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Executive Summary

This Planning Proposal seeks to amend the provisions BaysideLocal Environmental Plan BLEP) 2021 for land at Na
187 Slade Road, Bexley NortlPrimarily, the Planning Proposal seeks to aemd the development standardsBLEP 2®1 as
they relate to the height of buildings (HOB) and Floor Space Ratio (FSR) The Planning Proposal received Gateway
Determination on 30 May 2023 and has been updated to reflect the conditions provided in the Gateway Deter mination.

This Planning Proposal applies to thaite owned and operated byTunborn Pty Ltd known asthe Bexley North Hotelat No.
187 Slade Road, Bexley Nortiihe undertaking of the Planning Proposal wilprovide a unique opportunity to unlock the
development capacity andpotential of a significant land holding of 4,236sgmin single ownership that is ideally located
within the Bexley North Town Centreand within walking distance (200m) of Bexley North Railway Sation.

An andysis of the local centres located along the T8Airport and South Line indicates that Bexley North is under capacity
in terms of the planning controls that apply, relative to other local centres. The location, and importantly access t
numerous transport options, offers enormous untapped potential to revitalise the Bexley North Town Centre. The
redevelopment of the subject site presents a unique opportunity to be the catalyst for redevelopment of the local centre
and deliver a suite ofpublic benefits that will not be realised if the current planning controls are retained and the
opportunity for redevelopment passes.

There are compelling Urban Design and Town Planning reasons for an increase to the maximum building height and floor
space ratio for the site, as has been considered within the subject application for a Planning Proposal. Specifically, the
increase in density presents the opportunity to deliver a high quality urban and architectural design, responding to the
accessible loction and strategic daracteristics of the site. The proposed amendments will provide for a suite of public
benefits that will not realised by the current standards oBLEP2021. An increase inbuilding height and floor space will
allow for an uplift in residential and non-residential uses adjacent tdBexley NorthRailway Station and thewithin the Town
Centre. The uplift in the planning controls will be accompanied bysignificant improvements to the Town Centre public
domain which include the provision of additional high quality publicly accessible spacesactivation at street level and
through site links.

Based on the Urban Design Report that accompanies thianning Proposalwhich tests development scenarios in
accordance with the proposed revised contris, the change to the current controlswill facilitate a high quality, well planned
mixed useconceptdevelopment incorporating approximately 92 apartments, and4,575m2 of non-residential floor space
(1.08:1) including a pub, hoteland two retail tenancies The BLEP 2®1 does not contain a blanket minimum FSR for nen
residential development, however, the indicative concept proposal will increase thguantum of non-residential useson
the site facilitating employment growth at the same time as increasing quiy housing stock

The vision for the site as established by thiBlanning Proposal is as follows.

1 %OOAAI EOE A O1 AT Ai AOES AAOAT iyBértA bbodl cehtée, fdmirg A Uisudl madkdrx AU O
and reinforcing the importance and identity d the Bexley North local centre;

1 Contribute towards the revitalisation of the local centre by establishing uses and activation adjacent to the Council
car park and $ade Road;

T %OO0OAAI EOE A OAAOOET AGEIT 16 OE pub &g EetaiDtEnAncied Orikeéd BOmblidly | £ C
accessible open space;

1  Enhance pedestrian permeability through the site to link surrounding sites and public spaces;

1  Address housng affordability by providing a mix of housing choices;

1 Create liveable communities by providindhigh quality amenities and open space to meet the needs of existing and
future residents of Bexley North;

1  Deliver the highest standards of urban planning and>eellence in architectural design.

The redevelopment of the site will provide a significant numbeof public benefits which include the following:

. PLANNING PROPOSAL I
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The renewal of the existing Bexley North Hoteglpub) and associated Motel building will act as a catalyst fahe
future redevelopment of the urbanblock bounded by Bexley Road, Slade Road and SarsfieldcGit;

The provision of a high quality mixed use building that defines the street frontagend provides generous and well
defined open spaces for residents orhe upper levels;

The provision of a through site link(subject to acquisition by Council)to connect to a potentialfuture 05 O A A1
The redistribution of massing away from the sensitive eastern boundarfreducing the currently allowable height
at this edge of thesite) towards the northern and western boundaries will provide increased visual amenity
OEOI OCE AAI EOA O Uding wih genefdiisAlilding depaiation; A O E

A variation to building heights will contribute to a varied and more interesting skyline whch will positively
contribute to the creation of an attractive Bexley Nortttown centre;

Improvements to public safety and amenity by rationalising the width and number of driveway crossovers on the
site to a single point from Sarsfield Circuit;

Retain the existing Bexley North Hotel as a destination which is enhanced bgditional retail premises (subject
01 EOG O Godbntrivutedtavards the economic vitality and increased activation on the primary frontage to
Slade Road, within an easy and safe watlg distance to a catchment of local residents;

The provision of lower density residential uses fronting Sarsfield €cuit to provide a transition in scale to the low
density residential development to the east and provide increased natural surveillance tife public domain, and
Deliver the highest standards of urban planning@nd excellence in architectural design.

An Urban Design Report (UDRRhas been prepared by Carter Williamson which builds on the original work of GMU while
anindicative concept proposd has been prepared byJKM Architects The UDR demonstratethat the proposed LEP changes
will facilitate high quality urban form compatible with the context and setting of the broader locality and the immediate
surroundings. Furthermore, the UDRand indicative concept proposaldemonstrates thefuture redevelopment can relate
positively to the features of the site as well as to surrounding public spaces and residential buildings. The indicative aptc
proposal will provide for the following:

|l

= =4 =4 4 4

The construction of two buildings, comprising a 45 storey eastern buildingpredominantly comprising residential
apartments and small retail fronting Slade Road or the through site linkand a6-10 storey western building
comprising a pub, retail tenancies, a 50 room Het andresidential usesabove

Publicly accessible open space locatedtween the two buildings;

Approximately 92 apartments across the two buildings

Activation along the car park frontage, the Slade Road frontage and the through site links

Retention ofthe use of theBexley North Hotel(pub) on the Ground Level and Level 1

A 50 room hotel in the western building on Levels 23; and

Three basement levels providing folup to 241 car parking spaceswith on-site loading for MRVG.

This application is consisent with the local, regional and state planning strategies fdaysideLGA the EasternCity District
Planand Greater Sydney Region Plahis application has the potential to make a substantial positive contribution to the
quality and utility of public spaces and result in the efficient use of a welkerviced site to provide a development which is
diverse and vibrant, compatible with neighbouring properties and a high quality urban environmenihe Planning Proposal

EO

xi OOEU T &£ #1 61 AEI 60 0OPDPI 0068
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1. Introd uction

This Planning Proposal has been prepared fofurnborn Pty Ltd, owner of No187 Slade Road, Begl North. This application

has been prepared in accordance with Division 3.4 and Division 3.5 of tBavironmental Planning and Assessment Act 1979

as wel as the NSW Department of Planning, Industry and Environment publicatiorL8cal Environmental Plan Midang
Guidelin® j 3ADOATI AAO ¢mgegq j$0) % ' OEAAT ET AQqs ) O A JPBLEE2®
and sets out the justification 6r making the amendment to that Plan.

The primary intent of the application is to initiate a Planning Proposal proess to amend thedevelopment standardsof
BaysideLocal Environmental Plan (BLEP)2021 to:

o amend the heightof buildings standard (Clause 43) to permit buildings to a maximum heightof 20m and

35mandA A1 OAA OEA BEGA MAEA ;(AECED -AD
o amend the FSRtandard (Clause 4.4Jo permit buildingswith a maximum FSR 08B.35:1 and exclude the site
frol  O! OAA xo6 1;1 OEA &32 -AD

o amendthe development requiring the preparation of a development control plan (Clause 6.16) to includst
30 in DP 12222527 187 Slade Road, Bexley North; and
o No changes to Land Reserved for Acquisition (Clause 5.1 and 5.0AActive Frontage (Clause 6.9).

There are compelling strategic, urban design and town planning reasons ftire abovementioned changes to the planning
controls for No. 187 Slade Road ihe subject Planning Proposal. Spifically, the subject site represents a unique
opportunity to deliver a high-quality, innovative and sustainable development, delivering a suite of public benefits that will
not be realised if the current planning controls are retained and the opportunity for redevelopment passes. That is, the
current maximum building heights and FSR are not capable to providing scale of development that is reflective of its
strategic location and superior characteristics.

An Urban DesignReport (UDR)has been preparedby Carter Williamson which builds on the initial work by GMU TheUDR
provides analysis ofthe existing urban fabric and the constraints and opportunities which create the setting to support
redevelopment of the site. The indicative conceptproposal demondrates how future redevelopment ould be
accommodatel on the subjectsite in accordance with the new controls

The proposalis consistent with local and state government planning strategies tiacilitate more efficient and econanic use
of urban land within the Bayside LGA The site is located withinthe Bexley Northtown centre with established public
transport links and access to services and community/social infrastructurelhe indicative conceptproposal demonstrates
the opportunities to integrate residential and commercial land uses witiimprovements to the streetscge, new \ehicular
and pedestrian linksand achieves positive environmental, social and economic outcomes.

This application demonstrates that the proposed LEP amendments have strategic and sstgecific merit. It is aligned with

intent of the application is to initiate a Planning Proposal process to amend thmaximum building height and floor space
development standardsto allow for redevelopment of a strategically superior site.

The site received Gateway Determination on 30 May 2023 with the assessment report concluding the following on Page 46:

The planning proposal is suppted to proceed with conditions because:

OEA

E it is generally congitent with the relevant provisions of the Greater Sydney Region Plan and the Eastern City

District Plan;
E itis consistent with State Environmental Planning Policies and Section 9.1 MinatBirections (or is justifiably
inconsistent or capable of beingpnsistent subject to further consultation or justification);

E it will facilitate the delivery of employment floor space in the Bexley North Town Centre and Bayside LGA

facilitating services for the community; and

E it will provide for potential housing dversity and supply near existing transport, infrastructure, services, open

. PLANNING PROPOSAL I
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space and recreational areas.

This application for a Planning Proposal has been informed bghe following documents:

Tablel ¢ Supporting Documents with tis Planning Proposal

Document Author

Urban Design Study Carter Williamson

Indicative ConceptProposal XM Architects

Traffic and Parking Assessment Traffix

Flooding and Stormwater Analysis GRC Hydro

Stage 2 Environmental Site Assessment JK Environments

Landscape Plan Site Design Studios

Geotechnical Advice JK Geotechnics

EthanePipeline Risk Assessment Arriscar Risk Engineering Solutions

This report is divided into six sectionsincluding a locality and site analysisexisting planning provisions,draft planning
provisions, the Planning Proposaland a conclusion.
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Locality and $te Analysis

2.1 THE CONTEXT

211 Metropolitan Context

The subject site is located in the suburb dBexley Northapproximately 11km south west ofthe Sydney CBDThe subject
site is classified as a local centre under thgastern City District Plan.

The Bexley North local centre is located to the nortlvest of the Kogarah Strategic Centre but is locatempproximately
200m walking distance to Bexley North Statioron the T8z Airport and South Lineand 250m from the entry/exit to the M5
Motorway. The site is also locate@pproximately 5km west of Kingsford Smith Airport andapproximately 9km north -west
of Port Botany, providing a high level of accessibility.

BexleyNorth Town Centre comprises a mix of low and medium densityeelopment reflective of its status as a local centre.
The town centre provides residents with a high level of amenity due to itscentralised location within the greater
metropolitan region and access to public transport Furthermore, residents and employeswithin the suburb have access
to major shopping centres, parks, recreation facilities, services and employmeintthe nearby suburbs
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Figure 1: Context within the EasternCity District.

Based on the Consolidated Urban DesidReport (CUDR)prepared by Carter Williamson, and consistent with the conditions
of the Gateway Determinationthis Planning Proposaltests various development scenarios consistent with @own centre
approachd around critical transport infrastructure. Importantly this testing satisfies the conditions of the Gateway
Determination to test for LEP compliance to surrounding lands, especially the Councdlr park site immediately to the west
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of the subject site. The cUDR not only successfully tests for LEP cpimance for this condition, but also tests scenarios of
what a@own centre approachbto Bexley North might look like. TheProposd at No. 187 Slade Roagblays an important part

in @own centre approachas it scdes-up towards a centre at the intersectiorof Bexley Road, Slade Road and Shaw Street,
and extending north along Bexley Road to thBexley North Railway Sation.

These scenarioenvisage a town centre core height of 12 storeys, with th&€ouncil carpark site being critical to the Bexley
North town centre core, and successfully tests for SEPP@DG compliance (being the most amenity intensive test). The
scenariosenvisage that the Bexley North Town Centre is consistent with general government thinking of developmenplift
around new or existing transport infrastructure to help amortise the value to the state of existing critical infrastructure
whilst helping solve societal issues of housing and employment. This is highlighted by the development around Metro
Stationswhere heights in excess of 18 and0 storeys are not uncommon

2.2 THE SITE

The subject site is a corner block located on theouthern side of Slade Roadand comprisesa single irregularly shaped
allotment known as No0.187 Slade Road, Bexley North with legalescription Lot 30 in DP 1222252 The location of the
subject site is shown edgeded in the aerial image provided atFigure 2.

Figure2 Aerial image (Source: NearMap)

The subject site has a 74.675m wide frontage to Slade Road, and an 86.92m wide secondary d&gaitto Sarsfield Circuit.
The western property boundary is 54.845m in length and the southern property boundary is 45.72m in length. The site has
an area of 4,236gm. A detailed Land Surveys submitted with this application for a Planning Proposal and indicates
boundary lengths, site area, spot levels and the location of existing structures and vegetation within the allotment.

The landform has been modified in te past to createa relatively level building platform upon which the existing
development is stuated. The level portion of the site is at or about RL 12.6. An earth batter is situated at the sowtastern
corner of the site and along the eastern propertypoundary where the site slopes upwards to the level of Sarsfield Circuit.
The most significantdifference between the street level and the existing site level occurs at the sowglastern end of the
site where a difference of approximately 3m is apparentThe low point of the site is at the northeastern corner, being the
intersection of Slade Roa@nd Sarsfield Circuit.
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The site presently accommodates the Bexley North Hotel, a single storey brick structure incorporating drive though bottle

OET D AT AOBARBD £0 xAil AO A Oxi 0OO01 OAU EI OA1 AAGhitir®dl AT O

exist along the eastern and southern property boundaries. The site has four vehicular access points including two from
Slade Road servicing the bottlshop and two from Sarsfield Circuit servicing the hotel. Pedestrian access to the Bexley
North Hotel (i.e. the pub building) is from the Council owned public car park to the west. Vegetation is limited to a small
number of shrubs.

Photographs of the subjet site depicting existing site conditions is provided aFigure 3 through Figure 7.

Figure3 Looking easttowards the Bexley North Hotel

Figure4 Looking eastfrom the public carpark towards the Bexley North Hotel
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Figure5 Looking eastat the drive through bottle shg from Slade Road

Figure6 Looking southtowards the hotel from Slade Road
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Figure7 Looking southtowards the hotel from within the site boundary

2.3 SURROUNDING DEVELOPMENT

The site is located on the soiltern side of the rail corridor in close proximity to Bexley Noth Railway Station
(approximately 200m walking distance)and within the Bexley North Town Centre. The sittherefore has optimd access
to public transport, as well adocal services and facities including shopping centres, professional and health sengs, and
places of leisure. Proximity to public transport, services and facilities enhances the status of the site as a desirabletioca
for higher density mixed use development comprising régential accommodation and commercial floor space.

Land use conposition in the immediate locality is considerably varied as is expected at the junction of a number of disparate
land use zonesLand use within the Bexley North Town Centre is characteriseldy multi storey mixed use development
incorporating ground level commercial premises and residential accommodation above. The western side of Bexley Road
contains a more traditional commercial strip and the focal point of the Centre is the public car past the corner of Slade
and Bexley Road. Beyond the Centre, laghuse is almost exclusively low density residential, interspersed with educational
facilities and public reserves.

The aerial image provided afFigure 8 indicates key features of the immediatarea.

. PLANNING PROPOSAL I
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Bexley North
Primary School

Figure8 Key features in proximity to the subject site

Adjoining the site to the south at Nos.2210 Sarsfield Circuit is a four storey mixedise development with car parking and
commercial floor space at ground level anthree levels of esidential accommodation above. The ground level is a podium
base and is constructed to all property boundaries. The residential levels are setback from the edges of the podium and a
number of dwellings have northfacing window openings ar private open sgace areas oriented towards the subject site.
The ground level commercial premises presents to the public car padnd pedestrian access is available directly from the
car park. \ehicular access islso availablefrom Sarsfield Circuit.

Adjoining the site b the westat No.316 Bexley Roads a Council owned public car parkThe car park is classified as
©perational landdunder Schedule 4 of theBLEP 2@1. The car park services commercial and business development in the
Bexley North Town Catre and is heavly utilised. Pedestrian access to the Bexley North Hotel is via the car park and this
arrangement is understood to be longstanding. This is consistent with the properties to the south with each building
fronting to the car parkand contaning the primary pedestrian access

To the north of the site on the opposite side of Slade Road is an older style three storey residential flat building develepin
with parking at ground level (No. 234 Slade Road) and a more contemporary five storey mikese developmentwith
commercial floor space at ground floor and residential accommodation above (No. 236 Slade Road). Both developments
have living areas and private open spaces in the form of balconies presenting to Slade Raadi away from the train line to

the north. In each case, vehicular access is from Slade Road.

On the opposit side of Sarsfield Circuito the east of the subject site, land use is characterised by low density residential
development. The dwellings on this block present to Irwin @Gscent and turn heir backs on Sarsfield Circuit. These
dwellings do not have any physical connection with Sarsfield Circuit in the form of vehicular or pedestrian access points
and the visual connection with Sarsfield Circuit is somewhat compromised by ¢hunbroken length of solid boundary
fencing along the rear propery boundary of these properties.

Figure 9 through Figure 17 indicate the nature and form of development in the immediate locality.
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Figure9 Looking towards the mixed-usedevelopment at Nos. 2240 Sarsfield Circuit from the public car park
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Figure10 Mixed-use development at Nos. 20 Sarsfield Circuit
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Figurell Mixed-use development at No 2 Sarsfield Circuit

Figue 12 Northern elevation of mixed-use development at Nos. 220 Sarsfield Circuitwith the rear of the site to the right
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Figurel4 Looking north-east along Slade Road at Nos. 234 and 23&de Road
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Figurel6 Commercial strip along the western side of Bexley Road
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Figure 17 Streetscape presentation of low density residential development along Sarsfield Circuit

2.4 CONNECTIVITYTO PUBUC TRANSPORT

The site is located within200m walking distance of Bexley North Train Station on the T8Airport and South Ling providing
regular train services to Sydney CBD via the Airport, and to Revesby. The site is alsddse proximity to several lus stops
along Bexley Road and Slade RodBlus routes 410, 420, 420N, 446, 491 and 498perate to locationsincluding Hurstville,
Eastgardens, Burwood, Rodands and Waterloo Park.

2.5 DEVELOPMENT APPLICATION DR017/541

Development Application DA2017/541 was lodged 27 October 2017 and sought development consent fibre retention of
existing pub and bottleshop known as Bxley North Hotel; demolition of existing motel and a portion of the pub component
and construction of a mixed use development comprising @ six (6) storey motel containing 66 rooms; a ning9) storey
shop top housingdevelopmentfronting Sarsfield Circut containing 80 dwellings and 1267sgm of commercial floor space
over three (3) basement levels

This development application was withdrawn by the applicant on 12 February 2017ollowing meetings with Council
officers which encouragedthat the proposal $ould be submitted as a Planning Proposal rather than a development
application, given variations sought to the planning controlsparticularly the height of buildings and FSR development
standards within the Rockdale LEP 2011

Since then, the RockdaleEP 2011 has been repealed and replaced by the consolidated Bayside Local Environmental Plan
(BLEP) 2021, however, théneight and FSR develoment standards under the BLEP 2021 arearried over from RLEP 2011
and arestill restrictive , relative to the superor strategic location andredevelopmentpotential of the subject site.

This application for a Planning Proposal seeks mmendthe BLEP 2@1 height of buildings and FSR development standards
amongst other, prior to the re-lodgement of a revised development application.
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2.6 CHRONOLOGYF THE PLANNING PROPOSAL

A brief chronological timeline of the Planning Proposal is detailed below:

1 19 December 2019 7z original Planning proposal submittedto Bayside Council.

1 27 February 2020 - Additional Information Email from Council,

T 7April2020 -) T OAODBT T OA O #1 O1 AEI & OtheKiistAeuised Rlahiing Rroposal wasA A OOA O
submitted to BaysideCouncil.

T 9 April 2020 - Email from Council with comments on the Planning Proposal Report, Traffic, Stormwater and
Flooding issues

1 26 August 2020 z In response to the issues raised on 9 April 202@he secondrevised Planning Proposal
application was submitted to BaysideCouncil

1 5 October 2020 - Email from Council raising issues with Hazards and Risks, Flooding, Traffic and Urban design
1 11 December 2020 - Email from Council summarising the issues in the &L Urban Design Respoies

1 17 December 2020 - Copy of AJ&C Urban Design report dated 25 November 2021 received via GIPA
Application.

1 9 February 2021 - Email from Council regarding Flooding issues

1 16 June 2021 7 In response to the number of issues raisedbove, a third revised Planning Proposal wa
submitted to Bayside Council.

1 15 September 2021 - Email from Council outliningthat the Traffic, Flooding, Hazards and Risk issues had been
largely resolved but concerns remained with the Urban Design aspeat§the Planning ProposalA AJ&C
response able was provided in this email.

1 5 November 2021 - Email from Council outlining the considerations for the future BLPP report

1 16 December 2021 - Bayside Local Planning Panel Meeting

1 13 April 2022 - Bayside Council City Planning and Environment Commée Meeting.

1 27 April 2022 - Bayside Council Ordinary Council Meeting

1 18 May 2022 z Council notified the proponent in writing that it did not endorse the Planning Proposal for
Gateway Determination

1 2 August 2022 7 A Rezoning Review Application was lodged with the Department of Planning
1 13 October 2022 z The Rezoning Review was considered by the Sydney Eastern Aty Planning Panel

1 18 October 2022 z The Sydney Eastern Gty Planning Panel determined that the Planning Proposal should
proceed to Gateway

1 7 December 2022 z The Planning Proposal was submitted to the Department requesting Gateway
Determination
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1 30 May 2023 7z Gateway Determination wasissued subject to conditions.

2.7 MATTERS SPECIFIC TO FUTURE DEVELOPMENT CAPACITY

2.7.1 Geotechnicaland Contamination

A Stage 1 Preliminary Environmental SiteAssessmentwas undertaken as part of DA2017/541 by EIS anda subsequent
Stage 2 Environmental Site Assessment report wgsrepared and submitted with that Development Application. EIS
recommended the following

1 A Renedial Action Plan (RAP) should be prepared outlining procedures to be undertaken during each stage of
developmentexcavation, with respect to the asbestos contamination;

1 A validation assessment should be undertaken on completion of remediation at eachogevent stage; and

1 The following unexpected finds protocol should be implemented during excavation works aftéhe s

Part 10z Discussion and Conclusions of the Stage 2 Environmental Site Assessment dated 19 March 2018 by EIS concluded
the following:

The site can be made suitable for the proposed development provided that further investigation and subsequent
remediaion and/or management is undertaken.

A letter from JK Geotechnical (formally EIS) dated 18 September 2019 details that the conclusions andremendations
of the Stage 2 Environmental Site Assessment remain valid.

While it is expected that the future deelopment of the site will include excavated basement car parking, no additional soil
and ground water studies are required in conjunction withthis Planning Proposal. All matters relating to excavatioand
contamination are more appropriately addressed asequired with any future development application.

2.7.2 Acid Sulfate Soils

A Stage 1 Preliminary Environmental SiteéAssessmentundertaken as part ofDA-2017/541 by EIS who considered Acid
Sulfate Soils where the following was noted:

The site is not located in an &tsulfate soil (ASS) risk area according to the risk maps prepared byDxapartment
of Land and Water Conservation.

Whilst mapped as Clas 5, he subject site is more than 500m from any Class4 mapped landand will not lower the water
table. Therefore, an Acid Sulfate Soils Management Plan is not required and the Planning Proposal does not alter how Clause
6.1 of BLEP 2021 operate#\cid Sulfate Soils can be considered as part of the future development ajgption.

2.7.3 Floodingand Stormwater

The subject site is not identified as being within a Flood Planning Area, however adjoining properties to the north and south
are mapped as being withirthe Flood Planning Arealnvestigations into flooding in and around he subject site demonstrate
that the site is subject to overland flows.

A consolidated Flood Investigation Report dated 6 September 2023 has beenprepared by GRC Hydrdo address Coundi 6 O
concerns in relation to flooding.In accordance with the Gateway Determination, single consolidated Flood Investigation
Report is provided and is submitted with this Planning ProposalThe Flood Investigation Report considered the
requirements of theBaysideDCP, Bayside LEP and Sectiéri of the Ministerial Directions.

The report concludes the following:

1 Compliand xEOE #1 01 AEI §0 OANOEOAI AT OO EO OAAAEI U AAEEAOAA
1  The diversion of existing stormwater conduit under Slade Road does not exacerbattrftpo
1 Flood risk can be effectively managed by an evacuation in place response which is the defpdnse in angase

given the short duration of time for evacuation and then the short duratiohflooding at the site.
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1  The public accessible areas creat by the development provide safe refuge to any at the perimefehe site when
flooding begins around the Site.

All further matters relating to flooding and drainage are more appropriately addressed as required with any future
development application.

2.7.4 Heritage and Archaeological

The subject site is not a listed heritage iterris not located within a heritage conservation areaand does not adjoinany
heritage items or heritage conservation areadt is not anticipated that the redevelopment of the site wuld prejudice the
heritage significance or setting okny items of heritage significance.

Furthermore, an AHIMS Basic Search has also been undertaken and rdsehat there are no Aboriginal sites that have been
recorded on or in the vicinity of the subgct site.

2.75 Traffic and Transport

The subject site has two frontages to public roads, the primary frontage being to Slade Road and the secondary frontage to
Sarsfeld Circuit. The existing pub building currently provide s two vehicular crossovers from SladeRoad to service the
bottle shop of the Bexley North Hotel with vehicular access to the existing motel accommodation via Sarsfield Cirduis
noted the M5 Mobrway tunnel extension is proposed under the northern section of the site, however the desigif the
indicative concept proposal will ensure all worksare clear of this tunnel.

The indicative concept proposal indicates that a three level basement will ipgovided with a two lane driveway providing
residential and commercial vehicleaccesswith a separate truck loading bay entrance adjacent the residential and
commercial driveway off Sarsfield Circuit The single vehicular accesspoint will be sufficient to accommocdate MRVsto
service the loading areasand rubbish collectionand also provide accessa the separate commercial and residential car
parking spaces.The remaining vehicular crossovers will be closed and made good to improve vehicular and pedestrian
safety.

There are continuous concrete pedestrian pathways o8lade Roadnd it is anticipatedthat the redevelopment of the site
will include the reconstruction of the footpath reserves for the full frontage of the siteThis will be undertaken at the
development application stage.

Bexley North Railway Station is located approximatel\200m north-west of the subject site Bexley North Railway Station
is located along the T8 z Airport and South Line providing connections to Campbelltown, International and Domestic
Airports, Green Square, Central, Circular Quay and Town H&Ril services to the Cit from Bexley North Railway Station
depart every 15 minutes duringmorning and evening peak periods.

A Traffic and Parking Assessment (PPA) has beenprepared by Traffix and is submitted with this Planning Proposal A
revised Traffic Impact Assessment (TIAjlated September 2023 was prepared in response to issues raised by Council. This
document is submittedseparatelywith the Planning Proposal.The report concludes as follows:
O4EA PIATTEIC DPOIi i OAI EO O00ODPDI 00A Ae shtibfactorlyfelebastdd O 1 AT T |
onthe setof worshR AOA AOOOI POET T O 1 AAA &£ 0 OEA Ai1AADO AAROGAITT BI |
Parking and Traffic are discussedfurther in Part 5.3.3 of this Report.

2.7.6 Tree Protection and Retention

There are no trees of any significance on the subjesite. Any existing trees on the site are sefeeded and are required to
be removed. Specifi details regarding tree removal will be considered at the development application stage.

The indicative concept proposal will provide a significantly improved ad structured landscaped proposal to ensure the
long term retention of the proposed trees anda high level of amenity for the subject site. There will be adequate
opportunities for compensatory planting to enhance the streetscape and the microclimatic coitihns within the site.
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2.7.7 ANEF Zone

The subject site is not subject to significant aircraft noise or within any ANEF contouks such, it is not considered thaa
detailed acoustic assessmeris required.

2.7.8 Risk Assessment

The subject site is located in proxnity to the Moomba to Sydney Ethae (MSE) Pipeline than runs through the north
western portion of the Bayside LGAyenerally within the T8 rail corridor. The subjectpipeline is approximately 90m from
the subject site with the residential building at No. 23 Slade Road between the pipelinand the subject site.

Planning Circular PS 24029 relates to Development adjacent to land in a pipeline corridor and refers to the (now repealed)
Clause 66C of SEPP (Infrastructure) 2007. This has been replaced by Clau3& in SEPP (Transport and Infrasucture)
2021 (SEPP T&lwhich statesthe following:

2.77 Determination of development applications

(1) Before determining a development application for development adjacent to land in a pipeline corridor, the
consentauthority must?

(a) besatisfied that the potential safety risks or risks to the integrity of the pipeline that are associated
with the development to which the application relates have been identified, and

(b) take those risks into consideration, and

(c) give written notice d the application to the pipeline operator concerned within 7 days after the
application is made, and

(d) take into consideration any response to the notice that is received from the pipeline operator within 21
days after the notie is given.

The MoombaSydney Ethane Pipeline is noted as License Number 15 in PS@29 where consideration under the SEPP T&l
is required. In thisregard, a pipeline corridor is the following:

(2) Land is in apipeline corridor for the purposes of thisection if the land is located

(a) within the licence area of a pipeline for gas, or for petroleum or other liquid fuels, licensed under
the Pipelines Act 196,7or

(b) within 20m of the centreline (measured radially) of a relevant pipeline, or
(c) within 20m of land the subject of anasement for a relevant pipeline.

In accordance withthe requirements of Clause 2.77(1) of the SEPP T&l, &isk AssessmenReport has beenprepared by
Arriscar Risk Engineering Solutions who concludéhe following:

E The individual risk of fatality at the BNH is less than 1.0 x-&(.a. and does not exceed the risk criterion for
residential uses and places of continuous occupancy, such tshio HIPAP No.10 [1].

E  The individual risk of fatality at theBNH is 0.5 x 1® p.a. and exceeds the risk criterion for sensitive use in HIPAP
No.10 [1]. The current planning proposal does not include sensitive land uses.

¥  All other individual risk levés comply with the corresponding quantitative risk criteria in RIAP No.10 [1] (Refer to
Sections 6.2 t0 6.7)

E Theentiretyofther AOOOA EO EiI OEA &. ACi ECEAI A
risk criteria (Refer Setion 6.8)

E Recommendations have been made to ensure ongoing ciamge with HIPAP 10.

O, 1208 OAC

Qu
O;

It is noted that Baysde Council consulted with APA Group (pipeline operator) in February 2020 who made the following
comments in relation to the Planning Proposal:
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AN

O! (as no concerns regarding any direct impact on the pipelineaa®sult of the development and construction

AAOEOEOUB8DO

O4EA POT PT OAA AAOAI T PI AT O EO 11 AAOAA xEOEET OEA PEDPAIE
not object to the prposal given the development is not for a sensitive land use &8flé AA OT AAO 1 3906 w8
The Risk AssessmentReport and its recommendations are technical in nature and Condition 1(a) of the Gateway
Determination requires a planEnglish explanation of a future LEP provision that seeks to allow consideration of th&iISW
Land Use Safetylanning Framework and the Risk Assessment prepared by Arriscar at the development application stage.
It isimportant to note that Condition 1(a) of the GatewayDetermination doesnot actually require anew LEP provision but
simply aplain English explanation This is discussed below.

In response, the Arriscar Risk Assessment Report concludes that sensitive land uses as defined uNdW Land Use Safety
Planning Frameworkand/ or AS2885which include uses such as hospitals, Educational Establishments, Child Care Centres,
Seniors Housing and the like are not permitted on the site due to the potential rigkd proximity to the pipeline. TheRisk
Assessment Report by Arriscar concludes that the continuous uses such as residential, comercial and hotel usesletailed

in the indicative concept scheme will satisfy the risk criteria and are permittedin this instance. Therefore, the subject site
doesnot have any hazardsor risksrelated to the Moombato Sydney Ethane (MSE) Pipelinethat would restri ct development
asindicated within the indicative concept proposal.

BLEP 2021 doesnot contain an GActivity Hazard Risk Mapdor a LEP requirement that restricts land usesin high risk areas.
Qearly, the proximity to the Moomba to Sydney Ethane (MSE) Pipeline has implicatis on future developmentpotential
greater than the site specific Planning Proposal for the subject sitewhich will need detailed risk assessments along the
length of the pipeline within the Bayside LGA. Until the exact nature of the risks are known and can be quantified, the
provision that restri cts sensitive land uses cannot be undertaken by Cauncil. In any event, we would recommend a draft
condition such asthe following be implemented:

6.18 Development in areas of activity hazard risk

(1) The objective of this clause is to minimise risk to life and property in the event of an emergency arising near
a high pressure gas pipeline.

(2) This clause gplies to the following land:
(a) Lot 30 in DP 1222252, 187 Slade Road, Bexley North
(3) This clause applies talevelopment for one or more of the following purposes
(a) centre-based child care facilities,
(b) early education and care facilities,
(c) educational establishments,
(d) health services facilities,
(e) seniors housing.

(3) The consent authority must not determine a development application for development to which this clause
applies, unless, in accordance with subclause (4), the consent authority has

(a) consulted the Planning Secretary on the application, and

(b) OAEAT ET O1T AT 1T OEAARAOAOEIT OEA 01 ATTEI ¢ 3AAOAOAOQUS
(4) The consent authority must

(a) forward a copy of the application and the accompanying documents to the Planning Secretary within
7 days of receiving the application, and

by ATT OEAAO OEA 01 ATTET ¢ 3AAOAOAOUBO OOAI EOOETT O xE
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It isnoted that Condition 1(a) of the Gateway Determination foreshadows that a future LEP provision will be inserted into
BLEP 2021to restrict sensitive land uses and ensure notification tpand, consideration of any comment from the
Department prior to issuing any development consentTherefore, this suggesed LEP provision is not included in the
amendments to BLEP2021 detailed in Section 4 of the Report. That being said, our client would not object to the insertion
of the above-mentioned suggested LEPprovision.

In any event, matters relating to risk management will bemore appropriately addressed as required with any future
development applicaion when final uses are established

2.7.9 Voluntary Planning Agreement (VPA)

A letter of offer to enter into a VPAdated 18 December 2019 was provide€ouncilas part of the lodgement documents for
the Planning Proposal Bayside Council has not engaged witlhé applicant or its representatives in egard to theVPA offer.
Even though a positive Gateway determinationhas occurred, thevVPAoffer isstill applicable and we await engagement with
Council
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. Existing Planning Provisions

3.1 BAYSIDELOCAL ENVIRONMENTAIPLAN 2021 (BLEP2021)

3.11 Zoning

The subject site is zonedMU1 7z Mixed Use undeBLEP 2®1 and the zoning is not proposed to be altered by this
application for a Planning Proposal.

3.1.2 Height and FSR Development Sandards

The current development standardsthat apply to the site underBLEP 2®@1 are summarised as follows:

Table2 Summay of CurrentDevelopment Standards

Control Existing Requirement Figure
Height of Buildings 16m plus 6m (Area3) 18
Floor Space Ratio 2:1 plus 0.5:1 (Area?) 19

It is noted that the subject site is located witin Areas 3 and 7under the HOB and FSR maps BEEP 2®1, respectively,and
comprise of a site area of greater than 1,200sqm. This application for a Planning Proposal seeks to alter the development
standards on the maps for Clauses 4.3 and 4.4BfEP 2@1 and will exclude the site fromAreas 3 and 7given site specific
HOB and FSRevelopment standardswill be sought.The current development standards are detailed in the following maps:

) Smmeiimst=ry

Figure 18: Extract from BLEP 2®1 Height of Buildings Map (HOB_QD with the subject siteedged inred
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Figure 19: Extract from BLEP 2@1 FSR Map (FSR_Q@)with the subject site in red

The above listed provisions argroposed to be amended as described in Sectial.

3.1.3 Other Relevant Chuses

The land is not mapped as being a heritage item or within a heritage conservation areabject to floodingor subject to any
other environmental or hazard constraints.

The site is mapped as requiring an active frontage on its western boundary with the Council car park in accordance with
Clause 6.9 of BLEP 2021, however, this application for a Planning Proposal does not seek to alter this requirement.

The site is also mpped as LandReserved for Acquisition (LRA) under Clause 5.1 and Clause 5.1A of BLEP 2021. This is
detailed in Figure 20 below.

\

N

Figure 20: Extract from BLEP 2@1 LRAMap (FSR_001) with the subject sitedgedin red
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Figure 20 denonstratesthA O OEA O1T OOEAOT bi OOCETT 1T £ OEA OEOAR AOOEI AGAA
the relevant acquisition authority being Bayside Council. Condition 1(b) of the Gateway Determination seeks clarification

on the LRA mapped lanat the southern end of the site. The Gateway Determination Report notes the following response

from Bayside Council in relation to the LRA land:

F the adjoining property comprising a public car park has been identified as a strategic site for future dpuedat in
CouAEI 80 DHOI PAOOU bPI OOAITEIN

F it supports the retention of the existing acquisition layer for a local road through the subject site, to not compromise
future access to the Council owned sites.

F The Department in its Gateway assessment consides #uvice fran Council, noting support for the retention of the
Land Reservation Acquisition layer within the LEP until such time as the land is dedicated to Council. A condition to
this effect could be included in the Gateway determination; and

F#  Council would supportformalising this accessway in conjunction with the planning proposal determination by way
of the transfer of a suitable area of land for access to the Council site through either a Voluntary Planning Agreement
(VPA), dedication of land or atery least regstration of a legally binding instrument facilitating a right of way or
carriageway to provision access to the Council sites.

The indicative concept scheme notes that the concept building and basement car parkiegels are setback at least

from the southern boundary and will be clear to theLRA mappedland 4 EA ADPDBI EAAT O T1 OAO #1 O1 AE
to the formalisation of the accessway but notes that given the VPA has not progressed, there is no currently available
method to transfer the landto Council and extinguish the LRA mapped land.

Therefore, the applicant intends to retain the LRA mapped land in situ and this can be addressed as part of the development
application process.The indicative concept plans can simply remove the minor landscaping and footpath works noted on
the LRA mapped land if additional clarity isrequired.

3.2 BAYSIDEDEVELOPMENT CONTROL PLAN 22

The BaysideDevelopment Control Plan BDCB 2022 applies to the subject site There areanumber of controls within BDCP
2022 are relevant to the proposed redevelopment of the site. Thesaclude:

1  Part3z GeneralPrinciples for Development;
1 Part5z Residential and Mixed UseDevelopment and
1 Part 6z Non-residential development

Condition 1(h) of the GatewayDetermination requires that Clause 6.16z Development requiring the preparation of a
development control plan of the BLEP 2021 be applied to the Planningdposal. That is asite-specific Development Control
Plan (DCP) will be preparedrior to development consent being grante for a future development application rather than
being provided for public exhibition with the Planning Proposal.This has been theapproach for development at No128
Bunnerong Road and No. 120 Banks Avenue, Eastgardens &wb.215-C o v/ 6 2 E| CGAdANbs.13 GWnA At@et
Mascot and the subject site will simply be added to Clause 6.16 under Part 2(c) as detailed in Part 4.bwel
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. Draft Planning Provisions

4.1 PROPOSEMBLEP2021 AMENDMENTS

The proposed amendments tBLEP 221 are described as follows:

o amend the height of buildings standard (Clause 4.3) to permit buildings to a maximum height of 20m and

cuvi AT A AgAil OAA OEA OEOA EOI I O! OAA 66 11 OEA (AEGE(
o amend the FSR standard (Clause 4.4) to permit buildings with a maximum FSR of 3.35:1 anduglethe site
AOT T O OAA xo6 11 OEA &32 -AbN

o amend the development requiring the preparation of a development control plan (Clause 6.16) to include Lot
30 in DP 12222527 187 Slade Road, Bexley North; and
o No changes to Land Reserved for Acquisition (ClauSel and 5.1A).

The significant numerical changes can be summarised in Table 3 below.

Table3 Summary of Current and Proposed Planning Controls

Control Existing Requirement Proposed Requirement Figure

Height of Buildings 16m plus 6m (Area3) 20m and 35m 21
Floor Space Ratio 2:1 plus 0.5:1 (Ared?) 3.351 22

4.1.1 Amendment of Clause 4.8 Heightof Buildings
The proposal seeks t@amend the maximum building height across the site, as follows:

9 Establish a height oR0m at the easten end of the site and 35m at the western end of the sitender Clause 4.3 Height
of buildings and
1T%2Al OAA OEA OEOA A&AOI I (Ggstlps ascite sgedific ghvidionEappyCEO | £ ADEI AE

The height of buildings map is to be amended generally accordance with Figure 21 below.

Figure 21: Proposed amendment to Height of Buildings Map tBLEP 21
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4.1.2 Amendment of Clause 4.4Floor Space Ratio (FSR)
The proposal seeks tamend the maximum FSR across the site, as follew
1 Establish amaximum FSR of 3.35:Lnder Clause 4 Floor Space Raticand
1%2A1 OAA OEA OEOA EOI i O! OAA xo6 11 OEA &32 1APO AO OEOA

The single FSRepresents a change to the original proposalvhich contained asplit FSR of 3:2:1and 3.6:1 Condition
1(d)(iii) of the Gateway Determination required a imgle FSR apply to the site of 3.35:1 whictepresents the weighted
average of the original proposal.

The FSR map is to be amended generally in accordance with Figure 22 below.

Figure 22: Proposed amendment to the FSR Map BLEP 2®@1

4.1.3 Amendment of Clause 6.1 Development requiring the preparation of a development control plan

BLEP 2021 already contains Clause 6.16 which relates to properties at No. Bdfnerong Road and No. 120 Banks Awee,
Eastgardens and Nos. 21§ cuv  / 8 2 ET OAAT  3B3CEG#&nASheetMaskot. THie @dendment to Clause 6.16 in
accordance with Conditionl(h) of the Gateway Determinatiorwill simply add the subject site to the clause. It is requested
that Clause6.16 of BLEP 2021 be amended as follows (changeshnld ):

6.16 Development requiring the preparation of a development control plan

(1) The objective of this clause is to ensure that development on certain land oataicscordance with a sitespecific
development control plan.

(2) This clause applies to the following land

€) Lot 100, DP 1250842 and Lot 24, DP 1242288, 128 Bunnerong Road and 120 Banks Avenue,
Eastgardens,

(b) Lots &z3 and 112, DP 9142, Lot 0, /926 and Lot B, DP 407002, 246 x w / 8 2 ET OA AT
and 1z3 Ewan Street, Mascot.

(c) Lot 30 in DP 1222252, 187 Slade Road, Bexley North

(3) Development consent must not be granted for development on land to which this clause appliesunless
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(@) adevebpment control plan that provides for the matters specified in subclause (4) has been prepared
for the land, or

(b) guidelines and controls similar to those mentioned in subclause (4) already apply to the land, or

(c) the development is of a minorature and is consistent with the objectives of the zone in which the land
is situated.

(4) The development control plan must provide for all of the following
(a) design principles drawn from an analysis of the site and its context,
(b) the compatibility ofthe proposed development with the desired future character of the area,

(c) the phasing of development and how it will provide for the social and recreational needs of a new
community,

(d) distribution of land uses, including open space (its functi@and landscaping) and environment
protection areas,

(e) the existing and proposed mix of land uses,

(f) subdivision pattern and provision of services,

(g) building envelopes and built form controls, including bulk, massing and modulation of buildings,
(h) (Repealed)

(i) heritage conservation, including both Aboriginal and European heritage,

() encouraging sustainable transport, including increased use of public transport, walking and cycling,
road access and the circulation network and appropriatear parking provision, including integrated
options to reduce car use,

(k) the overall transport hierarchy showing the major circulation routes and connections to achieve a
simple and safe movement system for private vehicles, with particular regard tblip transport,
pedestrians and cyclists,

(I) improvements to the public domain,

(m) minimising adverse impacts on adjoining buildings or the public domain,

(n) achieving appropriate interface at ground level between buildings and the public domain,
(0) impacts on view corridors,

(p) the application of the principles of ecologically sustainable development,

(q) environmental impacts, such as overshadowing and solar access, visual and acoustic privacy, noise,
wind and reflectivity,

(r) environmental constraints, including acid sulfate soils, flooding, groundwater, stormwater, aircraft
movement and noise, contamination and remediation,

(s) opportunities to apply integrated water sensitive urban design,
() (Repealed)
(5) For land specified in sutbause(2)(a), the development control plan must also provide for

(a) housing mixes and tenure choices, including affordable and adaptable housing, and
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(b) no additional overshadowing to the residential buildings in Zone R2 on the eastern side of Bunnerong
Roa between 9am and 3pm on 21 June in each year.

4.1.4 Other Relevant Clauses

This Planning Proposal does not seek to altepplication of any other Clauses in BLEP 2021 applicable to the subject site.
As discussed in Part 3 of the Report (aboveje most notable Clauses that will not be altered include

1 MU1z Mixed Use Zoning
9 Clauses 5.1 and 5.1A Land Reserved for acquisition
9 Clause 6.9 Active street frontages

Condition 1(a) of the Gateway Determination foreshadows that a future LEP provision will be inserted intBLEP 2021to
restrict sensitive land uses and ensure notification tpand, consideration of any comment fromthe Department prior to
issuing any development consentTherefore, the suggeged LEP provision in Part 2.7.8 of this Report isnot included in the

amendments to BLEP2021. That being said, our client would not object to the insertion ofthe above-mentioned suggested
LEPprovision.

Planning Ingenuity Pty Ltd REF: M170091
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. Planning Proposal

5.1 OBJECTIVERNDINTENDEDOUTCOMESz PART 1 OF THE GUIDEINE

511 Objectives

The objectives for this Planning Proposal arto:

i.  Facilitate through changes to the current planning controld  O1 AT Al AOES8 AAOAI 1 i AT O AO
North Town Centre to form a visual marker and reinfece the importance and identity of the Bexley North Town
Centre;

ii. Contribute towards the revitalisation of the town centre by establishing uses and activation at the heart of the
Bexley North Town Centre;

i. %OOAAI EOE A OAAOOET A O HduhddevelnttiZel ude§rieludddrdtentivdf heEBSMel NortH £ C
Hotel with additional café/retail spaces fronting the public car park, the through site links and Slade Road. The
active uses will havedirect access to the public domain or the publicly accsible open space(in private
ownership) within the site;

iv. Ensure development is of a scale, location drdesign to have a positive impact on the visual amenity of the locality
whilst being compatible with the surrounding built and natural environment;

V. Creat new vehicular and pedestrian connections and strengthen existing links to public transport;

Vi. Enhancepedestrian permeability through the site to link surrounding sites and public spaces;
Vii. Address housing affordability by providing a mix of housing choices
Viil. Create livable communities by providing high quality amenities and open space to meet the needexisting and

future residents of Bexley North; and,
iX. Deliver the highest standards of urban planning and excellence in architectural design.

5.1.2 Intended Outcones

The Planning Proposal will amendLEP 2®1 to facilitate redevelopment of the site in a manner gesented in detail in the
indicative concept proposalprepared by JKM Architects The intended outcomes are as follows:

i Assist with meeting strategic developent outcomes for high quality mixed use development within an
underdeveloped town centre

ii. Deliver aredevelopment proposal that facilitates and supports a vibrant range of integrated land usequality
open spaces and through site links;

iii. Contribute to meding new dwelling and employment targets set by state, regional and local strategies;

iv. Retain the pub use Bexley North Hote) as a destination which is enhanced by other retail and food and drink
premisesto contribute towards the economic vitality of thelocality within an easy and safe walking distance to a
catchment of local residents;

V. Creating new residential accommodationopportunities in an area with high amenity andexcellentaccess to a
variety of transport links, social infrastructure and recreatiomal spaces;

Vi. Establish planning controls with the potential to deliver a new built formwhich integrates with the setting and
context of the established character and built form in the surrounding area;

Vii. To achieve a public benefit in terms of providing pulicly accessible open space and a mix of compatible land uses
without a significant loss of amenity for adjoining properties;
viii. The provision of through site link (subject to acquisition by Council)to connect to apotential O 5 O A idzizad oh
Council land arrently occupied by an existing carpark and,
iX. Allow for the orderly and economic devebpment of the land.

The indicative concept proposal is based on a detailed urban design analysis of the site and its setting combined with input
from specialist studiesfor traffic and movement, detailed modelling of visual impacts and solar access and tfeedback
provided throughout the design developmentprocess.

. PLANNING PROPOSAL I
Planning Ingenuity Pty Ltd REF: M170091 29



Vv
5.2 EXPLANATION OF ROVISIONS PART 2 OF THE GUIDEINE

The proposed outcome will be achieved by:

o amend the teight of buildings standard (Clause 4.3) to permit buildings to a maximum height of 20and

cui AT A AgAl OAA OEA OEOA mErboFigedkA o6 i1 OEA (AECEC
o amend the FSR standard (Clause 4.4) to permit buildings with a maximum FSR of 313&nd exclude the site
AOT i O! OAA x 6 (refet to Kigard 228 32 - AD

o amend the development requiring the preparation of a development control plan (Clause 6.16) to include Lot
30 in DP 12222527 187 Slade Road, Bexley North; and
o No changes to Land &erved for Acquisition (Clause 5.1 and 5.1A).

All other provisions of BLEP 2@1 are to remain unchanged.

The detailed description and explanation of the provisions is provided in Part 4 of this Report (above).

5.3 JUSTIFICATIONOF STRATEGIC AND SITE SPECIFIC MERIPART 3 OF THE
GUIDH-INE

This section details the reasons for the proposed LEP amendments andased on a series of questions as outlined in the
$ADAOCOI AT O T £ 01 Al 1 GokcaCEnvirbnikentallPAEN2Kidg Guidel@dl A COOO o1 @ x Q6
The matters to be addressed inclde the strategicplanning context of the amendments, strategic meritssite-specific merits,
potential State and Commonwealth agency interests, environmental, social and economic impagtsis will be discussed
through Part 5.3 of this Report with the Stategic and Site Specific Merit summased at the end of this section.

In summary, the proposed amendmersg to BLEP 2021 outlined above and in Part 4.1 of this Repaniil:

1 Align with the relevant key priorities and strategic merit matters in theGreater Syney Regional Plaand Eastern
City District Planin particular increasing housing and employment in a town centre and within walking distance
(200m) of Bexley North Railway Station

1 Be consistent with the relevant key planning priorities andstrategic and sitespecific merit matters contained in
the BaysidelLocal StrategicPlanning Statement

1 Support the Bayside 2032~ Community Strategic Plar2018-2031 through facilitating new publicly accessible
through site links and creating an active andiibrant place for the community;

1 Respond to the shortfall in housing as required bthe BaysideLocal Housing Strategy

9 Deliver publicly accessible throughsite linksfrom Sarsfield Circuit to the public car park and another through site
link north -south to Slade Roagthereby improving pedestrian activity throughout the locality which will likely be
securedat the development application stage

9 Activate and bring vitality to the public car park, the hrough-site links and Slade Roatbcality which is otherwise
devoid of a strong pedestriansed charactervia the retention of the pub usgBexley North Hotel) and variousretail
tenancies. The proposal will also takgotential activation away from Sarsfield Circuit which igypically residential
in nature;

1 Provide the opportunity to deliver public art or interactive spaces within the throud-site links, which will add to
the cultural diversity of the locality as desired by théaysideLocal Strategic Planning Statement

1 Respond to the circumstances of the site not recogsad by the existing development standards, in that the current
standards do not encourage redevelopment of the siteggnd

1 Deliver a development which will be compatible with the character of the locality, resulting in improvements to
the urban design, streetscape character and amenity of the locale through the provision afiylic open spacesand
compatible land uses
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Questions for consideration in demonstrating justification

531 Section A- The Need for the Planning Proposal
Q1: Is the Planning Proposal the result of any strategic study or report?

In part. The subject site hasheen considered in a previous development applicatioand the current Planning Proposal
process was encouraged by Council staff prior to withdrawal of that application.

There are no strategic studies or reports that directly address the subject site. Netheless, the Planning Proposal has been
initiated by Turnborn Pty Ltd to address a recognised need for housing and employment within an underdeveloped town
centre with excellent access to public transport. It is envisaged that this Planning Proposal wile the catalyst for the
revitalisation of the local centre.

The indicative concept scheme responds to the aims and objectives of the various strategies by providing housing,
employment, through site links and publicly accessible open space, in a wdbcated town centre. This is therefore
consistent with the Bayside LSPSnal Housing Strategy, as discussed in this Report. Furthermqriae proposal is consistent
with the relevant state, regional or local strategic strategies.

The Planning Proposal imccompanied by a Consolidated Urban Design Repor{cUDR) prepared by Carter Williamson.

Q2: Is thePlanning Proposal the best means of achieving the objectives or intended outcomes or it there a better
way?

Yes. A Planning Proposal is the best and only meansachieving the objectives and intended outcomes discussed in Part
5.1.1 and 5.1.2 of this repd.

The current provisions of BLEP 2®1 do not permit the built form as described in the supportingcUDRand indicative
concept proposalprepared by Carter Williamson and JKM Architects respectively. Therefore, the current provisiooannot
deliver the opportunit ies which are framed by the objectives and intended outcomes set out above.

Importantly, the current development standards do notrecognise a transition in form from the MU1 - Mixed Use zore of
the site to the R2z low density residential zoning onthe opposite side of Sarsfield CircuifThe split height limits proposed
will ensure a transition in scale and the redistribution of bulk away from the sensitiveeastern boundary to the northern
and western boundaries fronting Slade Road or the Coundiar park. The Planning Proposalin fact, proposes a reduction
in height along the Sarsfield Circuit frontage compared with the current controls with redistributionof building mass to
less sensitive parts of the site and to capitalise on unique opportunities to integrate with the surrounding towcentre.

The site has been demonstrated to have a variety of attributes conducive &chigher density development comprising a
mixture of non-residential and residential usesas well as the delivery ohumerous public benefits. The public benefits of
the redevelopment include the following:

1 Theredevelopment of the site will act as a catalyst for the future redevelopment othe urban block bounded by
Bexley Road, Slade Road andrSgeld Circuit;

1 The provision of a high quality mixed use building that defines the street frontage and provides generous and well
defined open spaces for residents on the upper levels;

f  The provision ofthrough site linksto connecttoab i OAT OEAI O50AAT O0OEAUUA6 i1 #i O1.
an existing carpark

1  The redistribution of massing away from the sensitive eastern boundary towards the northern and western
boundaries will provide increased visual amenitythrough delivery of a &1 AT A buliddé dith generous
building separation;

1  Avariation to building heights within future development will contribute to a varied and more interesting skyline
which will positively contribute to the creation of an attractive Bexley Northtown centre;

1 Improvements to public safety and amenity by rationalising the width and number of driveway crossovers on the
site to a single point fromSarsfield Circuit

1 Retain the existingpub use Bexley North Hote) as a destination whch is enhanced by other retaipremises to
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contribute towards the economic vitality and increased activation orthe primary frontage to Slade Roadwithin
an easy and safe walking distance to a catchment of local residents;
1  The provision of lower density residential uses frontingSarsfieldCircuit to provide a transition in scale to the low
density residential developmentto the east and provide increasechatural surveillance of the public domain, and
1 Deliver the highest stamards of uban planning and excellence in architectural desigrthrough establishment of
prescriptive building envelope controls

The public benefits and additional residential density can only be delivered through changes to the current planning
provisions. It is noted that these, %0 ! i AT AT AT O EZEOO OEA AAOACI OU T &£ A O30A1 A/
Guideline as follows:

A standard planning proposal refers to any one or more of the following proposed LEP amendment types,
including an amendment:

To change the land use zone where the proposal is consistent with the objectives identified in the LEP for that
proposed zone
+ That relates to altering the principal development standards of the LEP

That relates to the addition of a permissible land use or uses and/or any conditional arrangements under
Schedule 1 Additional Permitted Uses of the LEP

« That is consistent with an endorsed District/Regional Strategic Plan and/or LSPS
* Relating to classification or reclassification of public land through the LEP

The Planning Proposal is the only way to satisfy objectives and intended outcomes as detailed above.

5.3.2 Section B- Relationship b the Strategic Planning Framework

Assessment against the following matters for consideration listed in the guidelines (Questions63 demonstrate that the
planning proposal has clear strategic and sitspecific planning merit.

Q3: Will the planning propos al give effect to the objectives and actions of the applicable regional, or district plan or
strategy (including any exhibited draft plans or strategies)?

This Planning Proposal is consistent with the applicable regional and sub regiorsttategies. The stategic plans identify
the need to deliver greater employment opportunities and a mixture of new housing for a variety of age groups throughout
the established urban metropolitan area, particularly in locations that are in close proximjtto a variety of public transport
options. This Planning Proposal seeks a mix of residential and noesidential land uses on a site in an established urban
environment that is well served by infrastructure, utilities and public transport which is consisent with the relevant
regional and metropolitan plans. This Planning Proposal will:

1 Increase housing choice and availability in a highly accessible location;

1 Increase the available norresidential floor space on the site to promote greater employment opptunities;

1 Deliver redevelopment at a scale which is compatible with the existing and desired future character of the
locality;

1 Permit future residents and visitors access to welestablished services and facilities within the locality with
access to vamus local, strategt and metropolitan centres;

1 Increase tree canopy cover to mitigate urban heat loads; and,

1 Permit future occupants and visitors to have the potential to use environmentally efficient buildings with
thermal and water efficient design andwill have options to use a wide range of transport options.

The applicable documents are considered in turn below.
5.3.2.1 A Metropolis of 3 Cities: The Greater Sydney Region Plan (March 2018)

On 23 March 2018, the Greater Sydney Commission released A Mewlis of 3 Cities:The Greater Sydney Region Plan
(GSRP) TheGSRFReontains a revised ten directions for the Greater Sydney Metropolitan Area. The Directions include the
following:

1. Acity supported by infrastructure;
2. A collaborative city;
3. Acity for peopk;
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Housing the city,

A city of great places;

A well connected city;
Jobs and skills for the city;
A city in its landscape;

. An efficient city;

10. Aresilient city.

© N oA
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Figure 23: The Eastern HarbourCity (Source: A Metropolis of 3 Cities: The Greater Sydney Region Plan)

An assessment against the relevant directions and their objectivés provided in the table below.

Table4 Greater Sydney Region Plan: A Metropolis of Three Cities Directions

Direction 1 z A city supported by infrastructure

Objective 1: Infrastructure supports the three cities

Not Applicable.

Objective 2: Infrastructure aligns with forecast growth i growth infrastructure compact

Not Applicable.

Objective 3: Infrastructure adapts to meet future needs

Not Applicable.

Objective 4: Infrastructure use is optimised

. PLANNING PROPOSAL I

Planning Ingenuity Pty Ltd REF: M170091 33



Table4 Greater Sydney Region Plan: A Metropolis of Three Cities Directions

This objective seeks to maximise the use of existing infrastructure.

The proposal is consistent with this objective as it seeks to enable the redevelopment of the site for mixed use purposesich is
locatedwithin walking distance (200m) of the Bexley North Railway Station, busesnd other facilities within the town centre.

The indicative conceptscheme prepared by JKM Architectdemonstrates the potential for the delivery ofapproximately 92 residential
dwellings and 4,575sgmof non-residential floor space (including a pub50 room hotel and numerous smaller retail/food and diink
premises to activate frontages. These uses will fgovided within walking distance of existing bus and rail services.

Direction 2 z A collaborative city

Objective 5: Benefits of growth realised by collaboration of governments, community and busines s

Not Applicable.

Direction 3 z A city for people

Objective 6: 3AOOEAAOC AT A EI £#OAOOOOAOOOA 1 AAO Aiii O1 EOEAO

Qu

AEA] CE

This objective is about providing social infrastructure and public places that reflect the needs of the community now andfe future.

The indicative concept proposalretains the existing pub use Bexley North Hotel) on the site, and alsdacilitates the provision ofa
new café and retail tenanciesThe conceptproposal also provides a high quality publicly accessible plaza loeal between the two
buildings. The Planning Proposal is consistent with this objective.

Objective 7: Communities are healthy, resilient and socially connected

This objective is about creating a lively connected neighbourhood that is in close proximity &hops, creative arts centres, schools,
health care centres and community facilities. It promotes the benefits of mixed use centres and the opportunities for fiakand
alternative forms of transport.

The subject site is weHllocated, accessible to locainfrastructure, including public transport, health services and amenities. Space will
be provided on site forpublicly accessible open space (in private ownershipjo benefit the wider local community.The indicative
concept proposalindicates a mixture d residential and nonresidential uses on the sitewith enhanced pedestrian permeably through
the site,via the provision of two through-site links. This will enhance the connectivity through the site, enabling improved piestrian
and gycling movements.The Planning Proposal is consistent with this objective.

Objective 8:' OAAOAO 3 UAT AUsO Aiiil 61 EOEAOC AOA AOI OOOAI T U OEAE xEO

This objective is about fostering cultural diversity and facilitating their growth.

The indicative conceptproposal will provide for a mix of one, two and three bedroom apartments which will provide accommodation
for a broad cross section of the communjt In addition, 50 hotel rooms and facilities will be provided on Levels 2 for short term
accommodation.The colocation of residential andnon-residential uses also provides potential for a type of live/work lifestyleThe
Planning Proposal is consister with this objective.

Objective 9: Greater Sydney celebrates the arts and supports creative industries and  innovation

Not Applicable.

Direction 4 z Housing the city

Objective 10: Greater housing supply

The NSW Government has identified that 725,000 new homes will be needed to meet demand based on current population projestio
to 2036. The Eastern City wil require 157,500 homes up to 2036Combined with changing demographics and housing affordability
challenges, greater housing choice will be needed.
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The indicative concept proposal will provide a supply of employment and dwellings within the Bexley Nortlocal centre. The
indicative concept proposal will provide for approximately 92 new dwellings within a highly accessible location in terms of public
transport, services and community facilities. The Planning Proposal is consistent with this objective.

Objective 11: Housing is more diverse and affordable

The Plan encourages the provision of a supply diverse housing supply and encourages the provision of Affordable Housing.

In providing a supply of apartments, the indicative concept proposal will addotthe diversity accommodation in the Bexley North
area. The indicative concept proposabutlines the apartment mix will comprise of 24 x 1 bedroom (5%), 49 x 2 bedroom 63%) and
19 x 3 bedroom (21%) to house a variety of people within thdocal centre. The Hanning Proposal is consistent with this objective.

Direction 5 z A city of great places

Objective 12: Great places that bring people together

The Metropolitan Plan promotes the following principles for the design of great places:

People friendly public open space areas and streets

Fine grain fabric and activity,

Adiverse mix of uses

A socially connected region

Ensure adequate car parking which takes into account access to public transpcaind
Encourage the use of car sharing and hybrid vehide

=a =& =4 -8 -8 -

The indicative concept proposal will enhance the public domain angrovide north-south and eastwest through site connections as
well as a mix of employment and residential uses that directly accords with the plans ambition. The indicative concept posgl will
attract people to the site and promote connectivity and a sese of place. The mix of uses on site will encourage interaction and provide
for greater employment and services in close proximity to residential accommodatioithe fine grain detail ofconcept scheme will be
provided at the development application stageand will be outlined in a future Site Specific DCkh accordance with Clause 6.16 of
BLEP 2021

The site is in a highly accessible location and the provision of car parking will be gogant of the proximity to public transport and
surrounding services. Alternative forms of transport, car sharing and electric vehicles will be encouragethe Planning Proposal is
consistent with this objective.

Objective 13: Environmental heritage is id entified, conserved and enhanced

The Plan seeks to manage and monitor the cumulative impact of development on the heritage values and character of places.

The subject site is not a heritage item or within a heritage conservation area. There are no hegggitems or conservation areas in the
vicinity of the site. It is therefore considered unlikely that the proposal will have an impact on heritage valueEhe Planning Proposal
is consistent with this objective.

Direction 6 z A well-connected city

Objective 14: A Metropolis of Three Cities z integrated land use and transport creates walkable and 30 -minute cities

The Metropolitan Plan seeks to integrate land use and transport planning to provide more housing and services closer to tgzors
hubs.

The siteis located a D0m walk east of Beley North Railway Station. The proposal provides increas# housing (92 dwellings),
increased non-residential uses(4,575sqm of GFA) including a 50 room hotednd services in close proximity to the existing train
station and bus stops The mix of uses propsed in the indicative concept scheme will significant improve the density and jobs on the
site when compared to the existing underdeveloped sit&'he Planning Proposal is consistent with this objective.
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Objective 15: Th e eastern, GPOP and western economic corridors are better connected and more competitive

Not Applicable.

Objective 16: Freight and logistics network is competitive and efficient

Not Applicable.

Objective 17: Regional connectivity is enhanced

Not Applicable.

Direction z Jobs andskills for the city

Objective 18: Harbour CBD is stronger and more competitive

Not Applicable.

Objective 19: Greater Parramatta is stronger and better connected

Not Applicable.

Objective 20: Western Sydney Airport and Badg erys Creek Aerotropolis are economic catalysts for Western parkland City

Not Applicable.

Objective 21: Internationally competitive  health, education, research and innovation precincts

Not Applicable.

Objective 22: Investment and business activity in centres

The plan seeks to provide better access to jobs, good and services in centres.

The proposal will provide 4,575sgm of nonresidential land and approximately92 apartments on the subject site. This will promote
access to jobs and business within thBexley North Local CentreThe Planning Proposal is consistent with this objective.

Objective 23: Industrial and urban services land is planned, retained and managed

Not Applicable.

Objective 24: Economic sectors are targeted for success

Not Applicable

Direction 8 z A city in its landscape

Objective 25: The coast and waterways are protected and healthier

Not Applicable.

Objective 27: Biodiversity is protected, urban  bushland and remnant vegetation is enhanced

Not Applicable.

Objective 28: Scenic and cultural landscapes are protected

Not Applicable.

Objective 29: Environmental, social and economic values in rural areas are protected and enhanced

Not Applicable.

Objective 30: Urban tree canopy cover is increased

The Metropolitan Plan seeks to xpand the urban tree canopy in the public realm.

The existing site is largely devoid ofsignificant planting. The indicative concept proposal will provide an improvement to the urban
canopy and public realm with trees proposedalong street frontages, andyreen roofs proposed to the eastern building and parts of
the western building. The choice of landsgaing and its placement around the periphery of the site and within the public spaces ai
ground level will enhance ground level amenity and provide a leafgutlook for workers and residents on the site An indicative
Landscape Plan has been prepared by &iDesign Studios and is submitted with this reportThe Planning Proposal is consistent with
this objective.
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Table4 Greater Sydney Region Plan: A Metropolis of Three Cities Directions

Objective 31: Public open spaces is accessible, protected and enhanced

This Plan seeks to maximise the use of existing public open space andtpod, enhance and expand public open space.

The indicative concept plan will provide publicly accessible open spacéin private ownership) by providing links between the
buildings (north-south) and links between Sarsfield Circuit and the public car park (eastest). This will enhance links within the
public domain and is consistent with this objetve.

Objective 32: The green grid links parks, open spaces , bushland and walking and cycling paths

Not Applicable.

Direction 9 z An efficient city

Objective 33: A low -carbon city contributes to net -zero emissions by 2050 and mitigates climate change

Not Applicable.

Objective 34: Energy and water flows are ca ptured, used and re -used

The Metropolitan Plan supports precinct based initiatives to increase renewable energy generation and efficiencies.

It is proposed to explore a number of sustainability measures through the development of the site including maiater harvesting,
increased landscaping and tree canopy cover, and the use of natural ventilation and lighting where possifilkis will be considered
at the development application stageThe Planning Proposal is consistent with this objective.

Objectiv e 35: More waste is re -used and recycled to support the development of a circular economy

Not Applicable.

Direction 10 z A resilient city

Objective 36: People and places adapt to climate change and future shocks and stresses

Not Applicable.

Objective 37: exposure to natural and urban hazards is reduced

This objective seeks to provide for new urban development in appropriate areas considering natural and urban hazards.

The subject site is subject to overland flow and is in close proximity to the Modra to Sydney (Ethane) pipeline. These hazards have
been considered in Part 27.8 of this report (above). The Planning Proposal is consistent with this objective.

Objective 38: Heatwaves and extreme heat are managed

The Metropolitan Plan seeks to mitigatéhe urban heat island effect and reducgulnerability to extreme heat.

It is proposed to explore a number of measures in design and material choices that will reduce the urban hkestds and therefore
reduce the reliance on mechanical ventilation. The indate concept proposal shows an increas@ landscaping on the subject site
The Planning Proposal is consistent with this objective.

5.3.2.2 Eastern City District Plan

The Eastern City District Plan (ECDP) adopts the Directions of the GSRP and listaritey Priorities relevant for
considerationin this Planning Proposal The EasternCity District Plan is a guide to implementing the Greater Sydney
Region Plan at a Distat level. It provides a 20year plan to manage growth and achieve the 40 year vision.

The EasternCity District Plan establishes a number of priorities and actions to guide growth, development and change,
relating to productivity, liveability and sustainability. Additional housing to improve diversity and affordability co-
ordinated with transport, certres and services is required in response to population growth. As such, the local area will
require more dwellings, jobs and infrastructure in order to accommodate the needs of the growing population.
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The District Planoutlines actions for how the Eastem City District will work towards meeting the priorities and objectives

of the Regional PlanFigure 24 details the land within the Eastern City District Plan which details thatBexley Northis a
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Figure 24: The EasternCity District Plan locality (SourceEasternCity District Plan)

The Proposal supports a number of the actions outlined in the plan as outlined in the following table:

Table5 EasternCity District Plan

Directi on 1 z A city supported by infrastructure

Planning Priority E1 Planning for a city supported by infrastructure

Not Applicable.

Direction 2 z Working Together to Grow a Greater Sydney

Planning Priority E 2 Working through collaboration

Not Applicable.

Direction 3 z Celebrating diversity and putting people at the heart of planning

01l ATTETC O0OEI OEOU %o 001 OEAET ¢ OAOOEAAO AT A O AEAI EIT £0AOC

Not Applicable.
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Table5 EasternCity District Plan

Planning Priority E 4 Fostering healthy, creative, culturall y rich and socially connected communities

The Planning Proposal will facilitate the indicative concept proposal which will deliver a safe and inclusive environment thatovides
activity in the public domain and within the site. The indicative concept prposal intends to create high quality publicly accessible
open space areas for new residents, visitors and neighbours and cater for a wide variety of people and day to day activities.

The subject site is well connected to existing open space, community ifdies and services in and around the Bexley Norttiown
centre. In addition, the subject site is within walking distancg200m) of Bexley NorthRailway Sation, numerous bus stops ad will
promote alternative forms of transport.

The proposal is expectedto have positive social impacts when factoring in the key soci@conomic indicators of population,
employment and housing tenure and will not result in any negative impacts ahe social fabric of the surrounding area. The Planning
Proposal is consistentwith this planning priority.

Direction 4 z Housing the city

Planning Priority E5 Providing housing supply, choice and affordability with access to jobs, services and public tr  ansport

Bayside Council is required to provide an additional 10,150 dwellingsom 2016-2021. The site is currently underdeveloped and the
indicative concept proposal represents an opportunity to provide a variety of housing and employment opportunities in a Hity
accessible areaThe provision of approximately92 apartments and4,575sgqm of hon-residential floor space as part of a mixed use
development will cater for the additional population and provide additional employment opportunities in the short and long term.

The Gateway Determination Report notes that the Easter@ity District is experiencing significant population and household grown
which is project to translate to a need of an additional 157,500 homes between 202036. The delivery of an additional 92 dwellings
within an existing town centre will assist in meeing the aspirational dwelling targets in an ideal strategic location The Planning
Proposal is consistent with this planning priority.

Direction 5 z A city of great places

Planning Priority E6 Creating and renewing great places and local centres, and respecting OEA $EOOOEA O8O E.

The subject site is located within the Bexley Northown centre which is designated as a Local Centre.

The indicative concept proposal will provide northsouth and eastwest through-site links which will be publicly accessible ogn
space(in private ownership), as well as providing enhanced and active frontages to Slade Road, the Council land to the west and
land slated for acquisition to the south. The increased permeability and vitality will create open and active spaces fesidents,
workers and visitors.

The indicative concept proposal will also permit the removal of two vehicular cross overs on Sladedl, to create a single entry and
exit point from Sarsfield Circuit. The subject site is within 200m walking distance oBexley North Railway Station, numerous bus
stops and the services of the Bexley North Centre. The provision of the pub and retail press on the ground floor that open onto
north and east facing publicly accessible open space will promote activity and al interaction for workers, occupants and
surrounding residents. The proposal is a placéased solution to redevelopment of the sitsince it proposes to retain and incorporate
the use of the pub Bexley North Hote) into the redevelopment. The Plannindroposal is consistent with this planning priority.

Direction 6 z A well connected city

Planning Priority E7 Growing a stronger and more competitive Harbour CBD

Not Applicable.

Planning Priority E8 Growing and investing in health and education precinc  ts and the Innovation Corridor

Not Applicable.

. PLANNING PROPOSAL
Planning Ingenuity Pty Ltd REF: M170091 39



Table5 EasternCity District Plan

Planning Priority E9 Growing international trade gateways

Not Applicable.

Planning Priority E10 Delivering integrated land use and transport planning and a 30 -minute city

The District Plan seeks to integate land use and transport planning to provide more housing, employment opportunities and services
closer to transport hubs. In this regard, the site is located within 200m walking distance of Bexley North Railway Station.

The provision of 4,575sgm of nm-residential floor spaceand approximately 92 apartments within 200m of Bexley North Railway
Station and the entry/exit to the M5 Motorway will provide excellent levels of connectivity and provides an integrated soluin for
land use and transport plannirg. The site is entirely capable of servicindie additional density proposedin the changes to the Height
of Buildings and FSR development standard@he Planning Proposal is consistent with this planning priority.

Direction 7 z Jobs and skills for the cit y

Planning Priority E11 Growing investment, business opportunities and jobs in strategic centres

Not Applicable.

Planning Priority E12 Retaining and managing industrial and urban services land

Not Applicable.

Planning Priority E13 Supporting growth of  targeted industry sectors

The Ran seeks to implement place based activities to attract more visitors.

The indicative concept scheme provides for the retention of thpub use Bexley North Hote) and the provision of a50 room hotel
above to promote thevisitor economy. The site is well located and 200m from Bexley NortRailw ay Stationto promote connectivity
without the need to rely on cars The Planning Proposal is consistent with this planning priority.

Direction 8 z A city in its landscape

Plannin g Priority E14 Prot AAOET ¢ AT A EI POl OET ¢ OEA EAAI OE AT A A
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Not Applicable.

Planning Priority E15 Protecting and enhancing bushland and biodiversity

Not Applicable.

Planning Priority E16 Protecting an d enhancing scenic and cultural landscapes

Not Applicable.

Planning Priority E17 Increasing urban tree canopy cover and delivering Green Grid connections

The indicative concept proposal will enhance the public domain by providing trees around thgeriphery of the site (where not
required to have an active frontage) to expand the urban tree canopy and make connections with the existing tree netwdrkfer to
the indicative landscape plan prepared by Site Design Studios submitted with this repoithe Plaming Proposal is consistent with
this planning priority.

Planning Priority E18 Delivering high quality open space

The indicative concept proposal will provide publicly accessible open space (in private ownership) between the proposkedildings.
These op& spaces will also provide north-south and eastwest through-site links to enhance connectivity within the Bexley North
Town Centre.The Planning Proposal is consistent with this planning priority.

Direction 9 z An efficient city

Planning Priority E19 Re ducing carbon emissions and managing energy, water and waste efficiently

It is proposed to explore a number of sustainability measurem the development application stage which may includsolar panels,
green roofs and walls, water harvesting, and the @sof natural ventilation where possible.
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Table5 EasternCity District Plan

Furthermore the provision of 4,575sqm ofemployment generating uses better matched to the lo¢@opulace will encourage more
local trips and jobs close to home. These will result in a reduction in car use and inased likelihood of walking.The Planning Proposal
is consistent with this planning priority.

Direction 10 z A resilient city

Planning Priority E20 Adapting to the impacts of urban and natural hazards and climate change

Various measures will be exploredo mitigate the urban heat island effect, including choices in materials and increasing tree canop
cover on the site.The subject site is subject to overland flow and is in close proximity to the Moomba to Sydney (Ethapg)eline.
These hazards have beenonsidered in Part 27.8 of this report (above). The Planning Proposal is consistent with this planning
priority.
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5.3.2.3 Bayside 2032 z Community Strategic Plan 2018-2032

The Bayside2032 z Community Strategic Plan 20182032 was adopted by Council after extensive community engagement.
The Plan has been prepared by Council through a series of community consultations. This Rats out the community's
vision to 2032 and sets out four strategic themeso deliver that vision:

Theme One: In 202 Bayside will be a vibrant place.

Theme Two: In 202 our people will be connected in areative city.
Theme Three: In 202 Bayside will be greenyesilient and sustanable.
1 Theme Four: In 202 Baysidewill be a prosperouscommunity.

= =4 =

The following table details how the Planning Proposalis consistent with the relevantvision and strategic goalsof the
BaysideCommunity Strategic Plan:

Table6 Bayside2032 - Community Strategic Plag0182032

Theme One: In 2032 Bayside will be a vibrant place

Community Outcome 1.1 7" AUOEAAS8O BI AAAO AOA AAAAOOEAI A O1 Al

The proposal will facilitate accessible connections through publicly accessible open spdieprivate ownership). The spaces are safe
and engaging with limited opportunities for concealment due to high levels of surveillance from surroundingnd upper leveluses.

Community Outcome 1.2 7" A U O Epladesd ae dynamic and connected

The proposal will facilitate provision of new publicly accessible open space between the two proposed buildings and provide:
increased permeability through new north-south and eastwest through site links. These publicly accessible open spaces are enhance
in the indicative concept proposal with the location of a proposed café, larger pub and two retail tenancies, creating a dynamic spa
for residents and visitors of Bayside.

The proposal will facilitate the provision of 4,575sqm of nonresidential floor space (108:1) including a pub, hoteland a number of
retail premises These uses will help promote a destination and enhance the existing nosidential uses in the Bexley NortH_ocal
Centre. The increasé non-residential FSR for the site (108:1) will provide greater employment opportunities and the calocation of
residential and nonresidential uses will also provide potential for a type of live/work lifestyle.

The proposal will facilitate the highest standard of urban design and provides high accessible publicly accessible open spdoe
facilitate movement. The provision of a singular vehicular entrance on Sarsfield Circuit will minimise cordtibetween vehices and
pedestrians and all servicing will occur within the basements.
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Table6 Bayside2032 - Community Strategic Plag0182032

The Planning Proposal is consistent with this theme.

Theme Two: In 203 3 our people will be connected in a creative city

Community Outcome 2.1 z Bayside celebrates and respects our diverse community

The Planning Proposal will cater for a diverse population and range of business€mmunity engagement will be undertaken post
gateway.

Community Outcome 2.2 z Bayside utilises and benefits from technology

The provision of technology and digital access will be considered at the development application stage. It is anticipated that the si
xET 1T AA Ai1T1AAGAA O1 OEA .. AT A bOiledEnfiohused3i AOOS AAOEAAO ¢

Community Outcome 2.3 z The community feels valued and supported

The indicative concept proposal includesndoor and outdoor communal open space for the exclusive use of residents on the uppe
levels to promote active and passive recreatianThe ground floor levek will provide for publicly accessible open space (in private
ownership) and public domain improvementsto promote connection interaction and vitality .

Community Outcome 2.4 z The community is united and proud to live in Bayside

The proposal will resped the cultural heritage and diversity and maintain equitable access for all stakeholders.

The Planning Proposal is consistent with this theme.

Theme Three: In 203 2 Bayside will be green, resilient and sustainable

Community Outcome 3.1 z Bayside is resilient to economic, soc ial and environmental impacts

The backbone of the Planning Proposal is to retain the use of the Bexley North Hotel which is to be complimented by other-nc
residential, hotel and residential uses. A diversity of uses will provide for a resilient and viabtlevelopment for the Town Cene. The
indicative concept proposal will include public domain improvements and the provision of landscaping and green roof to enharte
quality of the site and its surrounds. Materials will be chosen at the development glication stage that are both asthetically pleasing
and durable.

Community Outcome 3.2 7" AUOEAA8 O OOA 1T £ OAT AxAAI A AT AOcCcU EO El AOAAOE’

The capture and reuse of water will be considered at the development application stage. The indicative concept proposal will includt
public domain improvements and the provison of landscaping and green rods to enhance the quality of the site and its surrounds.

Community Outcome 3.4 z" AUOEAAS O xAOOAO EO xAl1 1 Al ACAA

The indicative concept proposal indicates that waste will be collected on sitgithin the basement and there is adequate areas to
accommodate theproposed density.

The Planning Proposal is consistent with this theme.

Theme Four: In 203 2 Bayside will be a prosperous community

Community Outcome 4.1 z Bayside generates diverse local employment and business oppo rtunities

The increasednon-residential FSR for the site (108:1) will provide greater employment opportunities and the colocation of
residential and nonresidential uses will also provide potential for a type of live/work lifestyle. The subject site i200m from Bexley
North Rallway Station and will promote the use of alternative forms of transportation.

Community Outcome 4.2 z Bayside recognises and leverages opportunities for economic development

. PLANNING PROPOSAL
Planning Ingenuity Pty Ltd REF: M170091 42
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The proposal will facilitate the provision of4,575sqm of non-residential floor space (1081) including a pub, hoteland a number of
retail premises. These uses will help promoteactivation, vitality and a destination which will enhance the aisting non-residential
uses in the Bexley North Local Centre.

Community Outcome 4.3 z Council is financially sustainable and well governed

The use of the retail spaces and facilitation of the sharing economy will be considered at the development agtian stage.

The Planning Proposal is consistent with this theme.

5.3.2.4 Bayside Local Strategic Planning Statement 2020
The Bayside Local Strategic Planning Statement wesdeased on 18 March 2020.

Local Strategic Planning Statements (LSPS) are a new legislative requirement for Councils, requiring @y@éx vision for

land use, as well as outlining strategies for managing change and preserving the unique character of their areas. The LSPS
will provid e Council with strategic direction for planning and help facilitate a coordinated approach to managing growth
and develgment in the Baysidearea. The LSPS will align with the Comumity Strategic Plan and Easter€City District Plan.

The Bexley North LocaCentre is identified as a future investigation area under Bayside LSPS with investigations envisaged

within 6-10 years.) 0 EO 11 OAA OEAO #1 01 AEI1 80 #EOU 01 Al 1T ER2Thavk] A %I
recommended that project planning and masteplanning commence for three investigations area in the following order:
7A00 +1 CAOAER "1 OAT U 2d shdiBexsly Kofii GivernBexlel Qdkth i 185600 theliist of priorities, it

is not expected that master planning documents will be avlable prior to gazettal. If any documents are provided prior to
finalisation, we would be happy to consider the conterst of the report.

It is also noted that the Bayside LSPS proposes the preparation of an Employment Land Strategy. This has not occhrred
if any documents are provided prior to finalisation, we would be happy to consider the contents of the report.

The following table details how the Planning Proposal is consistent with the relevant vision and strategic goals of the
BaysideLSPS:

Table7 BaysidelLocal Strategic Planning Statement

Theme: Infrastructure and collaboration

Direction 1 z Infrastructure supporting new developments

Planning Priority B 1 z Align land use planning and transport infrastructure planningt o support the growth of Bayside

The proposal is located200m from to Bexley North Railway Stationand is therefore idealy located to benefit from this existing
infrastructure. Alternative forms and the promotion of public transport will be considered at the development application stagelhe
Planning Proposal is consistent with this priority.

Planning Priority B2 z Align land use planning with the delivery and management if assets by Bayside Council to support
our community

Not Applicable.

Direction 2 - Working together to grow a Greater Sydney

Planning Priority B3 7z Working through collaboration

Not Applicable.

Theme: Liveability

Direction 1 z A city for people

Planning Priority B4 z Provide social infrastructure to meet the needs of the Bayside Community
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Table7 Baysidelocal Strategic Planning Statement

The proposal will facilitate the provisionpublic domain improvement andnew publicly accessible open spacgn private ownership),
supported by a pubhotel and retail tenancies.These areas will promote vitality and interactionand assist with the revitalisation of
Bexley North The Planning Proposal is consistent with this priority.

Planning Priority B5 z Foster healthy, creative, culturally rich and socially connected = communities.

The proposal will facilitate new publicly accessible open spacgn private ownership) with the non-residential usescreating a vibrant
space for new cultural and social connectiont occur. The indicative concept proposal provides for incrased levels of surveillance
and limited spaces for concealment to promote public safetyrhe Planning Proposal is consistent with this priority.

Direction 2 z Housing the city

Planning Priority B6 z Support sustainable housing growth by concentrating high density urban growth close to centres
and public transport corridors

The proposal will facilitate a highdensity mixed use development provided in the Bexlejlorth Town Centre, in close proxinty to

Bexley North Railway StationIn this regard, the provision ofapproximately 92 apartments and a50 bed hotel will provide long and
short term accommodation to cater for a variety of needs in the localitAs discussed above he Bexley North locakentre is slated
for investigation in the medium term (6-10 years) for urban growth but this has not occurred The indicative concept proposal will
provide a catalyst for the redevelopment of the local centr&he Planning Proposal is consistent with thigriority.

Planning Priority B7 z Provide choice in housing to meet the needs of the community.

Theindicative conceptproposal provides 24 x 1 bedroom units (5%), 49 x 2 bedroom units 63%) and 21 x 3 bedroom units 19%).
In addition, a50 room hotel isproposed to provide short term acommodation for visitors. The proposal therefore provides a variety
of unit sizesand housing choiceto cater for a variety of occupants.

The Planning Proposal will also redistribute bulk away from the lower density resiential dwellings on the eastern side of Sarsfield
Circuit to provide a better transition between the lower and higher density than envisaged under the current planning comtis. The
Planning Proposal is consistent with this priority.

Planning Priority B 8 z Provide housing that is affordable

The provision of Affordable Housing may be explored as part of the VPA contribution (dependent on negotiations with Councilgat
the development application stage. The Planning Proposal is consistent with this prity.

Direction 3 7 A city of great places

Planning Priority B9 z Manage and enhance the distinctive character of the LGA through good quality urban design, respect
for existing character and enhancement of the public realm

Theindicative concept proposal provides a high quality publicly accessible open space between the two buildings, which is enhance
by the proposed adjoining commercial spaces that include pub,hotel and retail uses andresidential tenanciesabove. The proposal
will also enhance thepublic domain along Slade Road and Sarsfield Circuesign Excellence will be detailedtathe development
application stage.The Planning Proposal is @nsistent with this priority.

Planning Priority B10 z Value, protect and conserve Aboriginal heritage

A future development application will consider the diverse and cultural heritage of the locality.

Planning Priority B11 z Develop clear and appropriate controls for development of heritage items, adjoining sites and
within conservation areas

There are no heritage items in the immediate vicinity of the subject site.

Theme: Productivity

Direction 1 - A well connected city

Planning Priority B12 z Deliver ing an integrated land use and a 30 -minute city
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The proposal integrates land use planning with theprovision of infrastructure, by locating new employment and housing
opportunities 200m from the Bexley North Railway StationThe promotion of public transport and alternative forms of transport will
be casidered at the development application stagelhe Planning Proposal is consistent with this priority.

Direction 21 Jobs and skills for the city

Planning Priority B13 z Contribute to growing a stronger and more competitive Harbour CBD

The Employment Land Strategy has not been prepared. Notwithstandinthis, the indicative concept proposal will provide for
4,575sgm of nonresidential floor space toenhance employment opportunities in the local centre.

Planning Priority B14 z Protect and gr ow the international trade gateways

Not Applicable.

Planning Priority B15 z' OT xET ¢ ET OAOOI AT Oh AOOET AOGO 1 bbi 0001 EOEAOC Al A

The proposal will increase investment, business opportunities and jobs in the Bexley North Town Centre, through the provisioh
4.575m2 of non-residential floor space(1.08:1) including a pub, hoteland retail premises. These uses will help promote a destination
and enhance the existing nosresidential uses in the Bexley North Local Centr&he Planning Proposal is consistent with this priority.

Planning Priority B16 z Contribute to gr owing the health and education Kogarah, Randwick and Camperdown

Not Applicable.

Planning Priority B17 z Retain and manage industrial and urban services lands

Not Applicable.

Planning Priority B18 z Support the growth of targeted industry sectors

The indicative concept proposal will provide for a50 room hotel to help promote the tourism sector within the Bexley North Local
Centre. The Planning Proposal is consistent with this priority.

Theme: Sustainability

Direction 1 z A city in its landscape

Planning Priority B19 z0 OT OAAO AT A Ei POl OA OEA EAAI OE 1 £ "AUOEAABO xA(

The harvesting and reuse of water will be considered at the development application stage.

Planning Priority B20 z Increase urban tree canopy tree canopy cover and enhance green grid connections

The concept proposal will provide new green roofs and increase tree planting on street frontagesenhance the public domainThe
Planning Proposal is consistent with this prioity.

Planning Priority B21 z Deliver high quality open space

The concept proposal provides a new high quality open space accessible to the public, but in private ownershipese areas will
provide high quality and equitable access for the enjoyment stakeholders in the local areaThe Planning Proposal is consistent with
this priority.

Planning Priority B22 z Protect and enhance scenic and cultural landscapes

Not Applicable.

Direction 2 z An efficient city

Planning Priority B23 7 Reduce carbon emissions through improved management of energy, water and waste

The use of energy, water and waste will be considered at the development application stage.

Direction 3 z A resilient city

Planning Priority B24 z Reduce community risk to urban and natural EAUAOAO AT A Ei DOiT OA OEA Ai
social, envir onmental and economic shocks and stressors.
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The subject site is subject to overland flow and is in close proximity to the Moomba to Sydney (Ethane) pipeline. These hdzhave
been consideredin Part 2.7.8 of this report (above). The PlanningProposal is consistent with this planning priority.

5.3.2.5 Bayside Local Housing Strategy 2020 -2036

The BaysidelLocal Housing Strategy 2R0-2036 (BLHS) sets the strategic framework and vision for housig within the
Bayside LGA and provides an action ptafor residential growth. This Plan sets out theA EQOAAQET 1 O A1 O " AUO
future and sets outsix objectivesto guide the delivery ofthat vision:

1. Planning for housing supply will establish sufficént capacity to accommodate future (20 year) housim
demand while retaining the capacity to accommodate longer term demand aligned with transport
infrastructure provision.

2. New housing will be located in and around existing centres with accessibility and \kability to public
transport and align with the provision of transport and other infrastructure.

3. New housing will deliver greater diversity of housing choice to meet the changing needs of the local
community, including housing suitable for families and aler people and adaptable housing.

4. Housing affordabiity in Bayside would be improved, with relatively affordable housing protected and
additional affordable rental housing provided.

5. Advocacy and partnerships would encourage direct investment into transpotby the NSW Government
and ensure a collaborative pproach to housing and transport provision.

6. New housing would be of high quality, well designed, responsive to local character and meet the
ATl 11 06T EOQUBO TAAAOS

The BLHSoutlines a dwelling target from 2016-2021 of 10,150 additional dwellings and aarget of 26,021 additional
dwellings by 2036. The BLHS states as following:

Bayside is on track to meet its 201821 housing target. Since 2016, there has been 8,112 dwellings built in the LGA
with more developrent in the pipeline. Bayside has capacifyr an additional 16,609 dwellings under existing
planning controls. Existing development since 2016 coupled with the capacity of the current planning controls can
deliver around 24,721 additional dwellings.

Furthermore, NSW Department of Planning, Indusy and Environment (DPIE) have used population projections to set an
aspirational housing target of 28,050additional dwellings for Baysideup to 2036. As noted above, the existing planning
controls and existing deelopment since 2016 cannot meet the targeof 26,021 additional dwellings under the BLHS or the
aspirational target of 28,050 additional dwellings set by the Department.The Planning Proposal provides a unique
opportunity to provide an additional 92 dwellings and additional employment opportunites in the town centre that is
ideally located close to public transport and suited for an uplift in development.

Thefollowing table details how the Planning Proposal is consistent with the relevamiechanisms andactions set out within
the Bayside LocaHousing Strategy to achieve the objectives of the Strategy

Table8 Bayside Local Housing Strategy

Objective 1 Plan for housing supply and delivery

Action 1.1 Plan for housing targets of 1 0,150 additional dwellings between 2016 and 2021, 7,720 additional dwellings
between 2021 and 2026 and 8,151 additional dwellings between 2026 and 2036.

As discussed above,he indicative concept proposal will provide alditional employment opportunities and dwellings within the
Bexley North local centre. The indicative concept proposal will provide for approximatel92 new dwellings within a highly accessible
location in terms of public transport, services and community facilities. The Planning Proposaldsnsistent with this action.

Action 1.2 Review development capacity and take -up rates every five years to ensure sufficient capacity remains.

Not applicable.
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Objective 2 Plan for the location of new housing

Action 2.1 Investigate and plan for the inve stigation areas outlined in thi s Strategy (Arncliffe, Banksia, Rockdale, Kogarah,
Carlton, Bexley North and Bardwell Park) including the preparation of an implementation plan.

The proposal aligns with the plan for the Bexley North investigate area whickéntifies that higher densities could be achieved in the
centre and adjacent to the Railway Line.

Objective 3 Plan for diversity in housing types

Action 3.1 Develop planning controls requiring a percentage of all new apartments to have three bedrooms

The indicative concept proposal will provide for approximately92 new dwellings, of which19 or 21% will provide three bedrooms.
The final design will be detailedat the developnent application stage.

Action 3.2 Review Part 4C.5.2 Family Friendly Apartmen t Buildings of the Botany Bay Development Control Plan 2013 and
adopt similar provision in the forthcoming Bayside Development Control Plan

Not applicable.

Action 3.3 Develop planning controls requiring a percentage of all new  apartments to be studios i n selected precincts close
to train stations.

The indicative concept proposal will provide for approximately92 new dwellings, of which any number of these, based on housinc
demand, could be studio dwellingsThis will be detailed at the development apptation stage.

Action 3.4 Develop planning cont rols requiring the delivery of ground floor  terraced dwellings in apartment building
where retail premises do not need to be delivered.

Due to the location of the sitewith active frontage requirements, onlyresidential development in Sarsfield @cuit could provide
ground floor terraced dwellings. The indicative concept plan demonstrates that residential uses will face the low density residential
uses on the opposite side of Sarsfield Circuit to improve thaterface between zones.

Action 3.5 Investigate the need for planning controls that require a  percentage of all new dwellings in larger multi -
dwelling housing and attached dwelling developments to be single storey and adaptable.

Not applicable.

Action 3.6 Permit dual occupancie s throughout the Bayside LGA with minimum site frontage and area provisions set out in
the LEP (except in identified heritage conservation areas or potential local character areas).

Not applicable.

Objective 4 Promote housing a ffordability

Action 4.1 Develop an affordable housing strategy that meets the requirements of the Eastern City District Plan.

The provision of affordable housingwill be considered at the development application stage.

Action 4.2 Develop an affordable housing contr ibutions scheme that sets out how, where and at what rate development
contributions can be collected by Council for affordable housing.

Bayside Council is yet to prepare an Affordable Housing Scheniéhe provision of affordable housingwill be considered at the
development application stage.

Action 4.3 Develop a voluntary planning agreement (VPA) policy to facilitate  VPAs ininstances where an affordable
housing contributions scheme does not apply.

A letter of offer to enter into a VPAis provided to Council under separate cover.Bayside Council has not progressed the VPA bul
Gateway Determination has beemeceived. The apgtant maintains its VPA offer to Council and will await engagement on the nexi
steps.

Action 4.4 Continue to engage with NSW Land and Housing Corporation regarding the retention, upgrade and potential
expansion of publicly owned social housing in Bayside .

Not applicable.

. PLANNING PROPOSAL
Planning Ingenuity Pty Ltd REF: M170091 47



Table8 Bayside Local Housing Strategy

Action 4.5 Investigate potential partnerships with community housing providers to facilitate affor dable housing provision.

Not applicable.

Action 4.6 Protect clusters of walk -up apartments from redevelopmentto maintain the existing supply of rental housing
that is relatively affordable.

Not applicable.

Objective 5 Encourage infrastructure delive ry through advocacy and partnerships

Action 5.1 Work with the NSW Government on improved transport ~ connections to Brighton Le Sands and Ramsgate prior
to further land use change, including long -term mass transit as identified in Future Transport 2056 and more immediate
service improvements

Not applicable.

Action 5.2 Work with the Greater Sydney Commission and Randwick Council on planning for the strategic centre of
Eastgardens-Maroubra Junction, including timing for improved transport accessibility to support current and future
development of the strategic centre.

Not applicable.

Action 5.3 Work with NSW Government to understand the staging of long term transport infrastructure investment, with
the intention of preserving long -term development capacit y around future mass transit stations between Kingsgrove and
Kogarah (including Bexley) until timing for deliv  ery is available

The M5 Motorway tunnel extension is proposed under the northern section of the site, however the design of the indicative cept
proposal will ensure all works are clear of this tunnel.

Action 5.4 Liaise with pipeline operators prior to change in land use or density regarding risk management.

The subject site is in close proximity to the Moomba to Sydney (Ethane) pipeline. Thészards have been considereh Part 2.7.8 of
this report (above) and it is anticipated that a future LEP provision will be imposed for development in proximity of theipeline.

Objective 6 Encourage good design and the preservation of local character thr  ough planning controls

Action 6.1 Review development controls including the use of minimum lot  size and frontages controls to ensure that
effective design can be achieved in infill development situations.

The proposed changes to the planning controls wiallow for effective design to be achieved at the subject sit€he indicative concept
plans prepared by JKM Architects and the Urban Design Report by Carter Vithson detail the potential designs. The development
will be subject to a Design Review Panet the development application stage.

Action 6.2 Review principal planning controls using a development feasibility model to ensure Bayside is able to
accommodate demand for medium density housing.

Not applicable.

Action 6.3 Revise development contrib ution plans as part of any proposed precinct level residential rezoning to ensure
that social infrastructure provision is aligned with growth.

Not applicable.

Action 6.4 Complete a review of heritage conservation areas where dual occupancy development wo uld be restricted.

Not applicable.

Action 6.5 Complete a review of potential local character areas where dual occupancy development would be restricted.

Not applicable.

. PLANNING PROPOSAL
Planning Ingenuity Pty Ltd REF: M170091 48



®
Vv

Q5:Is the planning proposal consistent with any other applicable State and reg ional studies or strategies?

Theprimary State and regional strategies in which the Planning Proposal is consistent with has besfdressed in Q3 above,
and include:

1 A Metropolis of Three Cities The Greater Sydney Region Plan; and
1 Eastern City DistrictPlan.

In addition, the following strategy is also a relevant consideration:

Future Transport 2056

Future Transport 2056 was released by Transport for NSW and sets out the 4@ar vision, directions and outcomes
framework for customer mobility in NSWandSAAE O O1 AT OOOA OEAO . 3780 1 OAOAOAEET C
planning align and conplement each other. The proposal clearly addresses the principles for fututeansport by providing

additional density adjacent to a key train station (BexleyNorth) and providing improved access and safety to that train

station for people in the wider conmunity. Importantly, this ensures that the Bexley North local centre is a successful place
providing liveability, amenity and economic success which is suppted by the nearby transport network.

Other strategies are not considered to be immediately relevarno the Planning Proposal and do not need to be addressed.

Q6: Is the planning proposal consistent with applicable SEPPs?

There are no StateEnvironmental Planning Policies (SEPPs) or draft Policies or Deemed SEPPs that would prohibit or
restrict this Planning Proposal. A list of relevant SEPPs is included in TaBle

Table9: Relevant State Environmental Planning Policies

SEPP Relevance Consistency Comments

SEPP 65 (Design This SEPP aims to improve the

Yes This Planning Proposal seeks increased height and FSR
Quality of design quality of developments controls to increasethe scaleof future built form on the site.
Residential containing - apartments. The The provisions of SEPF65 will apply to the site.
Apartment SEPP is linked to the Apartment
Development) Design Guide (ADG) which

The indicative concept proposal prepared by JKMArchitects

includes specific obgctives and and submitted with the application demonstrates that the

recommendations for detailed proposal is capable of general compliance with the ADG

design requirements. provisions, including, but not limited to the following:

1 A mix of apartment sizes of sufficient area and private
openspace;

Solaraccesgo 88 (95%) apartments;

Crossventilation to 61 (66%) apartments;

Building separation;

Sufficientlandscaping;and

= =4 =4 -4 -4

Publicly accessibleopen spaceand sufficient communal
open spaceon the ground level and rooftops which all
receivedirect solar access

The Planning Proposal does not changethe way in which the
SEPPwould apply to the site or to future developmentupon
the site.
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Table9: Relevant State Environmental Planning Policies

housing and retention of existing
affordable housing as well as
encourages the  siting  of
affordable housing in accessible

locations through

Chapter 3 of this SEPRacilitates
the provision of housng for
Seriors and People with a
Disability as well as encouraging
services for residents and
affordable housing in accessible
bonus

locations through

incentives.

SEPP Relevance Consistency Comments
SEPRBlodiversity | Chapter 2of this SEPP aims tg Yes The Planning Proposal does not changethe way in which the
and Conservatior) protect the biodiversity values of SEPPwould apply to the site or to future developmentupon
2021 trees and other vegetation in the site.

non-rural areas of the State, and

preserve the amenity of non

rural areas of the State through

the preservation of trees and

other vegetation.

The remaining chapters of the

SEPP are not applicable.
SEPP (Building This SEPP requires residentia Yes This Planning Proposaldoesnot changethe manner in which
Sustainability development o achieve this SEPRwill apply to any future developmentapplication for
Index: BASIX) 2004 | minimum performance new dwellings.

standards fa thermal comfort

and water efficiency with the

intention of reducing demand for

energy and potable water.
SEPP (kemptand | This SEPP defines types Yes This Planning Proposal does not changethe manner in which
Complying development for which this SEPRappliesto the site.
Development development consent is not
Codes) 2008 required.
SEPRHousing Chapter 2 d this SEPHacilitates Yes The site is within an accessiblelocation and the provision of
2021 the provision of affordable rental

the SEPRwould apply to the site. This Planning Proposaldoes
not changethe mannerin which this SEPRappliesto the site.

The site is within an accessiblelocation and the provision of
the SEPPwould apply to the site in relation to Seniors
Development Notwithstanding this, it is noted that Seniors
Housing is a sensitive land use and would not be permitted
basedon the Risk Assessmenprepared by Arriscar submitted
with this report. Refer to Part 2.7.8 of this Report.

This Planning Proposaldoesnot changethe manner in which
this SEPPappliesto the site.
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Table9: Relevant State Environmental Planning Policies

Chapter 4 of this SEPP contain
state-wide planning controls for
the remediation of contaminated

land.

SEPP Relevance Consistency Comments
SEPRIndustry and | Chapter 3 of this SEPP aim® . . .
R i _ p Yes The Planning Proposal does not changethe way in which the
Employment) 2021 | facilitate and regulate SEPPwould apply to the site or to future developmentupon
advertising and signage. the site.
The remaining chapters of the
SEPP are not applicable.
SEPP (Planning | Not applicable.
Systemg 2021
SEPP Precincts | Not applicable.
(Eastern  Harbour
City) 2021
SEPP Precincts | Not applicable.
(Central River City)
2021
SEPP Precincts | Not applicable.
(Western parkland
Qty) 2021
SEPP Precincts | Not applicable.
(Regional)2021
SEPP (Primary | Not applicable.
Production) 2021
SEPRResilience . . . .
RResil Chapter 2 of thisSEPP seeks t Yes The Planning Proposaldoesnot changethe way in which the
and Hazardg 2021 balance the need to provide jobs SEPPwould apply to the site or to future developmentupon
housing, community facilities the site.
and transport for a changing
population while maintaining the
unique qualities and managing
risks associated with
development along our
coastlines.
Yes A Stage 2 Environmental Site Assessment has be

undertaken by EIS and is submitted separately with this
The the

recommendations:
T A Remedial Action Plan (RAP3hould be prepared
outlining procedures to be undertaken during each

proposal. assessment  makes followin

stage of development/excavation, with respecto
the asbestos contamination;
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Table9: Relevant State Environmental Planning Policies

SEPP Relevance Consistency Comments
The remaining chapters of the 1 A validation assessment should be undertaken or
SEPP are not applicable. completion of remediation at each development
stage; and

T An unexpected finds protocol should be
implemented during excavation works at the site.

Subject to these recommendatios being enacted, the report
concludes that the site can be made suitable for the propose
uses and this Planning Proposal will not result iany activities
which would be likely to expose humans or the environment
to risks of contamination. Refer to Part 7.1 of this report
(above).

This application does not change the manner in which this
SEPP applies to the site.

N licable.
SEPP  (Resources ot applicable

and Energy) 2021

SEPKR Transport Chapter 2 of thisPolicy aims tg Yes
and Infrastructure) | facilitate the delivery of new

Clause 2.77 of the SEPP T&l applies to the subject site

relation to development adjacent b pipeline corridors.
2021 infrastructure and protect the

safe and efficient operation o ) ) )
The Planning Proposal does not change the way in which th

xisting infrastr re. .
existing infrastructure SEPP would apply to the site or to future development upo
the site.

The remaining chapters of the

SEPP are not applicable.

Q7: Is the planning proposal consistent with applicable Ministerial Directions (section 9.1 Direction s) or key
government priority?

The consistencyof the Planning Proposal with the relevant Ministerial Directions is demonstrated in Tabl&0.

Tablel10: Section 9.1 Ministerial Directions

Ministerial Relevance Consistency Implications
Direction

Focus Area 1: Planning Systems

L1 ) The Planning Proposal is consistent with the Regional Plan as discussed in Table 4 above .
Implementation

of Regional Plans

1.2 Development Not Applicabl
of Aboriginal ot Applicable.

Land Council land
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1.3 Approval and

The objective of this direction is to ensure

In accordance with the Gateway Determination,

Referral Yes
Requirements that LEP provisions encourage the efficient the Planning Proposal will be referred to the
and appropriate assessment of] following:
development. f  Transport for NSW
This direction applies to all relevant 1  APA Groupz Moomba to Sydney pipeline
planning authorities when preparing a operator
planning proposal. 1  Ausgrid
(1) A planning proposal to which this i Sydney Water
direction applies must: 1  NSW State Emergency Service
(a) minimise the inclusion of provisions that T NSW Department of Environment and
require the concurrence, consultation or Heritage
referral of development applications to a The application for a Planning Proposal
Minister or public authority, and minimises the inclusion of provisions that
(b) not contain provisions requiring require concurrence or consultation and is
concurrence, consultation or referral of a therefore consistent with Direction1.3.
Minister or public authority unless the
relevant planning authority has obtained
the approval of:
i. the appropriate Minister or public
authority, and
ii. the Planning Secredry (or an officer of the
Depatment nominated by the Secretary),
prior to undertaking community
consultation in satisfaction of Schedule 1 to
the EP&A Act, and
(c) not identify development as designated
development unless the relevant planning
authority:
i. can satisfy the Plannig Secretary (or an
officer of the Department nominated by the
Secretary) that the class of development is
likely to have a significant impact on the
environment, and
ii. has obtained the approval of the Planning
Secretary (or an officer of the Department
nominated by the Secretary) prior to
undertaking community consultation in
satisfaction of Schedule 1 to the EP&A Act.
éﬁ,ig;:spedﬁc The objective of this direction is to Ves This application for a Planning Proposal seeks

discourage unnecessarily restrictive site
specific planning controls.

This direction applies to all relevant
planning authorities and to all Planning
Proposals.

A planning proposal that will amend
another environmental planning instrument
in order to allow a particular development
proposal to be carried out must either:

amendments toBLEP 2®1 to:

1

amend the height of buildings standard
(Clause 4.3) to permit buildings to a
maximum height of 20m and 35m and
AGA1l OAA OEA OE @OdHeigtd
Map;

amend the FSR standard (Clause 4.4) t
permit buildings with a maximum FSR of
3351 and exdd AA OEA OEOA
on the FSR Map;
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- allow that land use to be carried
out in the zone the land is
situated on, or

- rezone the site to an existing zone
already  applying in the
environmental planning
instrument that allows that land
use without imposing any
development  standards  or
requirements in addition to those
already contained inthat zone, or

- allow that land use on tte
relevant land without imposing
any development standards or
requirements in addition to those
already contained in the principal
environmental planning
instrument being amended.

A Planning Proposal must not containor
refer to drawings that show details of the
development proposal.

1 amend the development requiring the
preparation of a development control plan
(Clause 6.16) to includeLot 30 in DP
1222252 7 187 Slade Road, Bexley North
and

1 No changes to Land Reserved fo
Acquisition (Clause5.1 and 5.1A).

The Planning Proposal is consistent with
Direction 1.4 because it:

I  does not introduce a new land use zone
that is not already corained in BLEP 2@1;

1 does not introduce new development
standards that are not already contained in
the BLEP 21; and

1  does not provide ary additional restrictive
site specific planning controls.

The application for a Planning Proposal is
therefore congstent with Direction 1.4.

1.5 Parramatta
Road Corridor
Urban
Transformation
Strategy

Not Applicable.

1.6
Implementation
of North West
Priority Growth
Area Land Use
and
Infrastructure
Implementation
Plan

Not Applicable.

1.7
Implementation
of Greater
Parramatta
Priority Growth
Area Interim
Land Use and
Infrastructure
Implementation
Plan

Not Applicable.

1.8
Implementation
of Wilton Priority
Growth Area
Interim Land Use
and
Infrastructure
Implementation
Plan

Not Applicable.

1.9
Implementation
of Glenfield to
Macarthur Urban
Renewal Corridor

Not Applicable.

1.10
Implementation
of Western

Not Applicable.
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Sydney
Aerotropolis
Interim Land Use
and
Infrastructure
Implementation
Plan

7.11
Implementation
of Bayside West
Precincts 2036
Plan

Not Applicable.

7.12
Implementation
of Planning
Principles for the
Cooks Cove
Precinct

Not Applicable.

1.13
Implementation
of St Leonards
and Crows Nest
2036 Plan

Not Applicable.

1.14
Implementation
of Greater
Macarthur 2040

Not Applicable.

1.15

Implemen tation
of the Pyrmont
Peninsula Place
Strategy

Not Applicable.

1.16 North West
Rail Link
Corridor Strategy

Not Applicable.

1.17
Implementation
of the Bays West
Place Strategy

Not Applicable.

1.18
Implementation
of the Macquarie
Park Innovation
Precinct

Not Applicable.

1.19
Implementation
of the Westmead
Place Strategy

Not Applicable.

1.20
Implementation
of the Camellia-
Rosehill Place
Strategy

Not Applicable.

1.21
Implementation
of South West
Growth Area
Structure Plan

Not Applicable.

Focus Area 2: Design and Place

This Focus Area was blank when the Directions were made

Focus Area 3: Biodiversity and Conservation

3.1 Conservation
Zones

Not Applicable.
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3.2 Heritage Not Applicable.
Conservation

3'2, S_ydney Not Applicable.
Drinking Water

Catchments

3.4 Application of
C2 and C3 Zones
and
Environmental
Overlays in far
North Coast LEPs

Not Applicable.

3.5 Recreation
Vehicles Access

Not Applicable.

3.6 Strategic
Conservation
Planning

Not Applicable.

3.7 Public
Bushland

Not Applicable.

3.8 Willandra
Lakes Region

Not Applicable.

3.9 Sydney
Harbour
Foreshores and
Waterways Area

Not Applicable.

3.10 Water
Catchment
Protection

Not Applicable.

Focus Area 4: Resili

ence and Hazards

4.1 Flooding

The objectives of this direction are:

(a) to ensure that development of flood
prone land is consistent with the NSW
"1 OROT T AT 680 &iT1A
the principles of the Floodplain

Development Manual 2005, and

(b) to ensure that the provisions of an LEP
on flood prone land is commensurate wh
flood hazard and includes consideration of
the potential flood impacts both on and off
the subject land.

This direction applies to all relevant
planning authorities and to Planning
Proposals that create, remove or alter a zong

or a provision that affeds flood prone land.

A planning proposal must include
provisions that give effect to and are

consistent with the:
(@) NSW Flood Prone Land Policy

(b) the principles of the Floodplain
Development Manual 2005

(c) the Considering flooding in land use
planning guideline 2021, and

(d) any adopted floor study and/or

floodplain risk management plan prepared

Yes

The subject site is not identified as being within
a Flood Planning Area, however adjoining
properties to the north and south are mapped as
being within the Flood Planning Area. A Flood
Report has been prepared by GRC Hydwhich
notes the site is subgct to overland flow. The
report has the following conclusions:

1

The GRC kdro Report notes the following in
response to the directionsl-4:

#1101 D1 EAT AR xEOE #1 0
readily achieved.

The diversion of existing stormwater

conduit under Slade Road does no
exacerbate flooding.

Flood risk can be effectively managedyban

evacuation inplace response which is the
default response in any case given the
short duration of time for evacuation and
then the short duration of flooding at the
site.

The public accessible areas created by th
development provide safe refuge to ay at

the perimeter of the site when flooding
begins around the Site.

The development complies with the NSW|
CI OAOT T AT 680 &1 T 1TA

Planning Ingenuity Pty Ltd

PLANNING PROPOSAL
REF: M170091 56



AN

in accordance with the principles of the
Floodplain Development Manual 2005 and
adopted by the relevant council.

A planning proposalmust not rezone land
within the flood planning area from
Recreation, Rural, Special Purpose or
Conservation Zones to a Residential
Employment, Mixed Use, W4 Working
Waterfront or Special Purpose Zones.

A planning proposal must not contain
provisions that apply to the flood planning
areas which:

(a) permit development in floodway areas,
(b) permit development that will result in
significant flood impacts to other properties,
(c) permit development for the purposes of
residential accommodation in high hazard
areas,

(d) permit a significant increase in the
development and/or dwelling density of
that land,

(e) permit development for the purpose of
centre-based childcare facilities, hostels,
boarding houses, group homes, hospitals
residential care facilities, respite day cee

centresand seniorshousing in areas where
the occupants of the development cannol
effectively evacuate,

(f) permit development to be carried out
without development consent except for the
purposes of exempt development or
agriculture. Dams, drainage aaals, levees,
still require development consent,

(g) are likely to result in a significantly
increased requirement for government
spending on emergency management
services, flood mitigation and emergency
response measures, whictcan include but
are not limited to the provision of road
infrastructure, flood mitigation

infrastructure and utilities, or

(h) permit hazardous industries or
hazardous storage establishments where
hazardous materials cannot be effectively
contained during the occurrence of a flood
event.

A planning proposal must not contain

provisions that apply to areas between the

This is evinced by compliance withDCP
and LEP as demonstrated in the report.
Complies with the FDM. This is eviced by
compliance with DCP and LEP a
demonstrated above.

Compliance with the guideline follows on
from its compliance with LEP and DCP.
Detailed design development will be
undertaken at the development
application stage. Therefore any impacts
are considered to be of minor significance.
The model used came from a local floog
study. No specific study recommendations
pertain to the proposed works.

No development is proposed in aras of
floodway. There are some areas o
floodway on Sarsfield Road and alsd
downstream of the site on Slade Road.
But as documented herein the site is flood
fringe and flood storage.
Impact assessment shows that there is ng
AAOAOOA Ei PAAO bdd
affectation.

The development does not locate
residential or other development in high
hazard areas.

4EA AAOAT T PI AT O EI
dwelling density but does not increase the
density in flood affected areas (for example
the Eastern portion has bea set aside as a
swale). The existing use of the site is
pub/hotel with signi ficant development at
ground level with multiple entrances at
grade. The proposed development raises
ground floor entrances, significantly
OAAQOAET ¢ OE-Affectatord Ahe
proposed development will therefore
reduce the intensity of use in floodaffected
areas.

Development proposed does not meet
these criteria and therefore this is not
applicable. It is noteworthy however that
effective evacuation is straightforward at
the site. Evacuation strategy would consist
of a shelterin-place approach as foding
will occur with little to no warning and be
of short duration.

The proposed design includes a number o
stormwater drainage features to manage
flooding and ensure buildirg occupants are
not placed at risk in the design flood. This
ensures there is o increased requirement
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flood planning area andprobable maximum
flood to which Special Flood Considerations
apply which:

(a) permit development in floodway areas,
(b) permit development that will result in

significant flood impacts to other properties,
(c) permit a significant increase in the
dwelling density of that land,

(d) permit the development of centrebased
childcare facilities, hostels, boarding houses
group homes, hospitals, residetial care
facilities, respite day care centres and
seniors housing in areas where the
occupants of the development cannot
effectively evacuate,

(e) are likely to affect the safe occupation of
and efficient evacuation of the lot, or

(f) are likely to result in a dgnificantly
increased requirement for government
spending on emergency managemen
services, and flood mitigation and
emergency response measures, which ca
include but not limited to road
infrastructure, flood mitigation
infrastructure and utili ties.

For the purposes ofpreparing a planning
proposal, the flood planning area must be
consistent with the principles of the
Floodplain Development Manual 2005or
otherwise determined by a Floodplain Risk
Management Study or Plan adopted by the
relevant council.

for government spending on mitigation or
emergency management.

- Development does not include hazardoug
industries or hazardous  storage
establishments.

- The site development is compatible with
the FDM NSW 2005.

The application for a Planning Proposal is
therefore consistent with Direction 4.1.

4.2 Coastal
Management

Not Applicable.

4.3 Planning for
Bushfire
Protection

Not Applicable.

4.4 Remediation
of Contaminated
Land

The objective of this direction is to reduce
the risk of harm to human health and the
environment by ensuring that
contamination and remediation are
considered by planning proposal
authorities.

This direction applies when a planning
proposal authority prepares a planning
proposal that applies to:

(a) land that is within an investigation area
within the meaning of the Contaminated
Land Management Act 1997,

Yes

A Stage 2 Environmental Site Assessment hg
been undertaken ly EIS and is submitted
separately with this proposal. The assssment
makes the following recommendations:

1 A Remedial Action Plan (RAP) should
be prepared outlining procedures to
be undertaken during each stage of
development/excavation, with
respect to the asbestos
contamination;

1 A validation assessment should be
undertaken on completion  of
remediation at each development
stage; and
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(b) land on which development for a
purpose referred to in Table 1 to the
contaminated land planning guidelines is
being, or is known to have been, carried out

(c) the extent to which it is proposed o
carry out development on it for residential,
educational, recreational or childcare
purposes, or for the purposes of a hospital
land:

i. in relation to which there is no knowledge
(or incomplete knowledge) as to whether
development for a purpose refered to in

Table 1 to the contaminated land planning
guidelines has been carried out, and

ii. on which it would have been lawful to
carry out such development during any
period in respect of which there is no
knowledge (or incomplete knowledge).

(4) A planning proposal authority must not
include in a particular zone (within the
meaning of the local environmental plan)
any land specified in @ragraph (2) if the
inclusion of the land in that zone would
permit a change of use of the land, unless
(a) the planning proposal authority has
considered  whether the land is
contaminated, and

(b) if the land is contaminated, the planning
proposal authority is satisfied that the land
is suitable in its contaminated state (or will
be suitable, after remediation) for all the
purposes for which land in the zone
concerned is permitted to be used, ah

(c) if the land requires remediation to be
made suitable dr any purpose for which
land in that zone is permitted to be used, the
planning proposal authority is satisfied that
the land will be so remediated before the
land is used for that purpose. In oler to

satisfy itself as to paragraph (1)(c), the
planning proposal authority may need to
include certain provisions in the local
environmental plan.

Before including any land to which this
direction applies in a particular zone, the
planning proposal authority is to obtain and
have regard to a report specifyingthe

findings of a preliminary investigation of the

1  An unexpected finds protocol should
be implemented during excavation
works at the site.

Subject to these recommendations being
enacted, the report concludes that the site can b
made suitable for the proposed uses and thig
Planning Proposal will not result in any
activities which would be likely to expose
humans or the environment to risks of
contamination. Refer to Part 2.7.1 ofhis report
(above).

The application for a Planning Propoal is
therefore consistent with Direction 4.4.
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land carried out in accordance with the
contaminated land planning guidelines.

4.5 Acid Sulfate
Soils

The objective of this direction is to avoid
significant adverse environmental impacts
from the use of land that has a probability of
containing acid sulfate soils.

This direction applies to all relevant
planning authorities that are responsible for
land having a probability of containing acid
sulfate soils when preparing a planning
proposal that will apply to land having a
probability of containing acid sulfate soils as
shown on the Acd Sulfate Soils Planning
Maps held by the Department of Planning
and Environment.

(1) The relevant planning authority must
consider the Acid Sulfate Soils Planning
Guidelines adopted by the Planning
Secretary when preparing a planning
proposal that applies to any land identified
on the Acid Sulfate Soils Planning Maps a
having a probability of acid sulfate soils
being present.

(2) When a relevant planning authority is
preparing a planning proposal to introduce
provisions to regulate works in acid sulfate
sails, those provisions must be consistent
with:
(a) the Acid SulfateSoils Model LEP in the
Acid Sulfate Soils Planning Guideline
adopted by the Planning Secretary, or

(b) other such provisions provided by the
Planning Secretary that are consistent vi
the Acid Sulfate Soils Planning Guidelines.

(3) A relevant planning authority must not
prepare a planning proposal that proposes
an intensification of land uses on land
identified as having a probability of
containing acid sulfate soils on the Acid
Sufate Soils Planning Maps unless the
relevant planning authority has corsidered
an acid sulfate soils study assessing thi
appropriateness of the change of land use
given the presence of acid sulfate soils. Th
relevant planning authority must provide a
copy of any such study to the Planning
Secretary prior to undertaking community
consultation in satisfaction of clause 4 of
Schedule 1 to the Act.

(4) Where provisions referred to under 2(a)

and 2(b) above of this direction have not

Yes

The proposal seeks to intensify land uses on lan
identified as having a probability of containing
Class 5 acid sulfate soils.

A Stage 1 Preliminary Environmental Site
Assessment undertaken as part of DR017/541
by BS considered Acid Sulfate Soils where th
following was noted:

The site is not located in an acid sulfat]
soil (ASS) risk area according to th
risk maps prepared bytte Department
of Land and Water Conservation.

The subject site is more than 500m from ayn
Class 14 mapped land. An Acid Sulfate Soil
Management Plan is not required and the
Planning Proposal does not alter how Clause 6.
of BLEP 2021 operates.

The application for a Planning Proposal is
therefore consistent with Direction 4.5.

Planning Ingenuity Pty Ltd

PLANNING PROPOSAL I
REF: M170091 60



AN

been introduced and the réevant planning
authority is preparing a planning proposal
that proposes an intensification of land uses
on land identified as having a probability of
acid sulfate soils on the Acid Sulfate Soil:
Planning Maps, the planning proposal must
contain provisions consistent with 2(a) and

2(b).

4.6 Mine
Subsidence and
Unstable Lane

Not Applicable.

Focus Area 5: Transport and Infrastructure

5.1 Integrating

Land Use and o
Transport that urban structures, building forms, land

The objective of this direction is toensure

use locations, development designs
subdivision and street layouts achieve the
following planning objectives:

(a) improving access to housing, jobs anc
services by walking, cycling and public
transport, and

(b) increasing the choice of available
transport and reducing dependence on cars
and

(c) reducing travel demand including the
number of trips generated by development
and the distances travelled, especially by
car, and

(d) supporting the efficient and viable
operation of public transport services, and
(e) providing for the efficient movement of
freight.

This direction applies to all relevant
planning authorities and to all Planning
Proposals that will create, alter or remove a
zone or a povision relating to urban land,
including land zoned for residential,
business, industrial, village or tarist
purposes.

A planning proposal must locate zones for
urban purposes and include provisions that
give effect to and are consistent with the
aims, objectives and principles of: (a)
Improving Transport Choice z Guidelines
for planning and development (DJAP
2001), and (b) The Right Place for Busines!
and Serviceg Planning Policy (DUAP 2001).

Yes

This Direction applies to this application for a
Planning Proposal as it seeks to increase

housing densities within urban zoned land.

This application for a Plaaning Proposal seeks
to increase the density of residential
development to facilitate delivery of
approximately 92 apartments and provide a
non-residential FSR of 108:1 (4,575sqm) to
serve the day to day needs of the locality. In this
regard, the puh hotel and retail or commercial
tenancies detailed in the indicative concept
proposal are located adjacent to publicly
accessible open spacand provide an active
frontage. This is likely to encourage pedestrian
activity and social interaction as well as
enhance the streetscape and public space

network.

A combined and centralised driveway on
Sarsfield Circuit will improve the safe and
efficient movement d vehicles, pedestrians and
cyclists. The indicative concept scheme will
remove driveways to enhance pubt safety.
Since the proposal is located within 200m
walking distance of Bexley North Railway
Station, the proposal is likely to reduce
distances trawelled by car, since the train will be

a more competitive mode of transport.

The application for a Plannig Proposal is
therefore consistent with Direction5.1.

5.2 Reserving
Land for Public
Purposes

The objectives of this direction are to:

This Direction applies to this application for a
Planning Proposal athe indicative concept

scheme details a eastwest through site link on
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(a) facilitate the provision of public services
and facilities by reserving land for public
purposes, and

(b) facilitate the removal of reservations of
land for public purposes where the land is
no longer required for acquisition.

This direction applies to all relevant
planning authorities when preparing a
planning proposal.

(1) A planning proposal must not create,
alter or reduce existing zonings or
reservations of land for public purposes
without the approval of the relevant public
authority and the Planning Secretary (or an
officer of the Department nominated by the
Secretary).

(2) When a Minister or public authority

requests a relevant planning authority to
reserve land for a public purpose in a
planning proposal and the land would be
required to be acquired under Division 3 of
Part 2 of the Land Acquisition (Just Terms
Compensation) Act 1991, the relevant
planning authority must:

(a) reserve the land in accordance with the
request, and

(b) include the land in a zone appropriate to
its intended future use or a zone advised by
the Planning Secretary (or an officer of the
Department nominated by the Secretary),
and

(c) identify the relevant acquiring authority
for the land.

(3) When a Minister or public authority
requests a relevant planning authority to
include provisions in a planning proposal
relating to the use of any land reserved for g
public purpose before hat land is acquired,
the relevant planning authority must:

(a) include therequested provisions, or

(b) take such other action as advised by the
Planning Secretary (or an officer of the
Department nominated by the Secretary)
with respect to the use of he land before it

is acquired.

(4) When a Minister or public authority

requests a relevant planning authority to
include provisions in a planning proposal to

rezone and/or remove a reservation of any

the southern part of the site which is mapped as
a Local Road and reserved for acquisition unde
Clause 5.1 and 5.1A of BLEP 2021.

As discussed in Part 3.1 of this report (above),
the indicative concept scheme notes that t
concept building and basement car parking
level are setback at least 6m from the southern
boundary and will be clear to the LRA mapped
1 AT A8 4EA APDPI EAAT O 1
with regard to the formalisation of the
accessway butcknowledgesthat given the
VPA has not progressed, there is no currently
available method to transfer the land to Council

and extinguish the LRA mapped land.

Therefore, the applicant intends to retain the
LRA mapped land in situThis can be addressed

as part of the deelopment application process.

The application for a Planning Proposal is

therefore consistent with Direction 52.
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land that is reserved for public purposes
because thednd is no longer designated by
that public authority for acquisition, the

relevant planning authority must rezone
and/or remove the relevant reservation in

accordance with the request.

5.3 Development
Near Regulated
Airports and
Defence Airfields

Not Applicable.

5.4 Shooting

Not Applicable.

Ranges

Focus Area 6: Housi

ng

6.1 Residential
Zones

(1) The objectives of this direction are:

(a) to encourage a variety and choice o
housing types to provide for existing and
future housing needs;

(b) to make efficient use of existing
infrastru cture and services ancensure that
new housing has appropriate access t(
infrastructure and services; and

(c) to minimise the impact of residential
development on the environment and
resource lands.

The Direction applies to all planning
authorities and applies when a relevant
planning authority prepares a planning
proposal that will affect land within an
existing residential zone or a zone which
permits significant residential development.

A planning proposal must encourage the
provision of housing that will:

(a) broaden choiceof building types and
locations;

(b) make more efficient use of existing
infrastructure and services;

(c) reduce land consumption on the urban
fringe;

(d) be of good design.

A Planning Proposal must:

(@) contain a provision that residential
development is not permitted until land is
adequately serviced; and

(b) not contain provisions that reduce

density.

Yes

Direction 6.1 applies to this application for a
Planning Proposal as whilst the planning
proposal does not rezone the site ta residential

zone, theincreased FSR and height controls tc
the MU1z mixed use zoned site will facilitate the

greater provision of housing in an urban area.

This application for a Planning Proposal will
facilitate the construction of approximately 92
additional dwellings in conjunction with

4,575sgm sgqm of non-residential floor space
which includes the pub, hotel and retail or

commercial tenancies

The concept proposal, based on the propose
new planning controls, provides a choice of
housing in that it provides 24 x 1 bedroomunits
(26%), 49 x 2 bedroom units 63%) and 19 x 3
bedroom units (21%). The proposal makes
efficient use of existing infrastructure since it is
located in the Bexley North Town Centre and ig
therefore in close proximity to Bexley Nath

Railway Station.

The variety of new dwellings facilitated by the
Planning Proposal will be of high quality design
and entirely consistent with the requirements of
SEPP 65 where applicable.

The additional density will be serviced by the
existing and danned infrastructure and services

of the Bexley North Town Centre.
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The application for a Planning Proposal is

therefore consistent with Direction 6.1.

6.2 Caravan Not Applicable.
Parks and

Manufactured
Home Estates

Focus Area 7: Industry and Employmen t

7.1 Employment (1) The objectives of this direction are to: Direction 7.1 applies to this application for a

Zones Yes

(a) encourage employment growth in planning proposal as it seeks to increase FSR

sustainable locations: and height development standards in #U1-

(b) protect employment land in business Mixed Use zone. The proposal gives effect to th

and industrial zones: and objectives of this direction, since concept plans

() support the viability of identified seek to retain the aisting pub use, and provide
strategic centre new employment generators through the
provision of a50 bed hotel and various retail
and commercial tenancies to provide active
frontages.The indicative concept proposal will
include a nonresidential FSR of 108:1 which is
significantly greater than all other properties in
the Bexley Northtown centre. In fact, the BLEP
2021 does not contain any blanket provision
for minimum non-residential FSR but does
dictate site specific provisions. The subject site
does not contain any maimum non-residential
FSR requirement and therefore the concept
proposal will be a significant improvement of
the existing situation or that anticipated by the

current planning controls.

The proposal also supports the viability of the
Bexley North Town @ntre, which is identified
as a Local Centre in the Eastern City District

Plan.

The application for a Planning Proposal is

therefore consistent with Direction 7.1.

7.2 Reduction in
non-hosted
short -term rental
accommodation
period

Not Applicable.

7.3 Cammercial
and Retall
Development
along the Pacific
Highway, North
Coast

Not Applicable.

Focus Area 8: Resources and Energy

8.1 Mining,
Petroleum
production &

Not Applicable.

. PLANNING PROPOSAL I
64

Planning Ingenuity Pty Ltd REF: M170091



®
Vv

Extractive
Industries

Focus Area 9: Primary Production

9.1 Rural Zones Not Applicable.

9.2 Rural Lands Not Applicable.

9.3 Oyster

Not Applicable.
Aquaculture ot Applicable

9.4 Farmland of
State and
Regional
Significance on
the NSW Far
North Coast

Not Applicable.

5.3.3 Section G Environmental, Social an&conomic Impacts

Q8: Is there any likel ihood that critical habitat or threatened species, populations or ecological communities, or their
habitats, will be adversely affected because of the proposal?

The site is part of an urban environment and does natontain habitat for threatened species, ppulations or ecological
communities.

Q9: Are there any other likely environmental effects of the planning proposal and how are they proposed to be
managed?

Solar Access

The additional height and FSR proposed abewthe existing controls will have varyingdegrees of impact on the solar aces
of the adjoining properties, the public domain and the Cauncil owner car park site to thewest.

The building envelope of the indicative concept proposal has been extensively tested and designed to ensure the
apartments will comply with the solar access requirements under the Apartment Design Guide (ADG) and will minimise
the impact on the solar access of nearby residential properties and public open spaces.

Hourly shadow diagrams have been prepared hjkM Architectsfor midwinter to demonstrat e the extent of overshadowing
from the indicative concept proposal on adjoining properties and public open spacBetailed suneye diagrams have also
been prepared specifically to demonstrate the extent of overshadowing to nortfacing units of the southen adjoining
neighbouring site at Nos. 2240 Sarsfield Circuitand for any future redevelopment of the public car park site in accordance
with Condition 1(d)(vi) of the Gateway Determination These are detailed below.

Solar Accest Adjacent Dwellings

Part 5.2.4.5(Solar Accespsunder BaysideDCP 2@2, requires residential flat buildings and shop top housing to provide
solar access as follows:

Cl. Adjoining properties that the ADG does not apply to should receive a minimum of 2shdivect
sunlight in habitable living areas (family rooms, rumpus, lounge, and kitchen areas) and at least
50% of the primary private open space between 9am and 3pm id-minter.

Cc2. Council may grant consent to a development that does not comply with2 hours of solar access
requirement. However, Council must not grant consent, unless the applicant has satisfactorily
addressed the questions identified in the Land a@aavironment Court Sunlight Planning Principle.
The Planning Principle is updated b@ourt decisions and is available to view on the Land and
%l OEOTT1I AT O #1 00080 xAAOEOA j xxx81 Axl ET E8T Ox8CIT 08/
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It is understood that Nos. 2240 Sarsfield Circuit conains 28 strata titled properties, including ground level non
residential premises AsOEA AOEiI AET C EO &édraks otk thiarl faliA(4) Ep@riménis|itde @DG
would be applicable to the buildinglt is also noted that Nos. 2240 Sarsfield @cuit has balconies and windows only
2 metres away from the side boundary as it wa approved before the current planning framework(ADG)was in
place.ltis considered unreasonable to retrospectively applyhe controls for solar access to living rooms angrivate
open space of apartments that were not designed to achieve the requiremerdf the ADGThat is,it is unreasonable
to require 70% of all apartments to achieve solar access which were not designed to do so in the first place

Strict application of the ADGwould require that 70% (or up to 19 apartments) have living rooms and priate open
space that receiving solar access f& hours. Based on the building design, it is apparent that the existing building
would not comply with these controls and thereforeit is considered unreasonable to apply the ADG requirements.
C2 of Part 5.2.46 of BDCP 2022 contemplates this situation and requires consideration ©he Benevolent Society v
Waverley Council2010] NSWLEC 1082This will be considered in detail at thelevelopment application stage when
the design is finalised Notwithstanding this, the indicative concept proposal corislers solar accessin accordance
with Condition 1(d)(vi) of the Gateway Determination which demonstrates that the existingnorth facing windows
and private open space®f Nos. 2240 Sarsfield Circuit arevulnerable to overshadowing.

In this regard, the sun eye diagramgrepared by JKM Architects in Figure 25 below demonstrate that the indicative concept
proposal will create minor additional overshadowing of Nos. 2240 Sarsfield Circuit, directly south of the sites detailed in
Figure 25 below.

~-
June 21st - 11:00 am June 21st - 12:00 pm
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June 21st - :00 pm
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June 21st-10am June 21st - 11am June 21st - 12pm

June 21st-1pm June 215t - 2pm June 215t - 3pm

Figure 25 Sun eye andshadow diagramsof the indicative concept proposal on June 21st

Research of the layout of the arth facing apartmentsat Nos. 22-40 Sarsfield Gr cuit on google has provided the following
typical layouts we assume applies to the northern orientation. The western most apartmentsare to the left, the central
apartment in the middle and the eastern mosapartment are to the right. Refer to Figure 26 below.
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Figure 26 Typical layout of northern orientation apartments of No. 2240 Sarsfield Circuit

The sun eye diagrams demonstrate that northern apartments for the upper two levels of Nos.-28 Sarsfield Circuit would
comply with the 2 hour solar access requirements for the ADG. ltamly the central and western ground level apartments
that do not receive 2 houss solar access requirements for the ADG, as the eastern ground level apartment complies with the
ADG solar access requirement§hat is, the indicative concept proposal willprovide at least2 hours of solar acess to
balconies and living areado seven (7) of the nine (9)north facing units at Nos. 2240 Sarsfield Circuit However, when
considering solar access until 4pm, the western ground floor level apartment will comply with the 2 hours of solar access
under the ADGwhich would only result in one (1) north facing apartment not receiving at least 2 hours of solar access
between 9am4pm on June 2$t. That is the central ground level apartment which is vulnerable to overshadowing given the
current and proposed ganning controls.

It is noted that the indicative concept plans will not have any solar access impacts on the north facing apartments at Nos.
22-40 Sarsfield Circuit during the equinox (September 21 or the summer solstice (December 21) and the impactndy
occurs during the winter solstice. Therefore, it is for a maximum of 3 months in the year that any redevelopment on the
subject site would have an impact on Nos. 220 Sarsfield Circuit. This is demonstrated in Figure 27 below.

Sept 21st - 10:00 am

vy

Sept 21st - 11:00 am Sept 21st - 12:00 pm
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Figure 27 Sun eye diagrams of the indicative concept proposal @eptember21st

In fact, if the subject site was developed to the full pential provided under the existing controls, a building with a maximum
height of 22m (6-7 storeys) and an FSR &.5:1 could be constructed on the site, which could have a much greater impact
on the solar access to north facing windows and private open spes that that provided by the indicative concept proposal.
That is, the Planning Proposal will effectively redue the allowable height on this sensitive part of the sitand redistribute
bulk away from the southern boundary where possible to maximise solaaccess for Nos. 220 Sarsfield Circuit Sun eye
diagrams from a compliant envelope on the subject site are dated in Figure 28 below.

TR
June 21st - 11:00 am
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June 21st - 3:00 pm June 21st - 4:00 pm

Figure 28 Sun eye diagrams for a compliant envelope under the current controls impacting on No.-2Q Sarsfield Circuit

As detailed abovefour (4) of the nine (9) north facing apartmentswould not receive2 hours of solar access under thADG
which is considerably worse than the two (2) that do not receive 2 hours of solar access under the indicative concept
proposal. The indicative conceptproposal, which will be secured through a site specifi®CP under Clause 6.16 of BLEP
2021, will be a better outcome than ay redevelopment of the site under a compliant envelope based on the existing
controls.

Furthermore, if Nos. 2240 Sarsfield Circuit wasredevelopedto a scalecontemplated by the current planning controls,
considerably more apartments would be north facing with a greater separation distance from the boundary (6m under the
ADG as opposed to the current 2m) which would ensurgreater levels of solar acess would k& achieved at Nos. 220
Sarsfield Circuit, irrespective of the scale of the indicative concept propos#his is demonstrated in the compliant envelope
sun eye diagrams in Figur&0 below.

In terms ofthe existing development on the eastern side of Sarsfiel@ircuit, the indicative concept proposalvould not cast
any shadows to thedwellings between 9am and 3pm.Furthermore, only the rear yards/open space areas of these
properties would be overshadowed by the indicative concept proposaifter 2pm and would therefore ensure more than2
hours of solar access to these propertieis accordance with Clof Part 5.2.1.5 of BDCP 2022 for low density dwelling#\s
discussed above, if the subject site was developed to the full potential provided under thesting controls, a building with

a maximum height of 22m (67 storeys) and an FSR of 2.5:1 could be constructed on the site, including adjacent to the
eastern boundary, which could have a much greater impact on the solar access to north facing windows pridate open
spaces that that provided by the indicative concept proposal (8 storeys for the eastern building).That is, the Planning
Proposal will effectively reduce the allowable height at this sensitive interface compared with the current controls.

It is therefore considered that the extent of overshadowing to adjacent residential dwellinggemonstrated by theindicative
concept proposalis entirely reasonable and appropriate for the siteand therefore worthy of support. A detailed
overshadowing analysis vill be submitted as part of any future development application.

Solar Access to Public Open Space

There are nonumerical solar accessontrols under the BDCP 2@2 that limit the extent of overshadowing topublic open
spacea car park. While the site to thewest is opgated AO A AAO DAOE AT A 110 AT 1 OEAAOAA
land and the same controls apply as apply to the subject site. The sun eye diagrams in Figure 25 demonstrate that the
indicative concept proposalwould result in additional overshadowing to the Council carpark south-west of the site
However, the carpark would retain solar accesgo more than 75% of its area from12pm onwards as detailed in Figure 29
below.
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Figure 29 Overshadowing analysis to the car park & as a result on the indicative concept proposal

"AOAA 11 OEA AAT OA AT ATl UOEOh EO EO Al 1 OEdppdphate in@his hand®EA A B¢
Condition 1(d)(vi) of the Gateway De¢rmination also required solar accessto be achieved to a compliant scheme to the

Council car park site given it is operational land with the same zoning and development standards as the subject siBased

on the current planning controls including consideration the scaleand setbacks of existing buildings frontig the car park

site, an urbanform analysis of the Council car park site by Carter Wiliamson and JKM Architects haestablished a
permissible envelope for the car park site to the west in accordance with the Gateway Determinatiddiventhe scale and

orientation of development surrounding the car parking site (which is typically built to the boundary) and Qause 6.9 of

BLEP 2021 requires an active frontage the burden of separation must fall onto the car park site. This is a function of

#1 O1 AEI 80 AAOGET T O ET ADPDPOI GikEkite with A&dctivé fohtadyé deACEUsd 6.9 of BLER A A O
2021.Importantly, the burden of separationis not justapplicable for the redevelopment of No. 187 Slade Roaulit also for

all other sites fronting the car park.

'TU ATATUOGEO 1T &£ OAT T DI EAT O Al OAl T b A 6 thédsdubhbfithe kife and forkhe BaD OO AT |
park site are provided in Figure 30 below.
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