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1.0 Introduction

This Planning Proposal has been prepared on behalf of Walter Projects
Pty Limited and is submitted to Willoughby Council in support of an
amendment to the provisions of the Willoughby Local Environmental
Plan 2012 (LEP) as they relate to the site known as 1 - 1A Walter
Street and 450 - 462 Willoughby Road, Willoughby.

This Planning Proposal explains the proposed amendment to the LEP
and the justification for the amendment in accordance with the
provisions of Section 3.33 of the Environmental Planning and
Assessment Act 1979 and has been prepared consistent with the Guide
to Preparing Planning Proposals prepared by the NSW Department of

Planning.

The objective of this Planning Proposal is to amend the WLEP 2012

as follows:

1. It is proposed to rezone the site from R3 to R4;

2. It is proposed to amend the height control across the site

from 12 metres to 17 metres; and

3. |Itis proposed to amend the Floor Space Ratio for the subject

site from 0.9:1 to 1.5:1 (including affordable housing).

The Planning Proposal provides an analysis of the site and its context
with images, photographs and diagrams and provides an overview of
the key elements of the proposed amendment. It includes a statement
of objectives and the intended outcomes together with an explanation
of the provisions of the planning proposal and a summary of the
justification for the proposal. The details of the pubic benefit that will
arise from the proposal is discussed and consideration is given to the

relevant local and state planning provisions and S117 Directions.
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Extent of Land for Rezoning
Source: Architecture Urbaneia 2018 p15

The site is known as 1 - 1A Walter Street and 450 - 462 Willoughby
Road, Willoughby and comprises an area of approximately 3,930m?2.
The site comprises a primary site and a secondary site. The proponent
has an interest in all parcels of land which comprise the primary site (1
- 1A Walter Street and 450 - 460 Willoughby Road) but does not
currently have an interest in the property comprising the secondary site
(462 Willoughby Road). Walter Projects Pty Ltd has an interest in the
primary site which comprises the following lots as reflected on the

drawing below:

Primary Site
* Lot1 DP1084756; 1 Walter Street
* Lot1 DP1084756 1A Walter Street
e Lot12 DP129153; 450 Willoughby Road
* Lot 11 DP129153; 452 Willoughby Road
e Lot 1 DP178525; 454 Willoughby Road
e Lot1 DP75133; 456 Willoughby Road




e Lot1 DP81135; 458 Willoughby Road
e Lot1 DP1181181; 460 Willoughby Road

Primary Site (Red)
Source: Architecture Urbaneia 2018 p17

The site the subject of the planning proposal necessarily includes a
secondary site comprising 4 parcels of land not in the ownership of the

proponent but effectively completing the island site, these include:

Secondary Site

e Lot2 DP586037; 462 Willoughby Road




Secondary Site (Yellow)

Source: Architecture Urbaneia 2018 p17

The extent of the land for the rezoning does not include the land on the
south side of Walter Street which is zoned SP2 for a public purpose
because of its operational nature or the land currently the subject of a
planning proposal at 3 - 31 Walter Street.

The site has been used for low density residential uses. These uses
have been upzoned to R3 medium density and while a variety of
development applications are approved no construction works have

commenced with very little works undertaken or improvements made.

The proponent is also the proponent of the planning proposal currently
under consideration at 3 - 31 Walter Street and consequently, is able to

make provision for vehicular access through that site from Walter




Street, lifting the burden of access from Willoughby Road which

currently exists.

While the precinct has been upzoned to R3 medium density no provision
has been made for any road widening or intersection upgrades to
support any increased density or intensity of use. Walter Street is a
cul-de-sac and the intersection of Walter Street and Willoughby Road is
not signalized and is currently operating at a Level of Service F.'" Level
of Service F is described in the RMS Guide to Traffic Generating

Development 2002 as “Extreme delay, major treatment required”.

The August 2017 traffic study finds that growth in the background traffic
alone would result in the Willoughby Road intersection with Walter
Street operating with poor performance. A combination of traffic
generated by the subject development zoned as R3, the Channel 9 site
and proposed childcare centre would trigger the need to upgrade the

Walter Street intersection.?

If the Walter Street intersection was to be upgraded to operate under
traffic signal control, it would have sufficient traffic capacity to alleviate
the existing traffic concerns and accommodate extra development traffic
arising from all know developments plus growth in background traffic.’
As part of this planning proposal, the proponent proposes to forward
fund the required intersection upgrade of Willoughby Road and Walter

Street to be upgraded to operate under traffic signal control.

Furthermore, the carriageway in Walter Street currently has a width of
approximately 7m and with the existing on-street parking provision on
both sides of the street only allows for a single lane of traffic
movement. The road reserve has a width of approximately 20m with
wide unmade verges and compromised footpaths given the changing
levels up and down the street. As part of this planning proposal, the
proponent proposes to forward fund the upgrade of carriageway to allow

for compliant footpaths, street tree planting and a carriageway which

' The Transport Planning Partnership Walter Street Traffic Report 2018 p8
2 bid. p8
% Ibid. p8




will allow for two lanes of traffic and parking on each side within the

existing road reserve for the length of Walter Street.

Willoughby Council has recently completed its Housing Position
Statement as part of its review of the Willoughby City Strategy. The
recently released Draft North District Plan (21 November 2016) requires
Council to deliver a 5 year housing target of 1,250 dwellings to 2021
and requires the development of 20 year strategic housing targets
identifying investigation areas for additional housing capacity.4 The
report identifies the subject site as part of the “Area suggested for
investigation 5.3 Willoughby” where it forms part of the R3 Medium
density zoned land which borders the centres along Penshurst Street
and Willoughby Road.’

The subject site presents a unique opportunity to redevelop an existing
highly accessible low density residential precinct by retaining and
upgrading the existing infrastructure and facilities to satisfy
contemporary access, safety and amenity standards and integrate them
into a larger site redevelopment, creating pedestrian linkages and
dealing with traffic and parking demands on site. A significant portion
of the site creates the opportunity for a residential interface to the high
density residential uses to the north and providing a local population to
support and enhance the broader Willoughby town centre. The site
provides the opportunity for the provision of additional pedestrian
networks linking the area, through the site, between Artarmon and

Willoughby town centres.

The uses and building form would require an amendment to the
planning controls under Willoughby Local Environmental Plan 2012. It
would require a change to the zoning from R3 Medium Density
Residential to R4 Residential High Density and a change to the height
control from 12m to 17m and a change to the FSR control from 0.9:1 to

1.5:1 (including affordable housing).

Z Willoughby Council Willoughby Housing Position Statement 2016 p4
ibid. p26




This would result in clear benefits for the adjoining and surrounding
residents in providing some employment during construction, improved
traffic infrastructure, pedestrian linkages, extended semi-public open
spaces but more importantly providing a residential transitional scale to
the adjoining large scale residential uses to the north. The proposal
would also result in benefits for the future occupants of the subject site
and consistent with the good planning practice the accrual of these
benefits are proposed to be offset by a Voluntary Planning Agreement
towards the upgrade of the Walter Street and Willoughby Road
intersection and the Walter Street carriageway and cycle and

pedestrian linkages.
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Source: RPData 2018
Background

Development consent was granted by Land and Environmental Court, on




23 January 2018, for DA-2016-263 for the demolition of existing
structures and construction of a child care centre (204 children and 37
staff) with associated works at 1 & 1A Walter Street and Nos. 450-460
Willoughby Road, Willoughby.

A study was undertaken (22/08/2017) to accompany the Planning
Proposal for R4 high density residential zoning on the northern side of
Walter Street (3-31 Walter Street) and 462 Willoughby Street.

A VISSIM micro-simulation traffic model of the Willoughby Road
corridor within the vicinity of the site was developed to assess the
traffic implications arising from the proposed Walter Street rezoning.
This traffic model also assessed the cumulative development traffic
implications arising from the child care centre approval at 1-1A Walter
Street and 452-460 Willoughby Road, redevelopment of the Channel 9
site and background growth as per the Roads and Maritime’s Sydney

Strategic Travel Model.

Based on the traffic modelling, it was concluded that traffic signals at
the Walter Street-Willoughby Road intersection would be provided as
part of the Walter Street R4 high density residential zoning to ensure
sufficient traffic capacity to accommodate the future growth and

development in the area.

Roads and Maritime reviewed the traffic study including the VISSIM
traffic model. The traffic model has been deemed “fit for purpose” by
Roads and Maritime. Roads and Maritime also granted approval for the
provision of traffic signals at the Willoughby Road intersection with
Walter Street subject to a number of requirements including right turn
movements from Willoughby Road into Walter Street to be prohibited

during the peak periods.

The development traffic level of 179 vph and 156 vph was allocated in
the VISSIM traffic model for the approved childcare development site in
the morning and evening peak periods, respectively. A comparative
assessment using the previous traffic generation allocations for the
proposed development site has been conducted to determine the net

traffic generation impacts of the updated proposal. Using the above

10



RMS trip rates, the proposed development site (67 units) is expected to
generate 13 vph and 10 vph in the morning and evening peak period,
respectively. This traffic generation estimate is considerably less than
the approved childcare centre, which was expected to generate up to
179 vph and 159 vph in the morning and evening peak period,

respectively.

Consequently, the conclusions from the VISSIM traffic model would still
therefore be robust, noting that the impacts arising from the proposed
development site would likely be less than that estimated for the
childcare centre approval. Consequerrntly, this planning proposal is not
expected to result in any adverse impact on the surrounding road
network and is considered consistent with the inputs in the previous

strategic modelling assessment.

The approval for the childcare centre (on the site 1-1A Walter Street
and Nos. 450-460 & No. 462 Willoughby Road) RMS required the Walter
Street intersection to be converted to permit only left-in and left-out
traffic movements from/to Willoughby Road. This was on the basis that
Walter Street would be developed with R3 residential developments
(with FSR of 0.9:1) as per under the current LEP zoning. However, the
cumulative traffic effects (including those from the approved childcare
centre) would require Walter Street intersection to be upgraded to

traffic signal control.

It is further noted that the upgraded Walter Street intersection would
have sufficient traffic capacity to accommodate the additional
development traffic from all known developments including those arising
from the R4 high density development on Walter Street as per this
planning proposal and the pending planning proposal for 3 — 31 Walter
Street.

11



2.0 Site Analysis and Context

2.1 Regional and Local Context
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The site is located approximately 2.5km south-east of the Chatswood
CBD and within 400m of Artarmon local centre and 1200m from
Artarmon local centre and railway station through a network of open

spaces on the Artarmon to Middle Harbour Walking Track.
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The site is located within the low density residential precinct bounded
by open space to the east and west, high density residential to the north
and the Gore Hill Freeway to the south. The area is generally
characterised by a mix of low density residential dwellings of varying

ages and styles.

Willoughby

Metropolitan Context

Source: Architecture Urbaneia 2018 p8

The subject site is bounded by Walter Street to the south, Willoughby
Road to the east, the rear of the Artarmon Road properties to the north
and 3 — 31 Walter Street to the west. The immediate area is developed
with mixed use low density residential uses and the lands north of the

site have approval for high rise high density residential development.

14



The properties on the southern side of Walter Street as currently low
density single dwellings but are zoned SP2 Infrastructure in conjunction
with the Gore Hill Freeway.

Public Transport and Movement Routes

Source: Architecture Urbaneia 2018 p9

While the local area is relatively low density residential uses it is
characterised by good access to local facilities and public open space.
The local context is also relatively good in terms of pedestrian
connectivity and the occurrence of local centres. The local and
neighbourhood centres within the Willoughby Local Government Area
are located to the north-east and north-west with good retail precincts

and community facilities within close proximity to the site.

15



Local Green Space Plan

Source: Architecture Urbaneia 2018 p10

Cultural Precincts Plan

Source: Architecture Urbaneia 2018 p11
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Local Amenity Plan

Source: Architecture Urbaneia 2018 p13

The subject site is located immediately to the north of the Gore Hill
Freeway and between two major north-south arterials being Willoughby
Road and Hampden Road. This system offers excellent access to the
metropolitan road network north and south. These are highly traffic
routes which offer little pedestrian amenity and the current local road
network and walking track attempts to offer alternative pedestrian and

bicycle routes between these corridors.

17



Road Network Plan
Source: Architecture Urbaneia 2018 p12

The future of the Willoughby Road and Mowbray Road under the Sydney
Metropolitan Plan and the Willoughby LEP is for the future development
of this corridor as an intensive mixed use locality of residential, shops,

restaurants and services.
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Greater Sydney Regional Plan 2018
Source: Architecture Urbaneia 2018 p5
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Source: Architecture Urbaneia 2018 p5

The Willoughby City Strategy is Willoughby City Council’s community
strategic plan, a long term vision and plan for the future of the City to
help guide decision making and planning for 2013-2029. The Strategy
features six key strategic directions: Community and Cultural Life,
Natural Environment, Homes, Infrastructure, Economic Activity and

Governance.

The Strategic Direction for Homes sets out targets and key performance
indicators:

1. Diversity of housing stock.

Change to land use zonings, with no decrease in E4 zones and
conservation areas. Numbers of dwellings approved, to achieve the

target of 6800 new dwellings by 2031.

21



2. Affordable Housing
Numbers of additional dwellings, to increase Council’s affordable

housing stock.

This strategy is currently under review to investigate increasing housing
targets with the Housing Position Statement as part of its review of the

Willoughby City Strategy.
2.2 Site Analysis

The site is known as 1 - 1A Walter Street and 450 - 462 Willoughby
Road, Willoughby and comprises an area of approximately 3,9309m?.
The site comprises a primary site and a secondary site. The proponent
has an interest in all parcels of land which comprise the primary site (1
- 1A Walter Street and 450 - 460 Willoughby Road) but does not
currently have an interest in the property comprising the secondary site
(462 Willoughby Road). Walter Projects Pty Ltd has an interest in the
primary site which comprises the following lots as reflected on the

drawing below:

Primary Site

* Lot1 DP1084756; 1 Walter Street

* Lot1 DP1084756; 1A Walter Street

e Lot 12 DP129153; 450 Willoughby Road
e Lot 11 DP129153; 452 Willoughby Road
* Lot1 DP178525; 454 Willoughby Road
e Lot1 DP75133; 456 Willoughby Road
e Lot1 DP81135; 458 Willoughby Road
* Lot1DP1181181; 460 Willoughby Road

22
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Primary Site (Red)
Source: Architecture Urbaneia 2018 p17

The site the subject of the planning proposal necessarily includes a
secondary site comprising 4 parcels of land not in the ownership of the
proponent but effectively completing the island site, these include:

Secondary Site

e Lot2 DP586037; 462 Willoughby Road

23
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Secondary Site (Yellow)
Source: Architecture Urbaneia 2018 p17

The extent of the land for the rezoning does not include the land on the
south side of Walter Street which is zoned SP2 for a public purpose
because of its operational nature or the land to the west of the site as it

is subject to a separate pending planning proposal at 3 - 31 Walter
Street.
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Site with 5m contour overlay Source: RPData 2018
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The site constraints have been examined in a detail site analysis plan
contained within the Design Report by Architecture Ulrbaeia 2018 which,

in summary, identifies the following constraints.
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The site accommodates a number of buildings of various ages and
styles which are used as low density dwellings. On site parking is
available on most sites but on-street parking remains in demand. The

buildings comprise traditional single and two storey freestanding
dwellings.

The land to the immediate south of the site has been significantly
modified by its use as the major freeway north of the Sydney CBD. The
freeway corridor is located below the level of the subject site within a

acoustic walls and for the most part screened by significant landscaping
and open space.
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Heritage

The subject site does not contain any heritage listed items on Schedule
5 of the Willoughby Local Environment Plan (LEP) 2012, nor is it
located within a Heritage Conservation Area (HCA) or in the vicinity of
heritage listed items on the LEP. However, Willoughby Council requires
a heritage assessment in order to assess the overall character and

significance of the site.

Based on this assessment, it is considered none of the buildings or

structures contain any historic and aesthetic value. The existing
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dwellings and structures do not meet the criterion for local heritage

listing and they do not form a part of any Heritage Conservation Area.

The site in itself does not meet the criterion for local heritage
significance nor does the history of use, contribution to the local
character or the community require any building or structure to be

retained and integrated into the redevelopment of the site.

A consideration of the Acoustic Environment has been undertaken by
VIPAC Engineers and Scientists with attention to road traffic noise and

vibration.®

The site is located approximately 30 metres from the Gore Hill Freeway
and 7.5 metres from Willoughby Road to the nearest proposed dwelling.
Therefore, the traffic noise impact from both of these roads on the
proposed development will be considered to satisfy the indoor noise

requirement.7

All internal noise levels within the development will be less than the
required criteria within the Australian Standards and will result in an
acceptable acoustic amenity for future tenants. It is noted that many
buildings within the Sydney region have included suitable acoustic
treatments to ensure internal noise levels comply with the relevant
council and Australian Standards and additional treatments to the
external balconies or gardens of residential buildings with exposure to
environmental noise sources, greater than that of the proposed

development.

The report concludes that carrying out the development consistent with
the recommendations in the report will achieve compliance with the

required internal noise levels.

An investigation of the traffic and parking environment has been

undertaken by The Transport Planning Partnerships.

jVIPAC Engineers and Scientists Willoughby Road Noise Impact Assessment 2018
Ibid. p9
8 Transport Planning Partnership 2018 Op Cit.
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The August 2017 traffic study finds that growth in the background traffic
alone would result in the Willoughby Road intersection with Walter
Street operating with poor performance. A combination of traffic
generated by the subject development zoned as R3, the Channel 9 site
and proposed childcare centre would trigger the need to upgrade the

Walter Street intersection.

However, a new traffic signal at the Walter Street intersection would
provide sufficient capacity to accommodate development traffic from all

known developments plus growth in the background traffic.’

From TTPP’s review of the proposed masterplan, it is concluded that
the traffic effects arising from the revised proposed master plan is
considered to be acceptable. The proposed development in this revised
proposed master plan is expected to generate less traffic than that
assumed in TTPP’s August 2017 traffic study and as such traffic
impacts arising from the revised proposed master plan would not be
worse than that derived in the August 2017 traffic study.

Compliant parking provision would be provided to serve the proposed
development as per WDCP 2016 parking requirements.

As such, it is concluded that the traffic and parking aspects of the

proposed development would be satisfactory.m

It is noted that consultation with the Roads and Maritime Services on
the signalization of Willoughby Road and Walter Street has resulted in
advice from RMS to Willoughby Council (6 February 2017) for “in-

principle” support subject to the following requirements:

1. Demonstrate to Roads and Maritime satisfaction that the
provision of traffic signals at this intersection will not have a
detrimental impact on traffic flows and travel times for
motorists and buses on Willoughby Road. This will require the
submission of traffic modeling undertaken in accordance with

Roads and Maritime modeling guidelines.

o Transport Planning Partnership 2018 op.cit. p8
" Ibid. p12
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2. Two approaches lanes and a single departure lane being able
to be accommodated within the existing Walter Street road
reserve, designed and constructed in accordance with
AUSTROADS. It is recommended that as part of the lodgment of
the R4 planning proposal that a geometric concept road design
plan of the proposed traffic signals and associated road works be

overlaid on a scaled aerial photograph and/or survey plan.

3. Independent road safety audit to assess the driver see-
through effects of the closely spaced signalized intersections of
Walter Street and Garland Road.

4. All costs associated with the identified civil and signal
hardware (including utility recollection) shall be at no cost to

Roads and Maritime."

It is noted that by letter dated 7 November 2017 Road and Maritime

Services provided approval to the provision of the proposed traffic

signals at the signalized intersection of Willoughby Road and Walter

Street subject to the following conditions:

Right turn movements from Willoughby Road into Walter Street
shall be prohibited in the AM (6-10AM and PM (3 — 7PM) peak
periods through the provision of regulatory signage that legally
prohibits this movement.

Two approach lanes for a minimum distance of 20 metres
(vehicle storage) from the stop line on the Walter Street
approach to the proposed TCS and one departure lane on Walter
Street shall be designed and constructed in accordance with
AUSTROADS and RMS Supplements.

An updated geometric road design plan illustrating full road
design dimensions (i.e. land widths, footpath widths etc) shall be
submitted to Council and referred to Roads and Maritime for In

principle’ endorsement of the full geometric footprint of the

" Roads and Maritime Services Letter PRE-LODGEMEMNT PROPOSAL TO AMEND ZONING FOR 18
RESIDENTIAL LOTS — NO. 3 TO 31 WALTER STREET, WILLOUGHBY FROM R3 (150 UNITS) TO R4
(302 APARTMENTS) 6 February 2017
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signalised intersection, prior to the gazettal of the planning
proposal.

* Itis noted that a small parcel of land at the south-east corner of
No. 450 Willoughby Road is required to facilitate the construction
of the signalised intersection. As Council would be aware, any
land components required from No. 450 Willoughby Road for the
provision of the TCS and associated civil works will require land
owners consent and ideally provided, prior to the gazettal of the
planning proposal.

e All costs associated with the civil and signal hardware (including
utility relocation) shall be at no cost to Roads and Maritime.

e The proposed traffic signals and associated civil works should be
included in a Planning Agreement and executed, prior to the
gazettal of the subject planning proposal.

e The above Planning Agreement should include a trigger point for
the construction of the signalized intersection and linked to a
specific residential unit yield. The nominated residential yield
should be agreed between the land owners and Council (with

advisory input from Roads and Maritime).
These conditions are acceptable to the proponent.

An investigation of the geotechnical environment has been undertaken
by JK Geotechnics.™

The report noted that subsurface conditions established during the
previous investigations in the surrounding area indicated that where
sandstone bedrock was not outcropping at surface, it was present at
shallow depth (up to 1.3m) and it was overlain by fill and residual
clayey sand. The sandstone bedrock was generally assessed to be of at
least low strength and improved to medium and high strength with
depth. Groundwater was not encountered within the depths previously

investigated.

The principal geotechnical issue associated with the proposed R4

"2 JK Geotechnics Geotechnical Assessment Residential Planning Proposal 3 — 31 Walter Street & 462
Willoughby Road, Willoughby February 2017
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development of the subject site relates to the anticipated shallow depth
to sandstone bedrock. Whilst the sandstone bedrock will provide
suitable founding material and can generally be excavated with vertical
batters, hard rock excavation conditions must be anticipated for any
proposed basements, as well as the need to control the associated

ground vibrations.™

The report recommends further investigation. The geotechnical
investigation should comprise the drilling or cored boreholes into the
underlying bedrock to establish the rock properties. At least two
boreholes must be drilled over the extreme eastern portion of the site to

confirm that the manmade fill does not extend into the site area.

The boreholes should extend at least 2m into bedrock or 2m below bulk
excavation level, whichever is the deepest. For the hydrogeological
investigation, standpipes should be installed into at least three of the
boreholes to allow longer term groundwater monitoring. If significant
groundwater is encountered within the proposed excavation depths,
pump-out tests within the standpipes should be carried out to determine
the permeability of the rock mass. The installation of data loggers will
assist to provide a continuous record of groundwater levels which will
allow the effects of rainfall to be assessed. Seepage analysis can then
be undertaken using information from the above investigations to
confirm inflow rates, external drawdown and effects on surrounding

buildings, structures and groundwater uses.™

An investigation of the arboricultural environment has been undertaken

by Lee Hancock Arborist.™

The purpose of the report is to detail the condition of the trees on the
proposed development sites of Walter Street and Willoughby Road.
Trees to be removed and identifies impacts on trees to be retained and
includes recommendations to minimise any adverse impacts, that

demolition, construction activities may have on the trees to be retained.

'® Lee Hancock Arborist Arboricultural Impact Assessment Walter Street, Willoughby February 2017
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Secondly a Tree Inventory was implemented to assess the existing
Street trees and includes recommendations of the trees suitability for

the proposed developments.16

An investigation of the fauna and flora has been undertaken by Fraser

Ecological Consulting.17

The site for the proposed development comprises of introduced trees
and landscaped gardens. The understory plantings are typical garden
planting of the North Shore including and small areas of grass turf
amongst hard surface areas within existing private open space areas.
Some planted native tree species were observed, and therefore, this
ecological assessment has been undertaken as a precautionary

measure.18

The rear yards (southern property boundaries) of houses numbered 2-
18 Walter Street are connected to native vegetation occurring within
Council - managed bushland of Flatrock Creek which is a combination
of a planted bushland buffer adjoining a man-made drainage canal.
Whilst it is highly unlikely any of this vegetation would be impacted the
ecological assessment surveyed this area as a precautionary measure.
Introduced plantings with mowed understory dominate both the road

frontage and rear yards of 2-18 Walter Street.™

The subject site is essentially comprises urban backyards that contains
an upper canopy (both native and non-native trees) and introduced
horticultural shrubs and groundcovers). The most significant fauna
habitat present on site is primarily marginal foraging and roosting
habitat resources for mobile fauna groups including birds, bats and
other mammals including Common Brushtail Possum.

The trees throughout all lots of the subject site provide upper canopy
inter-connectivity including canopy contact with introduced and remnant
trees on the adjacent property.

No habitat hollows were recorded on site, and therefore, the habitat on-

16 .
Ibid. p3
' Fraser Ecological Consulting Walter Street Masterplan Willoughby January 2017
% ibid. p12
" ibid. p12
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site is not considered to provide critical breeding habitat resources.

From the review of databases and other records in relation to species
habitat requirements, it is considered that the following threatened
fauna species are likely to occur in the study area, and may potentially
use the site for foraging and roosting despite not being recorded during
recent surveys:

* Little Lorikeet

* Grey-headed Flying Fox.%

The species listed above do not rely upon habitats on site that form
critical breeding resources that are essential to maintain the lifecycle of
a local population, and therefore, Assessments of Significance (‘seven

part tests’) were not required as part of this assessment.

The tree impacts of the proposal are limited to the removal of
predominantly exotic or the occasional non locally native tree species.
No trees containing significant habitat (e.g. such as hollows) occur on

site or are proposed for removal.

The vegetation on site does not provide an important connective
function between other patches of adjacent native vegetation and does
not form part of important habitat corridor. Therefore, the removal of
this vegetation will not further fragment other local populations of
threatened species, communities or ecological communities.

The proposed removal of the vegetation on site will not exacerbate
edge effects to other areas of native vegetation in the locality. Mobile
vectors (such as insects, birds, possums and bats) required for the
cross-pollination and exchange of genetic material between similar
isolated areas of native vegetation and fauna habitats. EECs in the
locality will not have their ability to perform these functions disrupted

as a result of the proposal.21

The report notes that the major conclusion arising from this Assessment

is that the proposed development is unlikely to result in a significant

2 |pid. p17
2 Ibid. P18
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impact on any listed species or communities providing that the
applicant actively implements the recommendations from this
assessment. Therefore in accordance with the EPA Act (1979), TSC Act
(1995) and FM Act (1994), a Species Impact Statement is not

required.22

An Environmental Site Assessment has been undertaken by

Environmental Investigation Services.?

The primary aims of the assessment were to identify any past or
present potentially contaminating activities at the site, and to identify
the potential for site contamination.
The scope of work included the following:

* Review of site information, including background and site history

information from a Lotsearch Pty Ltd

e Environmental Risk and Planning Report;

* A walkover site inspection; and

e Preparation of an ESA report presenting the results of the

assessment, including a conceptual site model (CSM).

EIS has previously assessed/investigated the eastern section of the site
(450-460 Willoughby Road and 1 Walter Street) for a separate client. In

summary:

* The assessment indicated that the properties being investigated
were historically and currently utilised for residential purposes;

* The primary areas of environmental concern (AEC)/potential
contamination sources were considered to be imported fill and
hazardous building materials;

* The investigation identified fill to a maximum depth of
approximately 1.2m, overlying natural clayey and sandy soils.
The fill was shallower in the western portion of the properties
being investigated; and

* Fill samples were analysed for a broad range of potential

22 .

Ibid. p2
Z Environmental Investigation Services Preliminary Desk Top Environmental Site
Assessment Walter Street and Willoughby Road, Willoughby January 2017
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contaminants, including hydrocarbons, pesticides, heavy metals
and asbestos. An elevated concentration (11mg/kg) of
benzo(a)pyrene (a polycyclic aromatic hydrocarbon (PAH)
compound) was identified in one fill sample above the health-
based site assessment criterion. Elevated zinc and
benzo(a)pyrene were also identified at concentrations above the

adopted ecological assessment criteria.®

The historical aerial photographs review identified a former quarry to
the east of the site which was filled to create the existing recreational
area. Considering the filling history of the adjacent land immediately to
the east of the site, the recreational areas closest to the site are more
likely to have been filled using soil and similar materials, as opposed to
the area being landfilled with putrescible waste (however it is possible
that the areas

further to the east may have been filled with other waste). On this
basis, the area immediately to the east of the site has not been

identified as an AEC/off-site source of contamination in the CSM.%

The EIS recommends the following:

e A preliminary intrusive investigation should be undertaken to
make an assessment of the soil and groundwater contamination
conditions. Although the investigation should be designed to
assess the broader site conditions, a higher density of sampling
and more detailed investigation is recommended in the eastern
site areas;

e To close out any uncertainty regarding the filling history of the
land to the east of the site, a landfill gas analyser (GA or GFM
instruments or similar) should be used to screen for bulk landfill
gasses such as carbon dioxide and methane during the borehole
drilling in the eastern site area;

* A hazardous building materials survey should be undertaken

prior to demolition of the buildings.

% Ibid. p3
% ibid. p4
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e Following demolition of the buildings (and preferably prior to
removal of the hardstand), an asbestos clearance certificate
should be provided; and

* A waste classification should be undertaken prior to off-site
disposal of any surplus materials to be excavated for the

proposed basement construction.?®

The site anaylsis results in the following site opportunities:

PEDESTRAIN & BXE ACCESS NEW INTERSECTION COMMUNITY BENEFIT

LANDSCAPE VIEWS ARCHITECTURAL INTEREST

Site Opportunities
Source: Architecture Urbaneia 2018 p21

% |bid. p4
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2.3 Surrounding Development

Channel 9 Site
6 — 30 Artarmon Road, Willoughby

ghby Rd. _

S
S

Source: RPData 2018

The Channel 9 site at 6-30 Artarmon Road, Willoughby was the subject
of a Part 3A Concept Plan Approval that was approved by the Planning
Assessment Commission on 23 December 2014. The Concept Plan
Approval provides for the residential redevelopment of the site for up to
400 residential dwellings with small-scale non- residential uses to

support the new population.

The approval is proposed to be modified as follows:

* Replace the approved residential master plan with the revised
master plan for 510 dwellings across eight residential flat
buildings ranging in height from 4 to 9 storeys, two buildings
being up to 11 and 12 storeys and small- scale local commercial

uses such as cafes;

39



e Amend the configuration and layout of public open space within
the site, resulting in a 28% increase in area, improved
connectivity and additional potential for deep soil planting;

* Include a new public benefit offer that provides $3 million
towards the upgrade of the Willoughby Road/ Artarmon Road/
Small Street intersection and $1 million contribution toward
bushland regeneration and access upgrades to Walter Street
Reserve; and

* Provide a revised internal road network, providing for on-street
visitor parking within a new loop road and a new roundabout
access point to Artarmon Road;

* Allow for small-scale non-residential uses such as local retail,
office, community or child-care uses to cater to demand
generated predominately by the new residential population of the
Site.

Proposed Concept Plan Revision
Source: JBA S75W Modification Application July 2016 pii
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Source: RPData 2017

The site located to the north of the subject site comprises a high
density residential development oriented north-south on the site in
three rows of buildings. The buildings are set in extensive landscaped

gardens and are accessed from Artarmon Road.

The buildings are gradated in height decreasing from west to east.
These range in height from 9 storeys to 5 and three storeys on the

Willoughby Road frontage.
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2 -4 Artarmon Road, Willoughby Building Heights
Source: Architecture Urbaneia 2018 p46
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3 & 31 Walter Street

Source: RPData 2018

The consolidated site at 3 & 31 Walter Street is currently the subject of
a planning proposal to rezone to R4 High Density Residential, increase
the height from 12m to 24 and 27 metres; and increase the FSR from

0.9:1 to 1.5:1 (including affordable housing).

This planning proposal is currently under assessment.
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2 — 20 Walter Street
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Source: RPData 2017

The dwellings south of the subject site and on the opposite side of
Walter Street are zoned SP2 Infrastructure and we the most acquired

during the upgrade to the adjoining Gore Hill Freeway.

Most of these lots are occupied by low scale single dwellings
commensurate with their zoning, reserving them for a specific public

purpose.
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3.0

Statutory Context

3.1 Zoning

The subject site is zoned Zone R3 Medium Density Residential under

Willoughby Local Environmental Plan 2012.

The specific objectives of the zone are:

Zone R3 Medium Density Residential

1

Objectives of zone

« To provide for the housing needs of the community within a

medium density residential environment.

« To provide a variety of housing types within a medium density

residential environment.

« To enable other land uses that provide facilities or services to

meet the day to day needs of residents.

« To accommodate development that is compatible with the scale

and character of the surrounding residential development.

« To allow for increased residential density in accessible locations,
while minimising the potential for adverse impacts of such

increased density on the efficiency and safety of the road network.

« To encourage innovative design in providing a comfortable and
sustainable living environment that also has regard to solar access,

privacy, noise, views, vehicular access, parking and landscaping.

2 Permitted without consent

Nil

45



3 Permitted with consent
Attached dwellings; Boarding houses; Child care centres; Community
facilities; Group homes; Home businesses; Home occupations; Multi

dwelling housing; Neighbourhood shops; Places of public worship;

Recreation areas; Residential flat buildings; Respite day care centres;

Roads; Seniors housing

4 Prohibited

Any development not specified in item 2 or 3.
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3.2 Key Objectives and Development Control Standards

Includes objectives of the building height controls for the site.

The subject site has a 12m height control.
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Includes objectives of the FSR controls for the site.

A building cannot be erected on the subject site with a FSR exceeding
0.9:1.
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The clause requires the provision of 4% of the total floor space as

affordable housing.

This clause encourages visual interest amongst roof forms.
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This clause protects significant trees on the site.

54



The subject site is identified as Class 5 land.
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This clause requires consideration of excavation in terms of stability,

drainage and the constitution of excavated material.
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The site is not identified as being flood affected.
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The subject site is not identified as being located within a heritage

conservation area and is not a heritage item.
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3.3 Strategic Context
Willoughby Housing Position Statement 2016

Willoughby Council has recently completed its Housing Position
Statement as part of its review of the Willoughby City Strategy. The
recently released Draft North District Plan (21 November 2016) requires
Council to deliver a 5 year housing target of 1,250 dwellings to 2021
and requires the development of 20 year strategic housing targets
identifying investigation areas for additional housing capacity.27 The
report identifies the subject site as part of the “Area suggested for
investigation 5.3 Willoughby” where it forms part of the R3 Medium
density zoned land which borders the centres along Penshurst Street
and Willoughby Road.?®

A detailed site analysis has been undertaken for the subject site by
Architecture Urbaneia 2018 in association with a variety of specialist

consultants which identifies the site characteristics.

The studies have been used to understand the site constraints and in
particular identify the areas of conflict which currently arise from the edge
condition between the open space, infrastructure and residential zones.
The study also looks at the broader area and identifies the areas requiring
improvement which might be met through the opportunities presented in any

redevelopment of the subject site.

z Willoughby Council Willoughby Housing Position Statement 2016 p4
% ibid. p26
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Site Constraints
Source: Architecture Urbaneia 2018 p20

The study considers the existing fabric and uses in close detail to
determine what contributes to the character of the site and local area to
understand those elements which require to be enhanced and those which

would benefit from removal.

The study together with a consideration of the statutory planning framework
and supporting strategies and studies at the local and metropolitan level

have then informed the opportunities provided by the site.
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PEDESTRAIN & BIKE ACCESS NEW INTERSECTION

LANDSCAPE VIEWS

Site Opportunities
Source: Architecture Urbaneia 2018 p21

COMMUNITY BENEFIT

ARCHITECTURAL INTEREST
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4.0 The Planning Proposal
The Planning Proposal is prepared in accordance with “A Guide to
Preparing Planning Proposals 2012” prepared by Planning &
Infrastructure NSW.
The Planning Proposal is comprised of the following four (4) parts:
Part 1 Objectives or Intended Outcomes;
Part 2 An explanation of the Provisions;
Part 3  Justification;
Part 4 Mapping
Part 5 Community Consultation
Part 6 Project Timeline

4.1 Objectives and Intended Outcomes

The objective of this Planning Proposal is to amend the WLEP 2012
as follows:

1. It is proposed to rezone the site from R3 to R4;

2. Itis proposed to amend the height control across the site

from 12 metres to 17 metres; and

3. Itis proposed to include amend the Floor Space Ratio for the

subject site of 0.9:1 to 1.5:1 (including affordable housing).

The following massing plans provide an indicative visualization of
what the development outcome would be pursuant to the LEP

amendment proposed in this Planning Proposal.
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Proposed Site Planning
Source: Architecture Urbaneia 2018 p35
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4.2 MASSING PRINCIPLES
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Proposed Master Plan Level 3
Source: Architecture Urbaneia 2018 p43
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Road Improvements and Intersection Upgrade

Source: Architecture Urbaneia 2018 p30
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Planning Proposal

Perspective View North-west on Willoughby
T

Planning Proposal

Perspective View North on Willoughby Road
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In addition to the amended FSR and height controls, the intended
outcome for the subject site is a built form consistent with the intention
of providing a more appropriate form of development which retains and
improves amenity while providing improved access for residents of

surrounding buildings and broader locality.

To provide greater certainty and clarity in regard to the outcomes of the
Planning Proposal it is proposed to lodge a development application for
the first stage of the site redevelopment so that it can be placed on
public exhibition with the Planning Proposal (subject to the Gateway

determination).
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4.2 Explanation of Provisions

The following table provides a summary of how the amending LEP

impacts on the relevant provisions of the WLEP 2012.

It is proposed to rezone the site to R4 Residential High Density:

Zone R4 High Density Residential

1 Objectives of zone

 To provide for the housing needs of the community within a high

density residential environment.

» To provide a variety of housing types within a high density residential

environment.

« To enable other land uses that provide facilities or services to meet

the day to day needs of residents.

* To allow for increased residential density in accessible locations,
while minimising the potential for adverse impacts of such increased

density on the efficiency and safety of the road network.

« To encourage innovative design in providing a comfortable and
sustainable living environment that also has regard to solar access,

privacy, noise, views, vehicular access, parking and landscaping.

2 Permitted without consent

Nil

3 Permitted with consent

Boarding houses; Child care centres; Community facilities; Home
businesses; Home occupations; Neighbourhood shops; Places of public
worship; Recreation areas; Residential flat buildings; Respite day care

centres; Roads; Shop top housing
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4 Prohibited

Any development not specified in item 2 or 3

Includes objectives of the building height controls for the site.

The subject site is amended to a 17m height control.
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Includes objectives of the FSR controls for the site.

A building cannot be erected on the subject site with a FSR exceeding

1.5:1 (including affordable housing).
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The clause requires the provision of 4% of the total floor space as
affordable housing.

Unchanged
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Unchanged

89



Unchanged
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Unchanged
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Unchanged
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Unchanged
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Zoning

Proposed Amended LEP extract maps

97



Height

LEE]
ocoo

inasessisseslil
mn------ﬁﬁg

|

u?lu’ﬂﬂmﬂﬂﬂaﬂﬁw

HEEERLEEREEREE

45 7
N ,z..,‘....,q . .,‘.
1/
(¥

PROPOSED MAXIMUM BUILDING MEIGHT

OF : SITE £ (NO 452 WILLOUGHBY ROAD) - 16m

P1: SITET (NO.1 - 1A WALTER STREET
& NO.ASD 460 WILLOUGHEY RCAD) - 17m

83333833 33D . ARARN

B3 -20 ] A
BEBEOEECEEERCECEEERENE

PROPOSED FLOOR SPACF RATIO- 1.5:1

FSR | need these

98



4.3 Justification

4.3.1 Section A — Need for a Planning Proposal

1. Is the Planning Proposal a result of any strategic Study or Report?

Details of the Study are provided in Section 3.3 of this proposal. It is
considered reasonable to amend the controls for the subject site where
it is an isolated residential site surrounded by high density residential
uses which are compromised by the edge effects and the current
development on the site is unable to provide for contemporary servicing
and amenity controls. The redevelopment of this site will experience a
tangible positive effect on the quality of their lives of the occupants and
residents as a result of the introduction of residential uses and the
amended height and FSR control and can reasonably contribute to the
cost of realizing the public benefits with the preparation of an

appropriate Voluntary Planning Agreement

In relation to the proposal for the subject site, it is consistent with the
design study where it identified the following preferred built form option

in the surrounds:

* R4 Residential High Density Zone

e Height - 17 metres;
* FSR 1.5:1

To achieve the preferred built form option for the subject site, it is
necessary to amend the LEP through a Planning Proposal.
The justification for the Floor Space increase is the following

commensurate public benefit being provided:

Road and Intersection Upgrade
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A Voluntary Planning Agreement is being entered into that where the
proponent proposes to forward fund the required Walter
Street/Willoughby Road intersection upgrade and Walter Street
upgrade.

A Voluntary Planning Agreement is being entered into that where the
proponent proposes to forward fund the upgrade of the Walter Street
carriageway to allow for compliant footpaths, street tree planting and a
carriageway which will allow for two lanes of traffic and parking on each
side within the existing road reserve. This upgrade to the movement

network will:

Effectively resolve an existing traffic and parking problem;

* Create capacity for additional residential density;

* Significantly improve resident and pedestrian amenity.

* Provide a monetary contribution for a bicycle connection from
Walter Street to Richmond Road;

Affordable Housing Contribution

A Voluntary Planning Agreement is being entered into that will deliver
affordable housing within the development at a provision equivalent to
4% of the accountable total floor space as defined by the Willoughby

Local Environmental Plan 2012. This new affordable housing will:-

e be provided and managed in Willoughby so that accommodation
for a diverse residential population representative of all income

groups is available in Willoughby, and

e will be rented to tenants in the very low to moderate income

households;
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* consist of dwellings constructed to a standard that, in the opinion
of the consent authority, is consistent with other dwellings in
Willoughby, especially in terms of internal fittings and finishes,

solar access and privacy.

It should be noted that these benefits are in addition to what would be
normally required by a new development. They are also public benefits

that have been identified by Council as being needed in Willoughby.

2. Is the Planning Proposal the best means of achieving the objectives

or intended outcomes, or is there a better way?

Yes. The Planning Proposal is seen as the best means of achieving the

objectives or intended outcomes because:

The justification to proceed with the amending LEP has taken into
consideration the public interest and the consequence of not
proceeding with the necessary changes to the planning controls.

The following table provides an evaluation of the Planning Proposal
against the key criteria for a Net Community Benefit Test set out in the
Department of Planning’s Draft Centres Policy. While the subject site is
not located in a recognised centre it is considered appropriate to use
the evaluation criteria to ensure consistency with the assessment
process in determining the net community benefit test for the amending
LEP.

The assessment of the key evaluation criteria in the table, it is
considered that the proposed changes to the Willoughby LEP 2012 will

produce a net community benefit.

Key Evaluation Criteria for net community benefit

Will the LEP be compatible with agreed State and regional strategic
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directions;

* To achieve a balance between greenfield

development and redevelopment in existing areas;

e To improve and enhance existing employment
generating uses in established areas well served by
public transport;

* To resolve the edge effects between high density
and medium density uses and adjoining residential

areas,;

e To co-locate employment and residential
development;

e To concentrate activity in accessible centres;
* To provide new housing within the walking
catchments of existing and planned centres of all

sizes with good public transport;

e To produce housing that suits our expected future
needs; and,

e To improve the quality of new housing development

and urban renewal

The LEP is located in the Transit Oriented Development corridor

The LEP is compatible with the following State and regional strategic
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identified in the Greater Sydney Regional Plan.

The LEP arises from the recommendations of the Willoughby Strategy

which can consistently be extended to this block where the site
conditions provide unique opportunities which are consistent with the
desired outcome. The expectations of the landowner or other

landowners in the precinct will be informed by the findings.

There are no identified cumulative effects from spot rezoning in the

locality that needs to be considered.

The proposal will not result in the loss of employment lands.

The amending LEP will increase the quality of residential housing

supply and affordability from the site.

The proposed upgraded public infrastructure (road, utilities and rail) is

capable of servicing the proposed development of the site.
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There will be improved pedestrian access in the locality of the subject
site.

The subject site is well serviced by bus and train being within the

proximity of the Artarmon Rail Station and Willoughby Road bus routes.

The proposal is expected to reduce car distances travelled by co-
locating residential uses in proximity to services and existing public

transport.

This will result in a decrease in greenhouse gas emissions and

operating costs and result in improved road safety.

Yes. There is significant investment in the existing rail and bus

network. The patronage on the rail and bus network will increase.

The LEP will be compatible with existing development in the area.

The proposal will provide for improved streetscape and contribute to the

revitalisation of this precinct. In particular, the proponent will enter into

a Voluntary Planning Agreement (VPA) that will contribute to the
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provision of new open space and upgraded intersection and access in

the precinct.

Yes. The VPA will contribute to the provision an upgraded movement

network and movement interface.

No it is a residential area.

The public interest for preparing the draft plan includes:

e Improved housing opportunities;

e Improved residential interface;

* Improved streetscape and pedestrian interface;

* Meet the demand for dwellings with high amenity and access to

services;

e Improved sustainability due to proximity to public transport and

services.

e Improved bike and pedestrian connections.
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What are the implications of not proceeding at this time?

The site will be redeveloped at a lesser intensity with little public
benefit accruing from the redevelopment with future uncertainty in the

preferred future built form of the precinct.

4.3.2 Section B — Relationship to Strategic Planning

Framework

3. Is the Planning Proposal consistent with the objectives and
actions contained within the applicable Regional or Sub-regional

strategy and exhibited draft strategies?

The Planning Proposal is consistent with the following objectives
and Planning Priorities of A Metropolis of Three Cities Greater
Sydney Region Plan 2018 and the Northern District Plan 2018.

Greater Sydney Region Plan March 2018

The Greater Sydney Region Plan- A Metropolis of three cities which is
the NSW Government’s revised plan for the future of the Sydney

Metropolitan area to 2056 was adopted in March 2018.

The Greater Sydney Region Plan sets ten directions for Sydney to be:
1. A City Supported by Infrastructure
A collaborative city
A city for people
Housing the City

A city of great places

2

3

4

5

6. A well connected city

7. Jobs and skills for the city
8. A city in its landscape
9. An efficient city

1

0.A resilient city.
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The plan encourages Council’s to accelerate housing supply, choice
and affordability and build great places to live. This is to be achieved
by working with Councils to identify suitable locations for housing and
employment growth coordinated with infrastructure delivery (urban

renewal) and train services along key public transport corridors.

North District Plan March 2018

The North District Plan was adopted in March 2018 and implements the
vision and directions of the Greater Sydney Regional Plan March 2018

through Planning Priorities and Actions.

Planning Priority N5 of the District Plan; Providing housing supply,
choice and affordability, with access to jobs and services is the main
initiative that is relevant to this Planning Proposal. It requires
Willoughby Council to prepare a local housing strategy that addresses
the delivery of 1,250 dwellings within 5 years and plans for the capacity

to deliver further dwellings within a 10-20 year period.

The proposal will assist in meeting the housing supply targets required
in the North District Plan in a location identified as being well located to
local centres, public transport, public open space and regional walking
and cycle networks. The Planning Proposal is considered consistent
with the North District Plan March 2018.

Planning Priority N1. Planning for Consistent.
a city supported by infrastructure. The subject site is located aligning
land use and infrastructure

maximizie the use of existing

infrastructure.
Planning Priority N2. Working Consistent
through collaboration. The PP seeks a collaborative

approach consistent with the
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various agencies.

Consistent

The PP provides walking and
cycling connections to the network
and services consistent with this

priority.

Consistent

The PP seeks to provide walkable
streets that provide direct
accessible and safe pedestrian
and cycling connections from
homes to schools, daily needs and
recreation facilities to encourage
greater physical activity and social
connection and provide
connectivity of, and access to,
diverse open spaces and
opportunities for recreational
physical activity.

Consistent

The PP seeks to provide increased
capacity for a variety of residential
dwellings on the site to provide
increased capacity for residential
dwellings, thereby increasing
housing supply and improving

housing options and affordability.

Consistent

The planning proposal seeks to
provide a redevelopment that
renews the place while respecting
the local heritage.

Not relevant

Not relevant

108




Not relevant

Not relevant

Consistent

The subject site is not identified

as an industrial or urban service
precinct. The residential character
of the surrounds make it
appropriate to provide increased

capacity for residential dwellings.

Not relevant

The PP provides walking and
cycling connections to the network
and services connecting to the
regional transport consistent with

this priority.

The PP provides walking and
cycling connections to the network
and services connecting to the
harbor and District waterways
consistent with this priority.

Not relevant

Consistent
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The planning proposal seeks to
provide a redevelopment that
renews the place while respecting
the local heritage and cultural
landscape consistent with this

priority.

Not relevant.

Consistent

The planning proposal seeks to
improve the urban tree canopy and
landscape with linkages and open
space consistent with this priority.

Consistent
The planning proposal seeks to
improve the provision of open

space consistent with this priority.

Consistent

The planning proposal seeks to
reduce carbon emissions by
locating residential density close
to existing public transport and
services and encourage walking
and cycling consistent with this

priority.

Consistent

The planning proposal reduces the
impact of natural hazards adopting
appropriate flood levels to address
localized flooding consistent with
this priority.

Consistent
The planning proposal is
considered consistent with the

district plan.

Consistent
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and reporting on the delivery of The planning proposal is

the Plan. considered consistent with the

these provisions.

The PP is considered consistent with the Metropolitan and District
Plans. It is considered that the redevelopment of the site will also

contribute to the ‘planning priorities’ articulated in the District Plan.

4. Is the Planning Proposal consistent with the local council’s

Community Strategic Plan, or other local strategic plan?

Willoughby Council has a number of local strategic plans that are
relevant to the Planning Proposal. The following provides a summary
of how the Planning Proposal is consistent with the objectives of the

local strategic plans.

Willoughby City Strategy 2013 - 2029

Willoughby City Council has developed the Willoughby City Strategy
2013 — 2029 which provides a vision for the City and is the foundation
for all Council operations over the next 16 years. It identifies the varied
and rich aspects of community living, Willoughby’s heritage, the natural
environment and commercial centres, providing a clear direction for the
City.

Council’s vision for Willoughby as outlined in Willoughby’s local

strategy is as follows:

Willoughby, the vital hub of the region, where residential, cultural,
economic and environmental interests are respected and balanced, and

our communities enjoy a diversity of lifestyles.

The PP is consistent with the Council’s vision identified in the

Willoughby City Strategy 2013-2029 in that it promotes a cohesive and
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inclusive community by locating hosing close to existing facilities and

making provision for affordable housing to accommodate the vulnerable.

The PP is consistent with the quality living amenity provisions ensuring
access to adequate infrastructure and services and providing

universally accessible measures in design.

The PP is consistent with the Transport and Mobility provisions
promoting active and public transport and the integration between
transport modes. The proposal provides the opportunity for a

pedestrian and cyclist focus within the local centre.

The PP supports the local centre by increasing densities in proximity to
Willoughby.

The Planning Proposal is consistent with the local council’s Community

Strategic Plan.

5. Is the Planning Proposal consistent with applicable State

Environmental Planning Policies?

There are a number of State Environmental Planning Policies that
will apply to any proposed development of the site but are not

applicable to the assessment of this Planning Proposal.

There are a number of State Environmental Planning Policies that
will apply to any proposed development of the site but not all are
applicable to the assessment of this Planning Proposal. The

following table considers this consistency.

SEPP Consistency Comments
1. Development Yes Yes The Standard
Standards Instrument Clause 4.6

supersedes the
SEPP.

The proposal seeks to
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allow for a maximum
building height of 28
metres to the top of
the building which
satisfies the site
specific building
height sought via this
PP.

Yes The PP will not
contain provisions that
will contradict or
would hinder the
application of this
SEPP.

Yes The proposal is for a
maximum building
height as
demonstrated on the
proposed LEP
mapping (Section 8).

N/A Not applicable
N/A Not applicable
N/A Not applicable
N/A Not applicable
Yes The PP aims to be

consistent with the

SEPP having regard to
the range of uses that
may be appropriate for

the site.

N/A Not applicable

N/A Not applicable
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N/A

Not applicable

Yes The PP aims to be
consistent with the
SEPP having regard to
the range of uses that
may be appropriate for
the site.

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

Yes The PP will not

contain provisions that
will contradict or
would hinder the
application of this
SEPP.

The site is capable of
being used for
commercial and

residential purposes,
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with any requirement
for remediation of the
site addressed in the
detailed DA for the
development.

N/A

Not applicable

N/A

Not applicable

N/A

Not applicable

Yes

The PP will achieve
consistency with the
SEPP through
application of design
excellence provisions.
The Architectural
Indicative Scheme
addresses in detail
the implications for
realising the design
quality principles in
the SEPP and
demonstrated an
appropriate built form

on the site.

N/A

Not applicable

N/A

Not applicable

Yes

The PP will not
contain provisions that
will contradict or
would hinder

application of this
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SEPP.

Yes

The PP will not
contain provisions that
will contradict or
would hinder
application of this
SEPP.

Yes

The PP will not
contain provisions that
will contradict or
would hinder
application of this
SEPP.

Yes

The PP will not
contain provisions that
will contradict or
would hinder
application of this
SEPP.

Yes

The PP will not
contain provisions that
will contradict or
would hinder
application of this
SEPP.

N/A

Not applicable

N/A

Not applicable

N/A

Not applicable
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N/A Not applicable

N/A Not applicable

Yes The PP will not
contain provisions that
will contradict or
would hinder
application of this
SEPP.

6. Is the Planning Proposal consistent with applicable

Ministerial Directions (s 117 directions)?

The following table provides an assessment of the Planning Proposal
against the applicable Ministerial Directions. The Planning
Proposal is generally consistent with the identified applicable

Ministerial Directions.

Ministerial Directions

Not applicable to Residential Land.

The planning proposal is consistent with the objectives of the direction

because it will improve the choice, accessibility and distribution of
housing stock. It will also help reduce the development of land on the

urban fringe.

The planning proposal is consistent with the objectives of the direction

117



because it provides for housing in close proximity to employment
opportunities and established public transport reducing travel demand

with environmental benefits.

The planning proposal is prepared in accordance with the general

principle that water quality within the Sydney drinking water catchment
will be protected. The Planning proposal is consistent with SEPP

(Sydney Drinking Water Catchment) 2012 and development will have a

neutral or beneficial effect on water quality.

S

The objective of the planning proposal will amend Willoughby Local
Environmental Plan 2012 in order to allow the particular development

proposal to proceed.

The Planning Proposal is shown to be consistent with the NSW

Government’s Metropolitan Plan for Sydney 2036.

Not applicable

N/A Not applicable
N/A Not applicable
N/A Not applicable

Not applicable

Not applicable
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N/A

Not applicable

N/A

Not applicable

N/A

Yes

Not applicable

The planning proposal
is consistent with the
objectives of the
direction because it
will improve the
choice, accessibility
and distribution of
housing stock. It will
also help reduce the
development of land

on the urban fringe.

N/A

Not applicable

N/A

Not applicable

Yes

The planning proposal
is consistent with the
objectives of the
direction because it
provides for housing
in close proximity to
established public
transport reducing
travel demand with
environmental

benefits.
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Yes

Confirmation that no
residential
accommodation is
proposed to be within
the part of the site
within the ANEF 25-
30.

The proposal includes
residential
accommodation
outside the 20ANEF.

N/A

N/A

Not applicable

The site is not located
on acid sulphate soils.
Accordingly, Direction

4.1 is not applicable.

N/A

Not applicable

N/A

The site is not located
within flood prone
land.

Accordingly, Direction

4.3 is not applicable.

N/A

Yes

The site is not located
within a Bushfire
prone area.
Accordingly, Direction

4.4 is not applicable.

The PP will be
consistent with this

Ministerial Direction.

Yes

The planning proposal
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is prepared in
accordance with the
general principle that
water quality within
the Sydney drinking
water catchment will
be protected. The
Planning proposal is
consistent with SEPP
(Sydney Drinking
Water Catchment)
2012 and development
will have a neutral or
beneficial effect on

water quality.

N/A Not applicable

N/A Not applicable

N/A Not applicable

N/A Not applicable

Yes The PP will be
consistent with this
Ministerial Direction.

Yes The PP will be

consistent with this

Ministerial Direction.
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6.3 Site Specific Yes The PP will be
Provisions consistent with this

Ministerial Direction.

Metropolitan Planning

7.1 Implementation of | Yes The Planning
the Metropolitan Plan Proposal is shown to
for Sydney 2036 be consistent with the

NSW Government’'s A
Metropolis of Three
Cities Plan for
Sydney 2018

4.3.3 Section C — Environmental, Social and Economic Impact

7. Is there any likelihood that critical habitat or threatened species,
populations or ecological communities, or their habitats, will be

adversely affected as a result of the proposal?

No, there have been no critical habitat or threatened species,
populations or ecological communities, or their habitats, identified on

this site.

8. Are there any other likely environmental impacts as a result of the

Planning Proposal (and if so), how are they to be managed?

There are no likely environmental impacts as a result of this Planning
Proposal. The proposed change to the zoning, FSR and height limit is
not likely to give rise to any particular environmental impact given the
location of the subject site and the nature of existing built form in the
area. Any future development of the site will be assessed against the

environmental provisions of the applicable planning instruments.

9. Has the Planning Proposal adequately addressed any social and

economic effects?
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The Planning Proposal is likely to deliver significant local economic
effects and will deliver positive social benefits, including improve local
facilities, employment opportunities, movement networks, increased
housing stock close to public transport, and amenities; greater housing
choice; improved public domain facilities and an improved pedestrian

interface with the surrounding streets.

4.3.4 Section D — State and Commonwealth

Interests

10. Is there adequate public infrastructure for the

planning proposal?

The locality of the Planning Proposal is very well served by existing
public transport and infrastructure. It is anticipated that the public

infrastructure will adequately serve the area.

11. What are the views of State and Commonwealth public

authorities consulted in accordance with the gateway determination?

Consultation with other public authorities has been undertaken at this
stage of the gateway process. It is expected that any required

consultation will be identified following the gateway determination.
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4.4 Mapping
The proposal is supported by relevant and accurate mapping in the
form of the aerial photographs, surveys and mapping included in

section 2.2.

The proposal includes the following amended maps to demonstrate

the proposal.

Zoning | need these

FROPOSED ZONING - HIGH DENSITY RESIDENTIAL
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4.5 Community Consultation

Community consultation will be undertaken in accordance with

the requirements of the gateway determination.

4.6 Timeline

* anticipated commencement date (date of Gateway determination)

31 October 2018

» timeframe for government agency consultation (pre and post exhibition

as required by Gateway determination)

3 weeks

« commencement and completion dates for public exhibition period

1 month

» dates for public hearing (if required)

Not required

e timeframe for consideration of submissions

1 month

* timeframe for the consideration of a proposal post exhibition

2 weeks

« date of submission to the department to finalise the LEP

15 January 2019
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» anticipated date RPA will make the plan (if delegated)
1 month
« anticipated date RPA will forward to the department for notification.

1 month
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5.0 Summary

This Planning Proposal should be supported because;

1. It is consistent with both Local and State Government

strategies on the provision of employment and new housing.

2. The subject site is ideally highly proximate to public

transport, amenities and services.

3. Sydney’s population is growing faster than previously
expected causing increased employment and housing

demand.

4. There are demonstrated social benefits resulting from the
proposed amendment that include the provision of a
range and diversity of housing types, the provision of
growth within close proximity to a growth corridor and public
transport corridor and the provision of movement system

upgrades and affordable housing through a VPA.

5. A Net Community Benefit Test demonstrates a net

community benefit arises from the Planning Proposal.

Andrew Darroch
Consultant Planner
July 2018
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