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Purpose of Report

To advise Council on the assessment of the Planning Proposal 2015/3 lodged on 3 July
2015 by Aqualand Pty Ltd. The land is in the ownership of Sheng Long No.201 Property
Trust.

Considerations

The Planning Proposal 2015/3 for 688-692 Pacific Highway Chatswood has been reviewed
and assessed by the independent planning consultant Ingham Planning Pty Ltd. Ingham
Planning was assisted in its review and assessment by the urban design review carried out
by Kennedy and Associates. The urban design report is attached to the planning
assessment report.

The assessment report with recommendations is attached for Council’s information and
consideration.

The Planning Proposal requests amendment of Willoughby Local Environmental Plan 2012
to allow the following to occur on the site:

1. Increase of the permissible building height from 18 metres to 40.2 metres.

2. Increase of permissible floor space ratio from 3.7:1 to 4.74:1.

3. Provision within the mixed use development of 530m? of office space for Chatswood
Public School and 25 car spaces for school staff.

The indicative building envelope when viewed from the public road comprises a two-storey
non-residential podium containing the school office space, ground floor café, residential
foyer, loading and basement car parking entry/exit to Pacific Highway. Above the podium the
indicative built form proposes two residential towers. The primary, and taller tower, is
orientated north-south abutting the Highway and comprises 11 storeys above the podium on
the northern side stepping down to 6 storeys above the podium on the southern side. The
secondary, lower tower element of five storeys is orientated east-west fronting Kenneth
Slessor Park.
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In addition to the proposed provision of 530m?2 of office space /school facilities on the site,
the proponent is also offering to enter into a Voluntary Planning Agreement (VPA) to provide
$150,000 towards upgrading Kenneth Slessor Park. Council Officers are in the process of
obtaining a valuation of the proposed Community benefit and will report the results to
Council when the final development concept has been confirmed. A formal, legally drafted
VPA has not been lodged with the Planning Proposal.

Background

The site has an area of 1,142m? with a frontage to Pacific Highway of 36.57 metres. It is
located opposite the western end of Victoria Avenue at the busy intersection of Victoria
Avenue and Pacific Highway and between Chatswood Public School on its south side and
Kenneth Slessor Park on its north side.

The site is regular in shape but has noticeable slope down from its Pacific Highway frontage
to its rear boundary of approximately 4.5 metres. At its rear are three attached dual
occupancies that front James Street.

Current development on the site consists of a two storey office building above car parking
which is separated by a shared driveway from a two to three storey residential boarding
facility with a ground floor shop and car parking below.

Comment

The assessment report prepared by the independent planning consultant advises that there
is some merit to the planning proposal. For these reasons the report is recommending an “in
principle” support for the proposal by Council. This recommendation reflects the report’s
conclusions that subject to various changes to the design, and provision of additional
information, the consultant considers that the Planning Proposal could be acceptable to
proceed to the Gateway process.

The recommended design changes require:
71 Increasing the setback above podium level (from Level 3) from the Pacific Highway
frontage;
7 Increasing the setback of the northern building form from the western boundary by at
least 3 metres from Level 1.

These design changes have an impact on the floor space achievable on the site and as such
the consultant has recommended a floor space ratio of 4.6:1 (not 4.74:1 as requested).

The report notes the public benefits of the proposal being the offer of the proponent to enter
into a Voluntary Planning Agreement for:
7 Provision of 530m? (563m? including non-assessable floor space) on Level 1 for
Chatswood Primary School office space;
J  Provision of 25 car parking spaces on Basement Level 1 for staff parking for
Chatswood Primary School;
7 Contribution of $150,000 towards the cost of improvements to Kenneth Slessor Park.

Further public benefits envisaged by the proposal include:
7 Publicly accessible space on the Ground Floor of the site;
7 Potential removal of the driveway located at the Victoria Avenue traffic lights
accessing Chatswood Public School.
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As stated previously, Council Officers are in the process of obtaining a valuation in respect
of the proposed public benefit.

In the circumstances, and noting the recess of Council over the Christmas/New Year holiday
period, Council Officers considered that it was appropriate and reasonable to report the
Planning Proposal to Council on the basis of the assessment advice of the independent
planning consultant before resolution of the full recommendations of the assessment report.
This would enable an indication to the proponent of Council’s preliminary position on the
proposal.

Prior to Gateway determination and exhibition a further report will be provided to Council.
This report will occur following resolution of the matters raised in the recommendations of
the independent planning consultant, being:

Reduction in floor space;

Increased setbacks to Pacific Highway and the western (rear) boundary;
Revised shadow diagrams; and

Revised traffic report.

O B

A separate report will also be provided to the same Council meeting in respect to a draft
VPA and valuation advice regarding the proposed public benefit.

OFFICER'S RECOMMENDATION
That Council:

A. Resolves, in accordance with the recommendations of Ingham Planning, as
follows:

1. Advise the Proponent that Council supports “in principle” an increase in
building height and floor space ratio for the 688-692 Pacific Highway
Chatswood as a consolidated development site, subject to modification of the
proposed building envelope with respect to the provision of adequate
building setbacks above podium level to Pacific Highway and for the western
elevation of the lower of the two residential towers. Setbacks in these
locations are to be considered having regard to the applicable setback
controls in Willoughby DCP.

2. That given the need to provide setbacks as outlined in 1 above, the requested
maximum FSR be reduced to 4.6:1 to ensure that all floor space, including
floor space for affordable housing (but excluding floor space associated with
20 additional car spaces above DCP requirements), can be accommodated
within the revised building envelope.

3. Submission of mid-winter shadow diagrams (22 June) at quarter hour
intervals between 9am and 3pm, for the proposed building envelope, and a
building envelope that accords with the current floor space ratio and building
height controls.

4. Provision of arevised Traffic Report assessing the increased traffic
generation based on the same percentage of residential floor space for both a
development scenario under the current FSR controls and the development
scenario in the Planning Proposal.

5.  Submission of a draft Voluntary Planning Agreement addressing the
provision of the public benefits, as outlined in the Planning Proposal.

6. Provision of further information in relation to the feasibility of the proposal,
having regard to the cost of commitments to provide the nominated pubic
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benefits and the potential value adding that can be achieved from the
requested additional floor space and building height.

B. Resolves that a further report on the Planning Proposal 2015/3 be brought back to
Council following resolution of the recommendations of Ingham Planning with a
separate report on a draft VPA.
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1.

PURPOSE OF THE REPORT

This report assesses a Planning Proposal (PP) for 2 existing properties at 688 (o 692
Pacific Highway, Chatswood. The Planning Proposal {PP 2015/3) has been lodged by
JBA Urban Planning Consultants (Pty Lid} (JBA) on behalf of Sheng Long No. 201
Property Trust and seeks the support of Willoughby City Council for the PP to proceed
through the gateway process.

The PP is supported by a Town Planning Report prepared by JBA, a Concept Urban
Design and View Analysis Report prepared by Conrad Gargett - Ancher Monlock
Woolley, a Parking and Traffic Statement prepared by Varga Planning, and a Heritage
Impact Statement prepared by NBRS & Partners. The PP is also accompanied by a
Voluntary Planning Agreement (VPA} Letter of Offer, This letter of offer outlines
provision of public benefits that can be provided by the proponent, within a VPA.

Assessment of the Planning Proposal (PP) indicates that there is merit in supporting
additional building height, to obtain an improved buiit form outcome, if the 2 properties
are consolidated into 1 development site, The PP offers significant public benefits
including provision of office space and parking for the adjoining Chatswood Public
School and a contribution towards upgrading of Kenneth Slessor Park, adjoining the site
to the north,

The report recommends that Council offer conditional support “in principle® to an
increase in building height and floor space ratio for the site, subject to the provision of
additional information and modification of the proposed building envelope, with
respect to setbacks above podium level and further consideration of overshadowing and
traffic generation and associated impacts. The proponent should also be directed to
prepare a Draft Voluntary Planning Agreement that can be exhibited with the PP, should
the PP proceed through the gateway process to public exhibition.

SUMMARY OF PLANNING PROPOSAL 2015/3

The PP seeks to amend Willoughby Local Environmental Plan (WLEP 2012) to increase
maximum building height on the site from 18m 1o 40m (RL 147 is proposed in the PP)
and increase maximum floor space ratio (FSR) from 3.7:1 to 4.74:1, to facilitate an
increase in GFA (1,186m2) from 4,225m2 to 5,411m2.

The PP is accompanied by an indicative building envelope designed to accommodate a
future mixed use building with a maximum height of 40m and maximum FSR of
4.74:1.The building envelope comprises a 2 storey non-residential podium, with 2
residential tower elements, The primary tower element is orientated north-south,
fronting the Pacific Highway, extending up to 11 storeys above podium, with a stepping
down of built form towards the south. The secondary tower element, adjoining Kenneth
Slessor Park is lower, extending up to 5 storeys above podium and orientated east-west,

The PP also offers a range of potential public benefits by way of a yvet to be submitted
Voluntary Planning Agreement (VPA). These benefits include office and parking facilities
for Chatswood Primary School (530m2 of office floor space for school purposes and a
basement car park level with 25 car spaces), and a $150,000 contribution towards the
upgrading of Kenneth Slessor Park. | have assumed that the school office space is
included in the requested FSR of 4.74:7, as it is included in the proposed envelope, A
detailed description of the PP is attached at Appendix C.
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DESCRIPTION OF THE SITE AND CONTEXT

The land to which the PP relates is known as Lot 1 in DP 838366 and Lot 2 DP 626676
(SP 19329), No's 688-692 Pacific Highway, Chatswood and has a total area of 1,142m2.
The site is located adjacent to the Chatswood CBD on the western side of the Pacific
Highway, between Chatswood Primary School and Kenneth Slessor Park, some 260m
west of Chatswood Railway Station (see Figure 1 - Location, below).

- Z ; : ) ":;:‘ \ Figure 1 - Location
\ &. > f', v -’:. ’.‘ ¥
' 4 -
s :._/' g_ e -

»
v A Mt

e g g8
0—"“, {s--u- \

= LA =\
P ey i

o | l""" -

The site is rectangular in shape, with a frontage of 36.57m to the pacific Highway and a
depth of 31.21m/31.26m. The southemn portion of the site contains a 2/3 storey building
with ground floor commerciallretail, first floor boarding house and basement car
parking that forms a 3" storey at the rear. The northem portion of the site adjoins
Kenneth Slessor Park and contains a 2 storey commercial building with ground floor
offices and also with basement car parking that forms a 3 storey at the rear. An aerial
view of the site and context is shown below at Figure 2. A detailed description of the
site and context is attached at Appendix A.

Figure 2 - Aerial
View of Site and
Locality
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EXISTING LOCAL PLANNING CONTROLS

The site is zoned B Business Development under WLEP 2012, Adjoining land to the
south and southwest is zoned R2 Low Density Residential. Land to the east, within the
Chatswood CBD is zoned B3 Commercial Core, Land fo the north, comprising Kenneth
Slessor Park is zoned RE1 Public Recreation.

WLEP prescribes a maximum building height of 18m and a maximum floor space ratio
(FSR) of 3.7:1 for the site. The subject land is located within an area to which Clause 6.8
Affordable Housing applies and accordingly, must include 4% of such floor space as
affordable housing. The subject land does not contain a heritage item, nor is it located
within a Conservation Area.

Willoughby Development Control Plan (WDCP) provides detailed development
controls in relation to development within the Willoughby local government
area on land to which WLEP 2012 applies, The provisions of Part E of the DCP
are specifically relevant to the site and the PP,

Given that the PP relates to a conceptual building envelope, only those
provisions in the DCP relating to general building form are applicable. These
include matters such as frontages, density, use, height, streetscape, setback,
building depth, landscaping, open space, privacy, views and vistas and solar
access and overshadowing.

A detailed description of existing local planning controls applying to the site and locality
is attached at Appendix B.
JUSTIFICATION FOR THE PLANMNING PROPOSAL

The PP does not arise from any local or state government strategic study or report, but
does analyse the propasal in relation 1o existing planning strategies.

The proponent justifies the need for the PP on the basis of the following circumsiances.

*  Strategic location of the site, adjoining the high density Chatswood CBD and
the mearby Chatswood Transport Interchange.

* Meed for additional building height and FSR to provide a more appropriate
tranzitioning scale of building heights in the City Centre and having regard to
the site’s prominent location at the Vicloria Avenue entrance to the CBD.

= Suitability of the site for a higher rise mixed use building on the edge of the
Chatswood CBD,

= Retention of some commercial uses at ground fioor level and enhanced
relationship to Kenneth Slessor Park and the adjoining bus stop,

= Significant public benefits - parking and office space for Chatswood primary
School and upgrading of Kenneth Slessor Park.
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The PP offers a material public benefit and has potential to provide for an improved
urban design outcome on the site. The existing modest maximum building height of
18m that applies to the site, combined with the potential to redevelop the site to a
maximum FSR of 3.7:1, effectively dictates a 5 storey street wall building form
comprising a 2 storey podium and 3 storeys of apartments above, extending over the
great majority of the podium. A podium and tower form would be a more appropriate
built form outcome for the site.

The need for increased building height is acknowledged to provide a suitable podium
and tower building form, more appropriate to the site's location adjoining the
Chatswood CBD. Given the public benefits offered by the proponent, including some
530m2 of assessable GFA for school use, it is also acknowledged that some increase in
FSR could be justified, beyond the FSR bonus that currently exists for the site,

The PP includes an indicative building envelope, and an environmental impact and
urban design analysis of the proposed building envelope, The extent of additional
building height and FSR needs to be considered having regard 1o the site’s context,
extent of public benefits and the planning and environmental impacts arising from
additional development density and Council’s strategic planning objectives.

RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK

The PP includes an assessment of the relationship of the PP with the strategic planning
framework, including relevant legislation and regulations, State, Regional and Local
strategic framewaork, the Chatswood Centre Plan (2008)

The PP has been prepared in accordance with the requirements set out in Section 55 of
the Environmental Planning and Assessment Act and broadly consistent with the
objectives of this Act, subject to demonstration that environmental, social and economic
impacts are acceptable. This is addressed in Section 9 of this Planning Proposal
Assessment Report,

The proponent has demonstrated general consistency with the relevant Section 117
Directions, the NSW State Plan 2012 and the NSW Long Term Transport Plan 2012,
The PP is also generally consistent with the Metropolitan Strategy — A Plan for Growing
Sydney and the associated Draft Inner North Subregional Strategy.

The provision of additional high density residential apartments adjacent to the
Chatswood CBD, which is of regional significance, on a site that is within easy walking
distance of high quality/frequency public transport services available from the
Chatswood Bus and Rail Interchange is supportive of State and regional planning
objectives,

The Willoughby City Strategy 2010-2015 provides Council’s longer-term vision for the
future of Willoughby LGA. The proponent has demonstrated that the PP is generally
consistent with this Strategy. In particular the PP will result in new housing in an area
where higher density housing is appropriate and accessible to infrastructure and
services. The proposed apartments are likely to offer a high level of amenity — solar
access, natural ventilation and views, provided suitable measures are implemented to
mitigate noise impacts from high traffic volumes on the Pacific Highway, and where
quality living amenity for residents is ensured,
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The Willoughby City Strategy also seeks to reduce car dependency and encourage use
of public transport, walking and cycling, promote the development of Chatswood as a
major corporate and retail destination, upgrade building stock and streetscapes and
improve the quality of the public domain. Subject to demonstrating that an appropriate
building envelope is achieved and reasonable provision is made for affordable housing,
it is considered that the PP is generally consistent with the Willoughby City Strategy
2010-2015.

The proponent has assessed the PP against the provisions of the Chatswood Centre Plan
{2008). Relevant provisions include providing for city living, a hub for public transport,
creating a vibrant environment, include public art and spaces and visually interesting
buildings, provide safe and easy access and be a centre where residential and
commercial uses complement each other.

The proponent’s assessment demonstrates general consistency with the Chatswood
Centre Plan. The appropriateness of the building envelope, in terms of providing a
suitable building form and scale and potential for creating a visually interesting building
is addressed in the section of this Assessment Report relating to urban design.

7. RELATIONSHIP TO STATUTORY PLANNING FRAMEWORK

The PP includes an assessment of the relationship of the PP with the statutory planning
framework, including State and Regional plans and policies and local planning
instruments such as Willoughby LEP 2012 and the Willoughby DCP. The PP Report
does not assess the proposed envelope against DCP controls relating to setbacks,

The proponent has demonstrated general consistency with the statutory provisions of
the relevant State and Regional Environmental Plans, although consideration of SEPP 65
Design Quality of Residential Flat Development is relatively cursory with respect to
building bulk, scale and setbacks. This is considered in more detail in the section of this
Assessment Report dealing with urban design and built form.

The local statutory framework (Willoughby LEP 2012 and Willoughby DCP) is
addressed in Appendix B of this Assessment Report. Appendix B identifies and
considers existing local planning controls,

8. ENVIRONMENTAL SOCIAL AND ECONOMIC IMPACTS

Ihe PP includes an assessment of the environmental, social and economic impacts of
the proposed additional building density and height.

The following is an assessment of the primary impacts that arise from the proposed
building envelope, specifically in terms of increased floor space and building height and
proposed siting and setbacks of the proposed built form,
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(a) VEHICULAR ACCESS, TRAFFIC AND PARKING IMPACTS

The PP envisages construction of @ two way vehicular driveway from the Pacific
Highway, in the northeast corner of the site, This would be a positive outcome as it
increases separation distance compared to the existing site access, with respect to the
existing Chatswood Public School driveway and the intersection of Pacific Highway and
Victoria Avenue, Potential for removal of the existing driveway to the Public School is
also a positive outcome, although it is likely that this driveway will need 1o be retained
for maintenance access to the School property,

The proposed driveway will be located relatively close to the existing bus stop/shelter,
located on the footpath, fronting Kenneth Slessor Park, some 7m to the north of the
proposed driveway. If there is insufficient separation between the bus stop and the
proposed driveway, it may be necessary to move the bus stop further to the north. This
is @ matter that could be addressed at the development application stage.

With respect to car parking, the PP envisages provision of 103 car space comprising 78
car spaces for residents, visitors and retail tenancies and 25 car spaces for the Primary
School Level 1 office and for teacher parking. Under the LEP definition of assessable
gross floor area (GFA), 20 of these car spaces would comprise assessable GFA, which
does not appear to have been included in the requested GFA of 4.74;1.

A total of 54 apartments are proposed, which are likely to comprise a mix of 1, 2 and 3
bedroom apartments. As the site is located within a Railway precinctmajor public
Transport Corridor, WDCP requires 1 car space for each 1 or 2 bedroom unit, 1.25 car
spaces for each 3 bedroom unit and 1 visitor car space for each 4 units. On this basis,
57.5 resident car spaces and 13.5 visitor car spaces would be adequate for the
apartments,

A small retail tenancy (approximately 80m2) is proposed on the ground floor, which
pursuant to the DCP would require at least 3 car spaces. The adjoining café/restaurant
{approximately 82m2) requires 1 car space per 75m2. If the outdoor dining area is also
included, a total of 2 car spaces would be required for this use. Therefore, proposed
resident/visitor/retail/café parking of 78 car spaces complies with WDCP.

The Level 1 office area of 530m2 requires 5 car spaces (1 per 110m2 of floor space),
whereas 25 are proposed, which also includes Primary School teacher parking. The
extent of car parking proposed for Level 1 exceeds Council’s requirements, but given
that the proposed 25 car spaces are intended to replace teacher parking currently
provided on the Chatswood Primary School site, the additional parking is considered
appropriate in the circumstances. Any amendment to the LEP for the site would require
a sub-clause excluding the additional 20 car spaces from calculation of assessable GFA

As an imponant objective of the proposal is to enable removal of existing teacher
parking within the Chatswood Primary School site, further investigation would be
desirable to confirm that 25 car spaces will be adequate to enable removal of parking
within the school grounds.
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NSW Government - Education has by letter dated 9" November 2015, confirmed that
the Department supports the proposed VPA providing the School with basement
parking (25 car spaces), first level office space (around 530m2) with appropriate access
directly from the School site and dedication of these facilities to the Department via a
VPA for a nominal fee of $1. The Department has agreed to meet fit-out costs and legal
fees associated with transfer of ownership.

The proposal envisages an increase in density of some 28%. The proponent argues that
the PP will result in much less commercial floor space on the site, which would result in
a small reduction in peak traffic generation from 18.9 vehicle trips per hour to 16.1
vehicle trips per hour. There is nothing in the current planning controls that would
require floor space on the site above ground floor level to be non-residential.
Accordingly it is possible that peak traffic flows could increase by at least 20%. Further
investigation of this potential traffic increase and associated impacts is required, based
on the same percentage of residential floor space for development under the existing
FSR/Height controls and the requested FSR/Height contrals.

As the site fronts an Anerial Road, the views of Roads and Maritime Services (RMS) will
be sought during the exhibition of the PP, if it proceeds through the Gateway process,
Council’s Traffic Engineer has reviewed the PP and raises no objections subject to the
views of the RMS being obtained when and if the PP is formally exhibited.

(b} VIEWS AND OUTLOOK

Increasing building height above the existing height limit of 18m, as proposed in the PP,
has potential to impact on views from middle and upper level apartments in the existing
high rise apartment building to the east at No. 809 Pacific Highway, located at the
northeast comer of Victoria Avenue and the Pacific Highway, due to the additional
building height proposed.

The PP includes a view impact assessment with respect to potential view impacts on the
residential floor levels at No. 809 Pacific Highway. 3D View loss diagrams have been
included as Appendix A to the proponent’s PP,

West facing apartments at 809 Pacific Highway, at least above 2™ floor level, currently
enjoy expansive regional views to the west towards the Blue Mountains in the distance.
Future development of the subject land 688-692 Pacific Highway in accordance with
the current building height and FSR controls would allow a future building on the site to
a height of 18m extending across most of the site frontage to the Pacific Highway.

Having regard to the built form permitted by the current development controfs, it is
reasonable that the view impact assessment be confined to the additional building
height sought by the proponent. On this basis, view impacts will primarily impact on the
top 6 to 7 floor levels of 809 Pacific Highway (incorrectly identified as No. 608 Pacific
Highway in the JBA Planning Proposal report),

The proponent argues that view impacts arising from the requested increase in building
height are mitigated by generous separation distance of more than 25m and the stepped
building form, which results in a relatively slim tower form, above Level 8. The
proponent also argues that a significant portion of the existing views will be retained
and that reasonable view sharing is achieved, having regard to the dense urban
character of the area.
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The proponent considers that the affected views are private rather than public views and
should be given less weight, having regard to the benefits of the proposal and the
location of the view affected properties within a high rise CBD context, In the context of
a DA that complies with building height and sethack controls, such a conclusion would
be justified. However, in the case of a PP which seeks to change the development rules,
a stricter view impact test should be applied.

The proponent’s view impact assessment indicates that those CBD apartments to the
east, which would enjoy uninterrupted views above a building of complying height
constructed on the subject land, would experience a relatively modest reduction in the
extent of overall view. The percentage of the total view that would be obstructed is
minor, although it is acknowledged that the interruption to the line of view created by
the requested additional height, does increase view impact, in terms of overall view
quality, beyond just the percentage of view lost. Notwithstanding this it is considered
that reasonable view sharing is maintained for residential properties to the east.

Most residential properties 1o the west currently enjoy a view over the site, towards the
Chatswood CBD skyline. The taller building envisaged for the site in the PP, will merge
into this high rise CBD view and could not be considered a material adverse view or
outlook impact.

The existing dual occupancies at the rear of the site have limited views towards the CBD
due to their lower level and the screening effect of the existing buildings on the site and
existing large trees in the rear yards of those properties. The additional building height
proposed would have no greater view impact on these dual occupancies than a building
of complying height constructed on the site.

(¢} OVERSHADOWING

Increasing building height above the existing height limit of 18m, as proposed in the
PP, has potential to impact on mid-winter solar access to residential properties to the
west and non-residential land to the east and south. The PP includes a mid-winter
shadow impact assessment with respect to shadows cast over the adjoining school to
the south between the hours 11am and 12 noon, comparing shadows from a
complying height building (with a 3m rear setback), with those cast by the proposed
building envelope, which at its northwest comer has no rear setback,

The “complying height envelope” provided does not allow for slope of the land and
al the rear elevation is at least 4m higher than the current 18m maximum permitted
building height. The envelope shown casts significant shadow over the adjoining
school car park between 11am and 12noon, with a substantial area of the school
playground to the west retaining solar access, Despite the proposed increase in
building height, the stepped form of the proposed building results in only marginally
greater overshadowing of the school playground between 11am and 12 noon,

A shadow impact assessment on the school before 11am and after 12 noon has not
been provided. It is evident that after 12 noon there is minimal shadow cast over the
playground by both a complying height building and the proposed building
envelope. Prior to 11am an increasing area of the school playground is affected by
shadows from the proposed building envelope and prior to 10am existing high rise
buildings to the east and northeast of the school will significantly overshadow the
school playground,
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The critical times for solar access to the school playground are during recess and
lunch and when the playground is used for outdoor classes and organised outdoor
activity. There will be minimal to no shadow impact on these activities after 12 noon.
As noted above, there is a minor increase in overshadowing between 11am and
12n00n, but there is still ample area with solar access for recess activities and
outdoor activities after 11am.

The PP report indicates that moming recess is at 11am and this time was therefore
used as the start time for assessing shadow impacts. As noted above, existing
buildings significantly impact on solar access before 10am, but this leaves a gap in
the solar impact assessment between the period 10am to 10.45am, when outdoor
activities could be conducted in the playground, or the possibility of recess being
held earlier. The proponent should provide plans of shadow impact assessment on
the school playground for 10am, 10.15am, 10.30am and 10.45am to confirm that the
proposal will not significantly increase shadow impacts to the playground area at this
time of day.

During the morning there is potential for some increased shadow impacts to occur
over the dual occupancies located to the west of the development site, particularly
the 4 properties located at No's 1, 1A, 3 and 3A James Street. This is evident in the
shadow diagrams provided for 11am to 12 noon, although it is noted that the extent
of increased shadow is modest,

The extent of increased shadow is likely to be greater before 11am. At 9am and
before, existing high rise buildings to the east will have shadow impacts on the dual
occupancy development in James Street. Shadow impact on these properies is
exacerbated by the absence of any rear setback for the proposed residential tower in
the northwest corner of the site. A 3m rear setback in this location would ensure
minimal increase in shadowing, compared to a complying building height envelope,
for the dual occupancies at the rear of the site.

The proponent should provide plans of shadow impact assessment on the James
Street dual occupancies at quarter hour intervals from 9am through to 10.45am,
including a shadow impact assessment for the scenario where a 3m rear setback is
provided for the residential tower proposed in the northwest corner of the site.

Increased shadow impacts to the east are unlikely to impact on residential units until
late afternoon. Most afternoon shadow is expected to be confined to the roadway
and ground floor levels of buildings to the east and southeast However, given the
significant increase in building height, mid-winter afternoon shadow diagrams for
ipm, 2pm and 3pm should be provided to confirm that there will be minimal
shadow impact up to 3pm on any existing apartments to the east of the site. The
“complying plan® must show the correct 18m maximum height at the rear elevation,
as shadows from a 22m high rear elevation are much longer.

(d) AURAL AND VISUAL PRIVACY

Potential adverse impacts on residential aural and visual privacy are limited to the
existing 3 dual occupancies downslope, to the rear of the development site. There is
potential for overlooking of these properties from the western elevation of the
proposed school office level and from the 3 westemmost apartments on Level 2 and
from the north western apartment on each of Levels 3 to 6,
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The western elevation of the Level 1 offices could be provided with high sill
translucent un-openable windows to avoid any adverse aural or visual privacy
impacts on the dual occupancies. The 2 west facing apartments, centrally located
within Level 2 have a western setback of at least 5m, which when combined with
planter boxes would preclude any material impact on the aural and visual privacy of
the subject dual occupancies.

The northwest apantments on Levels 2 to 6 are proposed with a zero setback 1o the
western rear boundary and if there are windows and/or balconies in the western
elevation of these apartments, overlooking of the rear private open space of the dual
occupancies would occur,  However, the building envelope readily provides for
ample glazing to be provided to the northern and southern elevations of these
apartments. Any west facing windows could therefore, be restricted to high sill
translucent glass, to maintain neighbour privacy,

Subject to a suitable design response in any future development application,
satisfactory aural and visual privacy can be maintained to adjoining residential
properties.

Some issue could be raised with respect to overlooking of the school playground,
located to the south of the site. However, the advantages of passive surveillance of
the playground outweigh any perceived concerns that children playing could be
observed from the proposed development.

The proposed concept plans provide a high level of internal residential visual privacy.
There will be overlooking of proposed apartments, particular balconies and any east
facing rooms, from existing high rise development to the east of the site, but this is
unavoidable in the context of an urbanised high density high rise CBD environment,

Apartments in the proposed development, where they have elevations fronting the
Pacific Highway, particularly at lower levels, will be exposed to significant traffic
noise impacts from the Pacific Highway. This situation is exacerbated by the
predominantly zero setback proposed to the Pacific Highway. Typically the
combination of a building sethack to the Highway and use of acoustic screens and
double glazing and the like, would ensure an acceptable internal acoustic amenity.
These issues, including the introduction of a greater building setback to the Highway
can be suitably addressed in any development application,

(e} LAND USE

The proposal is for a mixed use development, with retail/café uses at ground floor
level, first floor offices and up to 11 storeys of residential above. Non-residential
uses will represent less than 15% of total floor space,

The subject land is zoned B5 Business Development, which while allowing for
mixed use development in the form of shop-top housing, is primarily aimed at
providing land for business purposes. This would imply that a substantial portion of
floor space would be allocated to business purposes. The additional floor space
sought in the PP is proposed for residential purposes, which in effect reduces the
ratio of business floor space to residential floor space,
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]

The planning controls do not prescribe a maximum ratio of residential to non-
residential floot space. Accordingly, in terms of the statutory controls, providing at
least the ground floor level is used for retail and/or business purposes, all floor
space above may be developed for shop-top housing,

As noted above, the B5 Zone allows shop-top housing, which Is defined as “one or
more dwellings located above ground floor retail premises or business premises.”
While Level 1 is proposed to be used for educational purposes {(schoo! offices and
administration), the ground floor will be used for retail or business premises.
Therefore, it is considered that the proposed residential component falls within the
definition of shop-top housing and is therefore permissible development,

Given the location of the site on the western side of the Pacific Highway and
outside the commercial core of the Chatswood CBD, there are grounds to support a
modest provision of non-residential floor space on the site, The limited site area
available also constrains potential for redevelopment of the site for bulky goods
retailing or a motor vehicle showroom. The extent of non-residential floor space is
considered reasonable in the circumstances,

INTERFACE TO ADJOINING LAND USES, BUILT FORM & URBAN DESIGN

Council has commissioned an Urban Design Report to assess the proposed built
form, within its context and consider alternative options. This Urban Design Report
also considers the relationship of the proposed building envelope to adjoining
properties, the Chatswood CBD and the Pacific Highway corridor,

To the east, the site adjoins the Pacific Highway and the Chatswood CBD to the
east. The PP, by significantly increasing maximum building height from 18m to
40m will result in a tall building, effectively on an island site, surrounded on 3 sides
by low rise buildings. The Urban Design Report prepared by Kennedy Associates
Architects addresses interface issues and reaches the following conclusions.

School

o the design seeks to address the interface issues with the adjoining school
through its massing

» 50 long as the scheme can demonstrate that it maintains an appropriate
level of sunlight to the school

* the proposal does not appear to result in any significant urban design issues

» given the existing urban context there do not appear to be any Heritage
issues with respect to proposed development

Park

o the proposed development specificaily addresses and faces Western Park

o whilst providing a strong urban edge to the park, given the urban character
aof Chatswood, this is not out of character and will be unlikely to have a
significant impact upon or be substantially detrimental to the use of or
amenity of the park.
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Houses in fames Street

e the proposed development does address the issue of the interface with the
houses to its South west in James Street

o the proposed development generally retains the height, bulk and scale of the
existing development along this interface

» the proposed bulk of the building facing Western Fark, will potentially have
some impact in the houses, primarily in terms of overshadowing of rear
courtyard spaces, although this is likely to be not significantly different to
the impacts resulting from the double row of trees currently providing the
visual interface between the dwellings and the blank wall of the existing
development.

o the proposed development does not provide any additional setbacks to the
boundary with the adjoining houses but, as it is largely the same as the
existing wall which appears to predate the houses, this does not appear o
be unacceptable

Pacific Highway

« the proposed development provides a street wall to the Pacific Highway,
albeit one which varies in height from approximately 8.5m to 40m
the street wall will alter the visual character of the Pacific Highway
the current planning cantrols already permit a 5 or 6 storey building along
the highway that will, in itself, significantly alter the ‘reading” of the
highway

* the more pronounced difference will be primarily experienced when
travelling from north to south as the primary way people experience of the
Highway is from cars travelling along it

e the traffic lights at Fullers Road, Victoria Avenue and Albert Avenue means
that vehicles are regularly stationery or travelling slowly through that
section of the Chatswood and therefore there is the potential for drivers and
passengers to be more aware of their immediate surroundings
the provision of a street wall in the location of the subject site will:
have a visual impact on the street where it will be most visible

o close the vista of sky currently available when travelling in that direction

The above interface assessment is generally supported. It is likely that the northern
elevation to the Park will contain balconies above podium level. This would provide a
satisfactory interface, notwithstanding a zero setback to the Park for the proposed
building envelope.

introduction of some setback to the Pacific Highway above a height of 12m 1o 15m
would reduce potential for a canyon like effect 1o the Highway and be more consistent
with Council’s DCP, which requires a building setback to the Highway, above podium
level,

Providing at least a 3m western rear boundary setback for the lower tower proposed in
the northwest comer of the site would improve the interface to the dual occupancies at
the rear and ensure that there is minimal increase in overshadowing.
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The Urban Design Report, with respect to proposed building form concludes that:

o The stepped massing and form are well considered and can be supported.

e The retention of wall heights not greater than currently exists on the southern
and western boundary is important and should be enforced.

« 5o long as it can demonstrate acceptable impacts on adjoining properties in
terms of protection of existing trees and the delivery of sufficient solar access,
the somewhat unique character of the site and the massing and volumes
proposed in the scheme suggest that a development of the type being proposed
could be supported as a stand alone development,

The Urban Design Study, accompanying the Urban Design Report, includes a site
section diagram illustrating the proposal in relation to the existing LEP height controls in
an east west cross section from Railway Street to the low density housing to the west of
the site. This diagram is reproduced below, as Figure 13. It should be noted that the
slope of the development site is steeper than is shown in the cross-section below and
equates 1o at least a full storey height at the rear of the site.

Figure 3 Extract From the Urban Design Study LEP Height Cross Section

The Urban Design Report raises the question as to *whether it is an appropriate urban
strategy to permit high rise development on the western side of the Highway and
whether permitting a development of this type in this location will establish a
precedent that will ‘open the doors’ for other similar developments along the western
side of the Highway.” The Report also asks the question as to *whether allowing this
will deliver a strategically valuable and appropriate long term urban outcome.” The
Urban Design Report recommends that in considering the above issues a number of key
issues should be considered,
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The Urban Design Repont appropriately notes that “the previous approach of allowing
the Pacific Highway to provide a natural demarcation between the CBD and its
surrounds was sensible, practical and manageable” and that *along the CBD’s western
perimeter the Highway has not only been an effective edge to the CBD, but has given
the CBD a specific and identifiable urban form,”

Kennedy Associates Architects point out that “given the unique characteristics of the
Chatswood CBD and the complex and obvious interface issues, the topography and
urban character of the area provide, we think council need to be very careful in their
assessment of this development.” We would concur with this assessment and agree with
Kennedy Associates Architects opinion that the PP, if supported, “will have immediately
redefined the urban character of Chatswood for the entire extent of the highway
between at least Freeman Road and Railway Street, and potentially much further” and
that “this is the key urban design question raised by the planning proposal.”

The Urban Design Report acknowledges that there is potential to suppon a change in
the use and height of development on the western side of the Pacific Highway, provided
that the Council “look at the entire strip in one single exercise and establish a new
hierarchy of heights, including for the subject site.” Kennedy Associates Architects
consider that if this assessment is undertaken and supports increased building heights
they consider that a height of 40m on the subject site is both reasonable and good urban
design. They suggest that Council could invite the proponent to undertake an urban
design assessment for the land on the western side of the Pacific Highway,

In recent years there bave been significant increases in building heights within the
Chatswood CBD, concentrated around the railway station, generally south of Help
Street, south to Albert Avenue, This indicates potential to accommodate taller buildings
on the western side of the Pacific Highway, between Help Street/Fullers Road and
Freeman Road, without materially changing the strategy of building height transition
from lower to taller buildings, from west to east. This is illustrated in Figure 3.

Land on the western side of the Pacific Highway, to the north of Fullers Road, is more
distant from the railway station and most of the new tall towers that are concentrated
south of Help Street. The B5 Zone also does not extend as far north as Railway Street
and at Fullers Road, the Highway bends to the east, changing the corridor effect of the
Highway, which exists south of Fullers Road. In our opinion the PP does not constitute a
precedent for increased building height on the western side of the Pacific Highway,
north of Fullers Road.

There are & development sites on the western side of the Pacific Highway, extending
south from Fullers Road to Freeman Road, which is effectively the southwest edge of the
CBD. These sites (shown in Figure 4 on page 15}, from north to south comprise
Chatswood loyota, Kenneth Slessor Park, the land that is the subject of the current
Planning Proposal, Chatswood Primary School, Norhside BMW and 654-666 Pacific
Highway, which has been approved by way of an amendment to WLEP 2012, for mixed
use development up to 36m in height, some 4m lower than is proposed for 688-692
Pacific Highway,

Chatswood Toyota and Northside BMW have recently undergone redevelopment or
major refurbishment. Chatswood Primary School and Kenneth Slessor Park are unlikely
to be developed with tall buildings.
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The only site likely to be redeveloped in the foreseeable future is 654-666 Pacific
Highway, which has a 36m building height limit.

Figure 4 - Potential Development Sites Nearby on Western Side of Pacific Highway
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It is unlikely that the PP could be argued as creating a precedent for increases in
building heights south of Freeman Road or north of Fullers Road, on the western side of
the Highway. Given that there are only 6 potential development sites on the western
side of the Highway, between Fullers Road and Freeman Road and that 4 of these sites
are unlikely to be redeveloped with tall buildings in the foreseeable future, allowing a
building height of up to 40m in a suitabie building form at 688-692 Pacific Highway
will not change the character of the whole corridor — it is effectively an island site.

Having regard to the recent significantly increased building heights in the Chatswood
CBD, the sites proximity to the railway station and these more recent taller buildings,
together with the “island” nature of the site, it is considered that the site is capable of
accommodating a sensitively designed building with a building form stepping up in
height to a maximum of 40m, without creating adverse urban design outcomes.

(g) SITE SUITABILITY, SERVICES AND INFRASTRUCTURE

The site is not subject 10 development hazards such as bushfire, mine subsidence or
flooding, Land contamination is unlikely to be a major issue and is not impacted by the
proposed increase in density and building height.

The site has a relatively steep slope, which will result in basement car parking levels
appearing as additional storeys in the rear portion of the site, as viewed from the dual
occupancies at the rear and from Kenneth Slessor Park. This is not substantially different
from the existing situation. In order to accommodate increased development density and
the basement level for Primary School teacher parking, an additional 2 basement
parking levels will be required. This will entail significant additional excavation and
investigation of geotechnical conditions,
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The site is well located with respect to access to community facilities and services,
including shops and public transport. All necessary urban services are available to the
site and should be capable of augmentation, if required. This can be addressed in any
future development Application.

(h) WILLOUGHBY DCP - BUILDING ENVELOPE & STREETSCAPE

The PP is accompanied by an indicative building envelope designed to accommodate a
future mixed use building with a maximum height of 40m and maximum FSR of
4.74:1.The building envelope comprises a 2 storey non-residential podium, with 2
residential tower elements. The primary tower element is orientated north-south,
fronting the Pacific Highway, extending up 1o 11 storeys above podium, with a stepping
down of built form towards the south. The secondary tower element, adjoining Kenneth
Slessor Park is lower, extending up to 5 storeys above podium and orientated east-west,

The chosen building envelope has been designed as a street wall building form 1o the
Pacific Highway and Kenneth Slessor Park and a taller element to provide a height
transition to the taller CBD buildings to the east. The tower is stepped down to provide a
more slender form to the upper portion of the tower and ensure there is minimal
overshadowing of Chatswood Public School’s playground, after 11am.

Part £ of the Willoughby DCP includes development controls relating to urban design,
density, height, streetscape, setbacks and building depth, which are designed to
establish parameters for building bulk and scale. These controls seek to achieve the
following outcomes:

* Maintenance and improvement of the existing or planned scale and
character of the street;

e Maintenance of solar access to the public domain including public places
and footpaths;

e Buildings which are appropriate to their setting and will provide an
integrated backdrop to the streetscape;

* Maintenance of the amenity of any adjoining residential land in terms of
building bulk and solar access,
Ensure views from neighbouring dwellings are not unduly compromised,
Ensure building height does not overwhelm the public street and is
compatible with the existing or planned scale of surrounding developments;

* Achieve attractive streetscapes that add visual interest, create high quality
urban forms & enhance the character of the existing retail/’commercial areas;

* FEnsure there is adequate separation between buildings for the amenity of the
development and adjoining properties;

* Provide setbacks that spatially define the street;

» Ensure the positioning of new buildings contribute to the existing or
proposed streetscape character.

The parameters for building bulk and scale, as requested in the PP would enable a
building with a GFA of 5,411m2 (FSR 4.74:1) with a maximum building height of 40m
to be accommodated within the proposed building envelope. | have assumed this
envelope includes both the required affordable housing component (4%) and school
office floor space. However, this envelope has been designed without consideration of
the setback controls in the Willoughby DCP, as set out in Part E1.4 of the DCP,
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The DCP, for the most part, allows the podium element of mixed use buildings 1o be
constructed across the whole of the site, with zero setbacks to front, side and rear
boundaries, where land adjoins a commercial zone, The subject land does not adjoin a
commercial zone. Where a boundary adjoins a residential boundary increased setbacks
apply. Above the podium level, setbacks are required to front, side and rear boundaries,

In the case of development with a frontage to the Pacific Highway, a minimum 4m
landscaped setback is required at ground level, with a 4m front setback for all levels
below ground level. The proposed building envelope provides a front setback of 2m
from the proposed retail tenancy and the outdoor seating area, but includes a much
more generous sethack adjoining the northern side of this seating area.

The proposed ground floor level and approximately 50% of the first floor level have a
zero rear setback to the adjoining residential zone, whereas the DCP would require at
least a 3m setback at ground floor level and 6m at first floor level for a rear boundary
that backs onto residential land zoned R2 or R3. Given that existing development on the
site has in part, a zero rear setback and is 3 storeys above ground level at the rear, the
proposed rear setbacks for the ground and first floor levels (and the uppermost basement
parking level) are considered reasonable, as built form impacts on residential land to the
rear are marginally reduced, provided there is no material adverse impact on the root
zones of the adjacent large trees in the rear yards of the dual occupancies,

Al first floor level the proposal provides generous setbacks to the Pacific Highway to
facilitate improved quality and amenity of public and semi-public space at ground level.
The proposed first floor level setbacks are appropriate.

Above podium level, the Willoughby DCP requires that the 3" storey provide a
minimum 2m front setback. The proposal provides a predominantly zero front setback
to the Pacific Highway frontage and is hence non-compliant. If the building envelope
within 2m of the Highway frontage is limited to balconies only, satisfactory compliance
would be achieved,

Proposed 3" storey setbacks to the southern side boundary are satisfactory and comply
with DCP requirements. As 2m deep balconies are proposed to the norhern side
boundary, it is considered reasonable to allow the building envelope to extend to the
northern side boundary for the 3™ storey. A variable rear setback is proposed, which
includes portions of the building

Floor levels above the 3™ storey (i.e, Levels 3 and above in the building envelope) are
required to provide a minimum front setback of 7.4m. The proposed building envelope
is significantly non-compliant with this front setback control. The stepping of building
form suggests that some flexibility should be allowed for the front setback control, but it
is difficult 10 support a setback reduction of the magnitude proposed, particularly given
that there is no stepping back of building form for Levels 3 to 6. The building envelope
should be revised to incorporate a more generous front setback.,

In the case of side setbacks, above the 3™ Storey, a minimum of 3m applies, with an
increase of 1.2m for each storey above the 3" storey, applied as a total minimum side
setback for all floors above the 3* storey, where a site adjoins a residential R2, R3 or R4
zone. There are no prescribed side setbacks where a side boundary is to a zone other
than R2, R3 or R4, Accordingly side setbacks would be determined on the merits,
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The stepping of building form to provide increased southern side setbacks as building
height increases is an appropriate response, as it ensures there is minimal
overshadowing of the School playground after 11am, although as noted in the
assessment of shadow impacts, it is preferable that the building envelope have only
minimal shadow impact on the playground from 10.30am onwards.

The residential towers propose a predominantly zero side setback to the northern side
boundary, which adjoins Kenneth Slessor Park. Overshadowing is not an issue in
relation to setbacks to this side boundary. However, given the buildings heights
proposed and the relatively small size and narrowness of Kenneth Slessor Park, floor
levels above Level 4 should provide at least 2m setback to the northern face of any
balconies or north facing walls.

Substantial rear setbacks are required for floor levels above the podium, where the rear
boundary adjoins residential land zoned R2 or R3. The residential tower adjoining
Kenneth Slessor Park and the rear boundary of the site is proposed to have a zero rear
setback, The DCP would require a 7.2m rear setback for Level 2 of the tower element,
increasing to more than 10m above level 3. The proposed building envelope with
respect to the secondary tower element is significantly non-compliant with this rear
setback control.

Given the very limited width of the secondary tower {11m) it would have a more limited
visual impact, as viewed from the residential properties at the rear, compared with a
typical building width of at least 20m. Further, the balance of the development above
podium level provides a very generous rear setback. Accordingly some flexibility with
the DCP rear setback control is considered reasonable.

The zero rear setback, as proposed for the secondary tower, does result in increased
shadow impact to the rear yards of at least two of the nearby residential properties.
Provision of a 3m rear setback for Levels 2 to 6, would ensure minimal additional
shadowing and ensure a reasonable extent of nportheast outlook from the residential
properties.

Maodification of the building envelope to provide setbacks as recommended above
would reduce the extent of additional floor space that could be achieved, within the

envelope.

It is estimated that an FSR of between 4.5:1 and 4.6:1 would be the maximum extent of
assessable GFA that could be accommodated within the building heights and overall
building form proposed, if increases in front and rear setbacks to the tower components
are introduced. The proponent should be requested to provide a revised building
envelope in accordance with the recommended building setbacks and re-calculate
potential FSR, including provision for affordable housing. Any amendment of the LEP
would require exclusion of the extra 20 school car spaces from GFA calculations.

As noted in Section 4.1, the subject land is located within an area designated for the
provision of affordable housing at the rate of 4% of the total residential floor space. At
the current allowable FSR of 3.7:1 and assuming that non-residential floor space would
accupy at least the ground and first floor levels, some 3,426m2 of residential floor space
could be developed. This would yield 137m2 of affordable housing floor space.
Increasing residential yield by an FSR of 1.04:1 (1,187m2), as requested, would increase
affordable housing floor space by 48m2 to 185m2.
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Affordable housing floor space must be included in the calculation of assessable gross
floor area, unless it can be demonstrated that the building, with the floor space required
for affordable housing (185m2) added to the building, will not cause adverse impacts on
adjoining land in terms of overshadowing, privacy, bulk and scale and provided the
conservation of any heritage item and its setting will be achieved.

I'he proponent acknowledges that the site is subject to affordable housing provisions,
but does not indicate whether affordable housing is intended to be included in the
proposed building envelope and requested site FSR of 4.74.1. Clearly 185m2 of
affordable housing floor space added 10 the additional floor space requested would
increase building bulk and likely increase the extent of shadows. Such floor space
should be included in any increase in FSR that is suppornted by Council.

Council’s urban design consultant is supportive of the proposed building form, massing
and articulation and considers that the architectural treatment of the building as
suggested in the photomontages indicates a well designed and attractive building.
Council's urban design consultant is of the opinion that the proponent has overstated
the urban and visual significance of the site, but in recognising that the site is effectively
an “island site” acknowledges that the “stand alone” building will not have a significant
impact on the urban character of the town centre,

The proposed building envelope, subject to some further consideration of setbacks
above podium level to the Pacific Highway and in the northwest comer of the site, is
considered to be appropriate and compatible with the streetscape,

(i) HERITAGE

There are no heritage items on the subject land. The site adjoins a listed local heritage
item to the south, being the Chatswood Public School (Item 1106 in WLEP 2012). This
School opened in 1883 and the current heritage listed building on the site is the 2 storey
north wing, opened 20 years later in 1903,

The proponent’s heritage consultant NBRS + Partners has provided a Heritage Impact
Statement (HIS) with respect to potential heritage impacts on nearby heritage items,
arising from the PP. The HIS notes the following:

* The heritage significance of Chatswood Public School is identified as being
“locally significant as a grand school building in a setting which gives
aesthetic significance 1o the streetscape, It is socially significant for all the
children who attended the school and for its association with the early
growth of the area.”

e Because of the scale the School block and the generally lower scale of
adjoining development on the western side of the Highway, it is the
dominant element in views from the Highway, both from the south and from
the north across the whole length of the schoo! building on the Highway.

e The proposal is in line with the evolving character of the area as a major
urban agglomeration including taller development that is separated from the
surviving heritage items. The potential created for development of the site
does not impact on any significant views or setting of the heritage item.,
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s The proposed increase in height across the Pacific Highway creates a limited
precedence to the containment of the main development of the Chatswood
CBD. This is however one of the few sites where such change could be
implemented where it would have little or no substantial adverse impact on
the structure of the city or the setting of the adjoining heritage item.

*  While the proposed changes will increase the development potential of the
site it does so in a context of the substantial height controls for sites in close
proximity across the pacific Highway that fall within the Chatswood CBD.
The form adopted for a preliminary building envelope for the site tapers to
the south to address the proximity to the adjoining heritage site.

* The subject site is separate to the original school block and has always been
developed independently of it. The current development on the subject site
does not address the school site and does not complement its character.

* The existing car parking area and playground to the north of the main school
block provide a substantial visual separation between the heritage item and
the proposed development site and this is reinforced by the structures
associated with the overbridge which visually curtails the school's setting in
many views, The degree of separation is adequate for the significance of the
school building to maintain its visual prominence and its identified level of
significance.

« The proposal will be higher than the substantial height of the existing school
complex and adjoining landscape elements. While this will have some
visual impact on views from the south and north it will not impact on the
principal appreciation of the schoaol building from directly opposite on the
Pacific Highway where it is seen without the influence of other structures,

* The site was previously occupied by late 19th century development which
was demolished for the current excavation and building. Because of the
excavation that accompanied the construction of the existing commercial
development it is unlikely that there are any significant archaeological
remains on the site that would preclude the proposed development.

» The proposed design is a stand-alone contemporary multi storey building
that does not need to relate in any aesthetic manner to the heritage item
which exists as a free standing Edwardian building in its own setting and
curtilage. The context is varied and consists of a wide variety of building
types and designs which are nonetheless a cohesive part of an imponant
urban context.

* A substantial visual separation will result in a situation where development
of the subject site will not visually dominate the substantial presence of
the Public School on the highway or views to it from public vantage points
in the vicinity, The building already exists in a context where higher
modem development is located in similar proximity without detracting
from its existing visual qualities and heritage significance.

» There will be no appreciable difference to public appreciation of the
heritage item as a result of the proposed development,
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Council’s heritage officer has assessed the PP and considers that “the potential
impact of the proposal is generally considered to be of an acceptable nature; the
potential increase in floor space and height does not significantly impact upon
major views of the school building and the potential new urban development is in
line with the existing typology of commercial development within the vicinity of
the local Heritage ltem.” The heritage officer also notes adequate building
separation and appropriate tapering of the building envelope 1o the south assist in
mitigating heritage impact.

The existing height control allows for an 18m high building to be constructed at or
close to the northern side boundary of the Chatswood Public School site. Having
regard to the stepped building form which locates increased building height further
from the side boundary shared with the school, the separation distance to the
School building provided by the bitumen sealed school parking area and the
assessment provided in the proponent’s HIS, | would concur with the proponent’s
heritage consultant that the PP will not result in any substantial adverse heritage
impact on the heritage significance of the School or its setting.

(i} SOCIAL ISSUES INCLUDING AFFORDABLE HOUSING

The proponent considers the proposal will have a positive social impact by providing
public benefits such as improvements to Kenneth Slessor Park, publically accessible
space on ground floor level, provision of office space and parking for Chatswood Public
School, increased housing supply accessible to services and public transport, and
additional affordable housing in accordance with Council’s affordable housing policy.

Kenneth Slessor Park is a valuable piece of open space adjoining the Chatswood CBD,
but in its current state does not provide a high level of amenity and recreational use.
This has been recognised by Council and a Master Plan outlining proposed Park
improvements has been prepared and construction of these improvements has recently
commenced.

Provision of $150,000 towards the cost of Park improvements by way of the proposed
VPA, is a material public benefit and positive social impact, arising from enhanced
public open space, at reduced cost to Council,

Chatswood Public School is under pressure to meet growing demand for school places
arising from significant medium and high density development in Chatswood. The
School has limited space to accommodate additional enrolments. The VPA proposed by
the proponent will enable school administration and office functions, together with off-
street parking to be transferred to the proponent’s site, providing increased capacity for
additional classrooms on the School site, without adversely impacting on playground
space. Department of Education and Communities has endorsed this proposal and a
significant public benefit would occur, as well as a positive social impact arising from
more children in the area having access to a conveniently located local school facility,

Increasing residential density in and adjoining the Chatswood CBD allows Council to
accommodate increased population growth, with reduced pressure on “up-zoning” land
in the low density residential areas of the Willoughby LGA. Such an outcome would be
a positive social impact, by assisting in maintaining the existing character of low density
residential areas, in line with the expectations of the great majority of residents in such
residential areas.
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The subject land is located within an area designated for the provision of affordable
housing at the rate of 4% of the total residential floor space, The PP will result in a
minor increase in the extent of affordable housing GFA by 47.5m2, from 137m2 to
184.5m2. Notwithstanding the minor numerical increase in affordable housing floor
space, this is a positive social impact.

If the proposal is sensitively designed to minimise impacts on the residential amenity of
the adjoining low density residential area, the PP is unlikely to have a material adverse
social impact on residents in the locality.

There are no apparent adverse social impacts arising from the PP. It is acknowledged
that there are some in the local community, who are concerned with the potential
amenity effects of increased density in and around the Chatswood CBD. Perceived
lifestyle impacts such as concerns about congestion and crowding could be seen as an
adverse social impact, This can to a great extent be addressed by improving the urban
environment, increasing the extent and quality of public space, improved management
of vehicular and pedestrian traffic and upgraded service provision, particularly public
transport.

I concur with the proponent’s assessment that the PP has the potential to deliver
significant public benefits, These benefits, if realised, will result in a material positive
social impact, with minimal adverse social impact.

(k} ECONOMIC IMPACT

The proponent considers the proposal will have a positive economic impact by better
utilisation of existing infrastructure such as transport, education and services
infrastructure by increasing development potential for the site, without the need for
additional infrastructure spending. | agree that these positive impacts would arise from
the PP. The extent of such positive economic impacts are however, relatively modest,

The proponent argues that employment positons would be increased due to the
inclusion of a retail outlet and café. This is not an outcome of the PP. Any development
of the site under the current planning controls would require the provision of non-
residential floor space such as retail, cafes and business premises on at least the ground
floor level. The PP will not result in increased employment opportunities on the site.

The proponent is seeking increased building height and floor space so as to provide
additional residential floor space, In the Traffic Report the proponent argues that there
will be a significant reduction in non-residential floor space on the site, which results in
reduced traffic flows, This would suggest a reduction in future employment
opportunities on the site. Development of the site under the current planning controls
would likely result in a predominantly residential development, with non-residential
floor space confined to the ground and first floor levels at most. Accordingly the PP
would result in no net change to economic impact in terms of employment,

The proponent notes that the PP will create employment opportunities during the
construction phase. This would also occur if the site is re-developed in accordance the
current planning controls. A larger scale development permitted by increased FSR and
building height would likely result in a small increase in construction jobs on the site.
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A larger scale development will require increased consteuction and fit out materials,
thus increasing demand for these products, This would have a positive multiplier impact
through the economy, creating additional economic activity in the building industry and
supply of building products. These are important sectors of the NSW economy,
particularly at a time when activity in the mining sector is subdued.,

The proponent has identified positive economic impacts arising from increasing the
supply of housing in the area, which would assist in mitigating increased apartment
prices by better balancing supply with demand. Constrained housing supply in areas
where people would like to live has increased pressure on house prices and
affordability. Increasing supply as proposed would have a positive economic and social
impact.

Increasing building height has potential to have adverse amenity impacts on nearby
residential properties, such as reduced solar access, view loss and the like. In such
circumstances affected residents often argue that reductions in property values will
occur. Such an issue is not recognised as a legitimate matter in town planning
assessments. Design measures can be implemented to minimise adverse amenity
impacts. This may include some changes to the building envelope, such as setbacks, to
minimise amenity impacts.

The PP will result in modest positive economic impacts. There are no material adverse
economic impacts evident,

9. PUBLIC BENEFIT

As part of the justification for a PP, the proponent is required to demonstrate public
benefit arising from the proposal. The proponent has offered to enter into a Voluntary
Planning Agreement (VPA) with Council to provide the following public benefits should
the PP proceed.

* Provision of 530m2 of office space (563m2 including non-assessable GFA)
for Chatswood Primary School on Level 1 of the future building;

e Provision of 1 basement car park level comprising 25 car spaces for staff
parking for Chatswood Primary School;

e A cash contribution to  Council of $150,000 towards
improvements/upgrading of Kenneth Slessor Park in accordance with
Council’s Master Plan for this Park

In addition to the above public benefits, the PP would enable, by virtue of increased
residential floor space, there is a small increase {approximately 40m2) in affordable
housing floor space. If the driveway access to Chatswood Public School can be
removed, there is a further traffic flow/safety improvement arising from a reduction in
the number of driveway crossings onto the Pacific Highway.

The PP seeks approval to increase FSR from 3.7:1 to 4.74:1 to yield an additional
1,186m2 of assessable GFA on the site. The provision of 530m2 of office space for the
School equates 1o an FSR of 0.464:1, which represents a substantial portion (44.7%) of
the additional FSR (1.04:1) that has been requested.
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10,

The balance of increased floor space, equating to an FSR of 0.536:1, developed as
residential (656m2), would effectively have to fund the construction of the School office
space, provision of 1 basement parking level for the School and a contribution towards
upgrading of Kenneth Slessor Park.

Mo financial analysis has been provided 1o address the feasibility of meeting the costs of
the proposed public benefits from the potential additional residential floor space. Met
returns from an additional 656m2 of residential floor space (Bx2 bedroom units) waould
he relatively modest, although it is also acknowledged that the requested increase in
building height offers an opportunity to market higher value apartments, which would
increase profitability.

While written endorsement from the MSW Department of Education and Communities
supporting the proposed WPA has been received, a Drait VPA has not yel been
prepared. A Draft VPA should be prepared by the proponent, prior o proceeding
further through the pateway process.

Civen the fundamental importance of the proposed public benefits relating 1o
Chatswood  Primary School, some degree of cerainly needs to be provided that
redevelopment of the site, at the requested FSR and building height is likely to be
feasible in terms of providing sufficient return lo fund the relatively high cost of the
additional parking level and school office floor level,

Subject 1o the preparation of a Draft VPA and provision of a feasibility analysis, it is
considered that the PP results in significant public benefit and supports the conclusion
that the PP is worthy of support, at least “in principla”.

CONCLUSIONS AND RECOMMEMNDATIONS

The Planning Proposal (PP} for 688-692 Pacific Highway, Chatswood seeks to amend
Willoughby Local Environmental Plan (WLEP 2012) to increase maximum building
height on the site from 18m to 40m (RL 147} and increase maximum floor space ratio
[FSR) from 3.7:1 to 4.74:1, to facilitate an increase in GFA (1,186m2) from 4,225m2 to
541 1m2.

The PP is accompanied by an indicative building envelope designed to accommodate a
future mixed use building with a maximum height of 40m and maximum FSR of 4.74;7,
The building envelope comprises a 2 slorey non-residential podium, with 2 residential
tower elements.  The primary tower element is orientated north-south, fronting the
Pacific Highway, extending up to 11 storeys above podium, with a stepping down of
built form towards the south, The secondary tower element, adjoining Kenneth Slessor
Fark is lower, extending up to 5 storeys above podium and orientated east-west,

The: PP also offers a range of potential public benefils by way of a yet to be submitied
Drraft Voluntary Planning Agreement (VPA). These benefits include office and parking
facilities for Chatswood Public School (530m2 of office floor space for school purpases
and a basement car park level wilh 25 car spaces), and a $150,000 cash contribution
towards the upgrading of Kenneth Slessor Park. The proposal would also result in a
small increase in affordable howsing (loor space.
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The PP has been assessed having regard to the relevant matters identified in the NSW
Planning and Infrastructure publication "A Cuide to preparing Planning Proposals”. The
assessment has considered the site and its context, planning controls, justification for the
proposal, strategic and statutory planning framework, environmental, social and
economic impacts and public benefit.

The assessment of the Planning Proposal (PP) indicates that there is merit in supporting
additional building height, to obtain an improved built form outcome, if the 2 properties
are consolidated into 1 development site, The PP offers significant potential public
benefits including provision of office space and parking for the adjoining Chatswood
Public School and a contribution towards upgrading of Kenneth Slessor Park, adjoining
the site to the north,

It is recommended that Council:

1. Advise the Proponent that Council supports “in principle” an increase in building
height and floor space ratio for the 688-692 Pacific Highway, Chatswood as a
consolidated development site, subject to modification of the proposed building
envelope, with respect to provision of adequate building setbacks above podium
level to the Pacific Highway and for the western elevation of the lower of the two
residential towers. Setbacks in these locations are to be considered having regard to
the applicable setback controls in the Willoughby DCP.

2. That given the need to provide setbacks as outlined in 1 above, the requested
maximum FSR be reduced to 4.6:1 to ensure that all floor space, including floor
space for affordable housing and proposed school office floor space (but excluding
floor space associated with 20 additional car spaces above DCP requirements), can
be suitably accommeodated within the revised building envelope.

3. Submission of mid-winter shadow diagrams (22" June) at quarter hour intervals
between the hours 9am to 3pm (and allowing for the slope of the site and
neighbouring land) for the proposed building envelope, and a building envelope
that complies fully with the current floor space ratio and building height controls.

4. Provision of a revised Traffic Report assessing the increased traffic generation based
on the same percentage of residential floor space for both a development scenario
under the current FSR controls and the development scenario in the Planning
Proposal.

5. Submission of a Draft Voluntary Planning Agreement addressing the provision of
public benefits, as outlined in the Planning Proposal.

6. Provision of further information in relation to the feasibility of the proposal, having
regard to the cost of commitments to provide the nominated public benefits and the
potential value adding that can be achieved from the requested additional floor
space and building height.

Nick Juradowitch
Director
Ingham Planning Pty Ltd
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APPENDIX A

Description of the site and context
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DESCRIPTION OF THE SITE AND CONTEXT

The land to which the PP relates is known as Lot 1 in DP 838366 and Lot 2 DP 626676 (SP
19329), No's 688-692 Pacific Highway, Chatswood and has a total area of 1,142m2. The site is
located adjacent to the Chatswood CBD on the western side of the Pacific Highway, between
Chatswood Primary School and Kenneth Slessor Park, some 260m west of Chatswood Railway
Station (see Figure A1 - Location, below).

Figure A1 - Location
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The site is generally rectangular in shape, with a frontage of 36.57m to the Pacific Highway and
a depth of 31.21m/31.26m. The site has a moderate 4.5m slope to the rear, with an RL of
approximately RL 107.2 at the Pacific Highway Frontage and an RL of 102.7 at the rear
boundary, A site plan is shown at Figure A2, below.

Figure A2 - Site Plan
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The southemn portion of the site (No. 688-690 Pacific Highway), adjoining Chatswood Primary
School, contains a 2/3 storey building with ground floor commercial/retail, first floor boarding
house and basement car parking that forms a 3rd storey at the rear, The northemn portion of the
site (No. 692 Pacific Highway), adjoins Kenneth Slessor Park and contains a 2 storey
commercial building with ground floor offices and also with basement car parking that forms a
3rd storey at the rear. A shared driveway extends west from the Pacific Highway, between the 2
existing buildings, A view of the Pacific Highway frontage of the site, looking northwest from
the Highway, is shown in Photo A1, below. An aerial view of the site and locality is shown at
Figure A3,

Photo A1 - View of Site Looking Northwest from the Pacific Highway
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To the west of the site, adjoining the rear boundary are 3 two storey detached dual occupancies
(& dwellings in total) fronting James Street (see Photo A2 below). Street front garaging is
provided, forward and below the dwellings and there are 2 rows of large trees extending north-
south across the rear yards of these dual occupancies. Further to the west is predominantly low
density residential development extending west from James Street.

Photo A2~ View of Existing Dual Occupancies West of the Site at 1-5 James Street

To the east of the site, on the opposite side of the Pacific Highway, within the Chatswood CBD,
is a large 12 storey apartment building with ground floor commercialiretail uses and basement
parking. To the southeast and northeast of the site, within the Chatswood CBD, are high rise
commercial buildings (see Photo A3 below).

Photo A3 - View of View of Existing CBD High Rise Development East of the Site
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To the north of the site is Kenneth Slessor Park {see Photo A4, below) and an existing bus
stop/shelter fronting the Park. Council has recently commenced construction of improvements
to this Park. A laneway, “Western Way" extends to the west from the Pacific Highway, on the
northern side of this Park. Further to the north, fronting the Pacific Highway is a Toyota car
dealership. To the northwest of the site is low density residential development, extending either
side of James Street,

Photo A4 ~ View of Kenneth Slessor Park to the North of the Site

To the south of the site is Chatswood Primary School (see Photo A5, below). The School’s car
park is located alongside the southern boundary of the site and further to the south is the main 2
storey school building. To the southwest of the site is the Primary School’s playground. A
pedestrian bridge over the Pacific Highway is located approximately 30m south of the site,
shown at left in Photo A5, below,

Photo A3 - View of Chatswood Primary School to the South of the Site
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APPENDIX B

Existing Local Planning Controls
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EXSITING LOCAL PLANNING CONTROLS
Willoughby Local Environmental Plan 2012 (WLEP 2012)

The site is zoned B5 Business Development under WLEP 2012, Adjoining land to the south and
southwest is zoned R2 Low Density Residential. Land to the east, within the Chatswood CBD is
zoned B3 Commercial Core. Land to the north, comprising Kenneth Slessor Park is zoned RE1
Public Recreation, A zoning map extract from WLEP 2012 showing the zoning of the site and
the immediate locality is shown below at Figure BT,

The B5 Zone primarily aims to provide for a mix of business, warehouse and bulky
goods premises that require a large floor area. A range of other non-residential uses such
as child care centres, hotels, neighbourhood shops, restaurants, cafes and vehicles sales
are also permitted. Shop-top housing is the only form of residential accommodation
permitted within the B5 Zone. The PP does not seek to change the existing zoning of the
site, WLEP prescribes a maximum building height of 18m (Height Area P}, as shown in
Figure B2, below.

Figure B2 — Maximum Building Height
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The subject land falls within Fioor Space Ratio Area T1 of WLEP 2012, which prescribes a
maximum floor space ratio (FSR) of 2:1, as shown in Figure B3, below. Clause 4.4{17) of WLEP
2012 relates to the subject land (Area 12 on the FSR Map) and allows an increase in FSR up to
3.7:1 if the subject land is amalgamated into 1 development site of at least 1,140m2. While
Clause 4.4(17) provides for a significant increase in FSR for site amalgamation, the LEP does not
provide for any additional building height above 18m for an amalgamated site.

Figure B3 — Maximum Floor Space Ratio

Clause 6.8 of WLEP 2012 relates to affordable housing and identifies land within the
Willoughby LGA where residential or mixed use development must provide affordable housing
floor space equivalent to 4% of proposed residential floor space. The subject land is located
within an area 1o which Clause 6.8 applies and accordingly, must include 4% of such floor
space as affordable housing.

Clause 4.4(2A) of WLEP 2012 allows affordable housing to be excluded from the assessable
gross floor area for the purpose of calculating FSR, provided that the provisions of clause
4.4(28) are satisfied. Clause 4.4(2B) prescribes that affordable housing floor space is only
excluded from the calculation of FSR if the consent authority is satisfied that the building will
not cause adverse impacts on adjoining land in terms of overshadowing, privacy, bulk and scale
and provided the conservation of any heritage item and its setting will be achieved.

The subject land does not contain a heritage item, nor is it located within a Conservation Area,
However, the site does adjoin a heritage item listed in the WLEP as Heritage ltem 106 -
Chatswood Public School. WLEP2012 requires an assessment of heritage impact where a
proposed development adjeins a heritage item. The proponent has included a Heritage Impact
Statement prepared by NBRS + Partners, with respect to Chatswood Public School, as
Appendix E to the Planning Proposal,

Willoughby Development Control Plan
Willoughby Development Control Plan (WDCP) provides detailed development controls in

relation to development within the Willoughby local government area on land to which WLEP
2012 applies. The provisions of Part E of the DCP are specifically relevant to the site and the PP.
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Given that the PP relates to a conceptual building envelope, only those provisions in the DCP
relating to general building form are applicable, These include matters such as frontages,
density, use, height, streetscape, sethack, building depth, landscaping, open space, privacy,
views and vistas and solar access and overshadowing.

The site has adequate frontage (in excess of 27m) and includes active uses at ground floor level
and adequate vehicular access, There is potential for landscaping at ground floor level and in
the form of moof and podium gardens, Suitably sized balconies for private open space can be
provided within the building envelope and there is ample opportunity for building articulation.

Building depths are generally satisfactory. The DCP requires a clearly defined podium and
tower element for buildings over 11m in height. The proposed building envelope does not
comply with DCP requirements relating to front and rear setoacks. This is discussed in the
section of this Assessment Report dealing with built form and urban design. The proponent has
not provided an analysis of the building envelope against the relevant controls of the
Willoughby DCP.

Part C of the DCP includes general provisions and sets out Council’s requirements in relation to
traffic and car parking. Traffic issues and parking requirements and proposed provision of
parking are addressed in Section 9 (Environmental Social and Economic Impacts) of this Report.
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APPENDIX C

Detailed Description of the Planning Proposal
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DETAILED DESCRIPTION OF THE PLANNING PROPOSAL

The PP states that the PP seeks to amend Willoughby Local Environmental Plan 2012 to enable
the increased maximum building height and Floor Space Ratio (FSR) on the site, An increase in
maximum building height from 18m to 40m (RL 147) and increase in FSR from 3.7:1 to 4.74:1
is sought. Such an increase in FSR will allow assessable gross floor area (GFA) 1o increase from
4,225.4m2 up to a maximum of 5,413.08m2.

The PP includes a Development Concept providing an outline of how the site may be
developed, if the PP is supported by Council. This Development Concept envisages a part 7
part 13 storey mixed use residential/commercial building with a total GFA of 5,411m2
comprising the following components.

* Ground floor commercial space to facilitate a neighbourhood shop and a café or
restaurant, which includes an activated and open ground level space with open
views to Kenneth Slessor Park;

» Commercial offices on Level 1 to be occupied by the adjoining Chatswood Primary
School staff for office and administration purposes.

o An 11 storey residential tower with apartments on Levels 2-11 accommodating
approximately 37 dwellings;

* A lower 5 storey secondary residential building element that addresses the Kenneth
Slessor Park, accommodating approximately 17 dwellings;

e 3 levels of basement car parking levels for up to 78 vehicles for residents, visitors
and retail tenants,

* An additional level of the basement car parking dedicated to Chatswood Primary
School staff parking (25 car spaces).

The PP describes indicative urban design and built form as *two elements comprising the
primary taller building with a stepping built form and a smaller building element that adjoins
Kenneth Slessor Park.” Figure 19 in the PP, (reproduced below), as Figure C1 shows a
photomontage view of the Development Concept, {centre of photomontage) looking south from
the corner of the Pacific Highway and Fullers Road/Help Street.

Figure C1 - Proponent’s Photomontage of the Proposed Development Concept
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The proposed building envelope locates the tallest element of the building in the northeast
corner, with building height stepped down to the south to minimise shadow impact on
Chatswood Primary School. This stepping down of building height is illustrated in Figure C2,
below, which is an extract from the proponent’s PP Report.

Figure C2 - Proposed Development Concept Pacific Highway Profile
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The stepped building form is also illustrated below at left (Figure C3) in the proponent's sketch
view, looking north from the Pacific Highway. A lower tower height building (5 storeys) is
proposed west of the main tower building, extending west along the site’s common boundary
with Kenneth Slessor Park, This is illustrated below at right (Figure C4) in the proponent’s sketch
view, looking south from the Pacific Highway.

Figure C3 - Building Form Looking North  Figure C4 - Building Form Looking South

.
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The Development Concept provides an area of undercover open space at ground level,
including an outdoor seating area for the proposed café/restaurant. The publicly accessible open
space at ground level has a north to northeast orientation and extends across to Kenneth Slessor
Park to provide a pedestrian and visual link to the Park. The proponent’s ground floor level
concept is reproduced in Figure C5, below.
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FigureC5 - Development Concept Plan - Proposed Ground Floor Plate
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At first floor leve!, the Development Concept includes office floor space of some 530m2, which
is proposed to be dedicated for use by Chatswood Primary School, as part of the proponent’s
proposal to enter into a Voluntary Planning Agreement, which also includes 1 level of basement
parking (25 car spaces). The proponent’s first floor level concept is reproduced in Figure C6,
below.

FigureC6 — Development Concept Plan - Proposed Level 1 Floor Plate

PACHIC HGH MRy

Above Level 1, the Development Concept proposes 5 to 11 levels of apartments around a
central service/lift core. The Level 2 floorplate cavers approximately 80% of the site, but floor
plate size reduces as building height increases, This is illustrated in Figure C7 which shows a
range of proposed residential floor plates above Level 1. Level 2 has a GFA of 806.5m2 and
Levels 3-6 a GFA of 670m2. Above Level 6, floorplate size reduces significantly to 450m2 on
Level 7, down to just 85m2 on Level 12 which comprises the top floor of a 2 storey penthouse,
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FigureC7 - Development Concept Plan Example Residential Floor Plates
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If the PP is supported by Council, the proponent intends to enter into a Voluntary Planning
Agreement (VPA) providing for the following public benefits.

o Provision of 530m2 of office space (563m2 including non-assessaole GFA) for
Chatswood Primary School on Level 1 of the future building;

o Provision of T basement car park level comprising 23 car spaces for staff parking for
Chatswood Primary School (this equates to 5 car spaces for the proposed school
office space and 20 extra car spaces for school use);

+  Contribution of $150,000 towards the cost of improvements/upgrading of Kenneth
Slessor Park in accordance with Council’s Master Plan for this Park.

In addition to the above public benefits, the proponent has noted public benefits associated
with “high guality publically accessible space on the ground floor of the site” and potential for
removing the existing driveway to the Primary School parking area.
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APPENDIX D

Urban Design Report — 688-692 Pacific Highway Chatswood
dated 13 November 2015
prepared by Kennedy Associates Architects
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A. INTRODUCTION:
This study has been prepered by Kennedy Assodates Archilects

The shudy addresses the urban desgn ssues raised by the Prefiminary Planning Report Rev A, dated 25 June
2015, prepand by Canrad Gargett Ancher Mortiock Woclley for the subject siie being:

888 Pacific Highway, Chatswood

That report, which we undersiand % intended to form $ha besis of planning proposal for the subject ste, proposss &
13 stocey, mied use, commercial / residential development on the subect silp wih a bulding height of
approximately 40m and @ FSR of appeoximalely 4.74:1

Kernedy Assocates were engaged by Willoughby City Council to review the Preliminary Planning Report In terms
of its urban dasign and srchitectursl charactar, gually and mpacts,

This report summarses Kennedy Assoca@ies assessment of the propasal

B. ABOUT THE AUTHOR

Steve Keanady, is a pariner of Kennedy Assocales Architacts, an architectural and urben deskyn practios based in
Annardale, Sydney, speciaising In urban cesign and community, residential and esdranmental archilechu‘e,

Steve has 30 years experience Bs an architec! end wban designer, slared private pracice in 1981and lormed
Kennedy Associales in 1394,

Steve i the author of numerous aricles and papers, has presentad at conferences and forums across Austrada
and has been a guast oritic and taught architacture and urban design at several universities. In 2012/ 2013 Steve
gave a series of lechures litied, "Manx was right Beauty Matters',

Steve’s academic sludies have included, Arts [Syd), Architeciure, (nons} (UNSW) and Urban Oesign (MBErw,
UTS). Steve is a registered architect with the NSW, ACT and Queenslanc Architocts Regisiration Boards,
ragiskaton numbers 5828, 2500 and 4353,

National President of the Association of Consulting Architects of Australia (ACA)
Director of the Ausiralan Canstnuction hdustry Forum (ACIF)

Divector of The Austrakian Council of Butt Envircoment Design Professions (BEDP)
Life Feliow of the Austrakan Instbe of Architects (AIA)

Wember of the Planning Institute of Austraia {PIA)

Steve has acled as an architeciural and wban design corsultant 10 dath local and state government for over 15
years and has been a membor of numerous warking groups, achisory boards, design excalience panels, design
review panels and independant hearing end assessment panals. duning wivch Bme he has participated in over 250
panel segsons and reviewed mare thar 1000 projects. His cument membership of review panals includes:

Sydney East Joint Ragional Pianning Panel {JRFP) (represanting Wamngah Coundil)
Warrivgah Development Assessment Panel (WDAP)
Fairfeld City Council Independent Developmen! Assassment Commitiee {IDAC)

Steve reguiacly acs as an experl witness to tha NSW Land and Ervdronment Court.

Kennedy Associates Archiects, amploys 15 people, has worked on over 500 projscts ranging in vakse up $100m,
is currently working on peojects in bolh Austraia and Asia and has a client base hat inchudes, govemment
agendes, local councs, relgicus organisalions, community organisations, and peivate developers.

Kenredy Associales work has:

won over 20 industry swards and commendations

been published in over 40 magazines and journals in Australia, Asla, America ana Ewrope
been fealured in several books an architeciune

been fealured in several govemmant publications and websites

been featured in several televison programs and Fims, incudng Ihe ABC 7.30 Report

been selecled by The NSW Department of Planning and the Austraian Greenhouse Office
for use in Meir promaton of sustainabie design,

In 2008 the Bowden Centre, dasigned by Kenanody Associales was awarded the Australian instiule of Archilects'
Sk John Sulman Prize, e highest awerd for architecture in NSW.

In 2014 Steve was awarded the NSW Insttute of Arcntects Presidant's Prize for ‘outslarding contribusion o the
architectural profassion’.
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C. REPORT:

Subject Site
The subiect sife is localed af;

638 - 692 Pacific Highway, Chatswood

The site |s ocated on the weslern side of the Padific Highway at e intersaclion of the Paclc Hghway and
Victoria Avenug, Chatswood.

The =ite:

4 an amalgamation of lwo adjoining stes, being lots DP 626676 & DP 838365
has an area of 1142m2

is approximataly square in shape

has dmensons of appeoximately 35.5m X 31.25m

s focated appeoximately 200m from Chatswood Raitway Statico

1s zoned BS Business Developenent

has a pamyssdie height of 18m

has 3 permissbie FSR of 3571

The sile currently contains a low scake commercial buikding $1at cccupies the entirs site area.

Adjoining Properties
The subjecl ste adjing:

k *  Chatswood Publc School to its south. The site n fact adjoins the carpark to fhe school with the school
buidings beng lcaled approximately 20m south of the subject sile

* A pubic park - ‘Western Park” - 1o ils north, The park, which falis sleeply fram the Pacéic Highway lo
James Street, is approximalely 55m long and 25m wide. The park adjors Westem Way 1o i1s nerh,

«  Avresidendal development of threa pairs of attached (duplex) two storey bualdings 10 its west. These
buildngs, which appear to have been buik 3z a single development have frantages 1o James Street
Thes residental developmant Kas two coninuous Ines of maturs ovargrean scroen trees planted in ther
rear garden area extending fra the full width of the properties. This planting, which [s appraximatety
10m deep, has been plarded |0 creale 8 visual barrier betwoen the dwellings and the exising buiidngs
on the subjct site, separaing them from the subject sile. The trees are mature and have an overal of
height of approximately 12m-15m.

*  Thesubjed sile alse adping at its south eastern comer pan of e playground area of Chatswood Public
School, which s located at the James Street lavel, approximatety 5-10m below the subject sile.

Sits Falls
The sile is located on the adge of the ridge of the hill along which fhe Pecifc Highway traveis.

Whilst the subject sie s relatively level with & fal of approximately 3m ecross the ste from east to west, it adjoins
lang that flls steeply down fo James Streel. James Skeel, which $ lcaled approximatedy approximately 65m
wes! of Pacific Higrway, is approxmately 11m below the highway.

Propossl

The Preiminary Planring Report prepared by Conrad Gargett Ancher Mortock Woolley for the subject site
propeses & developmant that provides:

4 lovels of basement parking

162m2 of commercial / real space plus residantal lobby at ground level
530m2 of office facilties for Chatewood Public School at first floor levet
58 units of residenlial acoommodation over 11 storeys

The propasal cregles two disdnct bulding volumes foe the site, being ¢

* 7 skrey reclangular building facing north to Western Park’
* 13 slorey tapered, wedged shaped bulding facing Pacific Highway

The larger buiding is highly modefied and steps down towards Chatswood Pubic Schoct in @ manner designed 1o
ralain solar access o the grounds of the schoal.

50 PACIFC IGHWAY. CHATSWOCO 13 NOVEMEER 2015 PASEIOF B
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Chatswood CBD

The central busness zone of Chatswood, Chalswood Town Centre / CBD, Is canlered on Chatswood Raftway
Staton and the main shopping area located a'veg Victona Averwe.

On the westem side of the raiway ine $ia CBD & defined and conlainec by the Pacifc Hghway.

Ta the east of he Pacific Highway the Town Cenire / CBD can be dslined as ganeraly occupyng the area of land
betwsen the imersection of Railway Streat and the Pacilic Highway o e nerth and Albert Road or Elfs Streel to
The south.

Wilhin this area tign dersity development, being buldings with an FSR of 21 or greater and a hexght of 30m or
grealer, 8 currendy permissible,

The northem poini of ?is 200e, the Infersection of Rallway Syeet and the Padific Highway, s 2 natural
demarcation point as the highway runs almest adjiacent 1o the highway beyond that point, making karge scale
development very dilficut withou? buiding ower the raiway Iing itsed

The southeen peinl of temination or demarcation of Chalswood Town Centre ( CBD is iess cleany defined bul,
based on current controls, buiiding typologes and development patiams. can be defined as being ether Albert
Road of =l Steset

Thes is significant in that the area (hus cefined remains within 400m of Chatswood Stasen,

Zoning

The site is zoned BS Busness DavalopmenL. This 2oning apples to a number of séas along the weslem side of the
Paciic Highway adjoining the Chatswood Town Cenlre / CBD.

This idenlifies tose stes as being difierant 1o sies on the easien side of e highway, whete the zoning is
ganeraly B3.

11 akso ioantifies that the subject site is part of 8 line of existing and anticipaled commercial development along the
highway that was inlended to form a Iransition between the fown cenlire and the adjoining low scale residental
davalopment 1o the west.

Height

As wih the zoning, fand to the west of the highway generally has a permissible heighl of not greater than 18m,
again entifying that this slrip of development was inlended % form 3 transiion detween Ihe lown centre and the
adjoining low scale residential development %o the west.

The patiam is repeated in the permissble FSR for devalopment alang (he western perimeter of 1z highway, which
does not axoeed 21, in contrast fo development or the easier adge of the highway where an FSR of 5:1 is
permissible,

This inchades the arva whese the subject sile is ‘ocated,

Bonus FER

Witoughby LEP also a number of sites where s0 kong as canan critria are met, primarily refated 10 ol size, then
Ihe permissibie 7SR increases.

Wikughby LEP Genlifies the site as being specificaly designated as 'Area 12' where an FSRof 3.7:17s
parmissiie, so ong as the sle has a0 area of nol les than 1140m2,

Thatis, 50 lang & the development proposal incorporales both fofs within e subject site then (he pesmissible
FSRis3.71.

To that exient the subject ste s racognised in Coundl's planning documents as both besrg part of the Chatswood
CBD and as suabdle for an inlersification of development

The LEP does not, hawever, vary the parmissiole height for the subject sie.

Strategic Plan

The outcome of the above is 1o suggest e subjec! sile S part of 3 corsidered, existing and cearly defined urban
strategy, where if was intended o eslablish the Pacific Highway as he symboic and physical demarcabion
detwaen Chatswood Town Cenre { CBD and adjppining areas.

To date Ikt strategy appears 1o have deen mainkaned and implemented and 1o have boen successiul

As with mary olhar areas of Sydney, Chatswood Town Centre | CBD is visuadly entifiable and undersiood.
538 PACFIC HGHWAY, THATSAO00 13 NOVENBER 70'S PAIEAOF 8
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Expansion af Chatswood Town Centra / CBD

Whikt it may be seeling approva to change the controls an one particulst site, e planning proposal seeks
aller and oxpand $he urban idenfly of Chatseood Town Centre { CBD by permitting higher censty, tallar buidings
on the weslem side of the highway.

This wil have several effects,

*  Nwil extend the boundary of the Chatswood Town Centre / CBD outsd2 s current boundanes whah
are fairly clearty ard easly defined and Lindersiood, on the western side of ihe ralway line at least

*  Rwil creale & clear precedant of other samdady zoned sites, parficulaly a 10 its nor bl the intersection
of the Highway, Fullers Road and Halp Street, and more probatly, between Raiway Street, and
Freamans Road, If not furthar

*  Ntwil create chear interface issues for siles along the wester side of the Highway

Changes in Urban Dersity Acoss Sydnay
Sydney is, however, currently oaing through a process of substantial renewal and change, particularty in benms of
FSR and haight.

Areas farough out the greator metropolitan area are experiencing a signficant 'upilff’ in buiding heights with talier
buildngs acheving densiies sianifcandy grealer than prevously permissble appesring across B cly, especally
in major urban renewal siles near major ratway stations.

This is evidenced in Chatswooc CBD where bullding heights have increased substantially in recent years.

Island

Netwihstanding the abowe, tw ste can also be seen, and descrived, as an 'Island in that it is surounced by and
adjons land on all sides thal is neither capable of or sutable for simiar redevelopment, being a school. 8 park and
iow scale residential deveiopment

Thet is, il does rot physically adjoin any other potential development skes and as such does hold a somewhat
unigue posifion within Chatswoad Town Centre | CBD

Victoria Avenue

The subject ske is located at the western end of Victors Avenue, one of the key syeets of Chatswood and holds 8
prominent location in terms of both the Mgivway and Chatswood Town Centre.

To that extent having & significant bulding that closes or compietes the vista of Vickida Avenue would provide a
vaksable urban eferment fo Chatswood.

Capacity to achieve the permissible FER within san 18m haight limic

Using the bulcing mooe! a3 propasad in the Preliminary Panning Repart it woulkd appear that an Apariment Design
Guide complainl scheme of approximately:

¢ 2.5:% would ba achlevable within @ height fimil of 18m (5 storeys)
* 3571 would be achievable within a height limit of 24m (7 storeys)

Satbacks
The peopesal provides a range of seibacks 10 adjoining properties induding.

nil setbacks fo the Pacdic Highway

nil satbacks to Western Park

nil s2thacks ko the south / school for Z storeys then a senes of stepped sefoacks sbove that
nit sefacks al basemenl and ground level lo e west and houses in James Strest

# setback of appeoxinately 3m foe 8 porton of the first floor 1 the west

These setbacis refiect, in part the axisting buiding farm on he ste.

Paciic Highway

The lack of a sireet setack s not uncommon in Chatswood or along the highway, though it shou'd be noted this is
more applcable 1 older and smaler scale Suldings of up fo three sloreys than taller buildings. Larger scale
buidings alkong the highway and directly opposiie the subject ste land © have setbacks slong their frontages 1o
sccommodate penting ete.

Buikings in Viclora Avenue da not have sirest selbacks.

589 PACIFIC HIGHWAY, CHATEYA20D 15 NOVEMSBER 2015 PAGEBOF 8
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Ghvan the refalvely shallow deplh of e subject sile, the fact thal the site adjone areas of open space and the
manner with which the proposed buiding wil ‘close’ the vista along Viclona Avenus, aliowing a bulkding with nl
sethack jo the highway in this localion would appear reasonable,

Weslem Park

The davalonment proposes a 1 storey butcing with nil setback o Westem Park. The park appears 1o be pnmarily
3 yarsitonal’ park rather than a highly used recreational park, due to bolh ils sleopress and proximity %o the
nigfmay. As such the provision of 8 il setbeck fo Western Park 5 unlively to mpact on lis use or amenity

However, it will be necessary to have an appropnale quslfied consultant assess the impads of the propoesed
developmant an the exsling Irees within Weslern Park and, if those impacts are found to be unsatisfactory then
ha gevelopment have 1 be edusled to ensure the rees are persarved and mantsnad.

Schoot

The cevelopment propases a ni setback to tha Chatswood Publc School o its south. The wal height an the
boundary wit be similar % the existing wall height and site in fact acieins Ihe carpark 1 the school wilh e school
buidings being located approxmately 19m south of the subjedt site. As such the provision of a nil setoack fo
Western Park s unbkely % Impact on 18 use or amenity

James Street
The developmant propozes a nl satback 10 the west and housas in James Sweet. Wih the excaption of the north
westen partion of the sile, the wall heighl on Ihe boundasy wil be similar fo the exisfing wall height,

The core Bsue 10 consider when assessing Ihe mpact the propased developmenl wil have on the properges in
James Straet is the impact i wil have on the health end lang term viablity of the exsting screen frees.

These trees form 3 sianificant and 'soiid’ barner and separation between the two propertes and he success of the
proposed developmend, in its current form, i dependent on those trees being preserved and mainiaining thelr
health.

Belore Counci could accept the development is suitable lo proceed b a gateway assessment the apphicant would
need to demonstrate, through ta provsion of an exper report by an appropriate qualfied consullant, that

* o setbacks to the Pacific Highway
*  ni sothacks to Weslem Park
*  ni selbacks to $e soulh | school for 2 storeys than a series of stepped sethacks above that

¥ these issues cannot ba satisfactorly sodressed then applicant would need lo amend hak design to ensure Ihe
above crilena are met

Moasing
The proposal provides a highly mededled, stepped massing,

In general the massing has been Geveloped to refiect 3 fil within the current buiding form along the scuthem
and western boundaries, with the saler pertions of the building being concentrated on the eastem and northern
boundaries.

As such the cevelopment has soughl 1o delver a buiding al its southem and weslern boundaries that & similar in
scale and proportion to that exising.

Helght Plana

The propased development seeks 1o substantialy increase the permissible haighl on the supject site above both
what currenthy exists and Is permissible. The propased buikiing:

*  peneraly exceecs the parmissible height plane of 16m
*  seeks support for @ buiding of up to 40m n height

That is iha proposal seeks to efacively double the permissinle height plane for the sile, albeil in @ stepped form
Ihat delvers the heghl prmarily o the north easiem camer of the sile.

The proposal dees, also, dekver 3 varied height plane with some portions of the development baing substantisly
' lower then the parmissibie heign! plane of 18m, primsarily in e soulhemn and south weslem porfions of the ste.

These areas hava been designed lo comply wilh and addeess the 6.5m height plane that apples o the adjoining
residential zones,

As such, the proposal seeks $o deliver & bulidng that responds t ks contex!.

This is an appropriate approach that gves marit to the proposal
188 PACIFIC HGHWAY, CHATSWDOD 1) NCVENBER 2013 PAGE 6 OF 8
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Tha proposal provides & diagram demonsirafing how e proposed hergh fits with the hieraschy of building
heights in Chatswood Town Centee / CBD

Kennedy Associales analysis suggests the haighl plane providad In the planning proposal is only parily accurale
and that anather more localised heighl plane & also applicable and Mal this heigh! plane, as anticipated by the
LEP, would moee comfortably support 3 bulkding helght of betwean 18m and 24m on tha Pacic Highway, o
potentally 30m.

Articulation / Character

The proposed developeanant provices & 'sland alone” bulding that & nol nlanded %o Tit' within a moee continuous
urban landscape.

Given the nature of the site, this approach is not inappropriate.

The stepped nature of the main built form makes the bulding visually and physically 'unique’

Sieeped buikdings af this type ara generally a resull of complex solar access lsswes and are becomirg 4 comman
duiding typolkogy In Gities across the worl.

The architectural Ireaiment of the bulding a8 sugoested n the pholomontages indicates a well designed and
atiractive bufding.
Gataway

The design is seeking % give the propesal a degree of ‘Galewsy’ presence, which may, in my opinion, be
averstating the urban and visual significancs of the site, particulsrly if other developments of a simir height are
permitted on nearby siles,

However, Chatswood CBD containg a rich and varied bul form with many wsually dominant buldings compeling
for esenticn

As such another 'stand alone’ buliding wil not have a sgnificant impaci on the urban characser of the Jown cenire.
interface
The interface ssues impacting on the propesed davelopment are:

the impact on (he school 1o e south

the Impact on Weslem Park to the north

the impact on the dwelings in James Stroel % the west
the impact on the Pacific Highway %o the east

Schook
* e design seeks to address the imerface issues with the adoming school through #s massng
«  go0long as the schems can demoanslirale that it mainiains an appropriate level of sunight 1o the schoot
e proposal does not appear i resull in ey significant urban design Esues
*  gwven the existing urban conlext there da not appesr to be any Heritage issues wih respect to proposed
development

= the proposed develvpment specificaly addresses and faces Wesiern Park

*  whilst providng a strong urban edge 1o the park, given the urban character of Chatswood. this is not out
of character and wil be unkkely 1o have a significanl impadt upen or be substanlialy detimental to the
use of or amenity of the park.

Houses in James Street

«  Ihe propasad developmant does address the ssue of the intarface with the houses 10 its South west in
James Street

*  the proposed development generally retains the helght, bulk and scale of the exsting development
along ths inlecface

*  the proposed bulk of the buiding facing Westem Park, wil potentially hawe some impact in the houses,
primarily in leems off overshadowing of réar coutyard spaces, akhough this is dkely %o be nol
sigrificantly difflarent fo the impacts resulting from the double row of trees currently peaviding the visual
inserface belween the dwelings and the blank wall of 1 existng developmenl,

= e proposed develbpment does not provide any addilional setbacks 1o the doundary wih the adjining
houses but, s it is kagely he same as the existing wal which appears (o precate the houses, INg does
nol appear b be unacceptable

G5B PACIFIC HIGHWAY, CHATSWOOD 13 NOVEMSER 2015 PAGET OF 0
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Pwﬁc Highway
ha proposed developmen| provides & sireet wal! %o the Pacific Higway, albelt one which vanes i
height from appraumaiely 8,5m to 40m
* B sheet wall wil aller the visusl characler of the Pacific Highway
* e current planning controls aleady permit & 5 or & storey baiding along tha highway that will, i eself,
significantly aller he reading’ of the Nghway
«  the more prosounced dfference wil be peimarily expenienced when fraveling fom narth to south as the
primary way peaple experance of the Highway is fram cars ¥aveling along it
«  the treflc fights &t Fullers Read, Viclors Avenue and Abent Avenue means that vehicies ase regulary
stationery or traveling slowty through $vat section of the Chatswood and therefore there is the poiential
for drivers and passengers 1o be more sware of thelr immedizle suroundings
= the provision of 8 siresl wal in the focation of the subject sile wil:
*  nave 3 visual impact on the street where i will be mos! visible
*  cose the vista of sky currently avalable when traveling n Hal direction

It shoutd be noled. however, that the existing two and three storey buikiings on the subject site slraady In pert
ciose hal vsla.

Solar Impacts

The planning proposal provides solar studies hal suggest that the proposed development will maintzin acceptabie
kevels of solar acoess 1o the school and houses n James Streel,

Balore Councd could accapt Ihe propased cevelopmen is sutable 1o proceed Lo a galeway sssessment the
applcant would need, through the provisicn of much more delailed and accurale solar studles, based on accurate
survay informstion anc ullising both delailed ste plans and sections, to demonsirate that;

*  appropriate solar acoess has been acheved and maintained
«  the development does not result n any furthar ioss of solar acoess o the adioining properties than
currently ewists
This may resull in the apphcant having to amend the design #rough ether same raduction In haigh!, particutaty

the portion facing Weslern Park, of 3 siepping in that buiking at its western end 1o fmit @s walk haight o, say, not
mare than 78 al the boundary,

In this instance il would be sppropriate and reasonabie to ducs the Impacts of the exising lrees on the solr
access of the existng houses in James Street as part of that analysis,

Justification for the Planning Proposal
The key components of the planning proposal are:

*  anincrease in FSR from 3.7:1 o 4.74:1
*  anincrease m permissible height from 18m to 40m

The propasal justifies the increase in height fwough a sares of analysis diagrams shawing the Sile in conlext with
the C80.

KAL's analyss suggests (hs justification, whilst not totally accurate or fully eddressng the verious contextual
issies discussed shove, does have some merit in terms of establshing a hierarchy of hoighés from the cendro of
the CBD outwards,

Summary
Kennedy Associales analyss suggests thal the proposed development demonstrales an understanding of the
contextual issues impacing on the s and polentially addresses in @ appropriate and suctessfui manner.

The stepped massing and form are well considered and can be supporied,

The retention of wal heights not greater than curently exisis on the southem and western boundary is important
&t should be enflorced,

Kennedy Associabes analysis suggests that, as anticpated by the LEP, 1 sie would polentially more comfcriably
support a buiiding height of batwean 18m and 24m, and pessibly 30m, on the Pacific Highway.

However, ghven the rapidly changing afttudes lo heights of buildings across Sydney and the scale of daveiopment
elsgabere in the CBD, in urban design terms, sc long as & can demonstrate acoeplable impasts on adining
properties in terms of the protection of exsting trees and the delvery of sufficient solar accsess, e somewhat
unique characler of the site and the massing and volumes dropased in the scheme sugges! thal a davelopment of
the type baing proposed could be supported as a stand alone development
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Hawever

There 15 & larger wben design ssue to ba conscered which the documentshion providad in support of the
propesed develcpment does not addeess

This is Ihe quession of

*  whalher it is an appropriate urban siralagy to permit high nise development on the weslern sde of the
highway

*  whather permitting a develapment of this type in this location wil establish a procedent Shal will 'open
the doors' for other simitar developmants alang Ihe weslemn side of T highway

*  whether 2lowing this wil delver a siralegicaly valuable and appropriate long lerm urban oukcome

The key issues 10 consider in s are:

*  |he visual and physical containmant of tha CBO provided by the Pacific Highway
*  the topographical charactarstics of the area
= the interface issues which wil resall tom allowing development of INs lype 1o ‘crass’ the highway

In Kennedy Associsles opinion, the previcus spproach of dlowing the Paciic Highway 10 peovide 8 natural
demercation between the CBD and s surounds was sensiole, practcal and manageable.

Wa recognize that elsewhere in the CBD this simple inferface was not evellable and other mechanisms have had
¥ be provided, but along the CBO's weslem perimeler the Highway has nol orly been an eflecive edge to the
CBD but has given the CBD a speciic and identfiabie urban form.

‘We recognise $hal Sydney is changing rapidly and praviding 8 comridor of tall dulcings siong the highway is. in
itsell, ot an urreasonable urban appevach.

In fact it i what in most instances we would recommand.

However, givan the unique characieristics of the Chalswood CBD and the complex and obwious inferface ssues
the: topegrapny and urban characler of the area provide, we think counci need 1 be very caredul in their
assessmont of this development.

In our apinion, should this planning proposat be suppored and approved it wil have immediately redefined the
urban character of Chatewood for the entre exlent of the highway detween at leas! Freemans Road and Raitaay
Street, and potentialy much further.

This is the key urban design question raised by this planning proposal

It is a sirategic issue which anly Council can address, but In our opinion, unjess Council s prepered to accept 8
sgnficant change In Ihe urban characler of nol coly Chatswood CBD but also its immediately adjoining precincts’ it
would be wise to mainain the status quo and, lmit the height of buldings along the western side of he Pacific
Highway 1o something simiiar ko those currently in place.

Arematively, I counci are prepared 10 Support a change in the use and hoighl of the westem side of the Pacific
Highway then it would be imperative for Counc 10 lock af the entire strip in one single exercise and eslablsh a
new hiesarchy of heights, including for the subect sile.

¥ this were the case then il may be possbie fo consider that a height of 40m on e subject site was bath
reasonable and good urban design

This exarcise may be something the applicant shoukd undertake as part of (heir justificalion for the currenl
proposal.

end of dotument
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