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¢##¢ Vlecone

22 November 2023

Annelise Tuor,
Chair, Strategic Planning Panel of
the Sydney South Planning Panel

C/o Lisa Kennedy
Senior Case Manager
Strategic Planning Panels Secretariat

By email only: lisa.kennedy@planning.nsw.gov.au

Dear Annelise Tuor,

Rezoning Review for 407-511 King Georges Road, Beverly Hills, RR-2023-12
RE: Panel Determination 11 September 2023

Mecone Group (Mecone) are writing on behalf of the proponent; Beverly Hills Owners Association Incorporated
(BHOA) in response to Sydney South Planning Panel’s (Panel) determination dated 11 September 2023.

We thank the Panel for their consideration of the Planning Proposal (PP-2022-3899) on 22 August 2023 and
welcome the determination that there is strategic merit to increasing the residential density on the western side of
King George’s Road. The Panel has deferred a determination on site-specific merit and accordingly, this letter
provides documents which revise PP-2022-3899 and should be read in connection with the following attachments:

e Appendix A: Rezoning Review Record of Decision, dated 11 September 2023

e Appendix B: Letter from Sydney South Planning Panel, dated 13 September 2023

e Appendix C: Urban Design Report by Olsson, dated November 2023

e Appendix D: Feasibility Analysis by Atlas Economics, dated November 2023

e Appendix E: Addendum Transport Assessment by Stantec, dated 22 November 2023

The Panel have requested that the proponent:

a) Revise the planning proposal to be consisted with the Georges River Council’s draft Beverly Hills Town
Centre Master Plan, 2020 (draft master plan), as amended by the Principles in Council’s resolution dated
24 April 2023, specifically (c) and (d) c. i-iv (the principles); and

b) Subsequently provide additional information and a revised planning proposal to address the Panel’s
concerns.

The Panel’s requirements seek a revised proposal which specifically addresses the following matters discussed in
headings A-G below:

A) Proposed amendments to the Height of Building (HOB) map and Floor Space Ratio (FSR) map
in Georges River LEP 2023 (LEP) are to be consistent with those proposed in Principle (d)
c.i. and ii

Principle (d) c.i and ii states:

c. For the western side of King Georges Road:
i. The maximum building heights is 21m (base height), 24.1m (sites requiring 3m road
widening and min 20m frontage), 31.4m (gateway sites), and 27.2m (Cinema site)
ii. The maximum floor space ratio is 3:1 (base FSR), 3.5:1 (sites requiring 3m road
widening and min 20m frontage and gateway sites), and 4:1 (Cinema site)

It is important to note that Council’s resolution of 24 April 2023 determined to “not proceed with the exhibited
Master Plan for the Beverly Hills Local Centre” - as such the exhibited Master Plan has been abandoned and

not progressed since January 2019. New principles were endorsed to inform a new Master Plan, and it is
mecone.com.au

info@mecone.com.au
02 8667 8668
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significant that Principle (c) of the same resolution adopts the following principles to guide preparation of the
Master Plan;

Principle (c):

That Council endorse the following principles to guide the preparation of the Master Plan for
Beverly Hills Local Centre:
a. The Master Plan guides future development on both sides of King Georges Road.
b. The expansion of the business zone on the eastern side of King Georges Road to create
opportunities for the growth of the Local Centre to support the local community.
c. The exploration of the western side of King Georges Road having greater maximum
building heights than the eastern side of the road.
d. The investigation of the inclusion of affordable housing within the Local Centre.
e. That built form transition provisions between the business zone and adjoining low scale
residential zones are incorporated into the Master Plan and future development controls.
f. That non-residential floor space within future developments ensures capacity to meet the
2036 projections for employment floor space.
g. That the Master Plan addresses the risk associated with the Moomba to Sydney High
Pressure Gas Pipeline on future development
h. The provision of a plaza and additional green spaces within the Local Centre
[our emphasis]

The proponent is committed to demonstrating consistency with Council’s Master Plan and in particular
Principle (c). It has therefore explored greater maximum building heights on the western side of King George’s
Road. Table 1 and Figures 1-3 compare Council’'s abandoned Master Plan, to the original Planning Proposal
submission and the revised Planning Proposal.

The proponent is now seeking just one storey above Council’s former Master Plan heights with corner

gateway sites (Lot A, Lot K and Lot L) seeking two additional storeys. The urban design report prepared by
Olsson fully explores the environmental impacts of the proposed uplift at Appendix C.

TABLE 1: COMPARISON OF PROPOSED HEIGHT IN STOREYS

Council’'s Master Plan | Planning Proposal Principle Planning Proposal
(now abandoned)’ (as lodged) (d)c.i-ii (as revised)
Corner Sites 9 14 31.4m 11 (39m)
Mid-Block Sites 7 12 24.1m 8 (28m)
Cinema Site 8 12 27.2m 9 (33m)

The revised proposal seeks FSR controls which are commensurate with the proposed height of buildings. The
mid-block sites and cinema site will have a lower FSR than Principle (d)c.i-iv. Whilst the corner sites will have
a slightly increased FSR control. Refer to Table 2 below.

TABLE 2: COMPARISON OF PROPOSED FSR

Council’'s Master Plan | Planning Proposal Principle Planning Proposal
(now abandoned) (as lodged) (d)c.i-ii (as revised)
Corner Sites 3.5:1 5.5:1 3.5:1 5:1
Mid-Block Sites 3.5:1 4:1 3.5:1 3:1
Cinema Site 4:1 5.5:1 4:1 3.5:1
1 Including 1 bonus storey mecone.com.au
info@mecone.com.au
2 02 8073 4677



@ A : Zerl . T 3
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FIGURE4 ORIGINALLY SUBMITTED BHOA MASTER PLAN
Source: Olsson
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FIGURE5 REVISED BHOA MASTER PLAN
Source: Olsson
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B) The distribution of HOB and FSR across the site must demonstrate:

e An appropriate street wall height, setback of upper levels and transition to
properties to the west in the R4 zone across Dumbleton Lane (12m HOB);

e An appropriate street wall height, setback of upper levels, relationship to adjoining
properties in and across King Georges Road to the east;

¢ A minimum street frontage of 20m;

e A minimum non-residential FSR of 0.75:1 or justification for a lesser amount;

o The ability for future development applications to achieve consistency with the
Apartment Design Guide (ADG) and Council’s Development Control Plan (DCP).

The urban design report by Olsson fully explores the impacts of the Planning Proposal at Appendix C.

Street Wall Heights and Setbacks

The revised street wall height is 7-10 storeys and upper levels would be appropriately set back in accordance
with the built form plan and sections (Figure 4). Setbacks are consistent with Council’'s own Master Plan,
particularly Council’s Type 4 setback.

A three-storey built form (11m) is proposed to Dumbleton Lane which is equivalent to the 12m height of
buildings control to the R4 zone on the opposite side of Dumbleton Lane. This - in addition to the reduced
building height fronting King George’s Road - results in an appropriate height transition of 18m (from 29m to
11m) from east-west to the mid-block sites (Figure 4). This is consistent with the height transition proposed as
part of Council’s own draft Master Plan.

The relationship to the desired future outcome for the east side of King Georges Road (noting that Council’s
draft Master Plan has been abandoned) is predominantly 1 storey higher, with limited locations that are 2
storeys higher. In the context of the 30m building separation resulting from King Georges Road, this difference
would be barely perceptible.
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FIGURE 6 HEIGHT TRANSITION TO THE R4 ZONE, WEST OF DUMBLETON LANE
Source: Olsson Architects

Street frontage
A minimum street frontage width of 20m will apply to the majority of lots (noting that precise compliance

cannot be achieved to every lot owing to the length of the site, and positioning of intersecting roads), this
commitment can be included in a future site specific DCP- which the proponent is committed to progressing
following a gateway determination.

The lots demonstrated in the development potential diagrams at pages 19 and 20 of the Urban Design Report
(Appendix C) directly reflect the existing ownership pattern from groups comprising BHOA and are therefore
not a definitive solution for future lot amalgamations across the site. Consistent with the objective of the 20m
street frontage, lots can be amalgamated across the site area as part of future detailed development
applications.

Non-residential floorspace
Councils draft Master Plan sought 0.5:1 non-residential floorspace (refer to page 24 of the exhibited draft
Beverly Hills Town Centre Master Plan 2020). However, the Georges River Employment Lands Study (ELS)
mecone.com.au
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recommends a reduction in the requirement for non-residential FSR and notes that the Draft Georges River
LEP 2020 proposed to reduce this to 0.3:1.

The submitted proposal sought 0.84:1 (14,016m?2) non-residential floorspace on the basis that non-residential
uses would be supported by the greater uplift in residential development. The revised proposal seeks 0.66:1
(11,555m?) non-residential floorspace. This is an increase compared with Councils draft Master Plan. It is
consistent with the intent of Panel’s requirements as it provides for ground floor non-residential uses to the
entire frontage of King Georges Road. 0.75:1 non-residential floorspace could not be accommodated solely on
the ground floor and would require use of the first or second floor — for which there is extremely low demand.
The site is currently struggling to achieve 60% utilisation for non-residential premises.

A mix of residential and non-residential uses to Dumbleton Lane would provide an appropriate transition
between business uses along King Georges Road to residential uses on the west side of Dumbleton Lane.

Detailed concept design progression has demonstrated that activation of the laneway with non-residential
uses would result in a sub-optimal outcome for the Town Centre as positioning non-residential uses onto a
laneway with low foot-traffic is unlikely to assist with commercial utilisation rate. Further, activating the
laneway with non-residential uses has potential to result in undue noise impacts to residential properties within
the R4 zone on the opposite side of Dumbleton Lane.

The proponent is committed delivering a significantly improved urban design outcome to Dumbleton Lane and
considers that passive, residential activation would best-fit with the future vision of this space as a shared
zone. Particularly considering the relationship with adjacent residential properties within the R4 Zone. It may
be possible that at some key intersections, non-residential uses can flow through to the laneway (ie along
Rudduck Lane and Edgebaston Road).

Consistency with ADG

The original Planning Proposal provided a greater quantum of residential units to higher floors which would
have benefited from excellent solar access and cross ventilation. The removal of 3-4 storeys across the site
has therefore impacted ADG compliance.

Notwithstanding, the revised Planning Proposal improves on potential for ADG compliance when compared to
Council’s draft Master Plan. The proposed 12m wide courtyards to each block ensures that the Planning
Proposal is capable of delivering future schemes which are fully compliant with the ADG. Refer to page 17 and
22 of Appendix C. Preliminary solar studies indicate 74.5% solar access and 60.8% cross ventilation can be
achieved. Comprehensive ADG compliance assessments will be provided in future with detailed development
applications.

Incorporation of the drainage lot (443-445 King Georges Road) into the planning proposal
to ensure an integrated design for all lots within the site boundary. Investigate mechanism
for the drainage lot to be open space that can be used by the public.

The proponent — BHOA does not control this land. This land benefits from an extant DA consent
(DA2019/0114) which does not lapse until 20 May 2026. The consent is for construction of a 61-room hotel,
with ground floor reception and café and associated parking. The approved ground floor plan is provided at
Figure 4 and a visual showing the retained culvert (viewed looking east) is at Figure 5.

Nevertheless, as requested the revised PP now includes the drainage lot at 443-445 King Georges Road.
Given that a detailed design resolution has already been planned for the drainage lot site, it would be
unrealistic to apply the same assumptions which have been made for the rest of the Master Plan area.
Therefore the building footprint of the DA has been relied upon in the proposed Master Plan as it reflects the
location of the stormwater culvert which splits on a curved alignment across the site. The revised Planning
Proposal provides for an 8-storey built form on the drainage lot in order that it can be developed consistently
with the height of development for the rest of King Georges Road. No additional FSR is required to deliver an
8-storey development on this site.

Council’s own draft Master Plan is clear that the drainage lot is intended to be developed and provide a
through-site link only rather than open space (Figure 6). In order to be consistent with Council’s draft Master
Plan, a through-site link is proposed adjacent to the stormwater culvert. The revised Planning Proposal
identifies this as an opportunity at Proposed Principle 1:

1. Enhance the sense of place
Activate the centre with retail, nightlife, tree planting and widened footpaths for greater
pedestrian amenity.
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The proponent is committed to delivering a ‘green’ through site link which would some public open space in
addition to that which was contemplated by Council’s draft Master Plan. This would be reflected in a site

specific DCP.
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FIGURE 7 APPROVED GROUND FLOOR PLAN - DA2019/0114
Source: Dacca Architecture
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FIGURE 8 VISUAL OF APPROVED HOTEL VIEWED LOOKING EAST - DA2019/0114
Source: Dacca Architecture
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GREEN LINKS
EXISTING OPEN SPACE
PROPOSED OPEN SPACE

INVESTIGATE POTENTIAL FOR CAR PARKING AND
OPEN SPACE

GREATER SYDNEY GREEN GRID: EAST HILLS RAIL
LINE OPEN SPACE CORRIDOR

GREATER SYDNEY GREEN GRID: INTER RAIL LINE
GREEN LINKS

FIGURE 9 FIGURE 38 OF COUNCILS MASTER PLAN - OPEN SPACE AND GREEN LINKS
Source: Georges River Council

Council’s draft Master Plan and public open space strategy prioritised exploration of open space to
underdeveloped sites at the intersection of Rudduck Lane and Hampden Street, and to the east side of King
Georges Road within a civic square on the car-park site and a secondary park at the intersection of Lee
Avenue and Norfolk Avenue.

The proponent is committed to providing public open space where there is appropriate opportunity, and
consistent with Council’s draft Master Plan has identified an opportunity a greened through-site link adjacent
to the stormwater culvert, but also more significant public open space to Rudduck Lane which is presently a
one-way street. A commitment can be included in a future site specific DCP — which will be progressed
following a gateway determination.

Mechanisms to widen (3 metres) Dumbleton Lane within the site to provide vehicular
access to future developments and activate the lane with non-residential uses at ground
level

The revised Planning Proposal is based on an urban design study which includes a 3m setback to Dumbleton
Lane — refer to the response to Panel requirement F). This is consistent with Council’s draft Master Plan and
the desired vision for Dumbleton Lane as a pedestrianised space (Figure 4). A commitment to delivering this
setback can be included in a future site specific DCP — following a gateway determination.

Prepare an affordable housing viability report and clarify housing affordability rates
including floor space and number of units and method of management, to consider the
delivery of affordable housing within the site consistent with the government’s strategic
housing policy. The range of 5-10% of new residential floor space subject to viability.

Council’s draft Master Plan relies upon an outdated feasibility study from November 2018 (some 5 years old),
to-date this has never been re-visited as part of Councils Master Plan process.

The revised PP is supported by a feasibility study by Atlas Economics (Appendix D). It finds that the revised

controls are inadequate to facilitate feasible development in the current market:

e 407-421 King Georges Road was found to require an FSR range of 5.3:1 to 5.8:1 to be feasible for
development. The proposed FSR of 5:1 is below the required range and is therefore not feasible. Should
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there be favourable market conditions (i.e. strengthening apartment end sale values relative to
construction cost), development of the site could be marginal-to-feasible.

e 507 - 517 King Georges Road was found to require an FSR range of 5:1 to 5.5:1. The proposed FSR of
5:1 is at the lower end of the range and is therefore ‘just’ feasible.

e The proposed FSRs for the mid blocks — 437-441, 417-475 and 499-505 King Georges Road of 3:1 are
well below the range needed for development to be feasible (FSR 5.7:1 to 6.2:1, FSR 5.8:1 to 6.3:1 and
FSR 4.6:1 to 5.0:1 respectively). These sites are not expected to be feasible for development even in
favourable market conditions.

The proponent is committed to delivering affordable housing if it can be viably delivered as part of future
development of the site, however given current market conditions, the viability of providing affordable housing
should be re-visited in future as part of detailed development applications.

F) Demonstrate that existing local infrastructure, services and/or facilities, such as parks, roads
etc. Can accommodate the increased demand generated by future development and
mechanisms to augment or provide additional infrastructure if needed

Council’'s own draft Master Plan envisaged that public benefits could be delivered via the following mechanisms;
e Bonus incentives for additional height
e Land acquisition for the future civic plaza to the east
e  Planning Agreements with proponents
e Development contribution plans

The proponent is commmitted to ensuring that local infrastructure, services and facilities can accommodate the
increased demand, and similarly to Council’s draft Master Plan we propose that a VPA and development
contributions via S7.11/ S7.12 would deliver sufficient infrastructure upgrades to improve local open space and
facilities. This will allow the western side of King George’s Road to deliver a source of funds to assist Council
delivering public spaces on the eastern side of King Georges Road to enable further development.

The submitted Planning Proposal is supported by a range of technical reports including traffic - which
demonstrate that the previously proposed development had an acceptable impact on local infrastructure. The
revised Planning Proposal seeks a reduction in density, and accordingly will have a lesser impact on local
infrastructure. An addendum to the traffic assessment by Stantec has been provided at Appendix E. Further
detailed modelling will be carried out in consultation with TINSW as part of future development applications.

G) Include a discussion on the preparation of a site specific development control plan (DCP) to
support the proposal, which is to be exhibited with the Planning Proposal

Council’s own draft Master Plan was not supported by a DCP. The proponent recognises that this is an
important document in securing desired future outcomes for Beverly Hills and is committed to preparing a site
specific DCP for exhibition with the Planning Proposal following gateway determination. In our experience it is
normal practice to secure gateway determination prior to documenting the more detailed provisions required in
a DCP.

CONCLUSION

The revised Planning Proposal seeks to address all of the Panel’'s requirements and to reflect the newly endorsed
principles for Council’'s own Master Plan process.

Revisions have been made to incorporate the stormwater culvert site at 443-445 King Georges Road in order to
ensure a consistent future built form along the west side of King George’s Road. Revisions have also significantly
reduced density in order to better align with Council’s principles for a new Master Plan and the desired future
character of Beverly Hills, as sought by the Panel. Accordingly the Planning Proposal will have a significantly reduced
impact on local infrastructure needs.
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The proponent intends to progress a site specific DCP following the issue of a gateway determination. This would
provide the proponent with sufficient certainty to proceed with undertaking a full suite of revisions to the Planning
Proposal documentation, in order to ensure a consistent and comprehensive exhibition package.

Should you wish to discuss further, please contact the undersigned.

Kind regards,

////

lan Cady
Director
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