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MR D. LLOYD QC: Allright. I think we can beginGood afternoon, everyone. |
declare this meeting of the Parramatta Local PlamRianel open. In doing so, on
behalf of the council, | acknowledge the BurrangstaClan of the ..... the traditional
custodians of Parramatta and pay respects to deesdboth past and present. Next, |
should say that this public meeting will be recakd@he recording will be achieved
and available on the council’s website. All car¢aken to maintain your privacy.
However, if you are in attendance in the publidegglyou should be aware that your
presence may be recorded. Next is apologies. eldrerno apologies.

When commencing this meeting it's usual for paneimhers and ourselves to
introduce ourselves so that you know who we ar@n David Lloyd. I'm a lawyer.
I'm a QC. I'm a former judge of the Land and Eimviment Court. I'm a former
acting judge of the Supreme Court. | am curreatiyadjunct professor of law at
Western Sydney University.

MS A. SMITH: I'm Anne Smith and I'm the communitgpresentative on the
panel.

MR LLOYD: Mr Ryan.

MR D. RYAN: David Ryan. I'm a qualified plannand lawyer and practise in
plan and consultancy in the city. Former presidémMew South Wales Planning
Institute New South Wales chapter and vice presidesit on several other panels
as well as an alternate member of the ParramatyaGouncil and the District
Planning Panel.

MR B. HUSSEY: Bob Hussey. Engineer and planf&tmer commissioner with
the Land Environment Court. Other senior localegoment and private industry
experience.

MR LLOYD: The nextitem is declarations of intste There is one declaration of a
potential interest by Mr Ryan in relation to theposed development in Shirley
Street, Carlingford and Mr Ryan has indicated Heaintends to take no part in the
determination of that application. | say it's @mt actual conflict of interest. It's just
a potential conflict of interest. So with that wan go straight on to the development
applications that we have to consider. The first,otem 5.1, is the proposal for
numbers 1-3 Howard Avenue, Northmead. This isppli@ation to enclose existing
private open spaces associated with units numbénfgd 8 at the roof level of that
apartment building. | can advise that the pangb@cted this site earlier in the day —
in fact, we inspected every site earlier in the dand | note that Mr Frank
Cozzupoli wishes to speak. Is he here? It's eaessary. You are in favour of this
proposal?

MR F. COZZUPOLI: That's correct.

MR LLOYD: Well, so is the panel.
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MR COZZUPOLI: Thank you. Just really here — talale to answer any questions
if there was any questions.

MR LLOYD: Any questions from the panel? And yoahappy with these
conditions?

MR COZZUPOLI: No issue with that. Thank you.

MR LLOYD: Allright. Well, then, the determinain of the panel is to adopt the
recommendation set out in the assessment repothahdetermination is
unanimous.

MR COZZUPOLI: Thank you kindly.

MR LLOYD: Thank you very much. Next item is theoposed dual occupancy
development at 44 Anderson Avenue, Dundas. | dbmik anyone is here in
respect of that matter. You are? You act forapglicant?

MR LLOYD: Yes. That was also inspected, as iéatkd, earlier in the day by the
panel and, again, the panel is unanimous in adphi& recommendation to approve
that development and the panel does so. We hayigdaeasons in each of these
cases. So in the first item the reason is — | jwdt go back to the first item — the
panel’s reason is the panel supports the findiogsained in the assessment report
and endorses the reasons for approval containg@imeport. That should go into
the record. Then the same with 44 Anderson AvefiZe-- the reasons are there.
Good. All right. Thank you.

Now, we move to item 5.3. This is the proposed aléion of a heritage item at
number 3 Ada Street, Harris Park. Is anyone Hegstinterested in that matter?
This is a heritage item that’s in very delict cdrah. In fact, it's beyond repair. It
has the support of the council’s heritage officad,aagain, the panel is unanimous in
adopting the written recommendation to grant consethe demolition of that
heritage item. So if | can just find the recommai@wh. The recommendation is at
page 113 of the assessment report and we adopetitiahmendation together with
the overall reason, namely, the panel supportfindengs contained in the
assessment report and endorses the reasons forvappontained in that report. So
that's item 5.3.

We now come to item 5.4. This is the proposed isigidn of a residential lot at 116
Midson Road, Epping. Is anyone here that’'s invblvethat matter? We have a
written submission that we’ve received today fromNigel White, town planning
consultant. The recommendation is to refuse thieation because the proposed
lots will be below the minimum lot size prescribdggdthe local environmental plan.
Mr White is — has made a submission opposing gt@mmendation for refusal. Mr
Hussey has a point?
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MR HUSSEY: Can we check something on that writebmission that came in
late with the staff? That says there’s a mistakinée report in terms of the overall
area of the block of land. It says that the blotkand is 1226 square metres not
1126 square metres. But is that just a typo iné¢jpert? So that the other
calculations are really right in the report.

MR LLOYD: Is the council officer here who dealitvthat matter?

MS C. STEVENS: He’s the one trekking in Nepahedl, sorry. So we’re just
going to look it up for you.

MR HUSSEY: | was just wondering whether that $00are metres makes a
difference in a deficiency in the areas becausgsthaite important.

MS STEVENS: Yes. I'm justlooking that up. $t1226.
MR S. CHONG: 12267?

MS STEVENS: 1226.

MR CHONG: Based on?

MR LLOYD: So that’s just a typoin - - -

MR CHONG: If that’s — if it has been written a&2b it should be 1226 by the
looks of things, yes.

MR LLOYD: Yes.
MR CHONG: Correct.

MR LLOYD: And that doesn’t make any differencleen, to the calculations of the
two block sizes?

MR CHONG: Well, the meaning of the lot size beb@ square metres. | will just
quickly track the report down, if that’s okay.

MS STEVENS: The 1121 bit refers to the calculagiovithout the access handle
which is not included in the lot size, from what from what I'm getting of a quick
calculation here. So if you exclude the accesslleamwhich isn’t included in the

rear lot, it is the 1121. Itis — but it is the2B2when it’s the whole lot size as it is.

MR LLOYD: Yes. So the proposed new battleaxecblis still about 97 metres
deficient?

MS STEVENS: Yes. Yes.
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MR LLOYD: Okay. All right. Well, the decisionféhe panel is again unanimous.
We accept the recommendation to refuse this agjgrcarincipally on both on
ground — that the both new subdivided lots don’ettee minimum area
requirements under the local environmental planth® — we adopt the
recommendation and the reasons for the panel angatfiel supports the findings
contained in the assessment report and endorsesabens for refusal contained in
that report.

MR HUSSEY: Was there a clause 4.6 there thatave o address too that we're
not satisfied of the - - -

MR LLOYD: It's there in —isn't it there in theecommendation? It's there.
Paragraph 1 of the recommendation. The proposa dot comply. All right.

MR HUSSEY: Yes.

MR LLOYD: Okay. Good. Nextisitem 5.5. Thssthe proposed residential flat
building at 37 South Street, Rydalmere. This wefered from — at the applicant’s
request, from a previous meeting to enable the@ylto submit amended plans.
No amended plans have come in. But | see that yind® wishes to address us on
that matter. Come forward, please, Mr Byrnes. ¥ats said that, in the law, that
the hardest cases are given to the best barristéedl, the hardest cases ..... are
given to you as the best town planner.

MR A. BYRNES: | think | know the outcome of thigcision .....

MR LLOYD: How can you persuade us - - -

MR BYRNES: Yes. That's fine.

MR LLOYD: I should say the recommendation isetuse.

MR BYRNES: Yes.

MR LLOYD: You have got to persuade us otherwise.

MR BYRNES: Yes. Well, | may not choose to dotthia this occasion. So let me
just start — | will give you a little bit of backgund and I'm only looking for one
slight amendment to the recommendation, not a savef the recommendation. So
I would just like to thank the panel. | think, ahaou're the only member on the
panel that was deferred last time. Thank you, pdore..... and you will remember it
was deferred for two things: it was deferred faosraission of amended plans and so

too also we requested that amended plans, thaadeubmitted, would be presented
to the design review panel at council.

We also had — we were coming very close to theoéodir deemed ..... appeal
opportunity. We spoke to council late in Augustl @aid, “Look, this comes up on 4
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September. We will be lodging appeal. We wouiilillg¢e to keep working with

you.” And, hence, the appeal was lodged on 1 $dmte, as represented in your
report. We did subsequently have a meeting witincib. Finally, they arranged a
meeting with the city architect and also the plarare we went through some
amended plans that were put on the desk befarnd .a path forward. It’s fair to
say that we remained, at the end of that meetpayt@n an amended scheme that
would be acceptable to both the planners and tieaihitect, and there was even a
little bit of balancing out, so the architect woualdcept some things and the planners
would accept some other — would not accept thodevime versa.

So at the end of that meeting we did not land uppath forward and so we will
need to address ..... section 34 process movimgafdr So that's where we're at.
We do thank you for the opportunity that you gasedaispeak with council and
council, indeed, also for the opportunity to haweeeting with them. It's a shame
we didn’t get there. We will have to hopefully dgleére through 34. The only thing
| would like to raise is the reasons for refusaason number 8 states that a clause
4.6 in relation to the height, and that is onlypmer to provide the height exceeding
..... only in the order to provide a rooftop tegadt states that a clause 4.6 was not
submitted. That's actually factually incorrect.was submitted to the council on 30
July. There has been adequate time to assesgpoid that to you. If that hasn’t
occurred, if you don’t have the benefit of that,4lfn, | don’t think you can rely
upon that reason for refusal because | don't titisKactually correct, and we would
ask you to remove that from the reasons for refushht’s all | have.

MR LLOYD: Does the panel have any questions?

MR HUSSEY: Well, we have the 4.6 now is that laport. We have the clause

MR LLOYD: Yes.

MR HUSSEY: Has that later - - -

MR LLOYD: But Mr Byrnes is addressing ground efusal number 8. Do we
strike that or — we can’t rely on ground refusainer 8 because the — that — well,
we can — we can, in part, the second sentenceoisgnn ground — ground of refusal
number 8.

MS STEVENS: From “however”, is that - - -

MR LLOYD: Yes.

MS STEVENS: From - - -

MR BYRNES: That's correct, yes.
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MR LLOYD: The second sentence - - -

MR BYRNES: Is—is---

MR LLOYD: - --in ground review is wrong?

MR BYRNES: Yes. That's right. Thank you.

MS STEVENS: So do you want to just strike outirthowever” onwards?

MR LLOYD: Yes. That should be strike. Thank yodll right. Is the panel happy
with that?

MR HUSSEY: Yes.

MR LLOYD: Mr Hussey?

MR HUSSEY: Yes.

MR LLOYD: Yes. Allright. So the formal decisiof the panel is as —at —is to
adopt the recommendation. The reasons are thattied supports the findings
contained in the assessment report and endorsesabens for refusal contained in
that report. That means you can now go forwargbur section 34, Mr Byrnes. All
right. Now, for the next item, 8-10 Shirley Stre@arlingford, Mr Ryan has a
potential conflict of interest. So he is takingttlpart in this — the determination of
this matter. This is an application for an 11-syoresidential flat building
comprising 49 apartments at 8-10 Shirley Streetljii@giord. We have notice of two
people who wish to speak against the recommendadlierrecommendation being to
approve, and two people who wish to speak in fawbtine recommendation. Is
Ron Knott here? You have the floor.

MR R. KNOTT: I will let our chairman go first, stier, and | will follow him, Mr
Aspi Bulsara.

MR LLOYD: Mr Bulsara.

MR KNOTT: Yes.

MR A. BULSARA: Yes.

MR LLOYD: You will speak on both — on both of yoliehalf?

MR KNOTT: No. No. I've gotasetof - - -

MR LLOYD: You've got a set of items? Well, aljht. You can go first, then.

MR BULSARA: All right. Thank you.
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MR LLOYD: For the record, you should tell us wixau are and where do you live?

MR BULSARA: My name is Aspi Bulsara. | live ihg joining lot on 2-6 Shirley
Street.

MR LLOYD: 2?

MR BULSARA: 2-6 Shirley Street.

MR LLOYD: That's — as you look at the site thab's the right, is it?

MR BULSARA: That's the — that’s the south of 8-3@irley Street.

MR LLOYD: Yes. On the right?

MR BULSARA: Yes.

MR LLOYD: You're on the right?

MR BULSARA: Yes.

MR LLOYD: |[follow. Allright. You can proceed.

MR BULSARA: Okay. |thank the panel for givingenthe opportunity.

MR LLOYD: You've got three minutes.

MR BULSARA: That's all right.

MR LLOYD: Yes.

MR BULSARA: It seems that the planner has bemrdoackwards to approve this
application even exceeding the development stasdardnore than 10 per cent.
The submissions come from the other residents balyebeen for cosmetic purposes
and not a single submissions has been heeded Ipjatiie | come to the specific
points: building height. As per the planner’'sagpthe height is over the prescribed
standard by 4.2 per cent. The prescribed standard too height, in my opinion,
and it overshadows the residents of 2-6 Shirlege$tand will deny them sunshine.
The shading report clearly indicates this.

We have installed a solar system five years agdlamexcessive height will also
impact the operation of this system. No offer hasn made by the developer or by
the council to compensate us for the solar systeimglineffected. We, therefore, do
not approve of any extension to the height of bhigding and would like an

independent survey to be conducted on the sunsiai&bility to residents of 2-6
Shirley Street.
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Building separation is my second point. As pentiseial privacy building

separation guidelines there should be a 24 medtardie between the buildings.

This building has only eight or nine metres sepamnaand | ask why the planner has
deemed this to be acceptable. We reserve ouriigis in both these matters and
will not hesitate to use this right against boté tleveloper and the council if the
proper steps are not taken. Parking. The buildagy45 units. The parking space is
only for 50 cars. Itis common knowledge that lehads today have two cars.

Even allowing for 1.6 cars per household, whicthes Sydney average, the number
of spaces provided should have been 72. This n#Z&anars have to park on Shirley
Street every night.

The reason for the reduced number of spaces big not practical. In spite of .....
coming to Carlingford, the residents will not owfesver number of cars. Cars are a
very essential mode of transport in Sydney andk Mdsch of you planners and
councillors do not own your own cars or have notertban one car? If the planner
visits Shirley Street in the night he will find thaost of the spaces are already taken.
I would not like to own a unit which does not give adequate parking. Neither is it
sensible to allow only 45 spaces for the resideifitss is highly responsive of the
council to approve the limited parking spaces. piovision of five visitor spots is
also unreasonable. The council is no doubt aweatethere will be two further
developments of similar size on Shirley Streetyalf as on the ..... five towers
coming up. We urge the planner to increase th@aking spaces to at least 72.

| come to the last point: trees. The developeukhplant trees of a suitable height
at the boundary wall of 2-6 Shirley Street to givevacy to the residents of 2-6
Shirley Street. This is of utmost importance te tbsidents. | urge the panel to look
seriously at all these matters. There is a babld#isover Australia about
overdevelopment going on by greedy councils aneld@ers who do not get about
the aesthetics of the area. This proposal is anatkample of this. We have already
seen property prices by 12 to 15 per cent in thirn@éord area because of
overbuilding. We can only see this trend contiguim accelerate. Thank you.

MR LLOYD: Thank you. Now, Mr Knott.

MR KNOTT: ..... speaking as one of the originabple who moved — my name is
Ron Knott. | live at 2/6 Shirley Street, Carlingdpin the same block of units that
Mr Bulsara lives at .....

MR LLOYD: Allright. You have three minutes.

MR KNOTT: Yes. Okay.

MR LLOYD: Yes.

MR KNOTT: Yes. My first complaint, sir, is thahmediately ..... was put out |

sent out a — | sent a letter to the planning offateCity of Parramatta asking for
shade, asking about solar generation, and | cl&égghlighted the desperate need that
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we have in the — in our area, for better plannihthe streets, there is no room in the
streets, it's a two-lane road, a narrow two-laredy@nd to think that we’re going to
— it’'s not only those, there’s another 900 cars$ melcoming in from the
development of the back. And it is ridiculous. dArsupport that further by saying
to you, sir, there is a letter that was ..... pdbat the local traffic council has called
the Hillshire Council Developer Strategy Shirleye®t Carlingford to accommodate
index parking and — what'’s required - - -

MR LLOYD: Indented.

MR KNOTT: Indented, | mean.

MR LLOYD: Indented.

MR KNOTT: I'm trying to read it upside down.
MR LLOYD: Yes. |can read this.

MR KNOTT: Now, my comment is very simple, sitsino good building all these
buildings and then have a look at the infrastrietfterwards. You've got to look at
your infrastructure now and correct that before gtaut doing the buildings because,
otherwise, Shirley Street is going to be an absatess. The problem with Shirley
Street is not only our people use it all the asdake back who want to get Midson
Road and up that — | think it’s - - -

MR ........... Pennant Hills.

MR KNOTT: Pennant Hills ..... into Pennant Hik®ad and turn right, it's Marsden
Road. They will come up through Shirley Streehd Hve seen in the morning now,
without all this traffic, queues of six or 10 céngng to get into Pennant Hills Road
with no lights, and you can imagine what a messithaight opposite the ..... S0, sir,
what I'm saying to you is there needs to be a lotarthought about this. From my
own personal view | left a lovely home | had in &@a®0d because they built up a
high block next door and the next thing our grass,dve had mould in the house, it
was cold, we had to get out. An 11-storey stugktrup there in front of us is a joke.
Particularly when you consider, on the other sidere’s a 12-storey going up as
well on the eastern side. Now, what sunshine &rgeing to get? So I'm asking,
please, for commonsense.

MR LLOYD: All right. Now, Mr Wilson, Andrew Wilsn and Mr C Wilson, who
wants to go first?

MR A. WILSON: 1 will, thank you.

MR LLOYD: Yes. First of all tell us your namecwho you are.
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MR WILSON: My name is Andrew Wilson. I'm a plang and development
manager with the applicant, Cox Park Project Petary Limited. Thanks for taking
the time to listen. | just wanted to address thiegb briefly just to let you know that
we’ve been through a number of design iteratiorth Whiis proposal with the council
design panel with the council planning staff anthvthe council engineers and
particularly refinements and revisions to the stempe with increasing and
maximising the amount of street front landscaping a... street front there with
setting back the upper levels from the northermblauy with design revisions of the
southern elevation to address privacy issues amdasing setbacks, removing
balconies from that southern elevation and revisiiegstormwater ..... council’s
engineers.

So after all that we've landed in a place that eegleased with going forward.
We're pleased with the recommendation in the cduaport. We think we've
ended up with a scheme that’s consistent with wheazone objectives are with the
planning of the Carlingford precinct, to be higdensity around the train station,
consistent with contemporary planning principlestf@ planning of the city, and we
— we generally comply with the intended outcometlfies site, this site is identified
in the DCP as a development site itself.

We're consistent with the provision for 11 storeysthis site. The height reach is
really limited to a limited amount of up on thetlef.. on the roof element. It doesn’t
have any increased — the additional height doéswvé any increased ..... in terms of
solar access on its surrounds and we’re — we'lse-v@orked with council ..... the
public park ..... through the northern part of $ite dedicating it to council at no cost
as part of this application. So after many itenadithey are — and negotiations with
council, on those aspects that I've mentioned, svpleased with the result. We
think it's a good design and outcome consistent Wit zone objectives and we
commend the recommendations ..... our architeetStve Zappia ..... Marchese
Partners. He has printed off our final ..... toe final scheme ..... for you if you
would like to see those, and they're both herensweer any questions that ..... thank
you very much.

MR S. ZAPPIA: Ifit's okay | would like to addres couple of the points that the
objector, Mr Bulsara, raised.

MR LLOYD: Yes.

MR ZAPPIA: Certainly in terms of - - -

MR LLOYD: So your name is Steve Zappia?
MR ZAPPIA: Steve Zappia. I'm the architect.

MR LLOYD: Yes.
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MR ZAPPIA: Yes. Firstly on building height, asrWilson said, the exceedance
of the height is only to a small area on the robfah is in relation to the — a roof
feature, which is part of that lift overrun. We ldave a rooftop terrace which is,
obviously, a communal space and we need to prd¥igecess to that part of the
building. So if you actually refer to the sectionghe set of drawings you will see
that the whole building is underneath the ...3®mmetres and it's only a small
portion that is actually ..... slightly over theidia limit.

MR LLOYD: Yes.

MR ZAPPIA: And this part is actually set backarihe middle of the building. So
the vast majority of the building is all in compi@e with the height control of 33
metres. In terms of overshadowing, obviously, a&3re building of that height,
which is the land is zoned for, will create somershadowing impact. But the
majority of the apartments will still receive, welieve, three hours sunlight to 6
Shirley Street. The shadowing diagrams do showhermornings until around 12,
they do get good solar access because north iallgctuip the page there you can
see this is winter, 9 am, this part of the adjaynuilding is all getting full sun, and
through to 12 this part is still getting full stand in the afternoon the apartment in
the front is getting sun. So sure there is songachbut there’s still — actually, the
majority of apartments still achieves three howlarsaccess, | believe. So the
impact is within the guidelines of the ADG.

In terms of building separation, likewise, we deongy with the requirements of the
ADG. We have a nine metre separation on the southeat of the site. The
refinement is only for a three-story building whic¢tvelieve, number 6 Shirley Street
is only a three or four-story building, so withimeetADG we’re only required to
provide a 12 metre separation of which six methesikl be on our side of the
boundary. We're actually providing nine. So wéidxee, again, we’re in compliance
with the ADG requirements there. In relation tokiag we’'re complying with the
RMS guide, which we’re entitled to do, which, agdithink is adequate parking
provision for a site located such as this. Soahgr questions happy to respond.

MR LLOYD: You didn’t address us about the excaesaof the floor space ratio.
MR ZAPPIA: No. Are we at the floor space ratio?

MR LLOYD: You are. You are. It's — the floorape ratio of a development
standard is 2.3 to one. You've got 2.68 to one.

MR ZAPPIA: Well, | believe the — Andrew, do yowant to respond to that?

MR WILSON: Yes. So a clause 4.6 report was sttechiwith the DA, as allowed
under the LEP, to justify a departure from the FIRat — clause 4.6 was
comprehensive, consistent with core principles, addfessed the requirements of
clause 4.6 principally on the grounds that the psapis consistent with the intended
outcome of an 11-storey flat building on this sitgt the exceedance of the FSR — if
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you count the whole site, including the area tha€dicated to council ..... open
space it's actually a — complies with the FSR @t tiegard. So in terms of the actual
site area rather than the technical site areatuia#ly meets those standards. We
meet the deep soil landscaping and common oper spguairements of the other
numerical controls and, essentially, meet the heighof the roof .....

There’s also no significant additional impact areliwake the — we meet the setback
requirements. So on those — on those terms, useld.6, we conclude — the council
planner concludes that the ..... of an FSR isfjadton environmental planning
grounds. It also — it's necessary to comply wité tontrol in this case because we
complied with all the other controls and we’re dstent with the objectives of the
zone and of the objectives for development ongites.....

MR LLOYD: I have to tell you that the panel isno@rned about a number of
aspects of this development. In particular, thiengement of the floor space ratio
and control.

MR WILSON: Could I just add to — and another intpat component of that
clause 4.6 is the public benefit generated by #uadtion of the public open space.

MR ZAPPIA: Is the panel clear on that? Can t lesscribe that on a diagram?
Because it seems we probably do. The overalbsda, if you were to take the
whole site, we actually comply with the FSR. Batause we’re dedicating this
piece of land council, as a through site link, auatically our site area reduces. And
that triggers the noncompliance. But if you've gmtevelop a building on the other
side area, which we’re doing, in effect, we do chmso it's a bit of a technicality
there that we’re being caught with.

MR LLOYD: Well, it's not really a technicalityl mean, if the site that you end up
with makes your building noncompliant, then, igh‘at what we’ve got to look at?

MR ZAPPIA: Well, at the moment, that land is mreership of this property.
MR LLOYD: Ye.

MR ZAPPIA: So it's — so part of the development--

MR LLOYD: Butits---

MR ZAPPIA: - --is arequirement.

MR LLOYD: - - - not going to be.

MR ZAPPIA: Sure.

MR HUSSEY: It hasn’t got the right zoning. IRE1. You can’t build on it.
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MR ZAPPIA: But it’s still part of the land arehat we - - -
MR LLOYD: It's reserved - - -
MR ZAPPIA: Yes.

MR LLOYD: It's reserved for a public purpose.chln’t be counted in your floor
space calculations, in our view. | can tell yoatthimilar issues arose in relation to
the proposed development next to you where ther&gsnis court and some
townhouses. Similar application was made to thisstoreys, exceedance of the
height control, exceedance of the floor space @irdrol of 11 storeys. The panel
said no. You have to reduce it by one story, magempliant with the height
control and make it compliant with the floor spaago control. The applicant came
back with an amended plan for a 10-storey buildibat’'s what happened there.
Why shouldn’t we adopt the same approach here?

MR WILSON: On that site that was raised by thenpler — planning council and
we revised our scheme. Essentially on that sclmamber 12 the height was
being breached by ..... floor space.

MR LLOYD: Yes.

MR WILSON: We don’t have a floor space breachimg height limit. On that
particular site they don’t have the additional landt can act as an environmental
amenity as ..... can, as it can on our site. Asdwe did amend our scheme, as was
amended on that number 12 scheme, to set baclppe levels from the northern
boundary facing that development just as they haveset back the upper levels on
the southern elevation to address that 24 metmragpn between our two buildings
of similar height. So | hope that answers yoursgjoe - - -

MR LLOYD: Well, you didn’t deal with the floor gge ratio component.

MR WILSON: Well, I think the floor space ratiothe difference in this case is we
have the amenity of the of the RE1 zone that hilpsamenity of our building.
Whilst it’s a technical exclusion from site area thnd is still there. It’s still
providing separation - - -

MR LLOYD: It's not—it's reserved - - -

MR WILSON: ---and .....

MR LLOYD: It's reserved for public purposes.cln’t be counted as part of your
development.

MR WILSON: No. But also I'm saying that whilstight understand your
concern if we were breaching the FSR as well ahalbther controls but we're
meeting the other controls and the FSR breachtisasalting in any greater
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environmental ..... if we're meeting common opeacgpwe’re meeting the landscape
there and we’re meeting deep soil, all those requents are being met by this
proposal.

MR ZAPPIA: And this was discussed at length vitd council officers over a
number of meetings and so there was a positiomttia ..... any form of the
development was acceptable and the ..... breackiesagceptable in the
circumstances.

MR LLOYD: | mean, let me tell that — in relatiom the property next door, and
council officers recommended that approval ...d &e said no. You have to
comply with the floor space ratio control. We sadal

MR ZAPPIA: Yes.
MR LLOYD: Why shouldn’t we adopt the same appioaere?

MR ZAPPIA: Well, I think it's a — | mean, obviolys there’s a reality of the final
thought form. | think it has generally compliedlwwhat's envisaged. We’'re within
the 33 metre height control albeit a small portvdthe roof, which is not unusual.

MR LLOYD: I acceptthat. I'm concerned about fleor space ratio.

MR ZAPPIA: Well, the floor space is an outcomealsviously, this land that has
been zoned — technically, | mean, obviously, tinel s in the ownership of our
client. His discussions with council were thatfeeds a certain outcome to make
this thing viable and, | guess, there was a b# discussion around what would be
acceptable to achieve an acceptable outcome falidm@. And those discussions
were held over several meetings with the counéitefs and we believe we’ve come
to a point which is an acceptable outcome. Wetdmglieve it's in our development
— we’re pretty much within the height limit undéiat small roof feature and the floor
space is an outcome of the — of the ..... thaldsvalble on the site.

MR WILSON: And I think we don't have ..... flospace over the height limit.
MR LLOYD: No---
MR WILSON: ..... don’'t have GFA over the height-

MR LLOYD: No, | accept that. | accept that. Big the overall floor space that,
for my part, I'm concerned about. Does the paagkhany other questions?

MR HUSSEY: Yes. I'm of — well, you might answteem all, I'm a little bit
concerned that having read the detailed reportnabteing part of the background
investigation, | think it’s just a little bit bigof this particular site. There’s an
exceedance of the height. There’s an exceedartbe @ibor area. And the
cumulative effect is | think it impacts on the park | share the concerns of the
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couple of neighbouring residents about the parkivigu comply, | think, with the
ADG requirements, however, there are four units Wik not have a car parking

space but compliance with the ADG also requiresidifor spaces. You're only

supplying half those spaces.

| think just practical experience, going back teae where there has been a rapid
development of high rise buildings, shows a probé a rising problem of on
street parking and traffic matters. | just dohihk a good external design warrants
the dispensation of the five extra visitor car agkspaces. If further consideration
was given to a bit smaller, a bit lower buildinigat would take some floor space
away and maybe then relating a more acceptablagowavof resident parking spaces
and visitor car parking spaces. | don’t know¢ah get clarification from the
council officers but in that report on page 278jalihis the planning assessment - - -
MR WILSON: Can | just respond to that?
MR HUSSEY: Well, can I just finish this? That reed to get clarification
because it might alter what I'm thinking. But @l referrals was referred to the
traffic people and it's not supported by - - -
MS STEVENS: No, we're different 278. | need torwout which bit you're in.
MR HUSSEY: Sorry.
MS STEVENS: Sorry.
MR HUSSEY: 278 traffic:

Not supported as discussed below.

MS STEVENS: Yes.

MR HUSSEY: But there are other things that sagsttaffic engineer is satisfied
with the thing. | can’t see where his disagreenteot her disagreement.

MS SMITH: It's just the .....

MR HUSSEY: But | have a disagreement - - -

MS SMITH: On the next page about the parkinggePaon page 279 .....
MR HUSSEY: Well,it—1—1---

MS SMITH: That was the only reason.

MR HUSSEY: There are other things in there tlagsshe traffic engineer is
satisfied with it.
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MS STEVENS: Okay. So the parking provision ifident by - - -
MR HUSSEY: Yes.
MS STEVENS: So---

MR HUSSEY: The sole reason for that dissatistacbecause of the deficiency of
five visitor spaces.

MS STEVENS: So the ones in italics are the gt they were deficient — they
were — didn’t — weren’t happy with. So it was theking provision is the — parking
provision is deficient by five spaces, the — sonmgthr there was a — they were — had
an issue with the ramp, which could be, | guessditmned, the gradient and the
roller shutter which could be conditioned. But thain one was one, which is the
parking provision is deficient by five spaces, psown of 50 spaces is not acceptable
on traffic and parking grounds.

MR HUSSEY: Just by way of contrast, | — theransassessment in there of what
the development control plan says. And | realisd the ADG overrides that. But
development control plans can be prepared for lezplirements. So the parking
provision requirements might vary from LGA to LGA.you applied the DCP
controls in there it says the local requirementsildide 92 residential spaces and 20
visitor spaces, which is way over the top theret tBere’s a big reduction in this
proposal. And if those number of visitor spaces digpensed with here that sets a
precedent for these other high rise buildings gailogpg and maybe the outcome the
neighbours are talking about, with problems onstineet, might be realised. So |
think it's — the site is not suitable for this salf development in - - -

MR WILSON: Can I just respond to that issue @ tar parking? We did comply
with the RMS guide and the designer panel asked temove five spaces to provide
additional deep soil. So the planner agreed witisé comments and asked us to
make those changes. And so that was undertakethas— there’s a much larger
setback with deep soil in the street front andijrik - - -

MR HUSSEY: But does the ADG require 10 spaces?

MR WILSON: 10 visitor.

MR ZAPPIA: Yes.

MR HUSSEY: Yes.

MR ZAPPIA: Yes.

MR HUSSEY: Yes. Okay. So you don’'t comply wikiat.

MR WILSON: Well, the design panel said to remdivem in ..... deep soil.
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MR ZAPPIA: We could comply - - -

MR WILSON: We can put them back.

MR ZAPPIA: If you want to condition it we can grably comply with that.

MR HUSSEY: All right.

MR WILSON: ..... we can put it back.

MR HUSSEY: Well, I think the AGD is the minimunagking requirements and |
don’t see any other extenuating circumstances Wwhy should be deleted. The
proposition to put them back in, however they gis hot been - - -

MR ZAPPIA: No - - -

MR HUSSEY: - - - but to this panel - - -

MR ZAPPIA: No.

MR HUSSEY: - --and also, apparently, there s@®e concern about the gradient
of the basement car park that had to be clarifeszhbse it looks a little bit tight, and
| can’t see anywhere here where that has beeriiethriHas that been clarified?

That the gradient and ceiling height is satisfa@or

MR ZAPPIA: I'm not aware of that but, obviouslye would design it to meet .....
requirements in terms of gradients and .....

MR HUSSEY: All right. Well - - -
MR LLOYD: Any questions?

MS STEVENS: No.

MR LLOYD: No?

MR WILSON: | think just one final point ..... praling the public benefit of that

..... is an important part of this proposal and]lye the — that'’s reliant on this
proposal being approved. | think — you know, gdiagk to a much reduced scheme
would not afford us the ability to be ..... landioail .....

MR LLOYD: Well, then — well, we are concerned abthe ..... form. | can tell you
that the panel is inclined to refuse this applaatior the reasons sought — the sort of
reasons we’'ve been discussing. But what we did thit adjoining property was we
allowed the applicant an adjournment to come baittk amended plans to meet our
concerns. Now, we can either refuse it now ore-stbrt of reasons we've been
discussing ..... adjournment, defer it and allow y@come back with amended plans
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which will effectively mean that you have to reduict 10 storeys to meet our
concerns. That would also reduce the parking dem&ut it would certainly
reduce the floor space ratio even make you heigimiptiant. That's our — that’s our
view at the moment. So we can either refuse yoorcan come back with amended
plans which meets those concerns.

MR T. MERHI: ..... managing director ..... but'vechappy to address it. However,
council were looking at dedication of the reseriga® and our wish is to keep it, we
don’t want to dedicate it, because this is goingettuce the price of these apartments
by ..... So our intention is to keep this land.u@al ..... where council were hoping
that we can dedicate this land to council. And'sha- -

MR LLOYD: Well, that - - -

MR MERHI: That's where it all .....

MR LLOYD: Well, that's a matter for you.

MR MERHI: Yes.

MR LLOYD: | mean — but we are concerned abouwt gharticular building and how
it sits on the site. And it doesn't sit on theegh our satisfaction.

MR MERHI: So we can reduce it to 10 level — wa came up with a far ..... car
park. The design review panel asked us to redud&/e could meet — we can
actually add them back on and still meet the dedp.s.

MR LLOYD: Well, | mean, what we're looking at ke reduced height,
compliance with the floor space ratio, five addiabcar spaces; correct?

MR LLOYD: That's what we’re looking for.
MR MERHI: Then we will not be dedicating any lacaluncil - - -
MR LLOYD: Well—and - - -

MR MERHI: Because, at the moment, the — it'sis thill devalue our units by
dedicating this land to the council and allowing th..

MR LLOYD: It's reserved —it’s reserved for pubjpurposes. So it will end up in
the public hands one way or another eventuallyw8a@annot take that into
consideration.
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MR HUSSEY: Could I just check, then, this pergpecor this montage you have,
the couple of units along there — the second umitgathere, will that have a sunken
courtyard?

MR ZAPPIA: Well, the land does rise from thisestr towards the ..... and so as it
rises towards the — yes, they do have a semi-surikamtiyard and, obviously, the .....

MR HUSSEY: But the deepest part, how deep is¢hattyard?
MR ZAPPIA: It's probably just over two metresor8ething like that.
MR HUSSEY: So that will be - - -

MR ZAPPIA: But we will be banking it back so itit-obviously gets sunlight,
etcetera, in certain spaces.

MR HUSSEY: Yes. But you've got to then make dine amenity of the footpath,
that goes through that reserve area, is safe angeneent.

MR ZAPPIA: Of course. Yes. | mean, it's quitevele reservation. It's six — |
think it's five metres wide. So it's a decent acddand that’s taken from the site
which is giving us this issue. Otherwise it's at&stic two blocks of land that
should be developable. But - - -

MR HUSSEY: So that last unit that has got the taaire sunken courtyard would
it have lower amenity?

MR ZAPPIA: No. It's still getting solar acceséctually, an excellent access. 90
per cent on this project. There’s only two aparite¢hat are not getting solar.

MR ............ They face north.

MR ZAPPIA: Yes.

MR HUSSEY: Yes. |realise that.
MR ZAPPIA: So - - -

MR LLOYD: Allright. That's the choice you havéVhat do you — what is your
wish? If you come back with amended plans, whatis/ our requirements that
we’ve outlined, then you're okay. If you don’t vido do that then we will refuse it
now for the reasons we've stated. So this is Wwhapened with the South Street, the
applicant asked for a deferment, and you're insdn@e position as Mr Byrnes back
there. You don't have to tell us now. We've gtitey matters to go on with if you
want to think about it and just talk about it.

MR WILSON: Yes. We might do that. So we comelb you after the meeting?
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MR LLOYD: We will deal with the other matters. aVe got other matters to deal
with. And you can let us know what you want to do.

MR WILSON: Okay. Thank you.

MR LLOYD: All right.

MR BULSARA: Excuse me, can | speak for a moment?

MR LLOYD: No. You've had your say.

MR BULSARA: No. But we — we — you — you havediscussed about the — about
the building separation at all. The point thaty ¥mow, | raised about it which they
are in breach of.

MR LLOYD: Well, we may well include that in our@unds of refusal.

MR BULSARA: Thank you.

MR LLOYD: We will see what they want to do.

MR BULSARA: Thank you.

MR LLOYD: Yes. Okay. Good.

MR KNOTT: Mr Chair, could | see a copy of thatcdment? The shade plan that

MR ........... Yes. You would like to see theadh plan?
MR KNOTT: I would love to see the shade plan.
MR LLOYD: [willif I've got it here.

MR KNOTT: Have they taken into account that .....
MR LLOYD: | will see if | can find it.

MR KNOTT: .....

MR LLOYD: | hope it's here somewhere.

MR HUSSEY: ... the one here.

MR LLOYD: Have you found it?

MR HUSSEY: Well, solar access view — P2 — | ddamow — DA721.
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MR LLOYD: Idon't have it.

MR HUSSEY: No. It's not there.

MR LLOYD: Idon't have it.

MR HUSSEY: It's not there. DAT73. It's — see|aoaccess DA720 to 722.

MS ........... No. The panel only has what wegineen them. So if they don’t — if
they don’t have it you will need to come and spesathe ..... council.

MR KNOTT: ...

MS ........... Theydon't have any printed. leely got what's on the screen. |
don’t have any printed. | don’t have a - - -

MR LLOYD: That's the - - -

MS ........... ---printer here, | don’t haveything to - - -

MR LLOYD: No, we haven’t got that. We haven’ttgbat at all.

MR KNOTT: No, no ..... print one and send it te thecause | asked you originally.

MS ........... Yes. Have you looked online te gghere’s one online? Because
most of our stuff is online.

MR LLOYD: So someone - - -
MS .......... Yes. That's fine. If | just grab -

MR LLOYD: - - - of the council’s staff could makephotocopy of that and give it
to that gentleman - - -

MS ...........  Which one are you again? You'reKuott?

MR KNOTT: Yes.

MS ........... Yes. That's fine. Okay. | cand one out to you.
MR LLOYD: Yes.

MR KNOTT: Yes. Okay. Thank you. Thank you tbat.

MR LLOYD: He has got it?

MR KNOTT: I've got it.
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MS ........... There you go.

MR ........... Am | able to get a copy of that-or-
MS ........... ldon’t have a card or anythingrrs.
MR LLOYD: Mr Bills, what are you doing here?
MR BILLS: .....

MR LLOYD: The planning proposal?

MR BILLS: .....

MR LLOYD: Itwas 6.1?

MR LLOYD: We might be able to deal with 6.1. TBast Street one. Are you

happy with that?

MR HUSSEY: Yes.

MR LLOYD: East Street?

MS ........... Happy is not the word. Satisfied

MR LLOYD: Well, we adopt the recommendation.
MR ............ Will you guys getin - - -

MR LLOYD: We're doing the next matter.

MS ........... No, no, they’re on — moved on hoier item.
MR ........... Apologies.
MS ........... They will come back to the othtem afterwards.

MR LLOYD: We're happy to adopt the recommendation

MS S. FORTU: Thank you. We’'re just here to arrsavey questions in case you

have them.

MR LLOYD: No. We have none.
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MS FORTU: Great. Thank you.

MR LLOYD: So the —we adopt the recommendation.
MS FORTU: Thank you.

MR HUSSEY: Don’'t beg any more questions.

MR LLOYD: No, no, no.

MR LLOYD: So that's 6.1. All right. Now, 6.2.
MS ...........  We cannot actually consider 6.8lwfter 5 pm.

MR LLOYD: Right.

MR LLOYD: 5 pm. We will come back at 5 pm andchdeith 6.2.

ADJOURNED [4.28 pm]

RESUMED [5.00 pm]

MR LLOYD: Yes. What's the answer?

MR WILSON: Well, thanks for letting us contemmat. So we’ve decided we
would like to take up the offer of the deferral you know, we've ..... this on the
basis of - - -

MR LLOYD: Yes. I've just got something on theesen here, Jackie. | will ring
you back if I need.

MR WILSON: - - - the negotiations of the counavler a dedication to public .....
which is, from our perspective, a, sort of, staddarangement with council for — to
use — to be able to use the FSR attributable ttatigethat's dedicated and then to
dedicate that free of cost to the council.

MR LLOYD: The only trouble is that it's in a défent zone, so it can’'t be regarded
as part of this development. It's in a completdiferent zone. That’s our difficulty
with that. That's why we were confining it to tlaand that’s coloured pink, not the
land that’s coloured pink and green. Yes.
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MR ZAPPIA: You referred to the other developmienpining, but they didn’t
have a land dedication issue, so - - -

MR LLOYD: No.

MR ZAPPIA: - --in this scenario it's a bit dé#fent, we think.
MR LLOYD: Yes. Well —so you're going to amend?

MR WILSON: Yes. We will take up the referral.

MR LLOYD: Allright. Because that will mean youll get a consent when you
come back with your amended plan.

MR WILSON: Yes.
MR LLOYD: Yes.

MR WILSON: Well, we will discuss with the couneibout this dedication,
etcetera.

MR LLOYD: Yes.

MR WILSON: And — and we will get an amended péexdl come back. That's our
preferred - - -

MR LLOYD: Allright. So-- -

MR HUSSEY: And the option with the additional fyaior visitors, can that
comply with the ADG too, which is an extra five spa? You said that that could be
incorporated. Does that work?

MR ZAPPIA: Well, it's all — it's part of the mixput, yes, we will look at that as
well. If it's achievable, we will certainly try @nincorporate that.

MR WILSON: Yes. | mean, we complied initiallyytthe design panel said to take
the five spaces away .....

MR HUSSEY: | think that's important for our — tpanel's consistency where you
drop off minimal carparking under the ADG. Thepeslgot to be a good reason for
that.

MR LLOYD: Well, the formal — the formal determinan of the panel will be this:
application is deferred to allow the applicant done forward with amended plans to
meet the concerns expressed by the panel membkistop. That's the formal
determination. Got it?
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MR MERHI: The dedication here was addressed lycib, and - - -
MR LLOYD: Yes. We know this. Yes. Yes. We knthis.

MR MERHI: So the issue for us is, at the momam,won’t be dedicating the .....
the council.

MR LLOYD: That's all right, but because it's coleed — as | said, because it's
coloured green on the map, we can’t regard it asglqgart of this site.

MR MERHI: The issue for us is we cannot dedi¢hsg council, because the — that
was a ..... of the council, and for once we woalthe&r not.

MR LLOYD: No. Well, I mean, that's - - -

MS ........... That’s a conversation for you watbuncil.

MR LLOYD: That's a matter — that’s not a matter @s.

MS ........... Not with — not with the panel.

MR MERHI: Sure.

MR LLOYD: Allright. So that’s the formal deteination. All right.

MR MERHI: Thank you.

MR LLOYD: Thank you.

MS ........... l'will need to swipe you guys out

MR LLOYD: Where’s Mr David Ryan? Can you - - -

MS ........... T'will grab David.

MS ........... l'will get him, because I've gotdet my book.

MR LLOYD: Okay. Good. We will wait for the othenember. All right. We can
now move on to the final item on the agenda, itemmiper 6.2. This is the planning
proposal for the block bound by Parramatta Roadtovia Street, Albert Street and
the Western Railway Line at Granville. We — is @tiin here?

MS ........... No. He ended up doing a submisa®well.

MR LLOYD: He wrote a submission. And we have KePoiner, not here. We've

got another submission, Kerry Poiner. And we'vegeubmission from a person
who hasn'’t - - -
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MS .......... Helen Paterson.

MS H. PATERSON: That's me.

MR LLOYD: That's you. This is your submission.

MS PATERSON: | was too busy putting my name orlihat looks like that .....
MR LLOYD: What is your name?

MS PATERSON: I'm Helen Paterson.

MR LLOYD: And where do you live?

MS PATERSON: I live on the north side of Victo&#reet, opposite the triangle
corner of the development block.

MR LLOYD: What number in Victoria Street?
MS PATERSON: 69.

MR LLOYD: 69. | will just date this. Do you wato speak to that submission, or
do you — or are you happy for us to read it?

MS PATERSON: If you're happy to read it, thatise.

MR LLOYD: Yes.

MS PATERSON: I'm not a great public speaker.

MR LLOYD: Allright. And could | have your nanspelt out, please?
MS PATERSON: Paterson, P-a-t-e-r-s-o-n.

MR LLOYD: Paterson. Ms Paterson. Well, we hdwvee written submissions,
including that of Ms Paterson, opposing the recomdagon for the rezoning of this
land, which we have, and we have noticed that therexa number of people who
wish to speak in favour of the application.

MR J. DOYLE: Yes. Thereis. We'’re ..... in a&payour Honour, so we can speak
together. If | can just introduce myself to theela I'm Justin Doyle. I'm a lawyer.
The reason I've been asked to address is that #iergome issues arising in relation
to the statutory consideration of the differenceveen the two options that are
before you, which | wanted to outline, and therr¢hie — we have —is it a good idea
if we swap the .....

MR LLOYD: Yes. Which option are you - - -
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MR DOYLE: We're proposing - - -

MR LLOYD: - - - promoting?

MR DOYLE: Option 1 is our preference.

MR LLOYD: The 6.1.

MR DOYLE: Yes. The essential difference, whiahill come to if — to our benefit
is that there is an increased density with optioMthiey both have the same height,
but there is a greater density with option 1, that has got an ..... benefit, which is
the reason I'm here. | wanted to explain how yawld consider that. That relates
from the 3000 square metre park that is includet aption 1.

MR LLOYD: Aren’'t we bound by the Minister’s dirgon to apply the 4.1 ratio?
MR DOYLE: No. That's what I'm here to explain.

MR LLOYD: Well, how can you - - -

MR DOYLE: It's not explained, | don’t accurately, the council report, so there is

MR LLOYD: Do you have a copy of the Minister'section?

MR DOYLE: There are two directions. That's teeue. There’s —there is a
direction in relation to — well, there is the séigy in which the — which specifically
..... there is a express direction that a developme. is not — does not comply with
the control of ..... certain things are met andaserconsiderations ..... we have
addressed those. We don’t think they're address#te council report, and that’s
why we’re here, that it's important that | bringp#e to your attention. And we do

MR LLOYD: It would be useful to us if we had apyoof the Minister’s direction.
MR DOYLE: I'm sure we do have a copy of the dires. | have exactly the same
query. We have the relevant portion of it — isually reproduced in our document.
Do you have a copy of .....

MR DANIELS: This is a chronology document. THeréhe relevant - - -

MR LLOYD: This is the Minister’s direction?

MR DANIELS: There’s the relevant 117 .....

MS ........... There is a direction that giveteef to the Parramatta Road ..... Urban
Transformation Strategy ..... same direction.
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MR DOYLE: Allright. There is one direction.chn say, judge, that | made the
same query which I've been wrestling with sinceatri when | was frantically trying
to come up to speed with this matter in the absehtiee actual direction. That's the
reason. I'm giving a confusing answer.

MR ........... I mean, we have been flounderirmuad without the actual direction
ourselves.

MR DOYLE: Yes.
MR ........... And this is the first time we'veen it.

MR DOYLE: Yes. That's exactly why I'm here. Y@an see that — you can see
our concern that - - -

MR LLOYD: And we're only reading paragraph 5 bétdirection, so - - -

MR DOYLE: Luckily ..... came armed with a solmitwith very good technological
skills who’s about to provide you with a copy oéténtire direction, albeit on his
computer screen.

MR ........... Once | get you turned on.

MR ............ Mr Chair, I've found on the weles# on the Department of Planning
website the copy of the direction, and they’re epehon the screen.

MR LLOYD: Allright. Let's read it. Okay.

MS SMITH: Okay. It’'s in here on page 58, whish260 — 620, sorry. Page 620 of
the large document, and .....

MR LLOYD: 620.

MS SMITH: No. 622.

MR ........... I don’t think that gives us all ibf

MR LLOYD: No. That's the strategy itself. Nd.et's have a look. Keep - - -
MR ........... So that’s the first part, the alijees and where this direction applies.

MR LLOYD: Yes.
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MR ............ When this direction applies:

This direction applies when a relevant planningheity prepares a planning
proposal for land within the area.

MR LLOYD: Yes.
MR ........... What arelevant ..... authorityshdo:

Must give effect to the objectives of this decissodirection would be
consistent with the strategic ..... of the ..anBport strategy, be consistent with
the Parramatta guidelines, be consistent with stggind other identified
thresholds for land use changes identified in tingtsgy, contain a
requirement that the government is not permittedserviced, be consistent
with relevant — be consistent with relevant digtplan.

The issue that | think is of relevance in this amste is the paragraph on consistency.

MR DOYLE: Yes.

(5) A planning proposal may be inconsistent with tkrms of this direction
only if the relevant planning authority can be saéd, with the secretary of the
Department of Planning and Environment or an offickethe department
nominated by the secretary, that the planning psapcs consistent with the
out-of-sequence checklist.

And we believe that this — in this case, it is:

Justified by a study that clearly demonstratesdveititcomes that are
delivered than identified in the Parramatta Roachftgy and the Parramatta
Road Implementation Plan, having regard to theovisand objectives, or (c)
are of minor significance.

And the report before you considers that (a) s @¢ansistent with (a), that (c), it is
not of minor significance, and so the majority ngpteals with testing part (b):

Whether the proposal clearly demonstrate that betiécomes are delivered
than identified in the Parramatta Road Corowa St and Implementation
Plan, having regard to the vision and objectives.

MR DOYLE: And then if one turns to 984 in yourriale, you will find the
submission described as a justification of incdesisy, which is aimed to get the
applicant — or the complainant up on (5)(d).

.CITY OF PARRAMATTA COUNCIL MEETING 16.10.18 P-30
©Auscript Australasia Pty Limited ~ Transcript in Gmence



10

15

20

25

30

35

40

45

MS ........... Your page number — the page nusb®y be different because we've
had all members of staff ..... additional eachplans.

MS ........... Have you got another — have youagmther minor number on that
page?
MS ... No

MR DOYLE: It'sitem 6.2, caption 5, which is die top line.

MR LLOYD: What paragraph number or heading nurfiber

MR DOYLE: You will find the document ..... seeetfirst page ..... and there’s a big
heading that says Section 117 Direction, 7.3, etagtvhich quotes what you were
justread ..... there’s the justification .....

MR LLOYD: Where do I find it now?

MR DOYLE: Have you found this page?

MR LLOYD: Attachment 5.

MR DOYLE: ..... come forward. This documentnsour copy of that material that
maybe you're not ..... another attachment. Whagsbeginning of this attachment
look like?

MR LLOYD: Attachment5is averylong - - -

MR DOYLE: Well, I hate to — it was attached to. which sometimes happens.
MR RYAN: What is the name of that document?

MR LLOYD: Attachment 5 starts on 563.

MR DOYLE: Is that part of the planning proposal?

MS SMITH: I've got the heading here ..... okayo is on 1008.

MR DOYLE: Right.

MR LLOYD: 1008.

MR DOYLE: Sorry. This is the publicly availabkersion.

MR LLOYD: There we go.
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MR DOYLE: So---

MR LLOYD: We've found it.

MR DOYLE: We've found it. Now, the reason - I'glad we're here, you see,
because otherwise this whole assessment proces$d aaore miscarried, because
what we have here is to the part 5 of the Miniatatirections the equivalent of what
a 4.6 objection might be to a LEP. It is our ressewhy we think that we should
depart three from the strict controls because @filfowance to do so expressly
under section 5 of the direction under certainwmstances, and this document
explains why we think those certain circumstancegmet.

MR RYAN: Can I just check and — maybe you and.Mryou're talking about the
six to one, so there’s consistency with the dicectn terms of the 4.5.

MR DOYLE: Yes.

MR RYAN: Except insofar as it's out of sequence?
MR DOYLE: Yes.

MR RYAN: Is that right? So even for the 4.5?
MR ............ No. So could you bring that bagk?
MR DOYLE: Infact—in fact- - -

MR RYAN: Orisitthe 4.5 - - -

MR DOYLE: - --thisis against ..... get thingght.
MR LLOYD: That's it.

MR DOYLE: The 82 metresis also - - -

MR RYAN: Sothe 82 .....

MR DOYLE: - - - avariation on the controls.
MR LLOYD: Yes.

MR DOYLE: But one supported by the council stafif they haven'’t really
explained very well why that's okay and — and tixet@ one isn't - - -

MR LLOYD: [ understand the reasoning why that&p, but | — we remain to be
persuaded by option 1 .....
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MR DOYLE: Yes. But the same — I'm saying thehveay that is available is
through the same doorway.

MR LLOYD: Yes. Allright.

MR DOYLE: And whether you're reading it from upetre or — I'm just going to
turn to my marked up version. Indeed, what | ditisay at the outset is subject to
everything the public has to say. At least outedénce with the council officer’s
recommendation is a choice between option 1 and 2.

MR LLOYD: Yes.

MR DOYLE: And this assessment lies at the hefitt and what | wanted to make
good before | finish my submission is that the alusssessment of this issue, we
would say, is wholly inadequate and doesn’t acyuafiorm you of the relevant
matters in any way that is — that reveals an olyeessessment of those matters on
our reading of the documents. We think that, éssén the argument in its simplest
form is that this proposal advances some additideasity within a height that is
already supported by the council based on a 3008rsgmetre — 3200-square-metre
area of vacant space of which we are prepareddicate, at no cost to the council,
to open up this area of Granville, and immediatgign the construction of this
development, to provide the — the sort of rejuviemaigreen spaces, sustainable
outcomes, etcetera, etcetera, that the objectivibe gelevant part of the strategy
encourages and are specifically picked up in theagraph 5, which has
unfortunately disappeared, but you have it there.

So just returning — my original plan was just tarstvith the chronology — a brief
chronology of how we’ve ended up here so that yaudunderstand why you have
two options before you, and why we, in fact, wargpsgsed by the nature of the
council’s report, which is why | have suddenly beafied in today. Is — 1 don't
know how acquainted you are with that background ..

MR LLOYD: Well, we have read the council officereport - - -
MR DOYLE: Yes.
MR LLOYD: - - - which summarises what happenedate.

MR DOYLE: Yes. That'sit. Could that be madadable? | don't know if we've
got three copies. That's the document I'm readiiom.

MR LLOYD: | mean, the council officer’s report itgei fairly outlines everything
that has happened up until now.

MR DOYLE: Well, we would just like — we’re not grely — we would just like to
present it to you because we think that the sapartts we would just like to draw
out. It won'’t take me very long, so - - -
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MR LLOYD: No. You do what you've got to do.

MR DOYLE: - --if | can have that opportunityso | just wanted to note that this
process started with the site that is owned by#rson — I'm not sure if the
proponent is the owner or is ..... some consultdiie proponent is the owner. That
particular site is quite distinct from the blocktn breach of (6), which is why, |
think, council supports a higher building ....esmnainly because in its existing form
..... this site has got to be (6) risk of why zane at present. Given development in
the area and the progress of the strategy, thécappdecided to proceed with a —a
proposal to rezone to B4 with a particular — nahgdo go through all the numbers,
but a proposal to increase the ..... for ..... ketwy essentially, | think it's 5.25to 1
maximum, and certain parts of the site, but desigsomeone’s bonus has always
been part of the various proposals that has beeamadd by these proponents
signing the petitions, etcetera, included.

That was — that — that was lodged. It was consitley the council in 2014/2015, so
some four years ago. The council — I'm just remaththat that predates the strategy.
The council endorsed — they resolved — council esefothe planning proposal,
allowing for a maximum FSR of 6 to 1 and a buildimeght of 105 metres at that
time. We then move forward to a further consideraby the council over the page
at 23 December 2015, where the planning propossloeasidered at a council
meeting where it was endorsed, with — instead afinating an FSR, it was — the
FSR was to be determined by the lodgement of aarde design that had been
provided, and — but, at that time, what the propbmeas advancing was the 6.1
proposal, that was, it was disclosed in the stafmpd I'm more than happy to do —
the draft strategy at that time supported 6 to 1.

We then had a gateway determination. The planmiogosal was, at that time, with
the gateway determination to be amended to inchlide the land within the lot, so

the Department said that it wanted — it was impurta the Department to have the
whole block dealt with, and that’'s why we endedniilh an amended scheme again

that allowed specifically for a building height&? metres, so it was in 2015 at the —
James. James is the town planner, so .....

MR J. MATTHEWS: Yes. Sorry. Yes..... just datgy up a little today, but
there’s a couple of key — key things that did happguess ..... SO ..... town planner
..... jump in as well. But one of the criticalrigs that happened - - -

MR LLOYD: Well, for the record, we got to reconho’s speaking, so you are?
MR MATTHEWS: James Matthews.

MR LLOYD: James Matthews.

MR DOYLE: James Matthews, the - - -

MR LLOYD: Got you.
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MR DOYLE: - - - project planner. He also coma#ima background — he worked
at a very senior level within the Department, s lgeite well acquainted with the
part 3 process, was involved, actually, in develgghe process under which a lot of
this application has been lodged.

MR LLOYD: Yes.
MR DOYLE: So he’s definitely a better personatktthan me.

MR M. DANIELS: And Matthew Daniels, my name, atielivelopment manager. |
also happened to sit on the gateway panel for eoruwf years as the Director-
General support team. This project was lodgedi¥Zome time ago, well before
this ..... was done. At that stage, as Justirekpkined to you, it was at a much
greater height, and a similar density that is dofethat stage, a gateway was put —
a gateway request was put forward to the Departivak in early 2015. The
Department wrote back in the knowledge that thesevd®ing this strategy work,

and they — they said, “Look, we won't proceed with gateway at this stage, and we
would only accept something at a maximum of 25IkVat that stage, so the
proposal then came back. A new ..... was put fow@the council, and it came in

at 6 to 1, and, at that stage, the strategy drastngleased, and it showed 25 storeys
or 82 metres on this site, from the Department,thatiwas done, and that - again,
the council endorsed that same — that same desfdtyo 1 on our client’s land, and
then that — that then went forward to the Departmdine Department then issued a
gateway but made reference to the strategy thaisihad to be consistent with it as it
emerged, and later on in 2016 the — when we wdtmgeur studies together, the
Department then endorsed the strategy, or the Minisd at that stage. We went
and asked to - - -

MR MATTHEWS: Can I justjump in there?
MR DANIELS: Yes.

MR MATTHEWS: Because when the gateway said ttuihe the entire block, we
were asked then to study and look in terms ohow the entire block could be .....
so we’re removing the boundary when we’re plannsagthere’s lot of commentary
around setbacks and building distances and separaii/e’ve planned the site as
one block, not necessarily, you know - with certainin mind in the amalgamation
patterns. We've looked at it from, you know, emtilocks, so that’'s why — where a
lot of that commentary has been led, you know, witlybe subtle, slight

differences. Butwe ..... then, and the strategy released in the ..... and the
controls were slightly different. We were assupgdhe Department that there was a
117 at the time direction to be released.

We wait until the 117 was released, which is whatsere here today before taking
the next step towards a ..... exhibition or prodgci... now, importantly, this led to a
meeting with the council administration, the admsiirator and the former director of
council and with the senior executive of the Deparit. We sat in a room with
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controls that are identified in the strategy, and-eas proponents for the controls
that we have applied for, with, obviously, the cailisa endorsed position at the time,
and we came to a — we were advised by the Departim&inl17 and a 9.1 direction
allows for variations or inconsistencies with st and identified those three
things, so we were challenged that if you think thare is still merit here, 82 metres
and 6 to 1, which is what we’re proposing, therag@y and study the site and look
at how you can come up with a better planning autor ..... planning significance.

So we studied the site in great detail and camwitipthe relay 3200-square-metre
..... park community, and this is bearing in mind.a so, effectively, you know,
commercial ..... across the site, and that camatdi®rause we identified in the
strategy that there is a shortage of green spaGeanville. There is a park to the
east of us, and there is also another 4200-squatesark just identified in the
strategies which doesn’t exist anymore — at the emanpwhich council were due to
acquire to make that happen, and, therefore wehialtthis was a really good
opportunity, and | don't think anyone disagreedf tito matter what urban planning
..... open space.

MR DOYLE: Yeah.

MR MATTHEWS: So that's why we felt that this was- really a — a good solution
for — for the site - - -

MR LLOYD: How - - -
MR MATTHEWS: - - - at that stage.

MR LLOYD: How many apartments would be on thig st by "this site”, | mean
the whole block — under your proposal?

MR MATTHEWS: Yes. So - well, can | just say, théhe — the history then
comes into this, because we've - - -

MR DANIELS: Yeah.

MR MATTHEWS: We've worked with council, and we'seme up with many
different valuations to answer that question, bdibm't want to dwell on that too
much, because what's in front of you today is,dadlsi, two — two options. But what
was exhibited was a six to one across the entirekblith the open space to the
north - - -

MR LLOYD: Yeah.

MR MATTHEWS: - - - and four-to-one across theienblock with the — the 52
metres and - - -

MR LLOYD: So how many — how many apartments aectalking about?
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MR MATTHEWS: So in front of you today you've gbie split zone into six to one
and 4.5toone - - -

MR LLOYD: Yeah. Yeah.

MR MATTHEWS: - - - which - - -

MR DANIELS: 845.

MR MATTHEWS: 845.

MR DANIELS: You have - - -

MR LLOYD: How much?

MR DANIELS: - - - 845 over the investment - - -
MR DOYLE: That's - - -

MR DANIELS: - - - and this is the entire block.
MR DOYLE: That's the six to one.

MR DANIELS: That's at six to one and 4.5 to ofddat's of a split — split control
of what we're suggesting.

MR DOYLE: Yes.

MR DANIELS: And - but it has a — a total commatdaross floor area, which is
contained in our land, because our clients are keeyn to — and — and the — the — the
council and the strategy encourages that commesp&de of 4675 square metres of
commercial floor space as well.

MR DOYLE: Yeah. Ithink the question is how —aths the extra number of
apartments.

MR DANIELS: Yeah. And the additional — the —gfs important to the — for the —
for the panel to understand — the additional gfiogs area that you can equate into
additional commercial, or additional apartmentsateler you want, is
approximately — our site is 8239 square metregouftimes by that 1.5, which is the
difference, you get approximately 12,000 squareesebr 12,300 square metres. If
you apply an efficiency rate of 75 per cent to tlyau get about 120 apartments or
about 9800 square metres of net saleable ared.isTte difference we're talking
about and with - - -

MR MATTHEWS: With the park.

.CITY OF PARRAMATTA COUNCIL MEETING 16.10.18 P-37
©Auscript Australasia Pty Limited ~ Transcript in Gmence



10

15

20

25

30

35

40

45

MR DANIELS: With the park. And what we are fimgj it very hard to understand
Is no one will argue with us that a massive paik)all the benefits we're

proposing, and — and the department were very, ke to us to challenge that, and
this is the part of the history.

The reason why the park moved from one area, wyardiave it today, to the north
— north/south orientation, is because when we weating with the 117 direction
and discussing it with the department, they sdidpk, we're very happy with open
space and what you're trying to do. We think ghathat's the idea of the 117
direction — administerial direction, however, yamnhave this problem that
originally that land was controlled by a developdio was keen to dedicate half of
their land in — in a park, and we would dedicaté dfat." They said, "That person's
now fallen away, so you can't really do that nomd ao you now need to consider
how you can do that."”

So we went back again, reconsidered that. Cosmpkn space team gave us advice
they prefer a two-street frontage park. We thewljusted that. Alex did a whole lot
of design. We got our landscape engineers — aathitnvolved as well, and it came
up with a park that was 3200 square metres sotaltamned in our client's land. So
we were — SO - - -

MR DOYLE: And thisis - - -

MR DANIELS: So then we were - - -

MR DOYLE: This was in a picture in the - - -

MR DANIELS: Yeah.

MR DOYLE: This is in your material somewhere, [ilsjust - - -

MR LLOYD: Yeah. We've — | think there's - - -

MR DOYLE: - --alarger copy of it, if it helps.

MR DANIELS: Yeah. We extend - - -

MR RYAN: Can | just — sorry — clarify - - -

MR DANIELS: Yeah.

MR RYAN: - - -those numbers then. So - - -

MR DANIELS: Yeah.

MR RYAN: - - - for the — for your option onesxgo one and 4.5 to one - - -
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MR DANIELS: Yeah.

MR RYAN: - - -you said eight hundred and - - -

MR DANIELS: Forty-five.

MR RYAN: - - - forty-five units, and the 4675 saype metres of - - -
MR DANIELS: Yes.

MR RYAN: - --commercial GFA. Is there a calatibn on the number of units
and commercial GFA for the - - -

MR DANIELS: Yes.

MR RYAN: For that 450?

MR DANIELS: Yeah. I'll = I'll give you that tom a moment.
MR RYAN: So what — what was that number?

MR DANIELS: So there's — there's the — the sboi@ scheme and 4.5-to-one
scheme.

MR RYAN: Yeah.

MR DANIELS: And I'll just get you the other onghich is here. Yeah. It's out
there. Sorry.

MR DOYLE: Option 2.

MR DANIELS: Here itis here. Right. So — aneété's the other one there.
MR DOYLE: This is option 2.

MR DANIELS: Yeah. This is the option 2.

MR RYAN: How many units.

MR DANIELS: 4.5 to one.

MR RYAN: Yeah.

MR DANIELS: Can I just pinch that?

MR MATTHEWS: Yeah.
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MR DOYLE: Yeah.

MR RYAN: Yeah. There's too many figures here.

MR DANIELS: And that's — so that's about 675 &hetouble for - - -
MR LLOYD: 675 units, did you say?

MR DANIELS: About 675. It's got more commerdaFA consistent we've done
for — based on Parramatta Road which was - - -

MR LLOYD: Plus commercial. How much?

MR DANIELS: 5540.

MR RYAN: 55407

MR DANIELS: Zero. Yeah. | know it's just a ptitut there's more buildings
along ..... Parramatta Road ..... There's justThere's also in terms of ..... And
there's — we had the land economist just do a qroakparison of the two schemes
and the different monetary benefit and commeraidl-aand the different yield in
apartments. So he's — so we — he's an econondishatihematician, and he's gone
through all of that and provided a very brief repmr that.

MR DOYLE: Since.

MR DANIELS: That since as well.

MR HUSSEY: Is that in all this stuff?

MR DANIELS: No.

MR DOYLE: Well —well, what | want to say, like--

MR DANIELS: Itis, but we —we putitinto - - -

MR DOYLE: ---thisis---

MR DANIELS: ---aconcise .....

MR DOYLE: It's just a start for me. If you gotioe actual assessment you're
meant to undertake, it actually directs you to hagard to — like, the actual — what
you're measuring this exercise against is the ppliein the Parramatta Road
Corridor Urban Transformation Strategy. | couldimt that in the material, unless
you've got it supplied to you in some other medidivwe got — | did bring a copy

myself, and one for — only — just time allowinggel'only brought one extra copy of
it, but that sets out a number of — which are trecples that — that you will assess
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this against, and that's what we — | was goingke to you what the council report
actually says about all of this, and it's — itthihk the — that the — the comment
extends to saying that we are not providing an saygply of open space by this park.
And we say that — just say we had a proposal thatle park, and we decided to get
rid of it, the council would write 50 pages aboathvital this was to the
neighbourhood, and there's no parks in the arebthasis part of the emerging
Granville, etcetera, but when all of a sudden titeyoption 2 better than option 1,
there's just nothing. We just think that thata$ @ genuine and fair and objective
assessment of the key issue according to a 11&tdimal direction of what you've

got to consider. So we — that's why we're hetteytand fill in that gap.

MR LLOYD: Well, I'll tell you what's troubling me and this is why | was asking
about the number of units — that's a lot of unitscl equals a lot of cars.

MR DOYLE: Yes. And - - -

MR MATTHEWS: We agree.

MR LLOYD: [I'm now quoting from the traffic report

MR DOYLE: Yes.

MR LLOYD:
Council's manager traffic and parking has noted¢his a real risk that, as a
result of the precinct-wide traffic modelling, tlensities proposed may need to
be reviewed and potentially decreased across theipcet if that study shows
the local road network cannot cope. The analysiwided by the applicant
that shows all of the intersections at LOSF —

which is the worst case scenatrio - - -

MR DOYLE: Yes.

MR LLOYD:
...reinforces the concern.

That is a concern - - -

MR DOYLE: Thatis why Mr Lewis is here.

MR LLOYD: That is the concern that's troubling.me

MR DANIELS: Yes.
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MR MATTHEWS: Yeah.

MR LLOYD: Well, that's why - - -

MR MATTHEWS: Yeah.

MR LLOYD: - -- Mr Lewis is here, to discuss whet that is also a fair and
objective assessment of the impact of this devetsgmSo traffic is definitely an

important matter.

MR LLOYD: [I'm just counting the number of unitsat were given to us. Where's
all this traffic going to fit?

MR DANIELS: Yeah.
MR DOYLE: That's —that's - - -

MR DANIELS: And we've had extensive discussiotvRMS in consultation over
the years, but Mr Lewis can bring that.

MR DOYLE: I|-1-1can answer that, but | teredlét traffic engineers answer that
sort of question. So you - - -

MR T. LEWIS: Tim Lewis, Ason Group, traffic cortant.

MR DOYLE: Does the — does the panel ..... dismrsseparately. He's addressing
his response to that issue about that.

MR LEWIS: No. They wouldn't have that. No.

MR LLOYD: And that — that's dated today, so tinewer to that question is found
in ... response document which | assume you'peesmf that.

MS SMITH: I've got a traffic impact from this caany.

MR DOYLE: From Mr Lewis's company. So while veeaddressing that, that will
become clear if Mr Lewis can address that issuspotern.

MR LLOYD: So you're Tim Lewis.

MR LEWIS: Correct. .....

MR LLOYD: Traffic engineer.

MR LEWIS: Yeah. From Ason Group.

MR LLOYD: Allright. Well, you've heard what kvsaid. What do you say?
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MR LEWIS: So | guess there's two — there's —Kiod of raise just a slightly
different question in terms of the 4.5 to one drat sort of being central, and, |
guess, coming to that point, I'm with this 117 alidhe other planning ..... If it was
at 4.5 to one, would be pretty much particularngahrough, | would imagine. So |
don't — | think it's reasonable for us, under thé direction, to consider that the 4.5
to one across the site is the baseline, | guessfram that, the increased — whilst
there's an increase in units based on the scenhabwe're looking at, there's also a
decrease in the commercial side.

So on balance there's actually — the resultane@ss in traffic would be in the order
of about 40 vehicles an hour. That's two way,nd aut, so once you start factoring
that down to consider what's in, what's out, wileey're going, numbers there at
that intersection are going to come down even &irtand then we contend that that
— impact of that — what — it will be a minor incsean any one location is offset by
these other benefits being - - -

MR DOYLE: Essentially what Mr Lewis's documentedads to quantify the
differences between the two schemes, and thereasl@itional impact in traffic that
he sees as minor, and — and this is not an isspiecédent, because the only way
that we're getting this additional density, or @sing this additional density, is by
dedicating a 3000 square metre park. So the - - -

MR LLOYD: Well, the question | asked - - -
MR LLOYD: Yes.
MR DOYLE: - - - how will the roads cope with tle&tra 120 units?

MR DOYLE: Well, that's what is answered by Mrs— Mr Lewis, is that it is not a
significant burden from the additional — when ore@kg out the additional burden
arising from those units, then one can sees theldement, for the reasons he sets
out in that document, which having had it sincettemn, I'm not going to talk to, but
he — he is here to talk to.

He says there will be an additional impact, becdlsee will be additional vehicles,
but that — that is not a substantial significardiadnal burden, and that the
consequence is, as we see again, how would Grarale without this 3000 square
metre open space? That's the only space withim&fes, and that is a balancing —
a main exercise that you need to undertake. Eutehson I'm here is | don't think
you — you've been given that, but you haven't lgpegn that. So doing the weighing
exercises, very difficult for you unless you haveraper presentation of the
advantages of the — of the benefit.

MR LLOYD: Well, | understand what you're sayirtmit we don't have a precinct-
wide traffic study.

MR MATTHEWS: So---
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MR LLOYD: We do?

MR MATTHEWS: So - no. Can Ijust say, and I:d talk about the traffic
generation impact that has on all the networks.'vé/gone all — we've done our own
study on this, but important to this — this plan'the made by the State Government
until a precinct-wide traffic study has been undleen, and that's due early next year.

MR LLOYD: That's why - - -
MR MATTHEWS: S0-s0 - - -

MR LLOYD: - - - | think this — this is my prelimiary thought — that this
application may be somewhat premature, and we drawit that study.

MR DANIELS: On one point you could think that,tlibere's a whole lot of process
that this planned proposal needs to go throughtt@department has encouraged us
to keep proceeding this now. That's why they'saasl gateways. That's why
they've encouraged the study, the open space,atitede designs, so as that
precinct study is being done, project managed bgnthand they're going through

that, and working with the RMS.

And from the senior executive in the departmerdyfre told us, "Once it gets
through this process of assessment with councilviéhen do our own assessment,
and look at that on a balancing arrangement withféic study, and do that work,
and see what public benefits you're offering, witetfic upgrades you're providing."
And we are doing some significant ones in relateproviding RMS additional lay
bits on Parramatta Road, all those sort of thiagd,then at that sort of senior
government level, then they will decide on making plan. Hence why they didn't
give council the delegation to make this plan. yrheeded to go back to them so
they can consider all these things.

So this is just a — a step in the process to mowards that — that sort of a way. But
the key thing that we were very keen on was making that we produced a
development with only a marginally — marginal imoent of density, this incredible
public — potential public asset of this open sphet¢ we're quite — we're — we're —
we're — we're quite — finding it quite strangeash't been considered properly,
although everybody else that we talk to, the comtywamd stuff, in that sort of
sense, think it's a fantastic idea.

So we think an — in urban design sense, which lkefdAlex to talk to you about,
that it actually is a good — good outcome in sbd way. So they're the items that
we're just dealing with at this stage. Those fdttgfic issues, which you do point
out, and then the RMS has said that we need tmgeagreements and work with
the council and then — and the department withréuttaffic upgrades to the network,
but they're — the voracity of those is not, youwnas completest until that traffic
study is done, but we can respond to those.
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MR RYAN: Sorry. Can | ask — | — | just need diaation of this. So you're saying
that it can't be made — or that — you're — yowdserg) that the — the LEP won't be
made until such time as the —the - - -

MR DANIELS: The strategy says — talks to that.

MR RYAN: So the traffic — the council's traffitusly will be done — complete.
MR MATTHEWS: No. It's the department's. Yeah.

MR RYAN: The department's.

MR MATTHEWS: The — the department are leadingnusonjunction with this in
mind.

MR RYAN: Okay. SO - - -
MR MATTHEWS: It's due early '19.

MR RYAN: Early '19. So you're — you're sayingttthat — so this LEP won't be
made. If that — if that study comes up and says fdfour to one, six to one, is not
sustainable in a traffic sense, and it needs thitee to one — I'm just plucking
figures out of the air — will this PP — this LEP ddjusted accordingly to three to
one? Or you're saying you want council to lockhi@ six to one is what you've —
you're putting to us — six to one, four — four anlalf to one, and that will stay
regardless of the outcome of the traffic study?a¥h- I'm just wanting to
understand, in allowing this to progress, if -hifitwas - - -

MR DANIELS: Yeah.

MR RYAN: If the panel was so minded, how can wecbnfident of the things that
the chairman is concerned about, traffic, evend-ldhink — | think it's not just the
six to one, | think it's a 4.5 to one concern thagéen expressed, because that's
consistent with the PRCUTS. So how — how doeb wark together in terms of the
final outcome for the — for the LEP amendment?

MR MATTHEWS: | think one important thing is — temember is the secretary is —
of the department's the — the approval maker 7 direction. So any variation
has to be approved by — by her, or her governnmetiite State, so there's some
confidence there. | guess it's up to council &t skage to weigh up whether the
benefit of the — of the park - - -

MR RYAN: Now, can | just say, I'm convinced abdlg park.

MR MATTHEWS: Yes.

MR RYAN: Look, the park's — | — yeah.
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MR LLOYD: We get it.

MR RYAN: Icansee---

MR LLOYD: Yeah. We get it.

MR RYAN: - - -the benefit in a park.

MR MATTHEWS: Well, it won't settle down.

MR RYAN: Whether we think that that's appropriate-

MR MATTHEWS: Yeah.

MR RYAN: - - - grounds to — to allow a floor sgaimcrease is something we need
to think about, but | — I — I think you can sortrekt that argument there, unless
others want to hear more about the park, I think gan rest that.

MR MATTHEWS: Yeah.

MR RYAN: |think the concern you're hearing - - -

MR MATTHEWS: Yeah.

MR RYAN: - - -is about traffic - - -

MR MATTHEWS: Yeah.

MR RYAN: - --and how we can be — in allowingatproceed, if we — if that's the
way we're minded to do it, at either 4.5 fully dnat you're putting - - -

MR MATTHEWS: Six to one.

MR RYAN: - - -which is six to one, and four —uioand a half to one, if those
studies indicate that the road system can't sustase entities, how are we protected
in —in — or how are we protecting council in terofis - - -

MR MATTHEWS: Yeah.
MR RYAN: - --recommendation to be put into that

MR DANIELS: | guess from our professional expade in being involved on the
other side of the table for the State with dealiniidy significant urban renewal
processes, the key thing that this strategy hassshe State's moving to have a
State infrastructure contribution, and that's pbiypahy they're leading that traffic
study, because they are now coming forward anaatitig to us that each apartment
that we develop here, and the other floor spacegy@ng to have to — has a cost at
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around about 20-odd thousand dollars, which iseggignificant, and — and it — it
will equate to multi, multi millions of dollars andf course, that's in that economics
report there.

The State will, in their wisdom, take that money afiocate it to the various traffic
works and upgrades that are required throughotinétavork system in that in their
consideration of what's going on. And I think thtaen, they will — so it's not only
the density. It's the money that they will getnfira... approval, those State
infrastructure roads and local roads and thatafdtting.

MR DOYLE: And - and as — as dealt with in Timéport, there's an advantage of
option 1 over option 2 in terms of traffic, is thiaallows for an additional setback to
Parramatta Road which allows for traffic improvetsen'm not going to pretend to
understand fully, but that is another reason wieyf#ict that, yes, there will be
additional cars, there would also be some — somgpect of a better traffic outcome.
In some way this equation is - - -

MR LEWIS: Yeah. It allows delivery of that romddening with less issues, |
guess, than might otherwise be the case. If M&Rad to then go and acquire that
land as part of these upgrades, that's somethatdthay're then going to have to
negotiate with the landowners, which is now belrgyess, put up front for — for a
big portion of what would be ultimately required.

| guess coming back to the initial comment aboat4lb to one, if we look at the
2015 studies that predated the — the latest reledmseh sort of cutback the FSRs,
that was actually supported by a traffic study thanhd it was based on the 82 metre
height. So that's where a lot of these discussabosit infrastructure upgrades have
already come from. So it's not like we're walkintp this big unknown picture.
There has been some consideration of what thenmteside outcome is. That's
looking at, you know, duplication of right turn Isagt Bold Street. We're providing
dedication of land to enable that to be provided, getting that up and running early
would be the benefit, | guess, to the precinctdArguess, there's gateway things
and all those sort of things that lead onto ott@nming considerations.

But in terms of the four and a half and its genacaleptability, | guess there's a
guestion about whether — this close to Parramiiigaclose to rail — whether you
really need to be prioritising road network capaoier general movement, and |
think that's something that, when this study fyngkts finalised, will probably bear
itself out a bit more as well, because it's prop@oling to focus more on travel than
land management, rather than necessary hard mfcaste upgrades.

MR HUSSEY: Well, what are the consequences dyded) this for three, six
months, because that's when they say this traféicipct study will be out, early next
year, three or four months? What's - - -

MR DANIELS: Well, one — one of our clients hashevorking on this proposal
since 2014.
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MR HUSSEY: Yeah.

MR DANIELS: So that's been a very long time, aage | say, it's been a
financially burdensome for them quite considerablifey've had to — they beared
the burden of actually paying for all this repait,of these studies on — not only for
their land, but for the other blocks of land, besmathe delegate, in their wisdom,
said to study the whole area. So it will be a aersble commercial risk for our
clients. Any further delays are just — without stating that too much.

MR DOYLE: The council - - -

MR DANIELS: Plus - - -

MR DOYLE: - --changing its mind is the big risk

MR DANIELS: Yeah. Plus —plus also - - -

MR DOYLE: Another — another voice to come in am$wer stuff.

MR DANIELS: That's right. Which — that — yeaAnd — and also | think it's really
important for the public benefit side of this isget to a gateway now where we can
offer this to the council. The planning systemuiegs us in the future we lodge a
DA, and we've produced a draft DCP that can beidered, but when we start
lodging DAs, we're going to have to go throughrilgeurs of merit under a part 4
process that the park will be locked in there. Awgen — and then it may be — it may
be decided that at that stage, during those pambveesses, that we may have to
adjust our — our traffic impact, and we may haveetly consider strongly green
travel programs, those sort of things, maximumsao$ on our site, and those sort of
things, which can address some of the — so the @raen detail of the site in relation
to this specific issue of traffic impact, whichhirtk's important, but the park and all
that will be set in stone, and we'll have to nategaround that.

MR HUSSEY: All right.

MR DANIELS: Thank you.

MR HUSSEY: | feel a little swamped with all thegtra information and plans and
options that's come in at fairly short notice. Meayt was around but — but it's not
clear. Look, remind me, on —on that ..... or et it is, do you control all that
land?

MR DANIELS: If I could - - -

MR HUSSEY: What do you control?
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MR DANIELS: Yeah. That'sit. So this is thegnal application by — | think if —
this picture here may help you, sir. It was — gee the red line there, that's — with —
with the minus of that little site there, but tkgtist a - - -

MR HUSSEY: Yeah.

MR DANIELS: That's what the original applicatiaras, and the department added
that. So this is 8250 square metres and — andstlymur open space that we're
offering.

MR HUSSEY: So where — where's your ownership?el&k- where's that green
space there? Is that — is that the line there?

MR DANIELS: Correct. Yeah. Entirely on — it'steely on our - - -
MR HUSSEY: Soit's there.

MR DANIELS: There. That's right, sir. And thequates to, what, 39 per cent of
our client's land, did | say? If you compare otihdran projects which are of repute,
such as Central Park, for example, which I've beealved in from inside, that only
had a requirement of 14 per cent of land in refat@its giving, and that's considered
not only — you know, it's considered an excellabian development in that sense.
These — we really encouraged our client to reailysaer this open space with the
requirement of this to make it a great — a greatelo really try to have some
strength and character against what the Ministinestion was for providing green
open space in Granville.

MR HUSSEY: You make a big point about that - - -
MR DANIELS: Yeah.

MR HUSSEY: - - - location, that amount of opeasp. If we could just step
backwards - - -

MR DANIELS: Certainly.

MR HUSSEY: - - - and look at old-fashioned stamda What — what does that
amount of space equate to for the projected pdpul#tere?

MR LLOYD: How many acres per — how many hectgesthousand does it work
out?

MR HUSSEY: Not that far back. Just the hectares.
MR DANIELS: Yeah. |- 1think — off the top ofyrhead | can't — | can't answer

the question, I'm very sorry, but it's — it's s glgnificant in relation to the density of
this related land.
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MR HUSSEY: [I'm trying to compare with modern stard.
MR DANIELS: Yeah.

MR HUSSEY: And — and we look at some of the ateashave been recently
developed - - -

MR DANIELS: Yeah. Well, if you - - -

MR HUSSEY: - - - and they're overwhelming, anand the lack of - - -

MR DANIELS: Are you aware of the Central Park dimpment in — on Broadway?
MR LLOYD: Yes. |am.

MR DANIELS: That has 14 per cent of offering. rGGite has 39 per cent of its
offering in open space. So there's a good congrarig\nd that is considered world
standard excellent development, and the way thabrks, it's got similar densities in
that sort of sense. Probably a bit taller in soespects. It's got floor plates in at
that scheme of 1300 square metres, which | natgtiqued there, but they've been
able to provide world best standards in their doilins because of it and trade it off,
that open space, in a similar way. So we've —figd to go beyond that and more in
Granville. And dare | say, the economics of it afétle bit more challenging in
Granville than they are in — in Broadway, but wé'yeng to do better.

MR DOYLE: Yes.

MR LLOYD: | know someone that lives in that demg@inent, renting an apartment.
MR DANIELS: Yes.

MR LLOYD: They can hardly wait to get out.

MR DANIELS: Quite.

MR LLOYD: Because she says that she can heaytweg — absolutely everything
that's going on in the next apartment.

MR DANIELS: That's more of a trouble with thei€B. consultant rather than their
open space requirements.

MR LLOYD: Yeah. But- - -
MR DANIELS: Yeah.

MR LLOYD: - - - that's what can happen.
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MR DANIELS: Yeah. No. | agree. And — and — dhd quality of design is very
important, that sort of thing, but | agree with you

MS SMITH: Okay.
MR LLOYD: No. But the thing that troubles me - -
MR DANIELS: Yes.

MR LLOYD: - - -is the thing that | raised earj@nd it's this — this sentence in the
traffic report prepared by the council:

PRCUTS states that a precinct-wide traffic studg ampporting modelling is
required prior to any rezoning commencing.

MR DANIELS: But - but yet again we've been gigegateway approval and asked
to proceed, and so | can only say that the depatthees - - -

MR DOYLE: Thereisa---

MR DANIELS: - - - allowed that to continue.

MR LLOYD: Thisis PRCUTS. This is what they say.
MR DANIELS: Right.

MR LLOYD: And - - -

MR DANIELS: [ don't understand.

MR LLOYD: - - - the traffic - - -

MR DANIELS: ..... was only going ahead with .....

MR LLOYD: The traffic generation component wogime. | take the point about
the park and the offset.

MR DOYLE: Well — but I think the ultimate pictuteas two — two aspects to it.
The first comes from Mr Lewis's document where dngsghat the actual additional
impact of those 102 dwellings went across the elecatchment - - -

MR LLOYD: 120 we were told.

MR DOYLE: I'm—I'm sorry. 120 spread acrossithlevant catchment, it's the
subject of the comments by council is negligibliethat was reproduced across the
precinct, we'd agree it would be significant, hwvon't be, because we are not
proposing a — a general allowance of increasedityaagppropriate for the whole
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area. We're saying that this site is going toageme-off approval in very special
circumstances that are not going to be reprodunézssi everyone one starts giving
up .....

MR LLOYD: Well, you — you — you say that, Mr D&ylbut other developers will
look at this and say, "Ha-ha. Here's a preced&hgy got six to one."

MR DOYLE: Yes.
MR LLOYD: "We want six to one."
MR DOYLE: Well, if — if — if they can dedicate20,000 square metre park.

MR DANIELS: Yeah. It's actually a benchmark wegaroviding. If —if | can say,
Mr Lloyd, you're — you're — you're quite so rigivhat will other developers do, and
what's happened, and what is the precedent irstithof sense? Now, there is
another site that's near us called collectivelthasBarnes' site.

MR LLOYD: Yes. We ---

MR DANIELS: And that was rezoned. And, of course

MR LLOYD: Yeah.

MR DANIELS: - - - that was allowed to go aheadlanthe strategy - - -
MR LLOYD: Yeah.

MR DANIELS: - - - because it's a — it — and ibecause it future proofed their site
in relation to traffic impact. And — and — andradahose lines we had discussions
with the — with the RMS, and — and that's wherg there very keen on this lane
setback, and us doing those things, and — and dra @hole lot of work on that.

So | think that there is all this — | mean, peoplee're not just going to be able to go
forward carte blanche here. We're going to beainad with the planning system
and the requirements of negotiating with the transpgencies to make sure that we
are providing the appropriate public and the appatg traffic management issues
before we can even move past first base. And-ifld you — do you want to look at
the Barnes' site - - -

MR DOYLE: Well, that's — that's — that's the setdimb of what | was going to
mention. So the first — we say that the impaatftbis site is one off and it is
counterbalanced by a fairly dramatic developmémjuess the thing that you'd need
to take into account is what would happen if evdyelopment of this scale
dedicated 3000 square metres of public open spHuere would be a little bit —
there would be traffic problems, but it would tumto a — a civil wonderland, the
likes of which simply are not known before. It'd like everyone gets to live in
Queens Park. That's to say — and we say thattbetide specifically allows you to
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take these principles, or it requires you to tddeat into account in considering
restrictions within the strategy of which the traifontrollers and directives are one.
That's the first side of it.

The second side of it is — Mr Daniel and Mr Mattlsewferred to in terms of process
is this will not be approved until the Secretarfjprmed by the RMS, the people that
have created the — that have undertaken the moglaliid the studies, all the stuff
that is said, “Well, why can’t we wait until this done in January?” This cannot be
exhibited — sorry — cannot be gazetted until tleeetary is satisfied that that is the
case and | have no doubt if your - - -

MR LLOYD: Can we make that a condition of ourgeanendation?
MR MATTHEWS: Of course.

MR DOYLE: Well, that’'s where I'm heading towards-

MR MATTHEWS: Absolutely.

MR LLOYD: Yes.

MR DOYLE: - --is|would imagine that your rebonendation ought to — | heard
what you said and it's clearly a matter of — andudtt be a matter of great concern to
the panel that the panel, apart from anything at&eif nothing else today, we think
that a decision would simply turn this out becauseell, we think a vote for option

2 rather than option 1 would be a bad outcome agicevinoping that we’ve moved
past that, assuming that the traffic can be sated That - - -

MR LLOYD: So you say, if we go for option 1, warcmake it a condition that it
only proceed to gazettal provided the precinct-wirdéic study and supporting
modelling supports this density on this site?

MR DOYLE: Well - - -
MR LLOYD: Are you prepared to agree to that swrtondition?

MR DOYLE: Well, we are. Yes. And, indeed, weshtemember that the stage
we are in the statutory process is that, ultimatélg Council reports back to the
Department in any event and the Department maleertal decision. It's obviously
informed by the Council’s views. The Council, untlee current process, the way
this is moving forward, decided to refer this foat®way, but, once the Gateway step
happens, the process then moves forward. Thepdibition. The Council is not
the ultimate decision-maker here and | would imagdhat, if the terms of Council
referral were accompanied by a clear statementlieaCouncil finds the rezoning
acceptable only if the Department is satisfied alioase matters, then the
Department is clearly informed what the Councilbsition is. Ultimately, even if
the Council said, “We don't like this because affic,” it would be open to the
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Minister still to gazette this and disregard theau@@l’s position. So the Council’s
role here is to communicate to the Departmentekalts of its assessment and that
assessment, it seems to me, is to say that, “Vdeliis acceptable, but only if it's
traffic” - - -

MR LLOYD: If the traffic study supports it.
MR DOYLE: And that seems to be — this is not a. DFe - - -
MR LLOYD: No. | appreciate that.

MR MATTHEWS: Canljust..... the importance agai.. Correct me if I'm

wrong, but the ..... is allowed to proceed bactheoDepartment, but it's at the — that
six to one, which is, as I've said, control ideatfin the strategy. We’'re looking at
the difference here between the control identiirethe strategy and the offset of the
public park which is 20 to 40 vehicles per houtha a.m. and the p.m. peak. That's
the difference. And the offset of that is a 3260ae metre park and if that can’t be
accommodated in some kind of future study, theifsaertherefore, would be the
park. Our traffic analysis so far finds that tkatiinor when it’'s usually through the
network and, again subject to the 2019 study ak wel

MR HUSSEY: Well, what do those blue shadingsespnt?

MR DANIELS: .....

MR JELICIC: ..... author of the document. So ¢béur of these plans — the colour
of — the colour on the plans basically represdrggifferent heights of the buildings
in the plan. So this — the light blue represeimésgodium of the buildings and the
darker the colour is, the taller the building is.

MR HUSSEY: Okay.

MR JELICIC: Because .....

MR HUSSEY: So they're the footprints, more orsles

MR JELICIC: That is correct. Yes. So they footprints as to — it's obviously .....
footprints walking forward, obviously at the timethe best possible outcome in
relation to the building separation on this ..lock and they’re obviously ..... those
footprints we can describe the height of thosedmugjs, the floor space ratio and .....
floor area for each building.

MR HUSSEY: Where — if | understand that and Icfjlyi look at that - - -

MR JELICIC: Yes.
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MR HUSSEY: - --does it seem as if there's ssoe@able share area setbacks from
the boundary?

MR JELICIC: Well, some — there was, like - - -

MR HUSSEY: Yes. ..... that are not in your ovatngp take more of the setback
than what your buildings do .....

MR JELICIC: Well, it was both ways. Can | apprband explain?
MR HUSSEY: Yes.

MR JELICIC: So what Council report has flaggethis interface between the
buildings basically on our side and the northeritdngs or the ..... northern
neighbours. Obviously, this is our portion of taed which is outlined in red. Now,
what we did in this particular instance is obviguslken a liberty to reduce the .....
on the northern boundary.

MR HUSSEY: Yes. ... That's the setback there.
MR JELICIC: That is correct. And, obviously, rease setback .....
MR HUSSEY: Yes.

MR JELICIC: That is correct. Because, .....Wsay the buildings — we — we think
the buildings will be laid out is obviously follong the street setback and then the
way the buildings are planned in regards to the Aidikding depth and, obviously
performance from the soil and cross-ventilatiompof view, we have locked in this
building ..... a particular depth of being not mtivan 18 metres from glass to glass.
So what we did on — obviously on the rest of tleeklis provide that ADG required
suppression. So, in this particular instance, axeetcome closer. In this instance
here, we’ve actually taken our buildings furtheragvin order to allow this
neighbouring property to come closer to our boupdarthey can actually utilise an
appropriate build form in this particular instance.

That's something that hasn’t been flagged in thar€o report, but actually it works
both ways and this is something that was done fivait James Matthews has said
earlier to the panel. That, when this was designeddesigned it as the whole block
being developed at the same time and this is, iopunion, the best approach for
this particular block because, ultimately, if warssharing the setbacks as ..... from
this — obviously, boundary line, then potentiahgs$e — some of these blocks will not
be .....

MR HUSSEY: Yes. There’s about, what, eight arenblocks here that would have
to sort that out.
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MR JELICIC: Well, no. These blocks obviously designed in such a way you're
not — we demonstrated how these particular bloaksachieve their density of 4.5 to
one. So the idea is obviously to say they obvipaah achieve with their heights
which are basically between the ..... of the baidi.... and then this is 18 storey
building because, under the 4.5 density, the hdigittis only up to 18 levels. In
our instance, because we’re seeking option 1, wikiehsix to one plus ..... ratio,
some of the buildings obviously have 25 storeyscivig a different height. But
what's really important is that this particular..the ADG between building
suppression complies with.

MR LLOYD: This would be done in a DCP, | presume.
MR JELICIC: That's size specific. Yes.

MR LLOYD: It would be - size specific DCP woul@we to incorporate all this
Stuff.

MR JELICIC: To assure that everyone has got &ldgvnent potential.
MR LLOYD: Any other questions?

MR DOYLE: I'm just trying to find the actual ..scheme of the Act ..... making the
decision now that ..... can’'t say and, apart from .

MR ........... Just —you know, and they’re 3.36 to consider.
MR DOYLE: Yes.

MR LLOYD: Well, we need to talk about this. Yes.

MR HUSSEY: We're just an advisory body. So .....

MR DOYLE: Now, ultimately — | understand that amdtimately, if your decision

Is in substance — and you’re advising the Counhittvis advising, ultimately, the
..... and the — and it seems to me that, if yoersien, in substance, is that option 1 is
preferable, provided that the concerns of the Ciboffftcers in relation to traffic can
be resolved prior to the gazettal of ....., | thih&t that ..... that is the heart of the
position to be reached, that it seems to me thaiavailable to the Council to make —
to refer the matter back to the — to Parliamenhase terms. | was trying to find a
specific subsection so | could give confident adwa that subject. But it did seem
to me that that is available. | can’t see anyri&sgin on it from what I've been able
to see so far in section 3.3(6) which | think isandwe’re up to which probably
means is that the Act doesn’t always direct itesub all its ..... issues with people
like us finding ourselves ..... It doesn’t seendéal with this which would seem to
me to indicate that a council does not have thsitiotion on it and - - -
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MR DOYLE: Yes.

MR ............ And the statutory has to ..... wiee it's council’s preferred 25 storeys

MR DOYLE: | think —that's right. | think the lseme, as | understand it, ..... with
short notice, is that the matter has been reféad¢de Council under a different
direction by the Secretary and ..... that docunadmch is the reference ..... to the
ambit for the Council and it has got ..... in tbaection ultimately after the
exhibition process.

MR DANIELS: ..... just one more thing that — tréginal motion of the Council

did require — well, requested a DCP. We did preduee for it, albeit that the park
was slightly different because then, subsequeptdducing that, the Council asked
for it to be a bit more ..... so it could providarse playing space and that’s just the
draft DCP that we’ve produced and there’s a whoi®f ..... in that which manages
the setbacks, manages the street grades and sl $ba of things. But it is a draft
and it goes to ..... that we’ve gone into to make st was going to work and centre
around that ..... And, fortunately, what's in #hés making sure that we provide that
activity of the ..... road which — you know, which. showgrounds and those sort of
things .....

MR DOYLE: And Mr ..... a good idea ..... your ackv on the Council’s resolution
would be that it be required ..... the DCP that deyelopment proposed would
address and comply with the pre-cuts, traffic séadsl and subject to any future
modification that might be allowed by the RNS and that would seem to box us in,
in terms of future development, and that's somethivat we would be open to
seeing in any decisions the Council made because w@nfident it's going to work
out. If we weren’t confident ....., we wouldn't be.

MR DANIELS: Inside the DCP we make referencedomarking rates and how .....
make sure that’s appropriate and advise as wellw&ve thought this through and
that's why we’re confident, if you put a condition ..... that we could — we could
address that.

MR MATTHEWS: | think Tim touched on - - -
MR DANIELS: Yes.

MR MATTHEWS: --- ... as well about what the. and the study may come out
with and there’s certain elements that we can kttak the future ..... process as well
that ..... to reduce the ..... and all those kihthimgs ..... We’ve modelled this on
worst case scenario .....

MR DOYLE: s it useful for you to have availaliteyou ..... because | don't — the
actual document that was adopted by that paragragftthe 117 direction, | have a
copy of it which you mightn’t have. It is actualyhat we’'re meant to assess - - -
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MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

Well, someone handed me a copy and - -

- - - I've been looking for it and | o4 find it.

..... our assessment. So that’s otetpwhen | handed it to you.
It is. Someone gave me a copy andtls-gone - - -

Maybe | had it on the table and I've ..

It's gone missing.

..... taken it back. This is our .=.this ..... it is the key parts of this is

the vision and principles. Paragraph 5 talks abbjdctives - - -

MR LLOYD:

MR DOYLE:

Yes.

- - - but there’s no — part of the s&gy that records objectives under

that heading, but that seems to be a questionjeties.

MR LLOYD:

MR HUSSEY:

MR LLOYD:

MR DOYLE:

No. That's not what I'm looking for.
..... that one.
Yes. I've got it.

That — yes. You will see that thatetits you to have regard to

objectives of this strategy. You don'’t have thatelgy. That's my point.

MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

MR LLOYD:

MR DOYLE:

| see.

So that is the strategy.

Thatis .....

..... summarised by ..... important ...
| don't think we need that.

Okay.

| think we’ve got enough.

Okay. .....
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MR HUSSEY: Just on the details, the land contrdsy where — is that setback
fixed?

MR DANIELS: The — originally we had it at threeetres, but the RMS has now
come back. Soit’s ..... like 3.5. But becausedtiategy also asked us to have even
more because ..... green edge there, we've — thays.... set those buildings back
on that scheme even further. So we’ve got a Idteafbility that's actually moved
back and forth however much is required - - -

MR HUSSEY: Yes. Butwhat - - -

MR DANIELS: .....

MR HUSSEY: What's your setback to that road noWe proposed setback.

MR JELICIC: About nine metres, as it is documeraethe bottom. So you can
see - - -

MR MATTHEWS: ..... by 12 metres.

MR HUSSEY: Well, that doesn’t scale off to ninetnes.

MR ...l 12 metres that occur now.

MR JELICIC: So on the side, you can see thebascally - - -

MR HUSSEY: That's a new boundary.

MR JELICIC: No. That is correct. Whilst the..dedication takes place and that

there is a dimension here of six metres which shbatsobviously dimension
between the ..... of the building and the new bampnof Parramatta Road.

MR DOYLE: ..... engage with it.
MR LLOYD: We will consider the matter.
MR DOYLE: Thank you.

MR LLOYD: You can wait, if you wish, or you camgif you wish, but we may be
some time.

MR DOYLE: Well, ..... We don’t mind waiting ...

MR LLOYD: All right.
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MR ............ Thank you very much for your time.

MR DOYLE: ..... no decision today and you willremunce your decision. Is that

MR LLOYD: Yes.
MR DOYLE: - - -the process?

MR LLOYD: Yeah.

MR DOYLE: ...
ADJOURNED [6.15 pm]
RESUMED [6.45 pm]

MR LLOYD: Allright. 1 can announce the panetistermination which is
unanimous. In saying that, one of the things tiaattroubled us is the lack of
support from other landowners in the precinct thmblock. So the formal
determination is this and | will get this recorded.

The panel has determined that, in view of the [@Eckupport from the other
landowners within the block for option 1, the padeés not support option 1 for the
reasons set out in the assessment report. Thé gaerefore — new — full stop after
“report”. The panel, therefore, adopts the recomaéon in the assessment report,
subject to the following amendment — assessmenpttrefreport. In paragraph (b),
item 2, should read:

Increase the FSR on part 2 — from part - - -

MS ........... Sorry. Just let me figure out why computer is jumping around the

MR LLOYD: Item 2 should read:

Increase the FSR from part 2 to 1/part 0.6 to &.®to 1, provided that the
precinct-wide traffic study and supporting modejlsupports that level of
density.

So that is the determination of the panel. AlhtigWe're all clear? With that, | can
formally close the meeting.
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