution of such growth.

Using approaches that are based on population dynamics as well as development potential also provides two
independent measures of the quantum and timing of population growth. When undertaken at each major review
of the plan, this verification process gives confidence that the works program adopted in the plan remains valid. It
also allows council to tailor the works program over time where past assumptions do not fully eventuate or if
demand changes.

The results of these two methods of projection are described below.
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Projected population growth and characteristics

The New South Wales Statistical Local Area Population Projections 2001-2031 — Ryde SLA Summary were
prepared by the (former) NSW Department of Infrastructure Planning and Natural Resources in 2005 and present
population and age profile projections for the LGA. Table 3.3 below summarises the projections.

Table 3.3 Population projections 2001-2031
Age 2001 2006 2011 2016 2021 2026 2031 Population
change
0-4 5,880 5,740 5,560 5,410 5,420 5,460 5,470 -410
59 5,560 5,520 5,450 5,210 5,100 5120 5,180 -380
10-14 5,270 5,330 5,330 5,180 4,970 4,880 4,920 -350
15-19 5,900 5,890 6,020 5,920 5,760 5,540 5,480 -420
20-24 7,580 7,890 8,130 8,100 7,970 7,750 7,620 40
25-29 8,250 7,630 7,960 7,980 8,000 7,900 7,810 -440
30-34 8,500 8,650 8,350 8,420 8,470 8,500 8,480 -20
35-39 8,600 8,430 8,720 8,330 8,420 8,470 8,570 -30
40-44 7,660 7,990 8,070 8,210 7,880 7,980 8,080 420
45-49 6,750 7,090 7,430 7,480 7,580 7,310 7,450 700
50-54 6,280 6,270 6,650 6,910 6,970 7,060 6,850 570
55-59 4,710 5,730 5,780 6,110 6,340 6,400 6,500 1,790
60-64 3,940 4,230 5,140 5,190 5,490 5,710 5,790 1,850
65-69 3,550 3,590 3,910 4,720 4,780 5,090 5,300 1,750
70-74 3,670 3,110 3,240 3,580 4,330 4,430 4,750 1,080
75-79 3,160 3,040 2,670 2,820 3,180 3,890 4,030 870
80-84 2,100 2,430 2,410 2,180 2,390 2,740 3,400 1,300
85+ 1,800 1,980 2,350 2,610 2,650 2,900 3,400 1,600
Total 99,150 100,510 103,160 104,360 105,700 107,120 109,070 9,920

Source: New South Wales Statistical Local Area Population Projections 2001-2031 - Ryde SLA Summary (Department of Infrastructure
Planning and Natural Resources 2004).

The projections predict a total population in 2031 of almost 110 000 persons. This is an increase of around 10%
or 9900 persons from 2001. This equates to an annual growth of around 0.2% or around 300 additional persons
per annum. This growth rate is very low and is expected to be exceeded in the next decade. Monitoring of
population growth over the life of this plan is therefore essential to assess actual growth against these
projections.

The demographic projections indicate a gradual ageing of the overall population, with the following trends
evident:

. Most growth will occur in the older age categories and particularly the over 55 age group.
. The population for all age groups below 39 years of age is expected to decrease.

The population dynamics of an established area such as Ryde is complex. The substantial post WW2 growth in
both population and dwellings has now reached a point where significant change is likely over the next 30 or
more years. The older dwelling stock is likely to go through a long stage of renewal as the baby boomer
generation from post WW2 families move into retirement years and these older empty nester residents move into
more appropriate accommodation. This will provide sites that can be amalgamated and redeveloped into more
dense housing. Industrial sites along the Parramatta River are being redeveloped to provide a new style of
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housing. The growth of specialist business zones such as the Macquarie Park Corridor will continue. The village
centres will also evolve through a stage of revitalisation.

The incoming population arising from future development is likely to have a different age profile to the overall age
profile for the LGA since this population is expected to comprise families with children moving into more dense
housing as redevelopment opportunities occur. However these families are expected to have fewer children than
those they are replacing. There is also expected to be growth in retirement living as the current working age
generation moves into retirement housing and as populations from such areas as the upper North Shore move
closer to the city. There will also be changes in ethnic patterns as trends from the past continue (e.g. the growing
Asian influence in Eastwood) and this will bring with it quite specific demands for public facilities and services.

These dynamics will present challenges to the council, as the traditional suite of services that have been
developed over the last 20 years must evolve to cater to different demands. The focus of this contributions plan
is on meeting the demands of this incoming population.

Projected development capacity

Development capacity is an assessment of the optimum yield from land based on the existing planning controls.
An assessment is made of the total floorspace yield that could be achieved from residential, commercial and
industrial development and this is translated into either a resident or worker population. This then provides the
direct nexus for the provision of public services and facilities by the council.

The benefit of an assessment of development capacity is that it provides an estimate of the ultimate resident
and worker capacity in an area. This enables council to plan for the provision of facilities with greater certainty.
Population projections do not consider important factors such as location change nor change in worker numbers.

The council provides estimates of potential dwelling growth to the Department of Planning as input into the
Metropolitan Development Program (MDP). This indicates the expected timing and number of dwelling approvals
for major residential development sites and infill sites. The council also provides estimates to the Department of
Planning as input into the Employment Land Development Program (ELDP) for employment lands. These
estimates are discussed below.

Residential development capacity

Residential development within the Ryde LGA is spread across 15 neighbourhoods of similar character. The
character of some of these neighbourhoods is changing as higher density forms of development are gradually
replacing traditional detached housing. This trend is particularly evident in accessible locations such as close to
transit nodes and commercial areas.

There is the potential for continued incremental infill development within the established residential
neighbourhoods across the LGA and more significant growth through redevelopment within the commercial
centres and specific development areas such as Meadowbank and Macquarie Park. This growth will lead to
increased demand for various public amenities and facilities across the LGA.

Recent estimates of residential development capacity within the LGA have been sourced from council. These
estimates were provided to the Department of Planning for compilation of MDP forecasts. MDP forecasts have
been provided for short term and long term periods. Short term is defined as the next 5 years (2005/2006 to
2009/20010) and medium term is defined as a 6-10 year timeframe (20010/11 to 2014/2015).

Short-term forecasts are based on:

developments under construction

DAs approved

potential DA approvals

forecasts for major sites

development trends from approval and completions data
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Long term forecasts are based on:

major sites forecast

development trends from approval and completions data
zone capacity

strategic housing directions

Forecast estimates for residential development have been divided between transit nodes and infill areas. A
transit node is defined as a walkable catchment of 400m from a light rail station or major bus node and 800m
from a rail station. An infill area is defined as any other residential development within an established urban area
and outside of a transit node.

Tables 3.4 and 3.5 present the MDP forecasts for the LGA. The MDP data in Table 3.4 provides details of
forecast residential development that is anticipated to take place within identified major development sites. This
provides an indication of where demand for certain facilities is anticipated to arise. Major development sites are
defined as proposed development sites with potential for 50 or more dwellings. The table also indicates whether
the site is within a transit node or other infill area. Table 3.5 shows the development potential across the entire
LGA including major development sites and other infill development.

Table 3.4 Metropolitan Development Program forecasts — major development sites
Major development sites Transit node / Infill Short term: Long term: Total Population
area 0-5yrs (dwellings) | 6-10yrs. | (dwellings) | Capacity?
(dwellings)

Eastwood shopping centre Eastwood 80 70 150 356
West Ryde shopping centre West Ryde 100 50 150 356
Faraday Park Meadowbank 480 0 480 1,140
Bowden Street Meadowbank 40 0 40 95
Hoover sites Meadowbank 107 0 107 254
Belmore Street Meadowbank 313 0 313 743
Midway shopping centre Infill area 20 0 20 48
Ryde Town Centre Ryde 250 350 600 1,425
Royal Rehabilitation Hospital Infill area 100 400 500 1,188
Macquarie University student Macquarie Park 115 100 215 387
housing
Macquarie University other Macquarie Park 90 102 192
housing 432
Primrose Hill Infill area 100 100 200 475
Total 1,795 1,172 2,967 6,899

Source: Ryde City Council
Notes:

a.  The population capacity forecasts are based on an occupancy rate of 2.75 persons per dwelling for detached dwellings and 2.25
persons per dwelling for flats and other attached dwellings. A 25%: 75% split between detached dwellings and flats and other
attached dwellings has been assumed.

b.  The population capacity forecasts for Macquarie University student housing is based on an occupancy rate of 1.8 persons per

dwelling

c.  The population capacity forecasts for Macquarie University other housing is based on an occupancy rate of 2.25 persons per

dwelling.
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Table 3.5 Metropolitan Development Program forecasts — entire LGA
Short term: next Long term: Total Population
(d(\:\;glﬁrr;s) 6-10 yrs. (dwellings) capacity *
(dwellings)
Major development sites 1,795 1,172 2,967 6,899
Other infill 500 700 1,200 2,700
Total 2,295 1,872 4,167 9,599

Source: Ryde City Council

Notes:

a.  The population capacity forecasts are based on an occupancy rate of 2.75 persons per dwelling for detached dwellings and 2.25
persons per dwelling for flats and other attached dwellings. A 25%: 75% split between detached dwellings and flats and other
attached dwellings has been assumed.

Table 3.4 indicates that a significant proportion of future residential development is expected to take place within
the Meadowbank area. Development in this area is expected to result in 2 600 additional residents over the next
10 years. However there is also substantial potential for residential growth in or close to the existing village
centres such as the Ryde Town Centre and major redevelopment sites such as the Royal Rehabilitation Hospital
site.

The MDP forecasts do not include potential residential development within the Macquarie Park Corridor other
than within Macquarie University. There are large development sites within the western portion of this area
around Herring Road and the new railway station that are zoned to permit mixed use development and these are
expected to accommodate medium to high density residential development. There is potential for a number of
these sites to be developed within the next 5-10 years. An estimate of the development potential of these sites is
outlined below.

Site Potential dwellings Potential population
Morley College Site — Herring Road 900 2,070
Aged Care facility- Epping Road 900 1,350
TICD sites - various 1,800 5,220
Delhi Road 300 870
Department of Housing — various sites 1,300 3,770
Total 5,200 13,280

Source: Ryde City Council

These figures increase the total population capacity forecast derived from the MDP data to 22,879 new
residents. This includes 13 280 within Macquarie Park and 9 599 for the remainder of the LGA.

Employment development capacity

The Ryde LGA contains a number of established and emerging employment areas. These include commercial
centres and industrial areas/business parks and comprise:

. Macquarie Park Corridor. This is a significant high-tech industrial area. The corridor comprises about 177
hectares of zoned and around 800 000m? of existing industrial and commercial floorspace. The low
current floor space yields will increase as the area transforms into a business park serviced by high-
frequency public transport. The development of the corridor requires significant investment in
infrastructure to be developed in accordance with the master plan for the area. The ongoing
transformation of the area from more traditional industrial uses to commercial uses will also result in a
shift in the demand for various public facilities.
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. Meadowbank Employment Area. Meadowbank is the second largest employment area and past rezoning
will create a high quality mixed employment and residential area developed in accordance with the master
plan for the area. Residential and employment growth in this area is anticipated to be substantial.

° Gladesville industrial area. A traditional industrial area that will see a reduction in floor space over time as
a result of past rezoning.

. Ryde Town Centre. This contains the Top Ryde shopping centre and the administrative centre and
functions for the LGA. The centre is about to go through a major redevelopment based on a master plan
developed for the centre. The civic and retail functions of the centre will be maintained and the range of
uses expanded to include residential and commercial uses.

. West Ryde commercial centre. West Ryde is a local convenience retail centre divided by Victoria Road.
There has been modest development in this centre over the last decade and a master plan has been
developed to guide future growth. The master plan provides for mixed-use development with increased
retail and commercial floorspace and public domain improvements.

. Eastwood commercial centre. Eastwood also plays a local convenience retail role for the local catchment
but also contains some limited commercial development on the upper eastern end of Rowe Street. The
master plan developed for this centre also proposes mixed-use development over the next 20 years with
some incremental retail and commercial floorspace expansion.

° Gladesville commercial centre. Gladesville also provides a local convenience retail and business role for
the surrounding area. Victoria Road divides the centre physically as well as being an administrative
boundary with Hunters Hill Council. The master plan for the centre proposes mixed-use development with
increased retail and commercial floorspace.

° Macquarie Centre. The Macquarie Centre is a stand-alone shopping mall located in the north of the LGA
and performs a regional retail function. No further expansion of the centre is expected.

These employment areas contain substantial spare capacity for employment growth. The employment
development figures identified in the ELDP indicate that there is an additional 545 000 square metres of floor
space that could be created over the next 30 years to 2034 as highlighted in Table 3.6 below.

Table 3.6 Floor space growth (Gross Floor Area)

Location 2004 (m?) | 2014 (m?) | 2024 (m?) | 2034 (m?)
Macquarie Park Corridor 800,000 950,000 1,100,000 1,250,000
Ryde Town Centre 23,000 35,000 105,000 115,000
Eastwood village 83,000 90,000 97,000 97,000
West Ryde village 12,000 19,000 22,000 24,000
Gladesville village 21,000 23,000 31,000 40,000
Meadowbank Employment 151,000 176,000 200,000 200,000
Area
Gladesville industrial area 240,000 239,000 239,000 239,000
Total 1,390,000 | 1,592,000 | 1,854,000 | 2,025,000

Source: Ryde City Council

The significant employment floor space growth will occur in the Macquarie Park Corridor with an additional
450 000m2. There will be some floor space growth in the Meadowbank Employment Area and within the
redeveloped Ryde Town Centre and some additional incremental floor space growth in the other commercial

Updated August 2014
PAGE 19



Section 94 Development Contributions Plan - 2007 - Interim Update (2014)

centres as master plans for these centres are finalised and implemented over time. The total projected floor
space increase outside of Macquarie park is 185 000 m2.

The estimated increase in worker population within the employment lands across the LGA over the next 30 years
to 2034 is presented in Table 3.7 below. These figures are derived from the floor space growth estimates above.

Table 3.7 Worker population growth
Location 2004 2014 2024 2034 2004-2034 increase 20_04-2034 %
Increase

Macquarie Park Corridor 40,000 | 47,500 | 55,000 | 62,500 22,500 41%
Ryde Town Centre 690 1,050 3,150 3,450 2,760 80%
Eastwood village 2,921 3,157 3,395 3,395 474 14%
West Ryde village 357 580 670 730 373 51%
Gladesville village 774 849 1,174 | 1,500 726 48%
Meadowbank Employment 2,302 3,235 4,168 4,168 1,866 45%
Area

Gladesville industrial area 2400 2,390 2,390 2,390 -10 -0.42%
Total 41,444 | 49,861 | 61,047 | 69,233 28,689 69.2%

These estimates show that the number of workers in Ryde LGA is expected to almost double from the 2004 base
to 2034 with a 69% increase over the 30 year period. This equates to an average annual growth rate of around
2.3%. This expected floor space growth will result in 28 689 additional people working in the Ryde LGA. This is a
substantial increase in workers and will place demands on council facilities and services.

Most of the forecast employment growth (78%) is anticipated to occur within the Macquarie Park Corridor with
some additional modest growth in the town centres and the Meadowbank Employment Area. Much of the
additional worker population generated within the Macquarie Park Corridor and Meadowbank Employment Area
in particular is expected to comprise workers that reside outside the Ryde LGA.

This increased worker population will create demand for additional facilities and infrastructure within each centre
or employment area and across the LGA. This demand will not necessarily be for the same types of facilities as
required for the resident population. For example the worker population will generate demand for some types of
community facilities (such as child care) and not others (such as aged care and youth facilities).

The ongoing transformation of the Macquarie Park Corridor in particular requires significant investment in public
infrastructure and amenities based on the master plan developed for the area. Much of this infrastructure will not
provide significant benefit to residents or workers outside the Macquarie Park Corridor (such as roads and public
domain). Development within this area will therefore be expected to provide or fund this infrastructure to a large
extent.

Inner North Subregion housing and employment targets

The Department of Planning has released housing and employment targets for the Inner North Subregion in its
Draft Inner North Subregional Planning Strategy. This includes the Ryde LGA and has set a target for Ryde of
12,000 new dwellings by 2031. At an average occupancy rate of 2.37 this would result in a population increase
exceeding 28,000.

To achieve this target a sustained development of 500 dwellings per annum on average needs to be achieved
over the next 24 years. The Ryde LGA has averaged 220 dwellings per annum over the past five years.
Additional major sites for residential development have been identified, however sustaining this level of
development activity over a long period is optimistic.
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The employment target for the Ryde LGA is 21,000 new positions or workers by 2031. This is less than the
projected yield that can be achieved through the development of Macquarie Park alone.

Population growth adopted for this plan

Resident population growth

The growth outlined in the MDP figures would equate to an additional 9,599 residents over the next 10 years or
an annual growth rate of 0.9%. This is greater than recent growth but may be achievable in view of the potential
development in Macquarie Park.

The Department of Planning population projections indicate a similar growth would occur over a 30 year period.
This is considered an overly conservative view of potential growth in the Ryde area particularly given the major
development sites indicated in the MDP and the growth that has occurred over the past decade.

The Department of Planning population projections with the inclusion of the residential development proposed
within the Macquarie Park Corridor are considered a reasonable estimate of the ultimate residential development
potential within the LGA. In other words the future resident population of the Ryde LGA adopted for this plan is:

Resident population = DOP 2031 population projection
+ Macquarie Park potential population
=109,070 + 13,280
=122,350 persons

For the purposes of this plan it is therefore considered reasonable for this plan to provide for an
additional resident population of 25,402 persons from the base date of 2006. The growth in resident
population will be divided between Macquarie Park and the rest of the LGA, with 13 280 new residents in
Macquarie Park and 12,122 new residents outside of Macquarie Park.

The Inner North Subregional Planning Strategy has set a target for the Ryde LGA. Ryde City Council will be
considering how that target may be achieved. Any expansion of dwelling capacity above that set out in the MDP
will require specific planning controls to be put in place by council. This will be considered in any review of the
plan and the resident population growth figure adopted for the plan will be reassessed in line with any measures
taken by council to accommodate the Department of Planning target.

Worker population growth

The ELDP forecasts are considered to provide a reasonable estimate of the ultimate employment development
potential within the LGA. It is therefore considered reasonable for this plan to provide for an additional
worker population of 28,689 for the entire LGA, with an additional worker population of 22,500 within the
Macquarie Park Corridor.
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3.3 Community and Cultural Facilities Strategy Plan

3.3.1 Introduction

In an established area such as Ryde there are existing community and cultural facilities in place to serve the
current population. The likely demand generated by an incoming population in such areas can be expected to
mirror to a large extent those of the existing population particularly when the composition of the incoming
population is unlikely to vary significantly. In addition human services and facilities are generally only provided to
meet the needs of an identified population size and are rarely built with spare capacity for future unspecified
population growth.

Table 3.8 details typical human service requirements for any urban population. This includes services provided
by the public and private sector. The traditional response to the provision of community and cultural facilities has
been to provide a range of facilities suited to individual needs. However fewer but larger community facilities are
now being built as larger facilities have been found to be more versatile. Facilities need to be provided in a
resource-efficient manner that encourages shared or multiple uses of resources.

In some instances council will need to reassess its role in the provision of certain facilities. Child care facilities
are a case in point where the planning of childcare services has become more complex in recent years with the
increasing role of the private sector.

Table 3.8 Typical human service requirements
CHILDRENS SERVICES YOUTH SERVICES MIGRANT SERVICES
Long Day Care Youth worker Migrant worker
Preschool Youth centre Multicultural information and services
Occasional Care Targeted programs Translator service
Family Day Care AGED/DISABLED SERVICES HEALTH

GENERAL COMMUNITY

Specific worker and programs

Early Childhood service

Neighbourhood centres

Accommodation e.g. aged units

Community Health Centre

Civic auditorium

Meals on Wheels

Doctor

Meeting rooms/offices for community
groups

Home Care

Community nurse

Special facilities e.g. youth

Special transport

Medical specialists e.g. dentists

Arts and crafts centre

EDUCATION

Day care centre for aged etc.

Arts programs/workers

Primary — private and public

Hospital — public and private

Theatre Secondary — private and public Medical centre — private
Cinema TAFE WELFARE SERVICES
Club - licensed and unlicensed Adult education Refuges

Library

University outreach

Youth

Information services

Special e.g. migrant

Family support-community aid

Community workers

RELIGIOUS

agencies & counselling

Community development programs

Churches

Legal aid services

Associated services
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3.3.2 Previous works program

The works program for community facilities from the previous section 94 plans is summarised in Table 3.9 below.
It is the intention of this plan to combine the works programs of these previous plans and to continue funding for
the multi-use facility and libraries. Additional works are also proposed as outlined in later sections.

Table 3.9 Previous section 94 program and funds - community and cultural facilities
Works Plan amount ($) | % Section 94 | Contributions
received
Multi-use facility 385,000 25% @
Libraries 663,000 13% 2
Total 1,048,000 1,041,787 b
Source: Ryde City Council 2006
Notes:
b. Facility contained in Meadowbank CP and only apportioned to Meadowbank population.
C. Funds collections are not disaggregated by facility type.

3.3.3 Existing facilities and current provision level

In 2005 council prepared a Community Facilities Plan for the LGA (City of Ryde 2005). This document provides a
review of community facilities and highlights gaps in provision. The information on existing community facilities
presented below has been sourced from the Community Facilities Plan. This document is currently being revised.

Community halls and multi-purpose community facilities
The existing provision of community halls and multi-purpose community facilities is presented in Table 3.10

below. Ryde City Council provides a wide range of community facilities these are open to hire and can

accommodate a range of public uses.

Table 3.10 Existing community facilities within Ryde LGA

Community facilities for public use / hire

Community halls

Address

Ryde Civic Hall

1 Devlin St, Ryde

North Ryde School of Arts Community Centre

201 Cox's Rd, North Ryde

Trafalgar Place Community Centre

1A Trafalgar Place, Marsfield

West Ryde Hall 1A Station St, West Ryde
Argyle Centre Hall 33 Blaxland Rd, Ryde
Lions Park Hall 2 Shaftsbury Rd, West Ryde

Shepherd's Bay Community Centre

3A Bowden Street, Meadowbank

Eastwood Senior Citizens Centre*

161 Shaftsbury Rd, Eastwood

Ryde Aquatic Leisure Centre Hall

504 Victoria Road, Ryde

Meeting rooms

Address

North Ryde School of Arts Community Centre

201 Cox's Rd, North Ryde

Gladesville Library Meeting Room

6 Pittwater Road, Gladesville

Eastwood Women'’s Rest Centre

West Parade, Eastwood

Eastwood Park - Croquet Club

West Parade & Wingate Ave, Eastwood

Historic buildings

Address

Addington

813 Victoria Road, Ryde

Brush Farm House

19 Lawson Street, Eastwood
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Community facilities for public use / hire
Rockend Cottage 40 Punt Road, Gladesville
Westward Cottage 8 Turner Street, Ryde
The Parsonage 12 Turner Street Ryde
Willandra 770 Victoria Road, Ryde
Eastwood Town Hall 74 Agincourt Rd, Marsfield

The utility of each facility varies and some historic sites in particular have a very limited scope.
The current level of provision is close to the established planning standard of one centre per 10 000 persons
(discussed in section 3.3.4).

Library resources

Five community libraries are currently located in the Ryde LGA. The council has identified the need to expand
resources to meet the needs of the existing and incoming population and is working towards a substantial
improvement in current services. The current provision rate for community library facilities is approximately 1
facility for every 20 000 residents. This provision is met in the existing five facilities in table 3.11. The total
number of items held as at 30 June 2006 was 196 526. This exceeds accepted provision standards.

Table 3.11 Provision of library facilities
Branch Current floorspace Proposed improvements

Ryde 832m? Incorporation of the library into the redevelopment of the Ryde Shopping
Centre.

Eastwood 538m? Recently refurbished and exploration of further works.

Gladesville 500m? Recently refurbished and not recommended for further works.

West Ryde 1,300m? Redevelopment of the existing library on the corner of Graf Street and
Market Street has been completed. This has increased the floorspace from
265m? to 1300m2. This includes a specialist youth area and two 25m? study
group rooms.

North Ryde 520m? Recently refurbished and not recommended for further works.

Source: Community Facilities Plan (City of Ryde 2005).

Current trends show that use of public libraries is increasing. Users are accessing libraries to source information,
access activities, use equipment such as computers and photocopiers, access the Internet, and as a place to
study and read. Research also suggests that people living in apartment buildings are increasingly using study
and reading space away from their place of residence.

While there is no quantitative research on the level of use of libraries by workers there is doubtless demand
generated by workers for library resources. Library standards are typically predicated on a total population usage
that includes workers.

The current level of provision is considered sufficient for current demand and the expansion of current facilities
will cater to future needs. Council will therefore recoup investment made on this upgrading in line with standard
apportionment methods.

Facilities for children and families

The City of Ryde does not directly manage any children services but does provide land and buildings for early
childhood health services, child care and pre-school services. Table 3.12 provides a summary of existing children
and family facilities provided in the LGA by both the public and private sector.
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Table 3.12

Children and family facilities

Facility

Supply

Comments

Early childhood
centres

5 early childhood centres are located within
Ryde LGA, and are all owned by Council:

Eastwood
Marsfield
North Ryde
Ryde

West Ryde.

Generally the facilities are in fair condition
however many are not designed for current
service requirements.

Long day care
services

26 long day care services providing 1 143
places for children from 0-5 years. One of
these is owned by council. This includes:

4 community based centres (173
places)

16 private centres (620 places)

6 work-based centres (350 places)

Shortfall of 818 full time places based on
population analysis.

Shortfall of 1 066 places when taking into
account the workforce population.

Shortfall of approximately 23 centres.

Greater demand for places for children aged 0-
2.

Employment and residential growth within the
Macquarie Park Corridor will place pressure on
child care facilities within surrounding suburbs.

Pre-school services

12 pre-schools with 452 places. Four of
these operate from council owned premises.

The overall provision of pre-school services is
currently considered to be adequate.

Ryde

Pre-schools:

. 1 facility in East Ryde

. 4 in Eastwood

. 2 in Gladesville

. 2 in North Ryde

° 3in Ryde
Occasional care Eastwood City of Ryde runs the Eastwood service only.
services Gladesville

Source: Community Facilities Plan (City of Ryde 2005).

Facilities for young people

Facilities specifically provided for young people in the Ryde LGA are generally limited to clubs and halls. Table
3.13 provides details and locations of existing facilities available to young people. No youth centres are located in

the Ryde LGA. The closest youth centre is located in Epping.

The Community Facilities Plan identifies gaps in provision of facilities and services for young people. The lack of
youth entertainment and transport are identified as two major issues. Possible facilities identified to meet this
demand include skate parks, a youth centre, and a multi-purpose arts centre.
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Table 3.13 Existing facilities provided specifically for young people

Facility Location
Eastwood RSL Youth Club Eastwood
North Ryde RSL Youth Club North Ryde
Gladesville RSL Youth Club Gladesville
1st Brush Park Scout Hall Eastwood
YAFA Youth Group Eastwood (St Anne’s Church)
Lambert Park Guide hall2 West Ryde
Pryor Park Scout Hall 2 East Ryde
Santa Rosa Park Scout Hall 2 North Ryde
Tyrell Park Scout Halla Ryde
Westminster Park Scout Hall 2 Gladesville
Cleves Park Scout hall 2 Putney
St Chad's Anglican Youth Group | Putney
Ryde Uniting Youth Group Ryde
St Andrews Youth Group Gladesville
Young Life Christian Outreach West Ryde

Source: Ryde City Council 2006
a Council owned facilities but are operated under a single user licence

Facilities for seniors

Two facilities for seniors are located within the Ryde LGA. The Eastwood Senior Citizens Centre comprises a
large hall, smaller meeting room, an office and kitchen. Use of the facility is declining and the recommendation of
the Community Facilities Plan is to investigate alternative uses such as a multi-purpose hall.

The Eastwood Woman'’s Rest Centre is leased by the Country Woman’s Association who operate tea rooms.
Membership of the association is also in decline however the facility provides an important space for informal
gathering of older people who are often socially isolated. The recommendation of the Community Facilities Plan
for the long term is to reconsider the current use.

A number of programs for seniors are offered through community libraries and the Ryde Aquatic and Leisure
Centre. In addition a number of seniors groups such as clubs, ethnic groups and church groups operate within a
range of Ryde’s Community facilities. Home and community care (HACC) services are available to seniors
through Eastwood Christian Community Aid and North Ryde Community Aid. The council provides the space for
this HACC facility.

Facilities for arts

Arts facilities refer to those facilities in the city that support community cultural development through the arts and
which the City of Ryde has some role in providing.

The City of Ryde provides two venues currently identified as arts facilities:
o Willandra House / Gallery — a historic residence located on Victoria Road, Ryde. It provides hanging space

in @ number of rooms and a small workshop space for art classes.
o Argyle Theatre — A theatre located on Blaxland Road in Ryde.
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3.3.4 Additional facilities required

To provide for the needs of any incoming population, council must decide what physical facilities will be required
or which existing facilities will need to be embellished or expanded. Reference to accepted standards as well as
reference to the existing standard of provision for the facilities in the area provide a benchmark for assessment of
the likely future required facilities.

Table 3.14 details standards currently being used across the Sydney region and NSW for a range of facilities to
place the assessment of the existing level of provision of facilities in context. Table 3.14 also summarises the
current level of provision within the Ryde area.

Table 3.14 Council facilities — standards for provision 2
Facility Standard Floorspace requirements b
Long day care 1 place per 11 children 0-4 years © 3000m? site with building of 300-
400m2 for 60 place facility
Youth centre 1 per 20 000 persons or 300-400m?
1 per 3000 13-19 year olds
Community centre 1 per 7 000-10 000 persons ¢ 600-800m?
Library e District: 1 per 30 000 persons 1000m?
Branch: 1 per 5 000 persons 600-700m?
Resources: 1 item per 2.5 persons f
Seniors centre 1 per 30 000 persons 1000-2000m2
Notes:
a. Standards derived from Blacktown Council / Baulkham Hills Council / Campbelltown Council / Department of Planning / various

other statutory authorities.

Floorspace requirements based on modest facility only.

Where private facilities are provided this may be relaxed to 1:20. 60 place centre required for population of 7 000.
Current Department of Community Service standard.

Library standards typically predicated on persons including workers.

State Library current standard

~ooo0oT

Anticipated resident and worker population growth resulting from future development within the LGA will generate
additional demand for community and cultural facilities. The incoming resident population is likely to generate
demand for differing types of facilities as compared to the incoming worker population. Demand specific to
particular types of community facilities is discussed below.

Multi-purpose community facilities

Demand for community halls and centres will be generated predominantly by the resident population. The worker
population will generate a small demand for these types of facilities. The NSW Department of Community
Services advocates the provision of one community centre for every 10 000 residents (City of Ryde 2005). This
equates to approximately one new facility to meet demand generated by future development. A new multi-
purpose community facility is therefore proposed to cater for future demand. It is considered reasonable to
apportion 100% of the cost of the facility to future residential development across the LGA as this facility will
provide a service to the entire population.

Library facilities
Council is working towards a gradual improvement in overall library services to serve existing and future needs.

One library has already been significantly expanded and two new library facilities are proposed — one of which is
within the Macquarie Park Corridor.

At the current rate of provision, the incoming resident population and worker population will notionally generate
demand for 1.25 libraries. Although there is likely to be some future workers that are also residents, this is
expected to be relatively small in the overall demand generation as employment growth will predominantly
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include non-Ryde residents. Appropriate apportionment would also address any dual use of such facilities by
Ryde resident workers.

To cater to this demand the council considers the following facilities can be expanded or provided:

o Ryde Library. A new library facility is proposed for Ryde. This facility will be incorporated into the
redevelopment of Ryde shopping centre. It is estimated that the fit-out of this new facility will cost
approximately $2 600 000.

o Macquarie Park Learning — Leisure and Library Facility. There is to be substantial growth in the
Macquarie Park Corridor from the on-going development of this significant area. The Macquarie Park
Corridor requires a facility with a floorspace of, 800m2 and will require fit-out and establishment of
resources. A site will need to be acquired and the facility constructed. It is estimated that the capital costs
of this facility will be $11,580,000.

The existing workforce has had the benefit of existing council libraries however there is no capacity for future
residents and workers in the library system. The incoming resident and worker population will create notional
demand for 1.25 libraries. It is considered reasonable that the costs of the Macquarie Park Corridor Library and
the expansion of the Ryde library should be fully funded by the incoming population.

Children and family facilities

Relatively low growth in numbers of children under 4 years of age is projected over the next 25 years. While the
population projections indicate a decline in this age group, this may not occur to the extent indicated by the
Department of Planning figures given the potential increase in medium density housing (which tends to be
occupied by younger families).

Employment development in designated employment areas within the LGA will generate additional demands on
existing child care services in surrounding suburbs. This demand will reduce the current standard for workers
and local residents who access child care facilities.

Significant employment growth is anticipated within the Macquarie Park Corridor and Meadowbank Employment
Area. This will create demand for the provision of child care facilities within these areas.

Based on the analysis undertaken by council on the demand generated by the incoming population, there will be:

A shortfall of 818 full time places based on population analysis.

A shortfall of 1,066 places when taking into account the workforce population.
A shortfall of approximately 23 centres.

Only two vacancies across the LGA and nil capacity to increase spaces.

The greatest demand for places for children aged 0-2 years.

The private sector will play a significant role in meeting these demands and addressing current deficiencies
however council predicts that there will still be a shortfall of around 350 places (or around 20% of the future
demand). This would equate to approximately 6 centres. Council however will pursue the construction of two new
centres on the basis that a number of alternative centres can be provided within Macquarie Park where the
maijority of new workers will be located. These two centres will provide the basis of a not for profit or community
based alternative being present.

It is considered reasonable that all future workers across the LGA make a contribution for 100% of these facilities
as they will be available across the area and reasonable access to such centres will be available.

Youth facilities

Population projections suggest that the number of young people within the LGA aged between 10 and 19 will
decrease over the next 25 years. The incoming population is not expected to comprise large numbers of young
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people and it is considered that any demand that may arise can be catered for through the provision of multi-use
community facilities.

Seniors facilities

The population projections for Ryde LGA suggest that the majority of population growth over the next 25 years is
expected to be in the over 55 age groups. The increase in the number of older residents within the LGA will
generate demand for a range of aged care services. The expected increase in worker numbers will not result in
increased demand for aged care facilities.

The provision of multi-purposes community facilities will provide for the majority of the needs of seniors in the

incoming population. Council also envisages that these facilities could provide for HACC and community care

services and programs to meet future needs of the incoming population and especially for those in the over 70
year age category.

The current provision of such facilities is provided at the rate of 1 per 10,957. The future population in these
categories is projected to be approximately 15,580. This is an increase of 45%. The development of one
additional centre is proposed to meet demands for additional facilities and services for the additional seniors.
This will be 45% funded under this plan.

Facilities for arts

The provision of arts facilities by councils recognises the needs for celebrating community diversity, creative
expression and contributing to a sense of cultural identity.

While the City of Ryde locates two arts facilities, Willandra House / Gallery and The Argyle Theatre, there is no
surplus capacity for these facilities to cater for the likely future demand. This has been further verified by
community consultation undertaken as part of the Ryde Arts Review (2006). In particular the demand for passive
recreation activities like painting and other arts activities is likely to increase in line with population growth
projected for the next 25 years.

Additional demand by new residents for increased use will need to be accommodated by improving existing
conditions and creating additional facilities. The need for arts facilities has been identified in the City of Ryde
Draft Arts Development Framework (2007) and more generally in the City of Ryde Social Plan 2005. These
include:

o Gallery
e  Performing Space

Multi-purpose facilities may partly meet needs by providing specially designed workshop / activity space. This
could involve specialised floorings, art / craft benches and workshop spaces, drama / music studio space and the
modification of halls to allow small-scale performances and other functions.

Ryde City Council is presently reviewing strategies and policies that will assist council in delivering a number of
community development outcomes through the expansion of arts facilities and programs across the city. In order
to facilitate these objectives a new purpose built Arts and Cultural facility is proposed. The cost of the facility is
estimated at $3.7 million. This facility will benefit all present and future residents of the Ryde LGA and will allow
Council to pursue the stated objectives of the draft framework.

A new Civic Centre

Ryde City Council has also identified the need to provide a new civic space to accommodate all functions of
council's administrative operations. Ryde Council presently has staff located in three buildings and needs to
update the civic chambers and administration space to accommodate the growing needs of the LGA. A proposal
is being pursued that will serve the needs of the Council, and all future ratepayers of Ryde. The proposed cost of
the new facility is $52 million.
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Provision of new facilities by Private enterprise

It is envisaged that two facilities will be provided through the development of Council land in the Ryde Town
Centre. The project will take as a Council contribution a large area of valuable land and provide Council a fixed
built floor space for the provision of a new Civic Centre and an Arts and Cultural Centre. The existing residents of
Ryde LGA will effectively contribute to the project by providing the land component, which is a very significant
input. As such the $3.7 million cost is to fit out the new Arts and Cultural space and the $12.5 Million contribution
to a new Civic and Administration centre will be apportioned 100% to new residents.

3.3.5 Works program

Table 3.15 below shows a summary of the works program for additional community facilities required to meet
demand expected to be generated by future development across the LGA. This also shows the costs to be
funded by section 94 development contributions collected under this plan. Appendix A contains the full works

program
Table 3.15 Works program summary
Proposed works Cost of works % Cost to be Cost Cost
section funded by apportioned to apportioned to
94 future future resident future worker

development population population

Multi-purpose community centre $9,680,000 100% $9,680,000 $9,680,000 $0

Ryde library $2,600,000 100% $650,000 $292,500 $357,500

Macquarie Park — Library, $11,580,000 100% $11,580,000 $5,211,000 $6,369,000

Leisure & Learning Centre

Childcare, Family and children $7,240,000 100% $7,240,000 $3,258,000 $3,982,000

facility

HACC facility $6,660,000 45% $2,997,000 $2,997,000 $0

New recreation facility $200,000 20% $40,000 $40,000 $0

(investigation)

New cultural facility, design build $3,700,000 100% §3,700,000 $3,700,000 $0

& fitout

Civic Centre $12,500,000 100.0% $12,500,000 $5,625,000 $6,875,000

Total $54,160,000 $50,337,000 $31,681,000 $18,656,000

Funds collected $1,041,787 $770,922 $270,865

Total less funds collected $49,295,213 $30,910,078 $18,385,135

Updated August 2014

PAGE 30



Section 94 Development Contributions Plan - 2007 - Interim Update (2014)

3.3.6 Contribution rates

Residential development
The following contribution rate applies to residential development across the Ryde LGA.

TCccr-rp
$CRccrro T FPp
Where:
$CRccrro = Contribution rate per person for residential development
TCccrrp = Cost of works to be apportioned to residential development
FPro = Population growth resulting from residential development across the LGA
_ $30,910,078
$CRecrr0 = 25402
$CRccrrn = $1,216.84 per person

Non-residential development

The following contribution rate applies to non-residential development across the Ryde LGA that generates
additional workers.

TCccrnRD
$CRccrnrD FPuro
Where:
$CRccrnro = Contribution rate per person for non-residential development
TCccrnro = Cost of works to be apportioned to non-residential development
FPnro = Growth resulting from non-residential development across the LGA
_ $18,385,135
$CRccrnrd = 28 689
$CRccrnr0 = $640.84 per worker

The following employee yields are used to convert the non-residential development contribution to a floorspace
basis:

Commercial office / research and development 1 employee per 20m?2 GFA
Retail 1 employee per 40m?2 GFA
Industrial 1 employee per 50m? GFA

The resultant contribution rates for community and cultural facilities are set out in Table 3.16 below.
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Table 3.16 Contributions - community and cultural facilities

Contribution rate - residential
development

(per person)

$1,216.84

Contribution rate — non-residential development

(per m2)

Commercial office / research and development $32.04
Retalil $16.02
Industrial $12.82
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3.4 Open Space and Recreation Facilities Strategy Plan

3.4.1 Introduction

The Section 94 Contributions Plan No 1 adopted a planning standard of 2.83 hectares of open space per 1000
population for open space purposes. The standard has historically been used in Australia to determine open
space demand as it is easy to apply. However use of this standard gives no consideration to the condition of the
land provided for open space or its physical suitability for use as open space. Nor does it consider whether the
facilities currently developed are useful to the community or what state these facilities are in. It also gives little
consideration for differing community expectations of open space provision or the settings that may be required.

In 1992 the former Department of Urban Affairs and Planning prepared guidelines to assist local councils in
establishing strategies for open space and outdoor recreation planning (DUAP 1992). The department
recommended that the philosophy of the recreation opportunity spectrum (ROS) be applied through the settings
approach in open space and recreation planning in NSW. This approach remains valid and is used as the basis
for open space planning across a wide variety of local government areas.

The department notes that the prime objective of recreation and open space planning at the local government
level is to provide for local and district facilities. The difficulty of developing and maintaining regional recreational
facilities (i.e. used by a wider population than the local government area) argues against the provision of such
facilities solely through section 94.

3.4.2 Previous works program

The works program for open space and recreation facilities from the previous section 94 plans is summarised in
Table 3.17 below. It is the intention of this plan to combine the works programs of these previous plans.

A range of works is to be deleted from the existing plans as priorities have changed since the original plans were
prepared. Where any work is to be continued in the revised works program, only the funds remaining to be
collected will be included in the future works program. The funds that remain to be collected are highlighted in
the revised works program in section 3.4.7.

Table 3.17 Previous section 94 program and funds
Works Plan amount ($) | % section 94 | Contributions received
Ryde Contributions Plan
Sub-total $42 447 500 $8 151 468
Meadowbank Contributions Plan?
Sub-total $3 627 600 $691590°
Total $46 075 100 $8 843 058
Notes:
a. Facility contained in Meadowbank CP and only apportioned to Meadowbank population.
b. Funds collections are not disaggregated by facility type.
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3.4.3 Existing facilities and current provision level

The City of Ryde has recently prepared a Parks and Open Space Improvement Plan (Michelle Read and HM
Leisure Planning Pty Ltd 2006). The plan includes details of the current provision of open space and recreation
facilities and works required to meet future demand. The information presented in this strategy plan has been
sourced from the Parks and Open Space Improvement Plan.

There are currently 367.48ha of parkland within the Ryde LGA. The rate of provision of open space is 3.83ha of
open space per 1000 people however this does include bushland areas.

The Parks and Open Space Improvement Plan identifies the following characteristics of existing open space
which limit its use capacity:

large number of small sites

large amounts of bushland

a number of protected wetlands and drainage easements
steeply sloping land

While Ryde has a number of high quality open space and recreation facilities, overall the open space within the
LGA can be described as adequately catering to needs. Below are details of the types of open space and
recreation facilities available within the LGA and an analysis of current provision rates.

Sports facilities

A range of sportsground facilities is provided within the LGA. Table 3.18 summarises these facilities and shows
their existing provision rate. Significant increase in participation in soccer over recent years has resulted in
demand for additional soccer facilities. Local netball associations have also requested additional facilities. This is
supported by local participation rates.

Table 3.18 Existing sports facilities and provision rates
Type of facility Existing number of facilities | Existing provision rate

Rugby fields 4 1:24 788 people
Junior soccer fields 10 1:9 915 people
Senior soccer fields 28 1:3 541 people
AFL field 1 1:99 150 people
Grass hockey fields 4 1:24 788 people
Synthetic cricket wickets 24 1:4 131 people
Turf cricket wickets 4 1:24 788 people
Bitumen netball courts 26 1:3 813 people
Grass netball courts 19 1:5 218 people
Basketball courts 3 1:33 050 people
Baseball diamonds 15 1:6 610 people
Croquet lawn 1 1:99 150 people
Volleyball courts 3 1:33 050 people
Total sports facilities 142 1:698 people
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Unstructured open space

It is estimated that approximately 25% of the open space system in the Ryde LGA is unstructured open space
(approximately 90ha). Users access unstructured open space such as picnic and barbecue facilities and walking
and cycling trails at significantly higher rates compared to formal sports facilities.

There are around 210 local parks located in the Ryde LGA. 98 of these currently provide play equipment. This
represents a rate of one park with play equipment for every 117 children under 10 years of age at 2001. Many of
these facilities are considered to be well maintained.

Further demand for access to these types of facilities is expected to increase as the population continues to age.
There is considerable opportunity to redevelop existing open space to provide additional high quality
unstructured open space.

3.4.4 Additional facilities required

Table 3.19 shows open space planning standards that have been used by government organisations in NSW in
the past. These are not meant to be prescriptive however they are based on a substantial base of research into
optimum levels of provision to permit a reasonable level of access to open space facilitates by a new population.
It is therefore considered reasonable to consider them in assessing the future needs for the incoming population.

Table 3.19 Comparison of normative provision of structured recreation facilities
Facility AWDC NCDC DOP

Football (all codes) 1:2 500-3 000 1:1 000 1:1.000

Soccer Combined football Combined football Combined football 1:2 500
Hockey 1:3 500 1:3 000 Combined football
Cricket 1:2200-3 000 1:2200 1:4 000

Tennis courts 1:1 000 1:1 500 1:1 000

Netball courts 1:1 000 1:1 000 1:2 000

Golf course 1:25000 NA 1:25 000
Swimming pool 1:20 000 NA 1:50 000

Source: Albury Wodonga Development Corporation / National Capital Development Corporation / Department of Planning

The current trend in the level of provision (an approach also adopted in the North West Growth Centre) is to use
a hierarchy approach to ensure provision of a range of opportunities for recreation and sport. This hierarchy is
essentially divided between open space that provides a local role (often termed unstructured or passive open
space) and open space that plays a role at a higher level (often termed structured or active open space).

The indicative standards set out below are used to guide provision (Elton Consulting 2003):

. Local unstructured open space. Local parks and playgrounds planned on the basis of 1 per 200-250
children aged 0-9 years. These have an average size of 0.3-0.6ha with a maximum distance between
them of 400-450m.

. Neighbourhood unstructured open space. Neighbourhood parks planned on the basis of 1 per 4 500
people with an average size of 0.8-1.5ha. These are often co-located with double playing fields / sports
ovals.

. Structured open space. District level parks incorporating major playing fields / netball facilities and
aquatic facilities at various standards noted above.
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The total open space provision suggested for new release areas is around 3 hectares of open space per
thousand persons split as follows:

. Unstructured open space: 1.4 hectares (47%)
. Structured open space: 1.6 hectares (53%)

These provide a benchmark against which open space can be planned and managed in the Ryde LGA.

The anticipated resident population growth within the LGA will generate additional demand for open space and
recreation facilities. There will also be demand created by future workers for certain open space facilities (such
as within centres). Demand specific to particular types of open space and recreation facilities is discussed below.

Recreational preferences and activities are affected by a range of factors including age, sex, marital status,
ethnicity and family composition. Age is considered to be the most important influence on recreational patterns
and this, in turn, dictates the recreation experiences and settings the individual requires.

The major target groups for recreational and leisure facilities include children, youth, adults, seniors, and other
special groups. Table 3.20 summarises the major baseline needs of these groups. This has been developed
through reference to accepted recreation planning guidelines

In order to address the issues associated with open space planning and to meet the nexus requirements of the
section 94 legislation this plan will take a strategic approach to the levying and apportionment of section 94
contributions for recreation and open space facilities. This approach is based on the following:

Reflecting anticipated demand and preferences.
Considering quality of open space as well as quantity.
° Matching existing levels of provision where possible or otherwise increasing carrying capacity to cater to
demand.
Being compatible with the corporate and strategic aims of council.
° Being compatible with current trends in open space planning.
Meeting accepted accessibility criteria.

A demand and quality orientated approach to open space provision still allows for the level and extent of open
space and recreational provision (meeting the expressed demands of a relevant population) to be tested against
standards.

The major issues associated with the current provision of open space and recreation facilities within the LGA are:

. The cost of purchasing vacant land and developed properties to provide additional open space is
generally prohibitive although strategic acquisition to achieve a particular outcome could be considered.
° There is a need to improve the quality and range of recreational opportunities.
There is a need to provide more high quality unstructured open space to cater to an older population.
. There is demand for additional soccer and netball facilities.

In general the amount of open space within the LGA is adequate for the existing population. Future works
associated with open space will focus on improving the quality and useability of the existing open space. Some
expansion of the existing open space network will also be considered.
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Table 3.20 Major needs of target groups
Group Major needs Typical facilities Leisure activities
Children Small parks within walking distance of home with | Parks/playgrounds Walking for pleasure

(0-12 years)

play equipment

Formal playing fields

Areas for informal sporting activities
Corridors linking open spaces
Large natural and parkland areas

Cricket/football ground
Tennis

Bicycle paths
Swimming facilities

Visiting friends
Going to movies
Going to beach

Areas for informal sporting activities
Large natural and parkland areas

Youth Formal playing fields Cricket/football Walking for pleasure
(13-19 years) Areas for informal sporting and leisure activities | Tennis Jogging
Large natural and parkland areas Swimming facilities Visiting friends
Skateboard park Going to beach
Indoor facilities Going to clubs/movies
Adults Formal playing fields Cricket/football Walking for pleasure
(20-60 years) Areas for informal sporting activities Tennis Playing active sports
Large natural and parkland areas Swimming facilities Jogging
Indoor facilities Going to gym
Golf facilities
Seniors (60+) Walking paths Tennis Walking for pleasure
Areas for informal sporting activities Swimming facilities Playing tennis/golf
Large natural and parkland areas Bowling greens
Golf facilities
Other groups Walking paths Range of facilities Range of activities

Source: Connell Wagner 2006

Based on the incoming population and the current levels of provision of structured and unstructured open space
of 2.8 hectares per thousand the notional demand for open space would be 71 hectares. Based on the split
discussed earlier (47% unstructured and 53% structured) this would equate to:

° Unstructured local open space: 33.4 hectares
° Structured open space: 37.6 hectares

This open space is also required to be embellished. At a notional acquisition rate of $1000 per square metre and
average embellishment rate of $100 per square metre (i.e. total cost of $1100 per square metre) this open space
would have a capital cost of around $11 million per hectare.

The high costs of such a program is due to the potential need to acquire land at residential land values. A
program of the magnitude suggested by this analysis would impose an unreasonable burden on future residents
as past land acquisition has been at much more modest land values.

The incoming population would reduce the standard of open space provision of the existing population by 10%
(based on a 10% population increase). The council has determined that an approach focussed largely on
increasing the carrying capacity of the existing open space network (as opposed to large-scale acquisition) is the
preferred approach to satisfying future open space and recreation demand. There will be some need for land
acquisition since this will be the only method to increase carrying capacity on some open space areas.

The sections below provide details on the proposed open space and recreation strategy for unstructured open
space and structured open space and recreation facilities.
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Unstructured open space

Population growth in Ryde LGA is expected to generate demand for high quality unstructured open space. This
is supported by the age distribution projections. Almost all projected population growth within the Ryde LGA over
the next 25 years is expected to be within the 40 plus age group. The majority of this growth is expected to take
place within the 55 plus age group.

Older people are generally considered to be most likely to access unstructured open space areas for passive
recreation activities such as walking. The existing and future worker population is not likely to access
unstructured open space within the LGA at a significant rate except for open space near village centres and
within the Macquarie Park Corridor. This open space is therefore included in the civic and urban improvements
strategy plan. It is considered that local residents will generate demand for the majority of the unstructured open
space within all other areas across the LGA. There will be no apportionment for these works and therefore future
workers will have no responsibility for funding the works.

The Parks and Open Space Improvement Plan includes a 20 year program for the development of local parks
and play areas. This program is aimed at gradually enhancing the carrying capacity of these parks through
improved facilities as well as catering to future needs such as the aged. Such works include improvements to
bushland walking tracks or bushland rehabilitation to allow for increased recreational use.

Table 3.21 below sets out reserves that council has indicated could be embellished to provide for future demand.
These would be subject to further discussions with the community to ensure consideration is given to the
potential impact of any such development on local residential areas.

Table 3.21 Open space reserves with potential for increasing carrying capacity
Location Facility Possible works

ELS Hall Reserve | Netball courts Purchase land. Construct netball courts. Provide walking/fitness trail.
Earthworks. Combine individual fields into a larger, more versatile space.

General Playing fields Improve lighting at Ryde Park; North Ryde Park; Marsfield Park; Eastwood
Ovals; Tuckwell Park.

North Ryde North Ryde Park | Increase playing field area into senior and junior fields.

North Ryde Santa Rosa Park | Develop junior cricket facilities and amenities.

Eastwood Forrester Park Develop cricket/football facilities and amenities.

Ryde Pidding Park Minor earthworks to combine individual fields into a larger, more versatile
space.

Eastwood Dunbar Park Improve grass athletics track to synthetic.

Structured sports facilities

A range of sports grounds and associated facilities are provided within the LGA. The incoming resident
population will generate additional demand for these types of facilities and decrease the existing standard of
provision as well access to these facilities. It is therefore reasonable that this growth make provision for
additional facilities. These works will meet demand generated by future development and it considered
reasonable to collect development contributions under this section 94 development contributions plan toward
funding proposed works. No apportionment for the works is therefore proposed.

The range of structured sports facilities in the Ryde area is extensive and provided at rates comparable with
planning standards. The method of increasing carrying capacity may include additions and improvements to
facilities that requires additional land. However significant additional land acquisition is not viable given the high
price of land. The focus of the structured open space improvements will therefore be on various improvements to
allow use beyond current limits and to provide enhanced facilities such as change rooms and amenities that can
accommodate greater numbers.
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It is considered that local residents will generate demand for the majority of the structured open space. There will
be therefore no apportionment for these works and future workers will have no responsibility for funding the

works.

3.4.5 Works program

Table 3.22 shows the summary works program for open space and recreation facilities required to meet demand
expected to be generated by future development across the LGA. This shows the costs to be funded by section
94 development contributions collected under this plan. Appendix A contains the detailed works program.

Table 3.22 Works program summary: open space
Proposed works Capital costs Apportionment Cost to be funded by
future development
Macquarie Park
Macquarie Park - new parks acquisition $44,810,400 100% $44,810,400
Macquarie Park - new parks & linear parks $20,016,000 100% $20,016,000
construction
Total Macquarie Park $64,826,400 $64,826,400
Other areas
Structured recreation facilities $774,000 100% $774,000
Improvements to sportsgrounds $2,100,000 100% $2,100,000
Unstructured open space $10,150,000 100% $10,150,000
Major Park Upgrades $4,181,000 100% $4,181,000
Trails $3,000,000 100% $3,000,000
Acquisitions $19,200,000 100% $19,200,000
Total $39,405,000 $39,405,000
Funds collected $3,003,391
Total less funds collected $36,311,609
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Contribution rates

The following open space and recreation facility contribution rates apply to residential development across the
Ryde LGA either inside Macquarie Park or other areas.

_ TCos-rp
$CRos.r0 = ~FPw
Where:
$CRos-ro = Open space contribution rate per person for residential development
TCos-rp = Cost of apportioned open space works program to be funded by residential
development
FPro = Population growth resulting from residential development according to

development location

Development within Macquarie Park:
$64,826,400.00
$CRos-ro 13,280

$CRos.r0 = $4,881.51 per person

Residential development within other areas:
$36,311,608.90
$CRos ro 12,122

$CRos.r0 = $2,995.91 per person
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3.5 Civic and Urban Improvements Strategy Plan

3.5.1 Introduction

The growth expected in all commercial centres and employment areas within the Ryde LGA will create demand
for various civic and urban improvements and requires a coordinated approach. This approach is set out in
various master plans, planning documents and supporting studies that have been prepared for each of the
centres and employment areas. These master plans and planning documents have been prepared to guide
future development and to assist in identifying civic and urban improvement works to be funded through section
94 contributions and include:

Draft Gladesville Town Centre and Victoria Road Master Plan - 2005

Meadowbank Employment Area Master Plan - 2001

Ryde Town Centre Development Control Plan and Public Domain Plan - 2006

West Ryde Centre Study and Development Control plan - 1998

Eastwood Commercial Centre Planning Study and Masterplan and Development Control Plan - 2003
Macquarie Park Corridor Master Plan - 2004

The civic and urban improvements recommended within these various master plans are included in this
development contributions plan. Some of these works were identified in the previous section 94 plans and those
still considered relevant have been transferred to this contributions plan. Additional works identified in more
recent planning for some of the commercial centres and employment areas (e.g. Macquarie Park Corridor) are
also included within this plan.

3.5.2 Previous works program

The works program for civic and urban improvements from the previous section 94 plans is summarised in Table
3.24 below. Itis the intention of this plan to combine the works programs of these previous plans. Additional
works are also proposed as outlined in later sections.

Table 3.24 Previous section 94 program and funds
Works Plan amount ($) % section 94 Contributions
received

Top Ryde Urban Village $4720 000 100

West Ryde Urban Village $7 777 600 100

Eastwood Urban Village $5 000 000 100

Streetscape embellishment $4 700 000 100

Gladesville Urban Village $300 000 100

Meadowbank Urban Village $4 539 000 100

Total $23 036 600 $4 770 998
Notes:
a. Contributions received include funds identified in Contributions Plan No 1 under the open space fund as part of the works

program within the open space strategy. Council will now segregate the funds for their intended purpose.

A range of works is to be deleted from the existing plans as priorities have changed since the original plans were
prepared. Where any work is to be continued in the revised works program only the funds remaining to be
collected will be included in the future works programs. The funds that remain to be collected are highlighted in
the revised works program.
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3.5.3 Existing facilities and current provision level

Civic and urban improvements cover a range of facilities that are provided within urban areas to support the
population. This includes:

Walkways and footpaths

Landscaping and urban design improvements

Street furniture (including seating / rubbish bins / bike racks / notice boards / signage)
Fencing and public safety facilities

Street lighting

Public toilets

The council has continually delivered a range of urban and civic improvements to all centres in the Ryde area.
These include:

Ryde Town Centre (formerly Top Ryde)
West Ryde urban village

Meadowbank Employment Area
Fiveways shopping centre
Meadowbank shopping centre

Coxs Road shopping centre

Quarry Road shopping centre

East Ryde shopping centre

Watts Road shopping centre

Hancott shopping centre

Eastwood urban village
Gladesville urban village

Putney shopping centre

Midway shopping centre

Eden Park shopping centre
Pittwater Road shopping centre
Boronia Park shopping centre
Callaghan Street shopping centre
Blaxland Road shopping centre
Flinders shopping centre

These centres provide a range of public services and amenities including those outlined earlier. The council has
provided these facilities over many years and considers these facilities to be adequate for the current population.
There is however a need to provide for increased population and employment growth in the centres.

3.5.4 Additional facilities required

The master plans for the main commercial centres have included recommendations for a range of civic and
urban improvements. Significant investment is also required for civic and urban improvements within the
Meadowbank Employment Area and Macquarie Park Corridor as identified within the master plans for these
important growth areas. The nexus and apportionment in relation to these improvements is discussed below.

Growth in resident and worker populations within the LGA in each of the commercial centres and employment
areas will generate significant demand for civic and urban improvements. The numbers of additional workers
expected to be employed within each of the centres and employment areas by 2034 was highlighted earlier in
Table 3.7 in section 3.2.2.

Increased resident population across the LGA will generate demand for civic and urban improvements within the
major centres as well as the other smaller centres spread across the LGA. However the council will only levy for
facilities in the four major commercial centres and the key employment areas in Meadowbank and Macquarie
Park. The council will also continue the improvement of other centres however these will not be funded through
section 94 contributions under this plan even though growth will increase demand in these centres.

For this reason the council will seek to recover 100% of the majority of the works in the major centres rather than
a smaller proportion across all centres. This approach is considered reasonable given that the major centres and
employment areas will be the focus of most growth and are likely to be used most often. Works such as the
undergrounding of electricity may be undertaken in the centres but will not be funded under this plan.

The contributions for civic and urban improvement works across the LGA will be levied equally between
residential and non-residential development. The exception to this is within the Macquarie Park Corridor where
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significant investment in the public domain is required to facilitate and service future development. These civic
and urban improvements will not provide significant benefit to residents or workers outside the Macquarie Park
Corridor. Future employment development within this area will therefore be expected to provide or fund proposed
civic and urban improvements within this special growth area.

3.5.5 Works program

Table 3.25 shows the summary works program for civic and urban improvements required to meet demand
expected to be generated by future development across the LGA (Appendix A contains the detailed works
program). The cost of the works has been based on a standard lineal upgrading rate of $600 per metre unless
otherwise stated and includes these facilities:

. Footpaths upgrading and turf (where relevant)

o Street furniture

o Public art

. Tree planting

. Signage

o Kerb and gutter improvements

Table 3.25 Works program summary: civic and urban improvements

Proposed works Cost of works % section 94 | Cost funded by future

development

Macquarie Park Corridor

Public domain design and construction $5,100,000 100% $5,100,000

Public domain land acquisition $17,379,920 100% $17,379,920

Total Macquarie Park Corridor $22,479,920 100% $22,479,920

Ryde Town Centre $10,000,000 100% $7,000,000

West Ryde $2,200,000 100% $2,200,000

Putney Village centre $260,000 100% $260,000

Midway Village Centre $200,000 100% $200,000

Eastwood Town Centre $3,500,000 100% $3,500,000

Gladesville Town Centre $3,500,000 100% $3,500,000

Fiveways $550,000 100% $550,000

Meadowbank $1,500,000 100% $1,500,000

Total - other areas $21,710,000 $21,710,000

Funds collected $3,052,611

Total less funds collected $18,657,389
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Contribution rates

Residential and non-residential development in the LGA (except within the Macquarie Park Corridor) will be
levied equally for civic and urban improvements within areas outside the Macquarie Park Corridor. The following
contribution rate therefore applies to all development:

TCeul
$Ceul FPo
Where:

$Ccul = Civic and urban improvements contribution rate per person for all development outside
the Macquarie Park Corridor

TCeul = Cost of civic and urban improvements works program to be funded by future
development

FP ap = Population and employment growth resulting across the LGA (excluding Macquarie
Park Corridor)

$18,657,389
$Cau 18,311
$Ccul = $1,018.92 per person or worker

Residential and non-residential development in the Macquarie Park Corridor will be levied for civic and urban
improvements within the Macquarie Park Corridor. The following contribution rate therefore applies to all
development within the Macquarie Park Corridor.

TCculmp
$CCUI-MP FPAD
Where:

$Ccurup = Contribution rate per person for all development in Macquarie Park
TCcuimp =  Cost of works program to be funded by future development
FP ap =  Employment growth within Macquarie Park
$C $22,479,920

CUI-MP —35,780
$Ccurwp = $628.28 per worker

The following employee yields are used to convert the development contribution to a floorspace basis for non-
residential development;

Commercial office / research and development 1 employee per 20m?2 GFA
Retail 1 employee per 40m?2 GFA
Industrial 1 employee per 50m? GFA

The resultant contribution rates for civic and urban improvements are set out in Table 3.38 below.
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Table 3.38 Contributions - civic and urban improvements
Other areas across the LGA Macquarie Park

Contribution rate | Contribution rate — non-residential | Contribution rate | Contribution rate — non-residential

- residential development (per m2) - residential development (per m?)

development development

(per person) (per person)

$1,018.92 | Commercial office / $50.95 $628.28 | Commercial office / §31.41

research and development research and development
Retail $25.47 Retail $15.71
Industrial $20.38 Industrial $12.57
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3.6 Roads and Traffic Management Facilities Strategy Plan

3.6.1 Introduction

Population and employment growth is a clear indicator of vehicular traffic growth as additional residential and
non-residential development will result in greater traffic volumes on council roads. This growth creates the need
for various new or improved road and traffic management facilities.

The population and employment growth projections for the LGA indicate that there will be around a 39% increase
in the next 20-25 years. This growth will be spread spatially across the LGA and indicates that there will be an
increased need for council to spend more on the local road system.

The volume and characteristics of traffic growth and demand is directly related to land use. Manuals such as the
Roads and Traffic Authority Guide to Traffic Generating Developments (RTA 2002) clearly demonstrate the
nexus between development and traffic increases. It also provides an indication of the magnitude of traffic
generation by land use type. Commercial and industrial development in particular generates high traffic volumes.

The impact of additional traffic has a range of consequences. These include:

Impacts on road efficiency.

Impacts on amenity and safety.
Reduction in the life of road pavements.
Increased public expenditure.

Traffic impacts accumulate over time and may not be obvious for single developments. The benefit of a
contributions plan is that it takes a holistic view of future traffic development and overcomes financing constraints
imposed by incremental decision-making.

The most effective tool for assessing traffic impacts is to examine the impact of development on the road network
and equitably assign the costs of development of the road network to development within the LGA. This is
considered reasonable as the use of council road assets will be spread across the entire LGA.

The exception to this is within the Macquarie Park Corridor where significant investment in road infrastructure is
required to facilitate and service future development. This infrastructure will not provide significant benefit to
residents or workers outside the Macquarie Park Corridor. Future employment development within this area will
therefore be expected to provide or fund proposed road infrastructure.

3.6.2 Previous works program

The works program for roads and traffic management facilities from the previous section 94 plans is summarised
in Table 3.27 below.

Table 3.27 Previous section 94 program and funds
Works Plan amount ($) | Contributions received
Total - all plans $14 339 048 $2 503 578

Source: Ryde City Council 2006
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3.6.3 Existing facilities and current provision level

The council maintains the local road system in the LGA. The main arterial roads such as Victoria and Epping
Roads are the responsibility of the RTA. No contribution is sought for these roads as the RTA funds them.

The local road network currently performs satisfactorily for the existing residential and non-residential traffic. The
council undertakes improvements on a forward works basis to address maintenance issues and this is separately
funded. No maintenance is provided for in this plan.

3.6.4 Additional facilities required

The increase in residential and non-residential development has been outlined in previous sections. There will be
an additional 9,367 dwellings and 645,000 square metres of non-residential development within the Ryde LGA.

Based on standard traffic generation figures it is estimated that there would be over 44,702 additional traffic trips
generated from this development outside the Macquarie Park Corridor as follows:

Future residential development: 3,975 dwellings with an average daily trip generation rate of 6 trips per
dwelling = 25,002 additional trips. (55.9%)

Future non-residential development; 195,000 square metres of floor-space generating 19,700 additional trips
daily. (44.1%)

Inside the Macquarie Park it is estimated that there would be over 72,150 additional traffic trips generated and
divided as follows:

Future residential development; 5,200 dwellings with an average daily trip generation based on development
type = 27,150 additional trips. (37.6%)

Future non-residential development: 450,000 square metres of floor-space generating 45,000 additional trips
daily. (62.4%)

There would be a proportion of these trips shared between residential and non-residential development.
However the magnitude of the additional traffic would be substantial. There will be a need to introduce traffic
management measures and undertake road improvements across the LGA to address these traffic impacts.

Increased resident and worker populations will result in increased traffic movements across the existing road
network within the LGA. Generally this growth will not result in demand for new roads or major road upgrades.
However increased traffic movements will generate demand for traffic management facilities to ensure that safety
of the existing network is not compromised. Development will also create the need for traffic studies to be
prepared to consider the impact of increased traffic movements on the road network and to ensure that traffic
continues to be managed appropriately.

A number of improvements listed on the traffic management works program prepared by council are not
proposed to be funded under this section 94 plan. These include:

Footpath construction in existing streets
Road pavement improvements
Footbridge reconstruction

Kerb and gutter improvement

Kerb ramp construction in existing streets

These works will predominantly maintain and improve the road network for existing residents rather than meet
demand generated by future development.

Updated August 2014
PAGE 47



Section 94 Development Contributions Plan - 2007 - Interim Update (2014)

Macquarie Park Corridor

Substantial employment growth is anticipated to occur within the Macquarie Park Corridor over the next 28 years.
This growth will result in the generation of approximately 35 780 additional residents and workers in the corridor
to 2034. Major upgrades to the road network will be required as part of the anticipated development within the
corridor.

A street network hierarchy plan has been established in the Macquarie Park Corridor Master Plan (Scott Carver
et al 2004). The proposed street hierarchy for the corridor will be based on a framework of existing arterial roads
(Epping Road / Land Cove Road / Delhi Road), a central landscaped spine (Waterloo Road extending from
Herring Road at Macquarie University through to the Delhi Road area), and a number of new and existing local
roads. The central spine will be widened to allow for boulevard treatment.

Developers as part of individual site redevelopments will provide new local roads. However a number of road
works and upgrades will need to be provided by council and funded through section 94 development
contributions. These works include:

. Reconstruction of existing streets
. Traffic management facilities including roundabouts and intersection signals
o Integration with the regional road network

These works and upgrades are necessary to enable development to proceed within the corridor. It is considered
appropriate that 100% of these works be funded through section 94 development contributions collected from
development within the corridor.

Other areas

There will be substantial growth in traffic across the LGA and this will be the result of growth in residential and
commercial areas. Development within the commercial centres and employment areas will create additional
traffic.

The council has made an assessment of the works required to adequately manage fraffic and maintain the
current levels of access and service. Based on this assessment the council proposes to install additional
roundabouts at the following intersections:

Thomas Street and Monarch Road
Melville Avenue and Goodwin Street
Constitution Road and Railway Street
Buffalo Road and Monash Road
West Parade and Hillview Road

Searle Street and Tennyson Road
Adelaide Street and Moss Street
Dickson Avenue and Bellevue Avenue
Thomson Street and Westminster Road

3.6.5 Works program summary: roads and traffic management

Table 3.28 shows the works program for additional roads and traffic management facilities required to meet
demand expected to be generated by future development across the LGA and specific works within the
Macquarie Park Corridor. This also shows the costs to be funded by section 94 development contributions.
Appendix A contains the detailed works program.
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Table 3.28 Works program summary: roads and traffic management
Proposed works Cost of works % section 94 Cost funded by
future development

Macquarie Park Corridor
Road design — proposed streets $500,000 100% $500,000
Road construction - public domain improvements

Upgrade of existing streets $1,900,000 100% $1,900,000

New streets and traffic management $1,800,000 100% $1,800,000

Land acquisition — proposed streets $800,000 100% $800,000
Traffic management

Intersection signals (3 @ $300 000 each) $900,000 100% $900,000

Roundabouts (6 @ $100 000 each) $600,000 100% $600,000
Bus shelters $300,000 100% $300,000
Integration of Regional roads $17,000,000 100% $17,000,000
Total — Macquarie Park $23,800,000 $23,800,000
Funds collected $0
Total less funds collected $23,800,000
Other areas
Roundabouts $935,000 100% $935,000
Traffic management and road improvements $4,578,000 100% $4,578,000
Total - other areas $5,513,000 $5,513,00
Funds collected $2,503,578
Total less funds collected $3,009,422

3.6.6 Contribution rates

Residential and non-residential development in all parts of the LGA will be levied for roads and traffic
management facilities as a proportion of the total cost attributed to the development type as set out below.

Area of works Total Cost Proportion Value of works | Proportion non- Value of works
residential residential

Macquarie Park $23,800,000.00 37.6% $8,955,925.16 62.4% $14,844,074.84

Other areas $3,009,422 54.8% $1,682,267 45.2% $1,327,155

The following contribution rates therefore apply to the respective development types and locations:

Contribution rate per person or worker (as appropriate)
Cost of works program to be funded by future development

TCrrm
$Crrm PP
Where:
$CRTM =
TCrrm =
FP =

Number of residents applicable to the location for residential development OR
the number of trips generated by non-residential development as applicable
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Contribution rates:

Macquarie Park — residential

$8,955,925.16
$Cram 13,280
$Crru = $674.39 per person

Macquarie Park — non-residential

$Car $14,844,074.84
45,0000
$Crru = $32.99 per square metre
Other areas - residential
o+ ST
$Crru = $138.85 per person

Other areas — non-residential

$1,327,155
$Crm 185,000
$Crru = $7.17 per square metre
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3.7 Transport and Accessibility Strategy Plan

3.7.1 Introduction
The council provides structured public car parking facilities in the following commercial centres:

Eastwood - 576 off-street spaces
West Ryde — 1,068 off-street spaces
Top Ryde — 1,211 off-street spaces
Gladesville — 340 off-street spaces
Putney - 25 off-street spaces

Where development cannot provide all car parking on-site, a car parking contribution has been required in the
past, as the demand for car parking spaces has needed to be satisfied by the council. It is estimated that council
has invested over $37 million in car parking facilities including land acquisition.

Council has in undertaking these works exhausted the opportunities for new parking spaces to be provided on
Council-owned sites and by optimising on-street parking. Any further parking that is to be provided within these
centres requires acquisition of land and construction of new facilities.

3.7.2 Previous works program

The works program for car parking facilities from the previous section 94 plans is summarised in Table 3.30
below.

Table 3.30 Previous section 94 program and funds

Works Plan amount ($) % section 94 Contributions
received

Eastwood
576 off street spaces $14,688,000 100 NA
On street optimisation

West Ryde
1068 off street spaces $11,854,800 100 NA
On street optimisation

Top Ryde
1211 off street spaces $11,286,520 100 NA
On street optimisation

Gladesville
340 off street spaces $3,485,000 100 NA
On street optimisation

Putney
25 off street spaces $75,000 100 NA
On street optimisation

Note:
Contributions are levied on a per space basis and there is no need to account for contributions received in the normal way as the council
is recouping past expenditure.

3.7.3 Existing facilities and current provision level
The existing car parking facilities provided within the LGA are outlined above.
3.7.4 Additional facilities required - future program

Demand for car parking is a function of new retail and commercial development within the commercial centres
(for the purposes of this plan it is assumed that all residential and industrial development and out-of-centre
commercial development will provide adequate car parking on-site).
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Table 3.31 shows the projected retail and commercial development to 2024 anticipated in each commercial
centre where council provides car parking.

Table 3.31 Car parking demand

Location Additional commercial and Car parking demand b
retail floorspace @ (m?)
Eastwood 14,000 175
West Ryde 10,000 125
Ryde 82,000 1,025 ¢
Gladesville 10,000 125
Putney NA NA
Notes:
a. Assumed that 75% of future floorspace is retail development.
b. Based on 1 space per 50m?2 of commercial floorspace and 5 spaces per 100m? of retail floorspace.
C. Assumes that 80% of spaces provided in redeveloped centre.

The construction of additional floor-space does not automatically create a demand for parking. Fundamentally
the issue that needs to be addressed is how do people travel to this new floor-space. The automatic assumption
of a demand for parking space is based on an in-built assumption of car dependence. The provision of parking
as the sole solution to this transport need further reinforces car dependence.

In this contributions plan council is seeking to address the need for transport generated by new developments in
a way that does not reinforce the dependence on private motor transport. However, the most direct and readily
acceptable method of measuring the impact created by the development is trip generation and the required
parking spaces. Council will continue to utilise these measures as the means of determining the contributions
required. The funds collected will be expended on a works program devised to reduce car dependence as well
as provide additional parking.

The majority of this car parking is expected to be provided on-site. However there will be instances where this
cannot be achieved. The preference of the council is to have all car parking located on-site however where this is
not possible then a contribution will be required for the shortfall in on-site parking provision. The funds will then
be applied to a range of programs recently developed to accommodate the increased parking demand by
reducing car dependence.

Council intends to proceed with a range of programs recently developed through the Integrated Transport and
Land Use Strategy, (ITLUS). The objectives of the strategy are:

. To achieve a more sustainable, accessible, amenable, equitable, safe and integrated transport and land
use system which balances social, environmental, health, economic and strategic objectives.

. To reduce car dependency, the growth in vehicle kilometres (VKT) travelled and greenhouse gas
emissions.

. To increase the share of trips made by public transport, walking and cycling and reduce the number of
trips made by private vehicles.

o To provide a long-term vision for the City of Ryde and a series of citywide and centre based actions which
council can implement or lobby for in order to satisfy these objectives.

Council does not wish to have a funding strategy working at odds with the long-term vision of the LGA. To this
end the use of section 94 to fund a car parking program whilst also pursuing a strategy to reduce car
dependence is contradictory.
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Council intends to ensure that adequate provision is made for car parking at each of the commercial centres
listed above. But in view of the ITLUS the adequacy of parking provision can also be addressed by the provision
of alternative transport and accessibility facilities.

Council will pursue the funding of a range of measures through this plan that will not only provide additional
parking where required but can also be used to improve the use of public transport and accessibility of the

centres without providing additional parking.

3.7.5 Works program

The works program set out below is based on a number of the ITLUS programs proposed and although not

exhaustive provides a scope of the works proposed to improve transport accessibility.

Table 3.32: Indicative works program: Transport and accessibility facilities

Proposed works

Cost estimate

Impact

Council’'s intent is to achieve an increase of 20%
over existing parking capacity when an opportunity
arises to redevelop an existing Council car park. It is
expected that funds received through the car parking
deficiency levy would be directed towards these
works

Footpath paving programs: $1,250,000 The program will improve the capacity of the

An extensive footpath-paving program will be carried centre to accommodate internal pedestrian

out in each of the identified town centres. activity and reduce the reliance on cars for
shorter internal trips.

Pedestrian Access Mobility Plans: $300,000 The implementation of PAMPS has the ability to

PAMPS have been used to successfully identify and further reduce vehicle dependency by improving

improve specific works required to improve the use the functionality of the existing footpath network.

of the local area by all pedestrians.

Traffic signal Modifications $950,000 A range of modification types, and locations

A range of modifications is possible to a number of have been identified that can have a significant

traffic signals, to provide better pedestrian impact on the effectiveness qf public transport

movement, and bus prioritisations. New signals can and pedestrian access to major centres.

also be provided to improve accessibility.

Public transport initiatives $0 Council’s objective is to improve the ability of all

Council will be negotiating with Transurban, RTA, public transport services to improve links

City Rail, Sydney Ferries and the State Transit between Ryde and extemal centres to reduce

Authority. trip generation.

Car Parks $0 This approach will improve the capacity of

public parking without requiring additional land
and relieve pressure generated by
developments which produce a parking demand
that cannot be achieved on the development
site.

Many of the actual works that will be derived from these programs have not yet been estimated in terms of cost.
And many will not be the responsibility of Ryde City Council to provide. A very significant program of footpath
works and signal upgrades is proposed that will be funded by this plan. This program has an estimated of $2.5

million.

3.7.6 Contribution rates

Contributions will be levied on a per space basis from each development application that does not provide

adequate on-site parking.

A simple calculation of parking rates could be applied to each centre as set out below in Table 3.33.
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Table 3.33 Contributions - car parking facilities
Location Spaces Contribution per space
Eastwood 576 $25,500
West Ryde 1,068 $11,100
Ryde 1,211 $ 9,320
Gladesville 340 $10,250
Putney 25 $ 3,000
Note:

Includes incomplete works and land acquisition.

This however does not reflect future needs or directions of council with respect to transport and accessibility. The
rates listed above are for the recoupment of works largely completed and reflect the priorities of past strategies.
These priorities have delivered a total of 3,220 parking spaces at an average cost of $12,854 each.

Any new parking will need to be provided as purpose built facilities on land acquired for the purpose as the past
programs have already utilised all possible opportunities on existing council-owned land and optimised on-street
parking. A cost estimate of a new parking space is set out below.

Table 3.34 Construction cost - new parking spaces
Cost of one parking space
Land @ $1000/ sq.m. 20 $20,000
Additional Circulation area 40% $8,000
Cost of land per parking space 28m2 $28,000
Construction @ $6,300 per space $6,300
plus circulation area
Contingency 20.0%* $1,260
Congestion Factor 15.0%* $945
Cost of Construction $8,505
Total cost per space $36,505

The factors marked * are derived from Local Infrastructure Benchmark Costs — IPART, April 2014

Multistorey Car Parks

The base construction cost of $34,040 per space (identified by IPART) would also attract similar additions for
circulation, contingency and congestion but the associated land cost would depend upon the footprint of the
multistorey facility. The number of storeys for parking may dictate the need for a lift and increases to circulation
space for inter-storey ramps

Underground Car Parks

The approach to costing these structures is that the first level underground is approximately 1.5 times the cost of
a ground level parking with the multiplier of 1.5 applying to each further underground level. Additional costs
would be generated by the need for a lift and contingency, which could be significantly impacted by the type of
geology encountered during excavation. The cost of the land would need to be included as a factor and the cost
of increased structure if the car park supports a building above it. It is not unrealistic to a use a cost guide of
$50,000 for each underground car park space.
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The focus of the Integrated Transport Land Use Strategy, August 2007, is a more comprehensive approach
across the LGA to improve alternatives to private vehicle use for all trips. The ITLUS program will provide better
transport alternatives to all residents, workers and businesses across the LGA. In view of this strategy it is
necessary to consider what is required to provide adequate parking and transport in the future.

Rather than impose a contributions rate related to the cost of each car park construction required because a
development has not provided sufficient on-site parking, Council will as an alternative apply a base flat rate of
$35,000. This will be applied for each car park space required where a development does not provide sufficient
on-site parking. It will be subject to CPI changes as published quarterly by the Australian Bureau of Statistics.

The funds collected will be applied to the works items set out in the indicative works program in Table 3.32.
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3.8 Cycleways Strategy Plan

Introduction

The establishment of demand for cycleways requires consideration of the expected use of such facilities by the
population. Cycleways often serve a dual role as pedestrian networks. Therefore demand for walkways and
bikeways can be assessed on the potential demand for pedestrian access as well as use by those riding
bicycles.

The population of the Ryde LGA is ageing in line with NSW and Australian trends and the need for walking trails
is increasing as older people tend to walk as a means of recreation. In 1989 and 1991 the Commonwealth
Department of Arts, Sport, the Environment, Tourism and Territories (DASETT) undertook a series of major
Australia-wide surveys on participation in sport and leisure activities. Table 3.35 provides a summary of two of
the more important measures of the relative significance of leisure activities. The results of the survey remain
valid although the further ageing of the population is likely to have led to a decrease in structured sports
activities.

Almost one third of the population stated they walked for pleasure. Only around 13% of people stated walking the
dog was a primary activity but the frequency of walking was high. Riding bicycles is also a popular past time with

around 9% of the population reporting this as a regular activity. Visiting parks is also another popular activity with
over 9% of the survey reporting this as a regular activity.

Table 3.35 Australian participation in recreation and leisure activities
Activity Persons participating? | Frequency®
Visiting friends/relatives 65.4 159.1
Dining/eating out 31.8 50.6
Walking for pleasure 30.5 62.3
Socialising at pubs/clubs 22.0 44.3
Driving for pleasure 19.7 33.3
Church activities 14.0 22.5
Walking the dog 13.2 110.9
Spectator at sport 9.6 NA
Dancing/going to disco 9.4 NA
Visiting parks 9.2 16.5
Bicycle riding 9.0 26.1
Source: DASETT 1989
Notes:
a. Per 100 of population.
b. Per 100 population — based on number of times participated x total number of respondents taken over past 7 days.

It is clear that demand will be created for additional bicycle paths and walkways from future residents. It
considered that the DASETT ratios are a minimum demand factor. There is also the increased demand from
people walking and cycling to work.

3.8.1 Previous works program

The Meadowbank section 94 plan included cycleways to the value of $327,600 - no contributions have been
received.
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3.8.2 Existing facilities and current provision level

The Parks and Open Space Improvement Plan (Michelle Reid and HM Leisure Planning Pty Ltd 2006) provides

an analysis of existing cycleways in the Ryde LGA. There are some excellent cycleways and walking tracks

within the LGA with major facilities being provided along the Parramatta River foreshore and along the
Shrimptons Creek corridor through Ryde and North Ryde. Community consultation carried out by council has

identified that pedestrian paths and cycleways are the most desired recreation facilities. There are opportunities
to expand the existing network to provide additional links between major destinations and attractions across the

LGA as demand increases.

3.8.3 Additional facilities required

Both additional resident and worker populations in Ryde will generate demand for cycleways. A range of
cycleway facilities are already provided within the LGA however increased population generated by residential
and employment development will result in increased pressure on the existing network. Development
contributions will be used to expand the network to meet demand arising from development. It is considered

reasonable for future development to fund required improvements given the extensive cycleway network already
provided and the fact that growth will diminish the level of provision per capita.

3.8.4 Works program

Table 3.36 shows the works program for cycleway facilities required to meet demand expected to be generated

by future development across the LGA. This also shows the costs to be funded by section 94 development

contributions collected under this plan.

Table 3.36 Works program: Cycleways
Proposed works Cost of works Section 94 Cost funded by
(%) future
development
New Cycleway Construction Local Routes - as contained in Ryde $600,000 100% $600,000
Bike Plan 2007
New Cycleway Construction Sub-Regional Routes - as contained in $2,000,000 100% $2,000,000
Ryde Bike Plan 2007
New Cycleway - Rothesay Ave $146,000 100% $146,000
New Cycleway - Waterloo Rd (Herring Rd — Shrimptons Creek) $150,000 100% $150,000
Parramatta Foreshore Improvements & Ryde Parramatta River $1,800,000 100% $1,800,000
Walk (New Cycleways / Shared Pathways between Gladesville to
Melrose Park)
Total $4,696,000 $4,696,000
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3.8.5 Contribution rates

Residential and non-residential development in the LGA will be levied equally for cycleways as demand will be
spread across the entire area. The following contribution rate therefore applies to all development across the

Ryde LGA.
_ TCc
$Ce - FPao
Where:
$Cc = Cycleway contribution rate per person for all development
TCc = Cost of cycleways works program to be funded by future development
FP ao = Population and employment growth resulting across the LGA
$4,696,000
$Ce 54,001
$Cc = $86.82 per person or worker

The following employee yields are used to convert the non-residential development contribution to a floorspace

basis:

Commercial office / research and development

Retail
Industrial

1 employee per 20m?2 GFA

1 employee per 40m?2 GFA
1 employee per 50m?2 GFA

The resultant contribution rates for cycleway facilities are set out in Table 3.37 below.

Table 3.37 Contributions - cycleway facilities

Contribution rate - residential
development

(per person)

Contribution rate — non-residential development
(per m?)

$86.82

Commercial office / research and development

$4.34

Retail

$2.17

Industrial

$1.74
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3.9 Stormwater Management Facilities Strategy Plan

3.9.1 Introduction

Community standards require that stormwater be conveyed through urban areas in a manner that is safe and
cost effective. This requires drainage to be managed on a catchment-wide basis in a constructed stormwater
system. The council has collected contributions for stormwater management for a considerable period to provide
upgrading of the system as development occurs and priorities are identified. The council has apportioned
contributions in consideration of existing demands.

3.9.2 Previous works program

The works program for stormwater management facilities from the previous section 94 plans is summarised in
Table 3.38 and the core components associated with each drainage catchment are described below.

Denistone catchment

The Denistone Catchment Scheme has as its principal component the West Ryde Tunnel and associated works.
Iltis a scheme that is primarily intended to address the stormwater flooding that occurs during major storm events
in the Denistone Stormwater Catchment.

The updated cost of all works associated with the Denistone Catchment Scheme is estimated at $15,000,000.
The scheme will form the backbone and represent the major cost of the drainage infrastructure needed to serve
the Denistone catchment. Additional tributary systems will be required ultimately to complete the overall scheme
for the catchment. These minor systems are not included in the base cost because these are of a relatively minor
magnitude compared to the tunnel and because they have not yet been determined and adopted as a part of the
scheme. The base cost will be updated when these minor systems have been incorporated into the overall
scheme.

Terrys Creek catchment

The Terrys Creek Catchment Scheme has as its principal component the Eastwood Tunnel and associated
works. It is a scheme that is primarily intended to address the stormwater flooding that occurs during major storm
events in the Terrys Creek Stormwater Catchment.

The updated cost of all works associated with the Terrys Creek Catchment Scheme is $14,455,000. The scheme
will form the backbone and represent the major cost of the drainage infrastructure needed to serve the Terrys
Creek catchment. Additional tributary systems will be required ultimately to complete the overall scheme for the
catchment. These minor systems are not included in the base cost because these are of a relatively minor
magnitude compared to the tunnel and because they have not yet been determined and adopted as a part of the
scheme. The base cost will be updated when these minor systems have been incorporated into the overall
scheme.

Lower Terrys | Mars Creek Special Area

In that part of the LGA north of Epping Road and west of Macquarie University council had the opportunity to pre-
plan development when it was released for urban use in the 1950s. In this area an overall drainage scheme was
designed and constructed to facilitate the conversion of the land from rural to urban use. The adjusted cost of
these works is estimated at $35,430,000.

Any contributions received by council for development in the area north of Epping Road and west of Macquarie
University will be used for the recoupment of the costs involved in the construction of the overall drainage system
for that area.
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Table 3.38 Previous section 94 program and funds
Works Plan amount ($) % section 94 Contributions received
Denistone catchment $14,000,000 70
Terrys Creek catchment $12,570,000 70
Lower Terrys / Mars Creek Special Area $35,430,000 100
Meadowbank s94 drainage $2,682,900 100
Total $64,682,900 $4,956,119

3.9.3 Additional facilities required

There is a need for additional and upgraded stormwater and flood management facilities throughout various
catchments across the LGA to facilitate and cater for future development as set out in the works program in

Table 3.39 below. The council has determined that there will be gradual upgrading of the stormwater system
within each catchment as development proceeds.

The benefit arising from most of the proposed infrastructure is uniformly spread throughout each catchment as
this infrastructure will be providing the backbone for adequately conveying stormwater runoff originating on all
parts of the catchments through and out of each catchment. There will therefore be apportionment between the
existing and future populations for works undertaken across the LGA. The apportionment for stormwater
management facilities is:

Apportionment rate

= Future residents + Future workers
(Existing residents + Existing workers) + (Future residents + Future workers)

= 12,122 + 28,689
(96,048 + 41 444) + (12,122 + 28,689)

= 11%
There are two exceptions to this apportionment rate.

The first is within the Macquarie Park Corridor where significant investment in stormwater infrastructure is
required to facilitate and service future development. This infrastructure will not provide significant benefit to
residents or workers outside the Macquarie Park Corridor. Future employment development within this area will
therefore be expected to provide or fund proposed stormwater infrastructure. The calculation above has not
accounted for development within Macquarie Park for this reason.

The second is the provision of flood mitigation measures. These works are proposed to allow further
intensification within the town centres. This benefits both the further development directly and the surrounding
residents.

There are six major creeks within the City of Ryde Local Government Area. They are Archers Creek, Buffalo
Creek, Kitty's Creek, Shrimptons Creek, Mars Creek and Terry’s Creek. There are also eight major trunk
drainage systems in the Ryde LGA. They are Eastwood, Denistone, River, Charity, Porters Creek, Industrial,
Gladesville and Lane Cove. All of the above creeks drain into either the Lane Cove or Parramatta Rivers.

For the purpose of this contributions plan there are three catchments to be considered outside of Macquarie
Park. These three catchments incorporate all of the above creeks:

o Eastwood and Terrys Creek
o Kitty and Buffalo Creek
. Parramatta River Catchments
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Development Control Plan 2006 incorporates stormwater management related development controls on all land
within the City of Ryde. Specifically, section 8.2.8 of DCP 2006 constrains and restricts the development of land
below the 1 in 100 year ARI flood. The stormwater management projects identified are intended to facilitate the
sustainable development of the city.

The Ryde Planning Scheme Ordinance (RPSO) as part of amending Local Environmental Plan 110 and part 4.1
Development Control Plan 2006 incorporates stormwater management related controls within the Eastwood
Town Centre. Specifically, clauses 51D and 51E of RPSO constrain and restrict development within identified
areas of the town centre. The stormwater management projects identified are intended to facilitate the
sustainable development of the Eastwood Town Centre area.

Specific planning controls have been adopted for the Eastwood centre to prevent further development until
drainage works are carried out to support the developments. In other centres individual development applications
have been refused on the same grounds.

The provision of stormwater control measures is adequate for the present level of development however further
development will require further works. The flood mitigation measures covered by this plan will be apportioned
100% to future development but apportioned across the catchment boundaries as the benefit is to all residents
and workers who use or visit any of the town centres.

3.9.4 Works program

Table 3.39 shows the works program summary for stormwater management facilities required to meet demand
expected to be generated by future development across the LGA and specific works required within the
Macquarie Park Corridor. This also shows the costs to be funded by section 94 development contributions
collected under this plan.

Table 3.39 Works program summary: stormwater management
Proposed works Cost of works % section | Cost funded by future
94 development

Macquarie Park Corridor

Drainage risk management study and design $700,000 100% $700,000
North Ryde Golf Club Detention Pond $50,000 100% $50,000
Closed conduits and overland flow channels $2,000,000 100% $2,000,000
Total - Macquarie Park $2,750,000 $2,750,000
Flood mitigation measures
Eastwood and Terrys Creek $1,600,000 100% $1,600,000
Kitty and Buffalo Creek $900,000 100% $900,000
Parramatta River Catchments $2,170,000 100% $2,170,000
Stormwater quality improvement measures
Parry Park stormwater quality improvement device $125,000 1% $26,250
Hughes Street/Dunmore Road/Moss Street stormwater $375,000 11% $78,750
quality improvement device
Buffalo Creek stormwater quality improvement device $250,000 11% $52,500
Looking Glass Bay stormwater quality improvement $125,000 1% $26,250
device
Cudal Reserve stormwater quality improvement device $125,000 1% $26,250
Morrisons Bay stormwater quality improvement device $500,000 1% §105,000
Buffalo Creek remediation/restoration $250,000 11% $52,500

Updated August 2014
PAGE 61



Section 94 Development Contributions Plan - 2007 - Interim Update (2014)

Proposed works Cost of works % section | Cost funded by future
94 development
Strangers Creek remediation/restoration $250,000 11% $52,500
Terrys Creek remediation/restoration $500,000 11% $105,000
Shrimptons Creek remediation/restoration $150,000 11% $31,500
Kittys Creek remediation/restoration $250,000 11% $52,500
Archers Creek remediation/restoration $585,000 1% $122,850
Total — other areas $11,670,000.00 $5,053,350

3.9.5 Contribution rates

Contribution rates for residential and non-residential development will be determined based on a proportion of

the whole population as set out below.

Area of works Total Cost Proportion Value of works Proportion Value of works
residential non-residential
Macquarie Park $2,750,000 37.1% $1,020,681.95 62.9% $1,729,318.05
Other areas $5,053,350 63.7% $3,220,211 36.3% $1,833,139

The following contribution rate therefore applies to residential development outside the Macquarie Park Corridor

development outside the Macquarie Park Corridor

TCswm
$Csu =
Where:

$Csu =
TCSM =

future development
FP RD =

Corridor)

$3,220,211
$Co 12,122
$Csw = $275.97 per person

Stormwater management contribution rate per person for all residential

Population growth resulting across the LGA (excluding Macquarie Park

Apportioned cost of stormwater management works program to be funded by

The following contribution rate therefore applies to non-residential development outside the Macquarie Park

Corridor.
_ TCSM
$Csu h FPnrD
Where:
$Csm =
Macquarie Park
TCsm =
FP nro =

Cost of works program to be funded by future development
Total floor space growth projected outside of Macquarie Park

Contribution rate per square metre for non-residential development outside of
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$1,833,139
$Co 185,000
$Csu = $9.91 per square metre

The following contribution rate therefore applies to residential development within the Macquarie Park Corridor:

TCSM
$Csu “FPw
Where:
$Csw = Stormwater management contribution rate per person for residential
development within the Macquarie Park Corridor
TCsm = Apportioned cost of stormwater management works program to be funded by
future development
FPro = Population growth resulting inside the Macquarie Park Corridor
$1,020,681.95
$Con 13280
$Csw = $76.86 per person

Non-residential development within the Macquarie Park Corridor will be levied for stormwater management
facilities. The following contribution rate therefore applies to non-residential development within the Macquarie
Park Corridor.

_ TCsu

$Co FPnro
Where:
$Csu = Contribution rate per square metre for non-residential development inside of
Macquarie Park
TCsm = Cost of works program to be funded by future development
FP nro = Total floor space growth projected for Macquarie Park
$1,729,318.05

$Co 450,000
$Csu = $3.84 per Square Metre

The resultant contribution rates for stormwater management facilities are set out in Table 3.40 below.
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Table 3.40 Contributions - stormwater management facilities
LGA wide Macquarie Park

Contribution rate | Contribution rate — non-residential | Contribution rate | Contribution rate — non-residential

- residential development (per m?) - residential development (per m?)

development development

(per person) (per person)

$275.97 | Commercial office / $9.91 $76.86 | Commercial office / $3.84

research and development research and development
Retail $9.91 Retail $3.84
Industrial $9.91 Industrial $3.84
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3.10 Section 94 plan administration

3.10.1Introduction

There are significant costs associated with administering section 94 funds. Council staff are involved in
preparation of the contributions plan, its ongoing review and implementation. Staff administration costs that have
been used to calculate the contribution are comprised of those expenses relative only to those personnel directly
responsible for the formulation and/or administration of the plan. These costs have been capitalised over the life
of the plan to arrive at a total capital cost to the council.

In addition to the capital costs associated with staff, it is necessary to provide office space and support facilities
for council staff directly involved in administration of the plan. This not only relates to the space used for
administration of the section 94 plan but also in providing for all the required services and facilities that the
council provides to serve the incoming population.

The council is also required to manage, monitor and maintain the plan. The effective coordination and
administration of the plan will require additional work by council officers that is outside the work required for
normal day to day activities. The types of administrative roles which the council will have to undertake includes:

Provide advice to applicant and the general public regarding the operation the plan.
Administration of the plan and ensure that the contributions are used to provides the public facilities for
which they were intended.

. Monitor the receipt and authorise the expenditure of cash contributions in respective trust accounts and

the recoupment of costs already met.

Assess the merit of land proposed for dedication.

Assess any works in kind proposed in partial or full satisfaction of a contribution.

Monitor the dedication and development of land contributions.

Recommend to the council the appropriate interim use and ultimate development of dedicated land, the

acquisition of appropriate land for the identified public purpose, the reuse of existing council facilities

(including land) for an alternative public purpose, or the use of funds for the purposes of provision through

joint venture or other arrangement.

° Monitor and program works identified in the works schedule.

Regularly review the works program in accordance with the levels of contribution received and expended,
and seek council adoption of these.

. Regularly review the rates for contribution in accordance with construction costs, land valuations, levels of
demand, population and demographic changes and recommend to council amendments where
necessary.

. Determine the appropriate time for provision of public facilities having regard to the works schedule; the
availability of funds, demand generated by development, the time funds have been held, expected
additional funds, alternative funding sources and maintenance implications.

. Monitor the implications arising from development including the demands created for additional facilities
for which contributions are not currently sought, the needs of specific one off developments, the costs of
development and land acquisition, the extent and type of development and the effect of this on the works
program.

. Advise council of appropriate management, expenditure and policy implications regarding development
contributions including those arising from legal decisions and State Government policy.

. Determine the extent of recurrent costs and assess the implications to council to provide these.

. Assess whether a credit or reassessment of the contribution may be appropriate and how that may be
determined.

. Prepare and make available the necessary information required by the EPA Regulation including the
Contributions Register, input to council annual financial reporting and the annual statement for the
contributions plan in force.

. Seek legal advice, provide evidence and attend to Land and Environment Court hearings on appeals
relating to the imposition of contributions.
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The cost of assistance in plan preparation/review, studies to ascertain demand and to ensure fair and equitable
apportionment, as well as the costs for obtaining independent valuation and legal documents associated with
land acquisition are also additional costs to the council in the administration of the Section 94 contributions plan.
While the land acquisition costs can be effectively included in the costs of individual facilities, the costs of
professional fees are less predictable. Therefore the costs of these works have been capitalised over the life of
the plan.

3.10.2Previous works program

The works program for administration of previous plans is $1.25 million. This was over the life of the plans and
therefore was approximately $125 000 per annum.

Table 3.41 Previous section 94 program and funds
Works Plan amount ($) | % section 94 | Contributions received
Preparation of new contributions plans for centres $50 000 100
Terry Creek Catchment Public Space Project
Management $500 000 100
Leisure Study $40 000 100
Centres Study $60 000 100
Meadowbank Plan administration $600 000
Total $1 250 000 $332 480

3.10.3 Administrative costs and apportionment

The future administration of the section 94 functions is solely for future development. The capital costs
associated with the administrative centre have been apportioned and separated from other costs associated with
the centre that house other council functions. There is no apportionment of the capital costs associated with
salaries, administrative and professional costs. Incoming development will be responsible for these costs.

3.10.4Works program

The administration of the section 94 is equivalent to a full time employee. The work on the plan is mainly
undertaken by staff in the planning and financial services units. However, staffs from other units across council
regularly contribute to the management and administration of the plan. The salary cost for this work over the life
of the plan is estimated at $250,000. The costs for review of the plan and associated investigations in the future
will have a total cost over the life of the plan of $950,000.

There is no need to reduce the above works program by the funds collected as such funds are collected on an
annual basis based on direct salary and on-costs.
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3.10.5Contribution rates

Residential and non-residential development in the LGA will be levied equally for plan administration. The
following contribution rate therefore applies to all development across the Ryde LGA.

TCapum
$Caomm T FPwo
Where:
$Cromn = Administration contribution rate per person for all development
TCaou = Cost of plan administration to be funded by future development
FP ao = Population and employment growth resulting across the LGA
$1200 000
$Caomm 51260
$Caouin = $23.41 per person or per worker

The following employee yields are used to convert the non-residential development contribution to a floorspace

basis:

Commercial office / research and development 1 employee per 20m? GFA

Retail
Industrial

1 employee per 40m? GFA
1 employee per 50m? GFA

The resultant contribution rates for plan administration are set out in Table 3.42 below.

Table 3.42 Contributions - plan administration
Contribution rate - residential Contribution rate — non-residential development
development (per m?)
(per person)
$23.41 | Commercial office / research and development $1.17
Retail $0.59
Industrial $0.47
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Detailed works program: Community and cultural facilities

Proposed works Cost of works % section 94 Cost to be funded by Cost apportioned to future Cost apportioned to future
future development resident population worker population

Multi-purpose community centres $9,680,000 100% $9,680,000 $9,680,000 $0

Ryde library $2,600,000 100% $2,600,000 $1,170,000 $1,430,000
Macquarie Park library — Leisure and learning centre $11,580,000 100% $11,580,000 $5,211,000 $6,369,000
Childcare, family & children facility $7,240,000 100% $7,240,000 $3,258,000 $3,982,000
HACC facility $6,660,000 45% $2,997,000 $2,997,000 $0

New recreation facility investigation $200,000 20% $40,000 $40,000 $0

New cultural facility, design build & fitout $3,700,000 100% $3,700,000 $3,700,000 $0

Civic Centre $12,500,000 100.0% $12,500,000 $5,625,000 $6,875,000
Total $54,160,000 $50,337,000 $31,681,000 $18,656,000
Funds collected $0 $1,041,787 $770,922 $270,865
Total less funds collected $0 $49,295,213 $30,910,078 $18,385,135
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Detailed works program: Open space and recreation facilities

Proposed works Capital costs Apportionment Cost to be funded by Cost apportioned to future | Outside Macquarie Inside Macquarie
future development resident population Park park
Structured recreation facilities
North Ryde Park:
Improvements 1 playing field
clubhouse and amenity buildings improvements $234,000 100% $234,000 $234,000 $234,000
Santa Rosa Park:
Improvements 3 playing field
clubhouse and amenity buildings improvements $540,000 100% $540,000 $540,000 $540,000
Improvements to sportsgrounds:
Pidding Park — equivalent 2 full size fields $2,100,000 100% $2,100,000 $2,100,000 $2,100,000
Unstructured open space
Ann Thomn Park: refurbishment including play equipment $60,000 100% $60,000 $60,000 $60,000




Section 94 Development Contributions Plan — 2007 - Interim Update (2014)

Proposed works Capital costs Apportionment Cost to be funded by Cost apportioned to future | Outside Macquarie Inside Macquarie
future development resident population Park park
Memorial Park: landscaping and refurbishment $60,000 100% $60,000 $60,000 $60,000
Fontenoy Park: redevelopment of unstructured open space. $1,000,000 100% $1,000,000 $1,000,000 $1,000,000
Ryde Park $4,600,000 100% $4,600,000 $4,600,000 $4,600,000
Teenage / young adult playground $800,000 100% $800,000 $800,000 $800,000
Boulevard tree planting $400,000 100% $400,000 $400,000 $400,000
Foreshore Parks - Putney to Gladesville embellishment $500,000 100% $500,000 $500,000 $500,000
Eastwood park $1,500,000 100% $1,500,000 $1,500,000 $1,500,000
ELS Hall improvements $1,230,000 100% $1,230,000 $1,230,000 $1,230,000
North Ryde Park refurbishment:
Playground - $65,000 100% $65,000 $65,000 $65,000
Santa Rosa Park refurbishment:
Playground - $116,000 100% $116,000 $116,000 $116,000
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Proposed works Capital costs Apportionment Cost to be funded by Cost apportioned to future | Outside Macquarie Inside Macquarie
future development resident population Park park
Shepherds Bay open space: land acquisition and $1,000,000 100% $1,000,000 $1,000,000 $1,000,000
improvements
Meadowbank Park improvements $3,000,000 100% $3,000,000 $3,000,000 $3,000,000
Macquarie park - new parks acquisition $44,810,400 100% $44,810,400 $44,810,400 $44,810,400
Macquarie park - new parks & linear parks construction $20,016,000 100% $20,016,000 $20,016,000 $20,016,000
Kittys Creek Trail in Portius Park $500,000 100% $500,000 $500,000 $500,000
Shrimptons Creek Trail $500,000 100% $500,000 $500,000 $500,000
Buffalo Creek Trall $1,000,000 100% $1,000,000 $1,000,000 $1,000,000
Terrys Creek Trail $1,000,000 100% $1,000,000 $1,000,000 $1,000,000
Open Space - Land acquisition $19,200,000 100% $19,200,000 $19,200,000 $19,200,000
Total $104,231,400 $104,231,400.00 $104,231,400.00 $39,405,000.00 $64,826,400.00
Funds collected $3,093,391 $3,093,391
Total less funds collected $101,138,008.90 $36,311,608.90 $64,826,400.00
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Detailed works program: Civic and urban improvements

Proposed works

Cost of works

% section 94

Cost funded by
future development

Macquarie Park Corridor

Public domain design and Construction $5,100,000 100% $5,100,000
Public domain land acquisition $17,379,920 100% $17,379,920
Macquarie Park Corridor $22,479,920 100% $22,479,920
Ryde Town Centre $10,000,000 100% $10,000,000
West Ryde $2,200,000 100% $2,200,000
Putney Village centre $260,000 100% $260,000
Midway $200,000 100% $200,000
Eastwood Town Centre $3,500,000 100% $3,500,000
Gladesville Town Centre $3,500,000 100% $3,500,000
Improve walkways and footpaths $550,000 100% $550,000
Meadowbank $1,500,000 100% $1,500,000
Total - other areas $21,710,000 $21,710,000
Funds collected $3,052,611

Total less funds collected

$18,657,389
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Detailed works program: Roads and traffic management facilities

Proposed works

Cost of works

% section 94

Cost funded by future
development

Macquarie Park Corridor

Road design - proposed streets $500,000.00 100% $500,000.00
Road construction - public domain improvements $0.00
Upgrade of existing streets $1,900,000.00 100% $1,900,000.00
New Streets and traffic management $1,800,000.00 100% $1,800,000.00
Land acquisition — proposed streets $800,000.00 100% $800,000.00
Traffic management $0.00

- intersection signals (3 @ $300 000 each) $900,000.00 100% $900,000.00

- roundabouts (6 @ $100 000 each) $600,000.00 100% $600,000.00
Bus shelters $300,000.00 100% $300,000.00
Integration of Regional roads $0.00

- grade separation, Intersection & signal improvements $17,000,000.00 100% $17,000,000.00
Total — Macquarie Park $23,800,000.00 $23,800,000.00
Funds collected $0.00
Total less funds collected $23,800,000.00
Other areas

Roundabouts $935,000.00 100% $935,000.00
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Proposed works Cost of works % section 94 | Cost funded by future
development
Traffic management and road improvements $4,578,000.00 100% $4,578,000.00
Total — other areas $5,513,000.00 $5,513,000.00
Funds collected $2,503,578.00

Total less funds collected

$3,009,422.00
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Detailed works program: Cycleways

Cycleways and Shared Paths Value of Apportionment to Cost apportioned to
Works Future Development future development

New Cycleway Construction Local Routes - as $600,000 100% $600,000
contained in Ryde Bike Plan 2007
New Cycleway Construction Sub-Regional $2,000,000 100% $2,000,000
Routes - as contained in Ryde Bike Plan 2007
New Cycleway - Rothesay Ave $146,000 100% $146,000
New Cycleway - Waterloo Rd (Herring Rd — $150,000 100% $150,000
Shrimptons Creek)
Parramatta Foreshore Improvements & Ryde $1,800,000 100% $1,800,000
Parramatta River Walk (New Cycleways /
Shared Pathways between Gladesville to
Melrose Park)
Total $4,696,000 $4,696,000
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Detailed works program: Stormwater management facilities

Proposed works Cost of works % section | Cost funded by future
94 development

Macquarie Park Corridor
Drainage risk management study and design $700,000 100% $700,000
North Ryde Golf Club Detention Pond $50,000 100% $50,000
Closed conduits and overland flow channels $2,000,000 100% $2,000,000
Total - Macquarie Park $2,750,000 $2,750,000
Flood Mitigation Measures
Eastwood and Terrys Creek Floodplain Risk Management Study and Plan $1,600,000 100% $1,600,000
Kitty and Buffalo Creek Floodplain Risk Management Study and Plan $900,000 100% $900,000
Parramatta River Catchments Floodplain Risk Management Study and Plan $2,170,000 100% $2,170,000
Stormwater Quality Improvement Measures
Parry Park stormwater quality improvement device $125,000 1% $26,250
Hughes Street/Dunmore Road/Moss Street stormwater quality improvement device $375,000 1% $78,750
Buffalo Creek stormwater quality improvement device $250,000 1% $52,500
Looking Glass Bay stormwater quality improvement device $125,000 1% $26,250
Cudal Reserve stormwater quality improvement device $125,000 1% $26,250
Morrisons Bay stormwater quality improvement device $500,000 1% $105,000
Buffalo Creek remediation/restoration $250,000 1% $52,500
Strangers Creek remediation/restoration $250,000 1% $52,500
Terrys Creek remediation/restoration $500,000 11% $105,000
Shrimptons Creek remediation/restoration $150,000 11% $31,500
Kittys Creek remediation/restoration $250,000 1% $52,500
Archers Creek remediation/restoration $585,000 1% $122,850
Total - other areas $11,670,000 $5,053,350
Funds collected $0
Total less funds collected $5,053,350
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Appendix B

Maps of works programs
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