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LAND USE MANAGEMENT COMMITTEE

5 SEPTEMBER 2005

TO:

Land Use Management Committee - 5 September 2005

REPORT: Environmental Services Division Report No. 46
SUBJECT: 2 Heaton Avenue, Clontarf(J82A Review
FILE NO: DA162/04

Application Lodged: 2" February 2005 (Section 82A Review)

Applicant: Viridian Design

Owner: Craig & Audra Annakian

Estimated Cost: $70,000.00

Zoning: Manly Local Environmental Plan, 1988 - Residential
Surrounding Development: Two and three storey dwelling houses

Heritage: N/A

SUMMARY:

1. COUNCIL IS IN RECEIPT OF AN APPLICATION UNDER SECTION 82A OF THE

4.

5.
6

ENVIRONMENTAL PLANNING & ASSESSMENT ACT FOR REVIEW OF
DETERMINATION REFUSING AN APPLICATION TO MODIFY THE CONSENT BY
DELETION OF A CONDITION REQUIRING A 1500MM REDUCTION IN THE HEIGHT OF
THE PROPOSED POOL.

THE APPLICATION WAS NOTIFIED TO ADJOINING AND NEARBY PROPERTY
OWNERS WITH ONE SUBMISSION RECEIVED.

THE APPLICATION WAS REFERRED TO THE PRECINCT COMMITTEE FORUM FOR
COMMENT.

THE APPLICATION IS PRESENTED TO COUNCIL'S LAND USE MANAGEMENT
COMMITTEE MEEETING AT THE REQUEST OF COUNCILLOR MACDONALD.

A SITE INSPECTION IS RECOMMENDED.

THE APPLICATION IS RECOMMENDED FOR APPROVAL SUBJECT TO CONDITIONS.

LOCALITY PLAN

Shaded area is subject land.

VAR IO
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Introduction

The subject site is located on the north eastern (high) side of Heaton Avenue and has it's north
eastern (rear) boundary adjoining Kanangra Crescent. The site is currently developed with a part
two and part three storey dwelling and detached double garage accessed via Kanangra Crescent.

Development application N0.162/04 for a new swimming pool positioned between the dwelling and
the front boundary was received by Council on 17/03/04. Notification of the application resulted in
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Environmental Services Division Report No. 46 (Cont'd)

one submission being received from adjoining property owners to the south. The application was
considered by Council's Development Assessment Unit. Council issued a letter to the applicant
dated 06/09/04 granting a Deferred Commencement consent. Part A of the consent required the
submission of amended plans showing a 1500mm reduction in height of the proposed pool and
associated water feature.

On 1/10/04, Council received a Section 96 application to modify the consent to delete Part A of the
consent to allow the pool to be built as per the plans originally submitted with the development
application. Following notification of the Section 96 application, an objection was received from
adjoining property owners to the south. The modification application was considered by Council’s
Development Assessment Unit. Council issued a letter to the applicant dated 10/11/04 advising
that the Section 96 application has been refused.

On 02/02/05 Council received an application pursuant to Section 82A of the EP&A Act 1979
seeking a Review of the Determination. The application includes the following revisions to the
plans in response to the issues raised in Council’s refusal letter:

1. Height of pool lowered by 350mm

2. New sandstone and new rendered walls below pool.

3. Pool coping on western side reduced to allow the 1200mm high pool balustrade to be replaced
by a 300mm high glass.

4. Additional planting on two tiers on western (street) side.

5. Water feature redesigned to be a textured tile panel to allow water to flow down the wall

instead of a water fountain.

The 1500mm high wall of the water feature steps down the site.

Additional planting along the southern side of the water feature wall to screen wall from

adjoining property.

No

This report will assess this application for a review of the determination.

Development Control Plan Numerical Assessment

The following is an assessment of the proposal’s compliance with the relevant numerical standards
of the D.C.P. Where a variation is proposed to the standards an assessment is included in the
Planning Comments.

Permitted/ Proposed Complies
Required Yes/No
Setback - pools  Front setback 2 x height (5.3m) 1.6m No
Pool South Side 2.5m 1.2m No
North Side 1.6m 4m Yes
Excavation — Boundary setback >0.9m 1.2m Yes

Applicant’s Supporting Statement

In support of the application, the applicant has submitted a Statement of Environmental Effects
(SOEE). This is on file.

Submissions

In response to the notification of the Section 82A Review, Council received one letter of objection
from the adjoining owners to the south. Concerns raised include the following:

1. “Council approved the development subject to a 1.5m reduction in height consistent with the
elevation criteria in Section 3.13.2(a) of the DCP for the Residential Zone.... The currently

Land Use Management Committee Agenda Page 3



LAND USE MANAGEMENT COMMITTEE 5 SEPTEMBER 2005

Environmental Services Division Report No. 46 (Cont'd)

submitted plan shows only 350mm elevation reduction..... It is disturbing to contemplate why
the developers would suddenly assume that Council would even consider an elevation
reduction so significantly less than what has been approved and upheld.”

2. Non compliance with Sections 3.13.2 © and (d) of DCP for Residential Zone pertaining to
setbacks 3.13.2 (d) “If a pool is proposed to extend more than 1m out of ground, the setback of
the outer edge of the pool concourse from the side boundary must be equivalent to the height
of the pool concourse above existing ground level.” “The developers new plan increases the
height of the pool, contrary to Council’'s approval, and blatantly ignores setbacks”

3. *“..also propose a 1.5m stepped down wall water feature above the level of the already elevated
pool...This wall now extends along the entire boundary to our property... Not a noiseless or a
visually aesthetic feature from our side.”

4. “The least that can be done to minimise its impact is to have the developers comply with the
boundary setback and height elevation laws for swimming pools .. for council to uphold its two
previous determinations.”

5. Developer argues that it is safer to have pool elevated to improve visibility from within the lower
level of the dwelling. It is important to note that the lower level does not service the primary
living and kitchen area of the home and the pool at any level would not be visible from those
areas.

6. “Council has not denied the application to build a swimming pool and we have never asked
Council to do so.. We urge Council to be steadfast in upholding their previous determinations in
this matter and not succumb to whatever intimidation has emboldened the developers into
submitting yet another plan which ignores the DCP.”

Precinct Community Forum Comments

The Section 96 application was referred to the Clontarf Precinct Community Forum with the
following comment received.

“This DA has previously been discussed by the Precinct and the Precinct had resolved to ask the
Council to reject the application due to the excessive height of the wall at the front and the effect
on the streetscape and adjoining properties. The application was approved with a condition
imposed that the height of the wall be reduced by 1.5m. A Sect 96 has now been lodged to vary
the consent to remove the wall height condition.

RESOLVED

That the Council be asked to reject the S.96 application on the basis that the proposed wall height
on the street is excessive, substantially contravening the DCP requirements and out of keeping
with the adjoining streetscape. Unanimous.”

Building Comments

No objections, subject to conditions

Landscape Architects Comments

No objections, subject to conditions

Planning Comments

The amendments made to the proposal have reduced the visual impact of the proposed pool when
viewed from the street. The reduced height, elimination of the balustrade to the street elevation,
the new sandstone wall and two tier planting in front of the pool will reduce the apparent height,
bulk and scale of the proposal.

One of the reasons for the condition of consent to require a reduction in the pool height was to
retain the existing topography and landscape features, including the garden terraces and rock
outcrop at the front of the site. The rock outcrop will be disturbed irrespective of the height of the
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Environmental Services Division Report No. 46 (Cont'd)

pool. It is considered that the proposed solid wall to the underside of the pool structure presents
more favorably to the street than the columns and elevated pool shell originally proposed.

The proposed garden terraces and stepping of the pool below the existing terrace at lower ground
floor level of the dwelling will reflect existing topography of the site. However, it is considered
necessary to reduced the height of the proposed pool another 350mm to better relate to the steep
topography. This can be achieved without significantly impacting on the future use of the pool. This
reduction in the height of the pool, will result in the proposal being generally in character with the
surrounding development

It is noted that the road reserve forward of the subject site is approximately 8.0m wide.

It is considered that Council's performance criteria in respect of the Streetscape, fences and walls
will be satisfied in terms of Council's objectives as follows:

a) to ensure that all development contributes positively to the street and locality and identified in
the locality analysis

b) to minimise the impact of walls and fences on the street frontage.
¢) to ensure all fences and walls contribute positively to the identified streetscape

d) in some circumstances front fences and walls may not be appropriate and soft landscape
alternatives should be considered

The objections from the adjoining owner to the south are noted. The proposed pool is adjacent to
the garden area of the existing dwelling on the adjoining site to the south. This garden area is on a
slope and is not considered to be usable open space. However, to minimize any potential impacts
on the amenity of the adjoining property the setback of the proposed swimming pool from the south
side should be increased from 1.2m to 2.3m which together with the reduced height of the pool,
would then satisfy Clause 3.12.3 (d) of the Development Control Plan for the Residential Zone
(setback equivalent to height). The increased setback of 2.3m will allow sufficient space for
effective screening trees and shrubs to be planted between the swimming pool and the side
boundary. The pool can be repositioned closer to the northern boundary to maintain the length of
the pool and remain in compliance with the north side boundary setback requirement.

It is also considered necessary to reduce the height of the water feature wall from 1.5m to 1.0m to
reduce its impact on the adjoining property. It is considered that with the recommended further
modifications to the proposal, the proposed location and height of the pool and the water feature
will be satisfactory in terms of impact on the amenity of adjoining public and private land. There will
be no adverse impacts in terms of overshadowing or view loss.

With the increase in setback from the south side and the reduction in the height of the pool and
water feature, the proposal is considered to be consistent with the objectives of Section 3.13 of
Councils Development Control Plan for the Residential Zone as follows:

“a) Swimming pools should be located to minimize their impact on adjoining properties, buildings
and people, so as to filter noise, maximize privacy and to ensure no spillage or overflow to
adjoining properties.

b) Swimming pools should be appropriately located for visual and aural privacy and not adversely
impact on the streetscape.”

The property is located within the Foreshore Scenic Protection Area and under Clause 17 of the
Manly Local Environmental Plan 1988 Council must be satisfied that the development will not have
a detrimental effect on the amenity of the Foreshore Scenic Protection Area, In this regard it is
noted that the proposed swimming pool is well removed from the foreshore area and when viewed
from the Harbor is screened from view by existing vegetation and buildings. The proposed
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Environmental Services Division Report No. 46 (Cont'd)

landscape terraces and plantings will screen the proposed swimming pool from it's immediate
surroundings.

Comments on Clause 10 Objectives under the Manly Local Environmental Plan 1988

(a) to set aside land to be used for the purposes of housing and associated facilities;
The proposal is consistent with this objective.

(b) to delineate, by means of development control in the supporting material, the nature and
intended future of the residential areas within the Municipality;

The proposal has been assessed having regard to the relevant control plan and is considered
acceptable subject to conditions.

(c) to allow a variety of housing types while maintaining the existing character of the residential
areas throughout the Manly Council area,;

The proposal adds variety to the type of development in the area and the existing residential
character of the area is maintained.

(d) to ensure that building form , including alterations and additions, does not degrade the amenity
of surrounding residents or the quality of the environment;

The proposal subject to recommended conditions will not result in any identifiable degradation of
the environment or amenity of surrounding residents.

(e) to improve the quality of the residential areas by encouraging landscaping and permitting
greater flexibility of design in both new development and renovations;

The proposal provides for landscape treatment of the front yard area and extensive screen
plantings. The proposal is considered to be compatible with this objective.

(f) n/a

(g) to ensure full and efficient use of existing social and physical infrastructure and the future
provisions of services and facilities to meet any increased demand;
The occupants will continue to utilize existing social and physical infrastructure.

(h) to encourage the revitalization of residential areas by rehabilitation and suitable redevelopment;
The proposal subject to recommended conditions is considered to be suitable development for the
area.

() n/a
CONCLUSION:

The proposal has been considered pursuant to Section 82A and 79C of the Environmental
Planning and Assessment Act 1979, the Manly Local Environmental Plan, 1988, and the
Development Control Plan for the Residential Zone 2001. The proposal is subsequently
recommended for approval subject to the development being further amended to reduce the height
of the pool and water feature, and to increase the setback from the southern side boundary.

RECOMMENDATION

That the application for a Review of the Determination under Section 82A of the Environmental
Planning & Assessment Act 1979 to modify the consent to DA 162/04 for erection of a swimming
pool at No.2 Heaton Avenue Clontarf be approved with Condition A of the deferred commencement
consent amended as follows;
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Environmental Services Division Report No. 46 (Cont'd)

A. Submitted amended plans showing works generally in accordance with Drawing No 30435 -1
(Issue D) by Viridian Design dated 13/05/05, with the following changes:

1.The height of the pool be reduced by a further 350mm to be no higher than RL56.3.

2.The setback of the pool and water feature from the southern side boundary be 2.3m with the
pool repositioned northwards to maintain its length.

3. The height of the water feature wall above the pool level not to exceed RL57.3.

ATTACHMENTS
There are no attachments for this report.

LUMO50905ESD_2

*xxx - End of Environmental Services Division Report No. 46 **xx*

Land Use Management Committee Agenda Page 7



LAND USE MANAGEMENT COMMITTEE 5 SEPTEMBER 2005

TO: Land Use Management Committee - 5 September 2005
REPORT: Environmental Services Division Report No. 47
SUBJECT: 51 Stuart Street, Manly[182A Review

FILE NO: DA250/04

Application Lodged: 3 June 2005 (Section 82A review)

Applicant: Blackmore Design Group

Owner: Mr & Mrs R L Blackmore

Estimated Cost: $700,000

Zoning: Manly Local Environmental Plan, 1988 — Residential, within
Foreshore Scenic Protection Area.

Surrounding Development: Two and three storey dwelling houses and residential flat
buildings.

Heritage: Not applicable

SUMMARY:

1. DEVELOPMENT APPLICATION 250/04 FOR THE DEMOLITION OF THE EXISTING
DWELLING HOUSE AND THE ERECTION OF A NEW TWO STOREY DWELLING
HOUSE WITH BASEMENT PARKING WAS REFUSED BY COUNCIL ON 22 FEBRUARY
2005.

2. ON 2 JUNE 2005, THE APPLICANT LODGED AN APPLICATION UNDER SECTION 82A
OF THE ENVIRONMENTAL PLANNING & ASSESSMENT ACT FOR REVIEW OF THE
DETERMINATION.

3. THE SECTION 82A APPLICATION WAS NOTIFIED TO ALL ADJOINING PROPERTY
OWNERS AND OCCUPIERS WITH THREE SUBMISSIONS RECEIVED.

4. THE APPLICATION IS PRESENTED TO COUNCIL AT THE REQUEST OF
COUNCILLOR NOREK.

5. ASITE INSPECTION IS RECOMMENDED.

6. THE APPLICATION IS RECOMMENDED FOR APPROVAL.

LOCALITY PLAN
Shaded area is subject land.

REPORT
Introduction
The subject site is located on the north east (high) side of Stuart Street one allotment to the north

of the intersection of Stuart Street and Marshall Street. The land is rectangular in configuration and
is currently developed with a single storey flat roofed dwelling with garage under.
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Environmental Services Division Report No. 47 (Cont'd)

Consent is sought for the demolition of the existing dwelling house, excavation works and erection
of a new two storey dwelling house with a basement garaging and a roof terrace.

The proposed basement level contains car parking and manoeuvring area for two cars (or four
vehicles in stacked formation), stairs to ground floor, storm water detention tank room, and
services room.

The proposed ground floor contains a living room, kitchen, dining room and guest bedroom and
bathroom. There is a front terrace over the basement garage.

The proposed first floor level contains three bedrooms and a study. The two bedrooms at the rear
have access to a 2m wide balcony across the width of the dwelling, and the front master bedroom
has access to a small front balcony.

A roof terrace is proposed at the south western portion of the dwelling together with a service room
adjacent to the stairs accessing the roof terrace.

Development Control Plan Numerical Assessment

The following is an assessment of the proposal’'s compliance with the numerical standards of the
D.C.P. Where a variation is proposed to the standards an assessment is included in the Planning

Comments.

Permitted/ Proposed Complies
Required Yes/No
Density - Sub Zone 1/250m2 1/306m2 Yes
Floor space ratio 0.6:1 (184m2) 0.75:1 (232m2 excluding No
garage)
1.05:1 (inclusive of 90m2 of | No
basement garage)
Wall height NW side 7.4m 7.2m to 7.9m to top of No
service room and part of
wall over stairs to roof top
terrace
SE side 7.4m Yes
4.5m to 6.8m
Roof height 1m (parapet) 1m parapet/balustrade over | Yes
southern part
Fence height 1.0 metre -masonry | 500mm Yes
1.5 metre (30%
transparent)
Setback Front 6.0 metres or 6.0m Yes
consistent with
adjoining
Setback Rear 8.0 metres 6.0m ground floor No (on
and 8.0m first floor ground
floor)
Setback SE side 2.0m 1.0m to 2.0m No
Setback NW side 2.0m 1.0mto 2.0m No
Wall on boundary length —west | 10.0m 4.7m Yes
Wall on boundary height 3.0m 1.5-27m Yes
Open space - total 55% 56% Yes
Open space - soft 35% 50% Yes
Number of Endemic Trees 1 1 Yes
Land Use Management Committee Agenda Page 9
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Environmental Services Division Report No. 47 (Cont'd)

Permitted/ Proposed Complies
Required Yes/No
Car Parking 2 Possible 4 Yes
Excavation 900mm 900mm but Nil on front | No
western portion of site
Landslip and Subsidence Zone D Follow good engineering | Yes
practice

Applicant’s Supporting Statement

In support of the Section 82A Review application, the applicant has submitted a written statement
by Don Fox Planning in support of the application, which is available for viewing on Council’s file.

Submissions

The Section 82A Review application was notified to adjoining and nearby property owners with four
submissions received. The submissions raise the following concerns;

New dwelling built on side boundary

Impact of building on boundary on future use of their own land
Loss of privacy as a result of rear first floor balcony

Loss of light and ventilation

Habitable roof space

Proposal contrary to DCP in relation to FSR, height, setbacks and overshadowing.
Overdevelopment of site

Why have service room on rooftop?.

Access and repair to wall on boundary

Excessive bulk and scale

Need to address drainage

Precinct Community Forum Comments

The June 2004 Meeting of the Little Manly Precinct Committee commented on the original proposal
resolved to recommend changes to the roof form to ensure protection of views and to ensure that
the new roof is non reflective.

Building Comments
No objections to the proposal subject to appropriate conditions of consent.

Engineers Comments

No objections to the proposal subject to appropriate conditions of consent.

Landscape Architects Comments

No objections to proposal subject to appropriate conditions of consent.

Environmental Projects Support Officer

No objections to proposal in relation to the 8-Part Test subject to suggested management
measures.
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Environmental Services Division Report No. 47 (Cont'd)

Planning Comments

The subject site is known as 59 Stuart Street, Manly and is located on the north eastern side of
Stuart, Manly. The site is rectangular in shape and has an area of 306.9m2. The frontage along
Stuart Street is 10.06 metres. The site is 30.48m deep.

The site is currently supports a single storey dwelling house with parking under. A three storey
brick residential flat building is located to the immediate east of the site at 53 Stuart Street. There is
a two storey building containing four flats to the west at 49 Stuart Street. A two storey dwelling
house is to the rear at 10 Marshall Street.

The original proposal was refused mainly for reasons of impact of the proposal on the views of the
adjoining properties, the main view loss being from the property immediately adjoining to the rear.
Other concerns were in relation to the DCP contravention in relation to FSR, landscaping,
setbacks, amount of excavation, and excavation to boundary.

The subject site is located in Zone No. 2-Residential under Manly Local Environmental Plan 1988.
The proposed use is permissible with consent.

Amendments — The amended plans have significantly reduced the bulk and height of the roof to
improve the view corridor for properties at the rear. Side boundary setbacks have been increased.
The floor space and amount of excavation for the basement carpark have also been reduced. The
applicant has also submitted an amended sketch plan to Council showing an increase in the
setback of the front portion of the building to 500mm from the western boundary and landscaping
treatment along the western boundary to improve the western elevation.

The following comments are made in relation to the objectives of the Residential 2 zone in Clause
10 of the Manly Local Environmental Plan 1988:
(a) to set aside land to be used for the purposes of housing and associated facilities

The proposal is for continued use of the site for residential purposes and is therefore consistent
with this objective.

(b) to delineate by means of development control in the supporting material, the nature and
intended future of the residential areas within the Municipality

The proposal has been assessed having regard to the relevant control plan and is considered
acceptable subject to conditions.

(c) to allow a variety of housing types while maintaining the existing character of residential areas
throughout the Manly Council area

The proposed dwelling is an appropriate form of development for the subject site. The
development to the immediate east and west of the site comprises of residential flat buildings.

(d )to ensure that building form, including alterations and additions, does not degrade the amenity
of surrounding residents or the existing quality of the environment;

The height, bulk and scale of the development are generally consistent with the general character
of the area.

(e) to improve the quality of the residential areas by encouraging landscaping and permitting
greater flexibility of design in both new developments and renovations;

There is sufficient modulation in the design to allow landscaping to be adequately provided.
() n/a

(h) to ensure full and efficient use of existing social and physical infrastructure and the future
provisions of services and facilities to meet any increased demand.

(i) to encourage the revitalisation of residential areas by rehabilitation and suitable
redevelopment;
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Environmental Services Division Report No. 47 (Cont'd)

The proposal will replace a dwelling on the site and is considered to be suitable redevelopment.
(i) n/a

Floor Space Ratio

The maximum permissible floor space ratio for the subject site is 0.6:1(184m2). The proposed FSR
is 1.05:1 (inclusive of 90m2 of basement garage, in accordance with the definition of gross floor
area in the LEP). The FSR excluding the including the basement carpark is 0.75:1 (232m2))

The applicant has stated that because the basement carpark is totally below ground level, and the
rear portion of the ground floor is below the existing ground level, the height, bulk and scale of the
proposed dwelling is smaller than the adjoining developments, and satisfies the objectives of
Clause 3.3 (Floor space ratio).

The following comments are made in respect of the DCP objectives regarding floorspace ratio:

a) to control the bulk of building
As a result of the changes made to the roof form and reduction in the proposed FSR, the bulk and
scale of the building is now acceptable.

b) to ensure that the scale of development does not obscure important landscape features
There are no important landscape features on the site. There is articulation in the layout of the proposal
and sufficient setbacks from the side boundaries to provide landscaping.

c) to be consistent with the existing and future character of the residential area
The development is consistent in its bulk and scale to the adjoining developments in the immediate
vicinity of the site.

d) to minimise disruption to views, loss of privacy and loss of sunlight to existing residential development
as well as proposed development

There will be a view corridor for the property at the rear where view sharing is considered to be

acceptable. Privacy to adjoining properties will be discussed below. The amount of sunlight to the

adjoining properties is considered to be acceptable.

e) to provide sunlight access to private open space within the development and maintain adequate
sunlight access to private open spaces and habitable rooms of adjacent dwellings

The shape and orientation of the subject site, and the design of the new building will optimise the

amount of sunlight to the proposed dwelling. Adequate sunlight access will be maintained for the

adjoining properties.

Height

The front 3.5 metres of the roof over the stairs to the roof terrace are approximately 900mm above
the permissible wall height. The rest of the dwelling complies with the roof height and wall height.
The amended roof form provides a view corridor of the harbour across the site from the rear living
room balcony of the adjoining property to the rear. The angle of this view is relatively confined by
the existing three storey residential flat building to the south east of the subject site. To the west,
the view is constrained by trees and residential development in the mid distance. The primary view
of the harbour will not be significantly affected by this minor contravention of the wall height. The
impact of the views from the other surrounding properties is also considered to be acceptable. The
proposed height is consistent with the two adjoining buildings on either side of the subject site.

There is a small 3.5mx1.5m service room adjacent to the stairs to the roof terrace. The applicant
proposes to house the air conditioning units here rather than in the basement. The location of this
room will not have any significant impact on views. There are concerns with the possible noise as a
result of the air conditioning units. The applicant has indicated that he is prepared to comply with
any reasonable conditions to ensure that there is no noise impact on adjoining owners.
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It is considered that the proposal satisfies the following objectives of the height controls in the
DCP.

a) to control the height of buildings by specifying maximum wall and roof/ridge heights

b) to provide for building heights that are consistent with the locality

c) to minimise disruption to views, loss of privacy and loss of sunlight to existing residential development

d) to provide sunlight access to private open spaces within the development site and maintain adequate
sunlight access to private open spaces windows of living spaces of adjacent dwellings

Setbacks

Council’'s performance criteria in respect to setbacks are considered to be satisfied.

a) to preserve and enhance the existing streetscape

The proposed front setback complies with the minimum 6m.The adjoining building to the east at
the corner of Stuart Street and Marshall Street (No 53 Stuart Street) is set back only 2.4m from
Stuart Street. The proposal is positioned in accordance with the adjoining properties with adequate
side and rear setbacks.

Part of the rear of building will be along the western boundary, and the applicant has provided a
sketch(SKO01 &Sk02 dated 9 August 2005) to show the front portion amended to be set back
500mm from the western boundary with landscaping being provided in the 500mm strip. There are
no windows to the wall on the boundary and the height easily satisfies the 3m wall height because
this portion of the ground floor is partly below the existing ground level. The middle portion of the
dwelling will have a central landscaped courtyard and is set back 2700mm. The proposed setback
from No 49 Stuart Street is considered to be satisfactory. The setback from the eastern boundary
is satisfactory.

b) to provide privacy

The setback and location of windows on the side walls will not have a significant impact on the
privacy of the adjoining owners. The is a small balcony on first floor eastern elevation above the
ground floor kitchen that will look into the side of No 53. This balcony should be deleted or
alternatively provided with an effective privacy screen.

The rear setback on the ground floor is 6m and is less than the 8m required. The first floor is
setback 8m. In view of the size of the site and the relationship to the adjoining properties, the
setback from the rear boundary is considered to be satisfactory. It is considered however, that the
rear balcony over the infringing section of the ground floor must be deleted to avoid overlooking
over the adjoining properties. This balcony can be converted to a non trafficable roof over the
ground floor area

c) to provide equitable access to light and sunshine
There is no significant impact on the sunlight to the adjoining properties.

d) to promote flexibility in the siting of building
This criterion has been satisfied. There is adequate modulation in the design.

e) to enable view sharing
Achieved.
f) to accommodate planting of native vegetation including endemic trees

The proposal is capable of accommodating the planting of endemic trees.

g) to control the nature of development adjoining specific open space lands and national parks so
as to not unduly detract from the nature of those lands and to comply with SEPP19.
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Not applicable.

h) to maintain adequate space between buildings to protect the views and vistas from public
space

The driveway of No 49 Stuart Street runs beside the western boundary of the subject site, and
there is sufficient modulation in the side setbacks to satisfy this objective.

Excavation/ cut and fill

Although the applicant has significantly reduced the proposed excavation to the western side
boundary, part of the excavation for the driveway and about 6m of the front of the proposed garage
remains on the boundary. The area of the basement carpark is larger than a normal two car
garage. Clause 3.6.2 (a) of the DCP states that natural ground level must be maintained within the
900mm of a side or rear boundary. The applicant has provided the following justification for the
basement area:

does not take additional carspace from street which in summer is badly congested

e improves the streetscape and allows additional street planting opportunities because the
driveway crossing is 3m rather than 6m.

o allows the occupant to safely maneuver the car across footpath in a forward direction

e Is a far more attractive solution in that a double garage door is not attractive in the public
domain and the proposal has less visible impact from the users of Little Manly beach and
public domain generally..

It is accepted that the carpark is well below existing ground level and does not add to the bulk of
the building. The consequence of compliance with the 0.9m setback requirement of the DCP will
be a wider garage opening facing the street. The excavation to the boundary is adjacent to the
driveway of No 49, and the applicant’s reasons for his request for a larger garage in this instance is
considered reasonable.

The objectives of Clause 3.6 in relation to Excavation/Cut and Fill are:

(a) To limit excavation, cut and fill activities, particularly on sites that have a slope of 1:5 or greater
The excavation is limited to the basement carpark.

(b) To ensure that development respects topography and the natural fall or slope of the land.
The proposed built form respects the natural fall of the land.

(c) To discourage the alteration or redirection of natural flows of groundwater to existing
vegetation.

The proposal which includes provision of drainage measures, is not considered to interrupt or

divert the natural flow of surface or subsurface drainage in the area.

(d) To ensure that development not result in sedimentation or blockage of stormwater pipes,
waterways and drainage lines.

Council's Development Engineer, subject to compliance with appropriate conditions supports

stormwater designs submitted.

(e) To ensure that development does not mar the landscape or landforms degrade or destroy
neighbouring bushland.

There are no landscape or landforms or neighbouring bushland that will be affected by the

proposal.

(f) To limit the height of retaining walls and encourage softening of these areas through planting
preferably using native species.
Satisfied.
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Overshadowing

There will be no significant impact on the sunlight access of the adjoining properties. The amount
of sunlight available to the adjoining properties satisfies Clause 3.7.2 (a) and (e) of the DCP. The
following objectives of the DCP are considered to be satisfied.

a) To preserve the environmental quality and property value for existing and new residents.

b) To minimise loss of sunlight to adjacent buildings.

c¢) To maximise mid-winter sunlight to windows of neighbouring living rooms and to the
principal outdoor areas of adjacent properties

d) To maximise passive solar design and the use of solar power, and be energy efficient

e) To encourage rooms in the roof to reduce overshadowing

f)  To encourage breaking up of plan sizes and building bulk to admit more sunlight.

Streetscape, fences and walls

A low 500mm wall along the boundary with a higher wall ranging from 1500mm to 2000mm set
back 1 mm from the front boundary with landscaping in between is proposed along Stuart Street.
A single garage opening will on the western side. There will be a terrace outside the living room
on the ground floor level above the garage. The proposed treatment of this front elevation is
considered to be satisfactory and will satisfy the following criteria:

a) to ensure that all development contributes positively to the street and locality, identified in
the locality analysis

b) to minimise the impact of walls and fences on the street frontage

c) to ensure all fences and walls contribute positively to the identified streetscape

d) in some circumstances, front fences and walls may not be appropriate and soft landscape
alternatives should be considered.

Privacy

The concerns with the proposed first floor balconies on the eastern elevation and along the rear of
the proposed dwelling have already been discussed. With a condition requiring the screening of
the south eastern balcony and deletion of the rear balcony it is considered that privacy to adjoining
properties will be satisfactory.

There are objections to the proposed roof terrace. There is an angled blade wall to provide privacy
to the eastern property. The western property is located further back from the roof terrace but it is
recommended that privacy can be improved if a privacy screen is erected along the western edge
of the terrace to stop overlooking into No 49 Stuart Street.

With the changes discussed above, the proposal is considered to satisfy the following objectives of
the DCP in Clause 3.10.1 of the DCP.

a) to screen between closely spaced buildings

b) to mitigate direct viewing into windows from others

c) to provide screening to outdoor areas

d) to encourage increased security between neighbours

The site is located within Foreshore Scenic Protection Area and under the provisions of Clause 17
of the Manly Local Environmental Plan 1988, Council must be satisfied that the development will
not have a detrimental effect on the amenity of the area. The proposed development is considered
to be a suitable replacement of the existing dwelling on the site. The proposed height, bulk and
scale of the proposal are considered to be in character with the adjoining buildings and to the
streetscape.
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CONCLUSION:

The proposal has been assessed pursuant to Section 79C of the Environmental Planning and
Assessment Act, 1979, the Manly Local Environmental plan 1988 and the Manly Development
control Plan for the Residential Zone and is considered acceptable subject to the recommended
conditions.

RECOMMENDATION

That Development Application No 250/04 for the demolition of the existing dwelling and the
erection new two storey dwelling house with rooftop terrace and basement garaging at 51 Stuart
Street, Manly be approved subject to the following conditions:

1. This approval relates to drawings/plans in Job Number DA 01 to DA10 dated 20/04/05
and received by Council 22 April 2005, except where amended as shown in Sketch
numbered SK 01 & Sk02 dated 9 August 2005.

2. In order to protect the privacy of the adjoining properties, the first floor balcony on the
south eastern elevation is to be provided with a privacy screen 1.6m minimum height above
balcony level and the first floor balcony along the rear of the proposed dwelling is to be
deleted and replaced with a non-trafficable roof. Plans being suitably amended prior to
issue of the Construction Certificate.

3. In order to protect the privacy of the 49 Stuart Street, a 1.5m high solid privacy screen
must be erected along the western edge of the roof terrace. Plans being suitably amended
prior to issue of the Construction Certificate.

4, If any natural spring is present at the site suitable construction methods shall be
adopted to collect the water and discharge it into Council’'s storm water pipe system by a
new double grated drainage pit on the road. The cost of the construction shall be borne by
the applicant.

5. That construction of a vehicular footpath crossing is required. The design and construction
shall be in accordance with Council’s Policy. All works shall be carried out prior to the
issue of the Construction Certificate.

6. The construction of a kerb layback is required. The design and construction shall be in
accordance with Council’'s “Specification for Construction of Vehicular Crossings”. The
work shall be done with plain concrete. It is the responsibility of the owner, developer and
builder that they understand the above specification and strictly comply with the
specification. The work shall be inspected and approved by Council officers. All works
shall be carried out prior to the issue of the Occupation Certificate.

7. The existing surplus vehicular crossing and/or kerb layback shall be removed and the kerb
and nature strip reinstated prior to issue of the Occupation Certificate.

8. No portion of the proposed building or works, including gates and doors during opening and
closing operations, are to encroach upon any road reserve or other public land.

9. A single entrance is permitted to service the site for demolition and construction. The
footway and nature strip at the service entrance shall be planked out.

10. Pursuant to Section 97 of the Local Government Act, 1993, Council requires, prior to issue
of the Construction Certificate, or commencement of any excavation and demolition
works, payment of a Trust Fund Deposit of $10,000. The Deposit is required as security of
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

compliance with Conditions of Consent, and as security against damage to Council property
during works on the site.

Note: Should Council property adjoining the site be defective eg, cracked footpath, broken
kerb etc., this shall be reported in writing to Council, at least 7 days prior to the
commencement of any work on site.

No obstruction shall be caused to pedestrian use of Council's footpath or vehicular use of
any public roadway during construction.

The applicant is to notify Council at least 48 hours before commencement of works on any
Council road so as to enable Council to supervise the carrying out of the works.

Any adjustment to the public utility service is to be carried out in compliance with their
standards and the cost is to be borne by the applicant.

Details of the builder's name and licence number contracted to undertake the works shall be
provided to Council prior to issue of the Construction Certificate.

Insurance must be undertaken with the contracted builder in accordance with the Home
Building Act, 1997. Evidence of Insurance together with the contracted builders name and
licence number must be submitted to Council prior to issue of the Construction
Certificate.

Toilet facilities are to be provided at or in the vicinity of the work site on which work involved
in the erection or demolition of a building is being carried out, at the rate of one toilet for
every 20 person or part of 20 persons employed at the site, by effecting either a permanent
or temporary connection to the Sydney Water's sewerage system or by approved closets.

Retaining walls being constructed in conjunction with excavations with such work being in
accordance with structural engineer's details. Certification of compliance with the structural
detail during construction shall be submitted to the Principal Certifying Authority.

A sign must be erected on the subject site in a prominent position stating that unauthorised
entry is prohibited and giving details of the name of the builder or the person responsible for
the site and 24 hour contact details. The sign is to have dimensions of approximately
500mm x 400mm.

Note: The sign is not required if the building on the site is to remain occupied during the
course of the building works.

All construction works shall be strictly in accordance with the Reduced Levels (RLs) as
shown on the approved plans with certification being submitted to the Principal Certifying
Authority during construction from a registered surveyor certifying ground and finished ridge
levels.

No portion of the proposed building is to encroach onto a Public Road or Reserve, except
as may be permitted by the Local Government Act 1993.

Consent given to build in close proximity to the allotment boundary is in no way to be
construed as permission to build on or encroach over the allotment boundary. Your
attention is directed to the provisions of the Dividing Fences Act which gives certain rights to
adjoining owners, including use of the common boundary. In the absence of the structure
standing well clear of the common boundary, it is recommended that you make yourself
aware of your legal position which may involve a survey to identify the allotment boundary.
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22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

35.

36.

Four (4) certified copies of the Structural Engineer's details in respect to the structural
details of the proposed building shall be submitted to the Principal Certifying Authority prior
to the issue of the Construction Certificate.

Where any excavation extends below the level of the base of the footing of a building on an
adjoining allotment of land, the person causing the excavation shall support the
neighbouring building in accordance with the requirements of the Building Code of Australia.

The floor surfaces of bathrooms, shower rooms, laundries and WC compartments are to be
of an approved impervious material properly graded and drained and waterproofed in
accordance with AS3740. Certification is to be provided to the Principal Certifying Authority
from a licenced applicator prior to the fixing of any wall or floor tiles.

A suitable sub-surface drainage system being provided adjacent to all excavated areas and
such drains being connected to an approved disposal system.

The implementation of adequate care during demolition/ excavation/ building/ construction
to ensure that no damage is caused to any adjoining properties.

An adequate security fence, is to be erected around the perimeter of the site prior to
commencement of any excavation or construction works, and this fence is to be maintained
in a state of good repair and condition until completion of the building project.

A dilapidation report in regard to adjoining properties and Council land is to be submitted to
Council with the Trust Fund Deposit prior to the issue of the Construction Certificate.

Four (4) Architectural/Services Specifications are to be submitted with the Construction
Certificate application prior to the issue of the Construction Certificate.

All external cladding and trim of the approved building shall be of a non reflective nature.
Details of such finishes shall be submitted with the Construction Certificate
Application.

All plumbing and drainage, including sewerage drainage stacks, ventilation stacks and
water service pipes shall be concealed within the building. Plumbing other than stormwater
downpipes shall not be attached to the external surfaces of the building.

An approved water interceptor shall be provided across the driveway at the street boundary
and all stormwaters shall be conveyed by underground pipe to Council's street gutter to the
satisfaction of the Principal Certifying Authority.

Prior to the sale, transfer, assignment or other disposal of or leasing or parting with
provision of any part of the land subject to this approval, a copy of the approval shall be
given to the purchaser, transferee, assignee, leasee, occupier or other person of that part of
the land.

The capacity and effectiveness of erosion and sediment control devices must be maintained
to Council’s satisfaction at all times.

All disturbed areas shall be stabilised against erosion to Council’s satisfaction within 14
days of completion, and prior to removal of sediment controls.

In accordance with the Roads Act 1993, written consent from Council shall be obtained and
shall be in hand prior to any track-equipped plant being taken in or onto any roadway, kerb
& gutter, footway, nature strip, or other property under Council's control.
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37.

38.

39.

40.

41.

42.

43.

44,

45,

46.

47.

48.

The public footways and roadways adjacent to the site shall be maintained at all times
during the course of the work in a safe condition.

A detailed stormwater management plan shall be prepared to fully comply with Council's
"Specification for on-site Stormwater Management 2003" and shall be submitted with the
Construction Certificate application. The stormwater management plan shall be prepared
by an experienced Chartered Civil Engineer. The principal Certifying Authority shall ensure
that the design complies with the above said specification prior to the issue of a
Construction Certificate.

A system of onsite stormwater detention shall be provided within the property in accordance
with Council's “Specification for on-site stormwater management 2003". The design and
details shall be submitted with the Construction Certificate Application and be approved by
the Principal Certifying Authority prior to the issue of the Construction Certificate.

The specification can be downloaded form Council’'s web site www.manly.nsw.gov.au free
of charge or a hardcopy can be purchased from Council.

All demolition is to be carried out in accordance with AS2601-1991.

Asbestos cement sheeting must be removed in accordance with the requirements of the
WorkCover Authority.

All building work must be carried out in accordance with the provisions of the Building Code
of Australia.

An automatic fire detection and alarm system shall be installed in the proposed dwelling in
accordance with the requirements of Part 3.7.2 of the Building Code of Australia 1996 -
Housing Provisions.

Landscaping is to be carried out in accordance with the approved Landscape Plan
submitted in conjunction with the Development Application. Evidence of an agreement for
the maintenance of all plants for a period of 12 months from the date of practical completion
of the building is to be provided to the Principal Certifying Authority prior to issue of the
Final Occupation Certificate.

All lights used to illuminate the exterior of the buildings or site shall be positioned and/or
fitted with cut off luminaries (baffles) so as to prevent the emission of direct light onto
adjoining roadways and land.

Any ancillary light fittings fitted to the exterior of the building are to be shielded or mounted
in a position to minimise glare to adjoining properties.

Prior to the commencement of any works on the land including demolition and site
preparation, provision of silt control fences shall be provided. A Sediment/Erosion Control
detail shall be submitted to the Certifying Authority prior to the issue of the Construction
Certificate.

All materials on site or being delivered to the site shall generally be contained within the
site. The requirements of the Protection of the Environment Operations Act 1997 shall be
complied with when placing/stockpiling loose material, disposing of concrete waste, or other
activities likely to pollute drains or water courses.
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49.

50.

51.

52.

53.

54.

55.

The works require the following inspection/certification during the course of construction:-

Silt control fences

Reinforced concrete slab x 4
Wet area moisture barrier
Drainage inspection

Driveway crossing/kerb layback
Final inspection

The cost of these inspections by Council is $1980 (being $220.00 per inspection inclusive of
GST). Should you require Council to undertake the inspection/certification, then
payment is required prior to the first inspection. Inspection appointments can be
made by contacting the Development Assessment Unit on 9976 1573 or 9976 1587.

At least 24 hours notice should be given for a request for an inspection and submission of
the relevant inspection card. Any additional inspection required as a result of incomplete
works will incur a fee of $100.00.

Issue of a Compliance Certificate from the Principal Certifying Authority prior to occupation
to the effect that:

1. Required inspections have been undertaken and the work has been completed in
accordance with the approved plans and specifications, the Development Consent and the
Construction Certificate.

2. Documentary evidence relative to:

o wet areas waterproofing certificate

o reinforcement concrete and structural members details
) structural engineers inspection certificate

o survey certificate

o floor/finished ridge level certificate

o hydraulic consultants certificate

All demolition and excess construction materials are to be recycled wherever practicable.

Drains, gutters, roadways and access ways shall be maintained free of sediment and to the
satisfaction of Council. Where required, gutters and roadways shall be swept regularly to
maintain them free from sediment.

Building operations such as brickcutting, washing tools or paint brushes, and mixing mortar
not be performed on the roadway or public footway or any other locations which could lead
to the discharge of materials into the stormwater drainage system.

Drains, gutters, roadways and access ways shall be maintained free of sediment and to the
satisfaction of Council. Where required, gutters and roadways shall be swept regularly to
maintain them free from sediment.

The applicant and/or builder must prior to the commencement of work, install at the
periphery of the site, measures to control sedimentation and the possible erosion of the
land.

The measures must include:-
(i) siltation fencing;
(i) protection of the public stormwater system; and
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56.

57.

58.

(i) site entry construction to prevent vehicles that enter and leave the site from tracking
loose material onto the adjoining public place.

Building or construction work must be confined to the hours between 7.00am to 6.00pm,
Monday to Friday and 7.00am to 1.00pm, Saturday, with a total exclusion of such work on
Public Holidays and Sundays. Non-offensive works where power operated plant is not used
and including setting out, surveying, plumbing, electrical installation, tiling, internal timber or
fibrous plaster fixing, glazing, cleaning down brickwork, painting, building or site cleaning by
hand shovel and site landscaping, is permitted between the hours of 1.00pm to 4.00pm
Saturdays.

Note: That the Protection of the Environment Operations Act 1997 may preclude the
operation of some equipment on site during these permitted working hours.

There is to be no noise emitted from any process carried on within the premises that will
register more than 5 decibels above the background noise at any point more than 3m
outside the premises. In this regard the applicant’s attention is drawn to the mechanical
ventilation system.

This approval shall expire if the development hereby permitted is not commenced within 2
years of the date hereof or any extension of such period which Council may allow in writing
on an application made before such an expiry.

ATTACHMENTS
There are no attachments for this report.

LUMOS0905ESD_1

*eek End of Environmental Services Division Report No. 47 *x***
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TO: Land Use Management Committee - 5 September 2005
REPORT: Environmental Services Division Report No. 48

SUBJECT: 197-215 Condamine Street, BalgowlahOTotem Redevelopment
FILE NO: DA168/05

Application Lodged: 26 April 2005

Applicant: Stockland Development Pty Ltd

Owner: Stockland Constructors Pty Ltd & Manly Council
Estimated Cost: $126.4 Million

Zoning: Business Zone 3

Surrounding Development: Business & Residential

Heritage: Condamine Street Trees

SUMMARY

1. DEVELOPMENT APPLICATION 168/05 FOR DEMOLITION OF EXISITING BUILDINGS
AND STAGE 1 OF PROPOSED BUSINESS/RESIDENTIAL DEVELOPMENT WAS
RECEIVED BY COUNCIL 26 APRIL, 2005.

2. COUNCIL ENGAGED AN EXTERNAL PLANNING CONSULTANT TO UNDERTAKE AN
ASSESSMENT AND PREPARE A REPORT FOR COUNCIL'S CONSIDERATION.

3. THE CONSULTANTS REPORT IS ATTACHED — AT1.

4. THE APPLICATION IS RECOMMENDED FOR APPROVAL

Locality Plan
Shaded area is subject site

REPORT
See Consultants report AT-1.

Note: Appendix 12 — Community Submissions and
Appendix 13 — Residents Responses to Building K Amendments,

are located on the Development Application file and can be accessed through Council’s
Open Access Policy.
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RECOMMENDATION

Recommendation can be found on page 48 of the attachment AT-1.

ATTACHMENTS
AT-1 Planning Report, Recommendation & Appendixes - E Armstrong 188 page(s)

Planning Pty Ltd

LUMO50905ESD_6
**xxx - End of Environmental Services Division Report No. 48  **xx*
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Environmental Services Division Report No. 48
197-215 Condamine Street, Balgowlah
Totem Redevelopment

Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

TOWN PLANNING ASSESSMENT REPORT

TOTEM REDEVELOPMENT
197-215 Condamine Street
Balgowlah NSW 2093

DEVELOPMENT APPLICATION 168/2005
STOCKLAND DEVELOPMENT PTY LTD

Prepared for;
Manly Council
Belgrave Street
Manly NSW 2095

Prepared by:

E Armstrong Planning Pty Lid
Consultant Town Planning
Asquith NSW 2077

August 2005
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Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

___Totem Development, Balgowlah

1. APPLICATION SUMMARY

Application Lodged: 26 April 2005

Applicant; Stockland Development Ply Ltd

Owner: Stockland Canstructors Pty Ltd & Manly Council
Estimated Cost: $1258.4 Million

Zoning: Business Zone 3

Surrounding Development; Business & Residential

Heritage: Condamine Street Trees

2. INTRODUCTION

In May 2005 Manly Council engaged E Armstrong Planning Ply Lid to independently assess
and reporl to Council with recommendations in terms of Section 79({C) with a view fo graning
consents under Section 80{1) and Section 80(4) of the Environmental Planning & Assessment
Act 1979 on a Development Applisation for the “TOTEM site af Balgowlah. The Application
was lodged by Don Fox Planning on behalf of Stockland for the redevelopment of what is a
rirajor componant of the Balgowlah Shopping Centre.

It needs to be emphasized at the outset that the applicant is seeking consent for Staged
Development Consent in terms of Section 80(4) of the Act. In other words consent is
only being sought for specific parts and aspects of the development in anticipation that
if consent is granted a further Application will be lodged for the remaining aspects of the
proposal. Itis understood that this is the first time that Manly Council has dealt with an
Application under this section of the Act.

This report also includes advice from ofiier éxperts both within Council and external fo Council
engaged fo assist in the assessment of particular aspects of the proposal which {ell withir: their
area of experiise.

As required by the terms of engagement, | have inspected the sife on a number of occasions at
various limes during {he day and also al weekends. | have also had the benefit of access lo a
model of the proposal.

Several meeting have been held with the applicant seeking clarification of certain efements of
the proposal due o the staging of the consent and the broad level of information in the
documentation. Additional information has been provided,
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The recommendation of this report after assessing merits of the Application pursiant to Section
79(C) of the Environmental Planning & Assessment Act 1579 and having regard fo the relevant
planning controls applicable to the site, is that cansents should be granted fo the Application
pursuant to Sections 80(1) and 80(4), subject to conditions.

The most significant of the conditions is that relating fo the noa commencement of work on the
site until a Stage 2 consent is issued. There is one exception to thig limitation and that is the
demalition worl.

3. STAGED DEVELOPMENT CONSENT

As highlighted above the applicant is seeking in this Application, two consents from Council.
The more significant of these consents is thal provided for in section 80(4) (c) of the Act. This
provides that “devefopment consent may be granted for a specific part or aspect of the
proposal’,

The aspects of the proposal for which cansent is heing sought in this Application can be
surmatized as:

{i) Land uses;

(if) Floor Space Ratio (FSR),
(i) Building footprints;

(iv) Building haights;

v) Selbacks;

(vi) Open space areas;

(vii)  Access arrangements; and
(vii)  Quanturn of parking.

Separate consent is being sought for the demolition of exisling structures.

Aspects of the development which will be the subject of the Stage 2 Developmenl Application
include:

0] Buik excavation;

(i) Floor plan for residentiat and retail components;
{iy ~ Number and mix of residential urits;

{iv) Car parking layouts;

) Subdivision;

(v}  Staging of constructon;

{vi)  Detailed elevations of all buildings;

Wiy Details of malerials and finishes;

{ix) Detailed landscaping plans;

{x) Treatment public places;

(xi)  Storm water, waste management, energy efficiency and sustainability, and
(xii)  Ancillary works.

The other consent currently being soughl is pursuant to Section 80{1) for the demolition works.
Cansent under this saclion of the Act is the more usual consent and permits the applicant to
proceed after conditions are satisfied.
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4. SITE

The site is a major compenent of the Balgowlah Shopping Centre. It is located to the north of
the shopping stip aleng Sydnay Road. lis major frontage is 1o Condaming Street with access
also provided from Sydney Road and Griffiths Street.

The site has a fotal area of 21,034 square metres and comprises some 21 parcels of fand in
the awnership of Stockland and Manly Council. The fwo areas of land owned by Council total
approximately 804 square metres.

The survey plan provided with the previous Application indicates that the site has a fall of
approximately 11 metres from the southern boundary at Lane 34 to the norfhern boundary. There
is a cross fall from the western boundary to Condamine Streel of approximately five mafres.

Currently an site are a number of structures inciuding the existing Totem Shopping Centre, 2
number of specialty shops, a community club, squash cours, four dwelling hauses, office
buildings and a now closed ten pin bowling alley. There are several large frees on the site
whish are proposed to be remaved as demslition work ocours,

3. PROPOSAL

The Application proposes as a first discrete stage the demalition of all structures on the site.

Jtis then proposed to canstruct two levels of below ground car parking, one level of retailing
incorporaling supermarkets and specialty shaps, a podium on which will be arecled specialty
retailing and the ground floor of a number of residential buildings ranging from two sloreys ta
eight storey. The proposal has a Grass Floor Area (GFA) equal to 45,700 sguare metres of
which some 14,300 will be floor area for retail and commercial uses.

An approximate floor area of 31,400m2 will be for residential use in the form of nine buildings.
Within these buildings there will be something in the order of 260 dwellings. An indicative
layout for residential level two was included in the Statement of Environmental Effects (S of
EE).

The GFA on the site of 21,034m2 results in a Floor Space Ratio (FSR) of 2.175:1

During discussions with the agplicant, a number of changes have been made o overcome
concerns of objectors and the assessment team. These relate to the fleor area figures cited
above. By letter dated 29 July, 2005 there have been reduclion in the floor areas of Building F
and E, and it is now proposed by Stockland that the use of the pedium fevel of Building C will
be non residential rather than residential. This change has not been quantified but the latter
makes a difference of approximately 700m2 additional retail floor area,

It is proposed to provide somea 1005 car parking spaces of which 560 are for the
retalfcommercial use and the remainder 445 for the residential component of the development.
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At the Podium Level wil be the principal public pedestian access way into and through the
site. This includes the potential for a linking the site at the centre through to Woodland Streel,
Also at this level fowards the Condaming Strest frontage is the main public plaza of some
1500m2.

Yehisular access fo the site for retail customers will be principally from Condamine Street via a
new set of traffic fights. There will be a secondary access from Sydney Road via the existing
access but restricted to left tum in and left turn out. Vehicular access from Griffiths Street will
be for the residential component of the development only.

Deliveries for the retail and commercial parts of the development will be provided off
Condamine Street at the north east comer of the site. There will be a secondary loading dock
off Lane 34.

As justification: for the GFA above the 2:11e. 0.175:1m, the applicant argues that there are a
number of public benefits derived from this development. These are;

> Apublic plaza of some 2300m?2 and other pubficly accessible spaces throughout
the site;

Pedestrian network throughout the site 1o adjacent streets;

Major upgrading and widening of Lane 34;

Provision of new and improved public toilets;

The installation of traffic lights fo access the centre in Condaming Street;
Upgrading of the intersection of Sydnay Road and Condamine Street;

An integrated building form along Condamine Street improving strestscape; and
A new retail shopping facility to complement the existing Balgowiah Shopping
Centre,

VN Y YWY Y

6. PREVIOUS APPLICATION

There have been some three previous Applications for the development of the sile generally in
line with what is now proposed. Each of these has been rejected by Council,

The most recent Application lodged by Stockland in 2004 was the subject of an appeal 1o the
Land and Enviranment Court. That appeal was unsuccessful. The main reasans for the Court
rejecting the propesal refated to the non-campliance with Council's planning controls.

As the applicant points ouf the Court summarized its decision by stating:

“The proposal faits, both hecause of its disregard for the controls carefully developed
after consultation with all relevant parties but also bacause of the impacts cccasioned
by the heighl and scale of the devefopment which are unsalisfactory”.

That decision in essence reinforced that the Counci’s controls in the 1999 Balgowlah Urban
Dssign Control Plan {(UDCP} has the sarme weight as any other Developrment Control Plan
(DCP). This is mentioned fo assist in simplifying and reporting on this proposal as there is no
assumption that any one of Councll's planning confrals has greater weight than any other.
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The Application recognizes the decision of the Court and has attempled, through discussions
with the Community Reference Group and in paying greater attention to the planning contrals,
to comply with the parameters set for the sits. While there is some non compliance, the
proposal is said to be consistent with the community’s expectations for the sile.

Nevertheless, it is therefore important for the applicant to demonstrate in this Application that it
has been designed having regard for those controls and to justify any departures.

7. BACKGROUND

The existing Tolem Shopping Centra was originally constructed in 1963. There has been
recognition thaf the Centre no fenger meets contemporary standards for retaifing.

In 1999 because of the possibility of the Totem site being redeveloped, Council undertaok an
Urban Design Study known as the "Balgowlah Futures” and adopled ihe Balgowlah Urban
Design Plan and Urban Design Controls a5 a means of guiding devetopment of the sile.

Those Urbian Design Controls include statemends which indicate Gounsil would support the
redevelopment of the Totern site. The aims of the Plan include:

% To create an enviranment that is fifendly, safe and convenient;

¥ Toimprove visual and physical amenity of the area in order to encourage more regular
and extended visits 1o the Centre; and

¥ Tocreate a distinct identity of the Balgowlah Shopping Centre.

The Urban Design Plan stales that it seeks fa provide a mechanism that will regenerate the
shopping centre functionally and visually improve the atiractiveness and amenity to others.

8. CONTEXT

The Balgowlah Centre is seen as an important and convenienl retailing focus for the residents
of Manly, particularly given its somewhat central focation and its high degree of accessibility.

The sile is surrounded by retailing along Sydney Road frontage which backs onto Lane 34
which is the site’s southern boundary. Adjoining the site to the north and to the west, the
development comprises residential flat butidings of up to three storeys and a number of single
sloray dwelling houses respectively. To the east on the cther side of Condamine Street are
dwelling houses many of which are single storay. There is also the Balgowlah Uniting Church
on lhis side of Condamine Street.
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9. APPLICATION IN DETAIL

There is a need to restate at this point of the repart the nature of the Application. That is that
the Application is in terms of broad parameters rather than as one wouid normally expect
setting out all of the details including building and car parking layouts etc.

Detzils of the Application are as set out in the S of EE prepared by Oon Fox Planning & ALLEN
JACK + COTTIER, dated April 2005.

Volume 1 contains the Town Planhning Impact Assessment and Volume 2 contains the reports
of olher associaled consullanis, e.g. Trallic (Colston Budd Hunt & Kafes Pty Lid), Heritage
(NBRS&P), Acoustic (Acoustic Logic) and the Arborists (Pittendrigh Shinkfield Bruce Pty Lid).

Volume 3 contains the sef of drawings as follows:

> Survey Drawing 020312BDY

> Site Analysis DAL-01A

*> Residential Car Park Envelope DA1-10A

% Retail Car Park Envelopa DAT1 - 11A

> Relail Envelope Plan DA1-12 A

3> Podium Plan (Retail & Residential) DAT-20A

# Building Envelope Plan DA1-21A

¥ Building Envelope Elevations DAT -30A

% Building Envelope Elavations DAT-31A

»  Building Envelope Sections Sheet 1 DA - 404

¥ Building Envelope Sections Sheet 2 DAY - 41A

¥ Shadow Diagram DAT - 50A, 514 & 62A
¥ Photomontages Sheets 1-4 DAT - bhA, 564, 58A & 59A
% Pedestrian Circulation & Landscape Zones DA 1- 60

All dated 6 April 2005.

As a resull of discussions, Slockland, in duly 2005, submitted a “Supplementary Information to
the Statement of Environmental Effects®. This is alfached at Appendix 1. This provides a
further explanation of:

Building Envelopes;

FER Calculations;

Height Measurements;

Height of Specific Buildings;

Public Cpen Space;

Treatment of Lane 34; and

Integration with Woodland Street fands.

YYYVYVYY

On 19 July 2005 Stockland submitted to Councit a “Response to Submissions” report. As
stated elsewhera there were some 38 submissions and these relaled sither to specific impacts
on adjoining properlies or objections to the broader aspects of the proposal.
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The report, a copy of which is attached at Appendix 2, addresses the following issues raised in
the submission:

Height;

FSR;

Traffic;

Access lo Loading Dock;

Loss of Racreation and Commuaity Facilities;
Density;

Fublic Open Space;

Building K (Revised Plan Included);
Building A;

Buildings C & E;

Setback Northern Boundary;
Appearance & Aesthetics,
Underground Shopping Centre;
Noise from Pool;

SEPP No. 65;

Economic Impact; and

Duration of Construction.

VYVYYVYYVYYVYYYYVVYVY

Thesa responses will be considered in section 14 at page (21) dealing with the submissions.
Don Fox Planning on behalf of Stockland also provided:

¥ On Z7 July, 2005 - Correspondence relating to justiication for depariure from the UDC
and DCP requirements (Appendix 3).

3 On 28 July, 2005 — Amendments to building envelopes and calculation of Cpen Space
Areas {Appendix 4).

¥ On 16 August, 2005 - Economic Impact Assessment (To be fabled).

This assessment has inclucled reference to ali this material in the relevant seclion.

10. EXPLANATION OF THE PLANS

It is imporltant to explain the nature of the plans in the Application given that this is a staged
consent application.

Conlrary to what is normally shown in Development Application plans, the subject plans
attempt to define a serfes of building envelopes. These are fixed in terms of distance to side
boundaries, by specifying floor levels, floor areas and ceiling heights.

Building footprints are shown for 9 buildings and spaces between the buildings are defined by
specifying a minimum separation in terms of what is acceplable according to the State
Environmental Planning Policy No. 65. (see dwg. DA-21}.

In order to achiave a higher level of urban design and residential amenity, articulation zones
are defined around most footprints of the residential buildings. This will enable articulation of
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the buildings and may allow some adjustments of the footprints. A sample of this adjustment is
shown at Appendix 5.

Building heights specitied on the plans are to the Reduced Level (RL) of the top ceiling. The
number of sloreys in each buiiding above the podium level are shown on Drawing DA-21. The
elevations shown on drawing DA-30 show the Reduced Level (RL) of the ceiling of the top mosl
level.

A roaftop articulation zone is alse proposed to allow for the detailing of the rooftop areas as the
design development process occurs. An example of (his is shown at Appendix 6.

Given that the building heights are one of the major issues with the redevelopment proposals
far this site, any additional height above the ceffing levels necds fo be explained.

Firstly the Supplementary Statement indicates that the proposal includes an allowance of 3.3
metres for the articulation zane above the ceiling height. This is consislent with the Residential
Zones DCP which provides a wall height (which more or less equates to a ceiling height) and
then allows z roof allowance of three metres.

Whethar the full three metres is ultimately taken up in the design is unknown at this tme
hawever Stockland have confirmed that there will not be habitable floor space in the roof
articulation zone.

The above has been pointed out in order to give Council some certainty as fo what is being
approved in the event that it decides to consent to the Application, and that what will he
evenlually built will conform closely 1o the building envelopes depicted on the Stage 1 plans.

It will be noted Ihat the plans shaw a nominal three metres between floor levels within the
residential bulldings. At page 31 of this assessment is a table comparing the ceiling heights of
each building to the Council UDC and DCP requirements. This is adequate in terms of internal
amenity for the occupants of the residential unils and is consistent with SEPF NoG5 = Urban
Design Guidelines. Council is unlikely to be confronted with an application in the future to
increase the huilding heights due te urban design difficulties.

11.  ZONING

(a)  Local Environmental Plans (LEP)

The site is zoned Businass 3 undar the Manly Local Environment Plan {MLEP) 1988.

On 23 August, 2003 Amendment No 45 was made fo the MLEP refating to the
properties at numbers 207 te 215 Condamine Sireet. This had the effect of changing
the zoning from Residential fo Business and increasing the FSR from 0.75:1 10 2:1 an
these sites thereby maling it the same as for the remainder of the Business Zone.

There are no “Development Standards" within the Manly LEP with which compliance is
required.
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(k)

{c)

(d)

Development Control Plans (DCF)

The Manly DCP for the Busingss Zones applies to the site and has specific confrols
relating to the Balgowlah Shopping Centre.

The Manly DCP for the Residential Zenas 2003 also applies to the land in part and has
controls relating heights and setbacks. These are included as an attachment to the
Business Zenes DCP.

State Environmental Planning Policies (SEPP)

There are three SEPPs which apply to the site. These are:

1. BEPP No. 11 relating to traffic generating developments, This required the
Application to be referred to the Regional Traffic Commitlze of the RTA. The
outcome of that Commitiee's consideration of the Application is atlached as
Appendix 7.

2. SEPP No. 65 applies 1o the part of the development comprising the residential
flat buildings. A statement is included in the S of EE refarring to compliance
with the Policy. Council has engaged the services of GM Urban Design and
Architecture to assess the compliance with this State Policy.

=

Draft SEPP No. 86 - Intagrated Transport which relates fo development of a
regional scale and access to public transport is also relevant,

Other Relevant Planning Controls

The Balgowlah UDP 1899 came into force on 15 April, 1999 and applies to the site,
This incluges general requirements as 1o how the pedestrian, vehicular and built
environment might be treated. Given that this is staged consent, the matters covered
by Ihis document should be taken into account in the next stage Development
Application.

The Balgowlah Shopping Gentre UDC 1999, This document came info force on 29
March, 1999, Itincludes controls which are specifically directed at redsvelopment of
the Totem sile. Those that are relevant to a Stage 1 Development Application will be
identified in the assessment process.

The following Council Planning Instraments have been considered and taken info
account In preparing the application:

DCP far Energy Efficiency;

DCP for Landslip;

DCP for Waste Management;

DCP for Access:

Councils Section 94 Contributions Plan;

VY ¥ VY
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¥ Coundcils Social Plan; and
» CPTED.

These will be considerad in rore detail should the Stage 1 consenl be issued.

REFERRALS
Engineering

Council's Engineer has indicated that there is ho objection 1o the proposal subject
the inclusion of approptiate conditions.

Landscaping
Council's Landscape Architect comments:

“With respect to the removal of the two Heritage listed Brushbox trees in Condamine
Street, which they are in good general health {as good as the better spacimens along
the street). Itis noted that there exists a gap in the Brushbox verge immedialely to the
south of the two trees (uphiil) where the proposad vehicular enfry exitis located (hence
there is no necessily io remove any streel trees).

They b Derahbess eana aranaead far ramaual are mnatb clinwe an tha enbvmittad nlane |
TS WO CTUSIROR JeTs prOposco O ienivor arls Nl SHow O 16 Suoiiiiacy i.,null.:. i

would prefer to sce the two trees remain as any proposed replacement of this species
will never have the same impact, and any proposed location would by definition notbe
in the same general vicinity due to the close proximity cof the proposed vehicular
entrylexit with the loading dock (the loading dock localion being the argument for the
removal of the two frees), hence the infegrity of the Brushbox streetscape will he
compromised’.

In general iLis noted that the information provided is limited given the nature of the
staged Development Application process. Hence at this stage olher than my concerns
regarding the loss of the two heritage trees, | have no ohjeclion to the Development
Application consent sought.

Heritage

Council's Heritage Planner has examined the impacts of the development on the
heritage aspects of the site. That report is at Appendix 8.

The report identifies the following:

(i) The Totem Centre (including houses in Condamine Street} should be
photographically recorded.

(i) The Totem Poles should be examined for heritage significance.

(ify Archaeolagical relics should be recovered during excavation.
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{iv} Removal of heritage trees in Condamine Street is not supported.

v} Additional Brushbox irees should be planted in Condamine Strest to reinforce
sireetscape significance.

{vi) Buildings in Condamine Street should not dominate heritage streetscape i.e.
Brushbox.

The report recommends that inclusion of some 10 conditions. These have been
included in Part A of the recommendation, that is, as requirements associated with the
consent for demciition.

Of the above matlers, items {iv) and (vi) cannot be covered by way of condHions.

In regard to {iv) being the retention of the Brushbox trees, it should be noted that only
two are nominated for removal. Further the UDC 1999 requires all vehicular entry fo
the supermarket service area and for private vehicles should be off Condamine Slreet.
The distance hetween these two enlry points is to be maximized. ttis clearly difficult to
achieve this given the slope of the site and retain all of the street trees. Therefore the
removal of the bwo lrees is supported. It will be noted that Steckland has agreed o
review the design of the vehicular entry at the traffic lights as part of the Stage 2
consent. Whether this will result in retention of the trees is unknown.

Ont the issue of whether the new buildings will dominate the streetscape, it should be
noted firslly thal the buildings are set back the: additional four metres required by the
UDC. Further, while the huildings exceed the 10.5m height limit by as much as 3.8m,
the average exceedance is 800mm for Building E and 2.3cm for Building H. As both
are less than one fioor level, the only way by which this could be reduced is by
shortening the length of the buildings. There are no other adverse impacts arising from
the lengths of the buildings and therefore any shortening is considered unnecessary,

& will be noted that the applicant has offered to plant additional Brushbox trees to
reinforce the strestscape.

Urban Besign

Cauncil's Architect Planning & Stralegy has review the Application and has
commented as sef out in the aftached memorandum: at Appendix 9.

The main points can be summarized as:

¥ In respect to Buildings to Lane 34 that the fagade height of Buildings E and C
should be at least compliant (with the 10.5m height requirement] to help
reduce the scale of the development on the narrow Lane 34 thereby protecting
the pedestrian amenity.

3 The southern wall of Building C should have an articulation zone to improve
the amenity of residents on the opposite side of Lane 34.

¥ The articulation zone on Building E should nct be in the setback zone required
in the UDC otherwise the sethack will not be achieved.
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(@)

> Inrespect o the proposed Plaza “that lhe inclusion of lhe Plaza space is
admirable itis felt that having a sheer fagade of 24 melres high abutling this
space will have disastrous impact on its amenity and greatly reduce ils
potential use as a place for people. As a result no wall abutting the Plaza
should be any higher than the: UDC allows and if any height above is required
is considered appropriate by Council if should be satback by a distance that
will alleviate its overbearing impact on this suburban public Plaza”.

% In respect to buildings on Condamine Street the interntion of the four metre
sethack was 1o protect existing street frees and to accommodate public spaces
(Dwg. 4 UDC) and a wall height is clearly 10.5 metres, The agresment far non
compliance is not accepted and greater compliance with the UDC and SERP
65 is required which would have the added benefit of adding solar access to
the Plaza,

Environmental Health

No ohjection has been raised to the proposal subject to condliticns relating to plant
operations and the control of stormwater. As these relate to excavation activities they
are relevant to any Stage 2 consent should Council consent to the Stage 1 application

Building

Council's Building Cfficer has reviewed the Application and raises no chjection to the
proposal. A series of condifions are recommended mast of which will be relevant fo
the Stage 2 Application. Gthers will however be relevant to the demolition of the
existing structures such as control of demalition and sedimentation controls. These
have heen Included in the recommendation for consent to the warks (Part A of the
recommendation),

Waste

Council's Waste Management Officer has commented:

“Part 1 of fhe DA that has been submitted makes only fleeting reference to waste
management issues. Itis mada clear in a number of areas (Executive Summary Part 5
and Part 6) that waste management issues will be dealt with in part 2 of the DA. At
that time, there is expected to be confirmation of the number and losation of residential
units and the provision of more detailed plans shoukl then enable a more
comprehensive assessment of their wasle management proposals”.
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13.
(a)

(b)

EXTERNAL

Urban Design

The Application was referred to Ms Gabrielle Morrish of GM Urban Design o assess
the Application in tarms of SEPP Ne. 85 in refation to the design of the residential fiat
buildings and in terms of the urban design generally,

Ms Marrish's comprehensive report is to be found at Appendix 10. This not only
assesses the proposal against SEPP No. 65 but also examines the proposal against
the Manly LEP, the Manly DCP for the Residential and Business Zones as well as
considering the requirements and cbjectives of the Urban Design Plan and Urban
Design Controls for the Balgowlah Centre

Ms Morrish's report concludes:

‘Based on the above assessments against the reguirements of {he various State and
Local Government Instruments and provisions we advise that the Stage 1
Cevelopment Application as fodged is suitable for approval on Urban Design and
SEPP No. 85 grounds subject to the following amendments to the Development
Application prior to approvat:

3 The proposal exceeds the allowable FSR for the site. This is creating
addiional pressure on the massing of the built form with no demenstrable
public benefit at present, Adverse impacts are the relafionship of Building F
and G to building J in terms of separafion and articulafion and Building F to the
existing properties on Woodiand Street in terms of scale transition, Building C
to Lane 34 and future development in terms of separation distances and the
setback for the pedestrian link from Woodland Strest.

The articulation zones on Buikling D and & should be removed where they are
in close proximity fo the south and the DA should be condifioned such that
neither building can locafe either balconies or habitable areas on the two
opposing comers for the height of the building.

A

* A character board indicating architectural character and overalf guality
standard should be required as part of this Stage 1 DA prior to approval to
iltustrate the likely architeciural style and quality of materials.”

Traffic

The Application was referred to the RTA's Sydney Regional Development Advisary
Commitles (SRDAC) for concurrence under Section 138 of the Reads Act and SEPP
Mo 11.
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Consideration was given to the Application at its meeting on 25 May, 2005 and
concLirence was granted subject to some 13 conditions. A copy of the SRDAC letter
is atfached at Appendix 7.

Principal among the conditions are:

The RTA supports the new traffic signals in Condamine Street.

Restricting access from Sydney Read fo leftin and left out.

Altering the phasing at the intersection of Sydney Road and Condarnine
Streat.

The Local Traffic Committee to consider "No Stopping" restrictions in Griffiths
Shreet and review kerbside parking in Criffiths Streal.

The Application was considered by the Manly Traffic Committee at its meeting on 27
June, 2005. The report 1o the Commitice is aitached at Appendix 11,

The following comments from the report are noted:

S
3

b

The parking provision of 1005 spaces in total is considered satisfactory and
that the proposal will provide an adeguate number of spaces to mest the
demand of each component,

The access arrangements aim to manage traffic distribution and will have
appropriate sight fines in accordance with the relevant Australian Standard.
The access arrangements are similar to Council’s UDC which provides for
traffic flowing easterly in Lane 34 and residenlial access lo Woodland Streel.
Subject o compliance with Australian Deslgn Standards the provision for
service vehicles is satisfactory,

The intersection of Sydney Road and Condamine Street will require a right
tum phase from Condamine Streelinto Sydney Road and will operate at a
level of Service C.

The proposed fraffic management, the resulting intersection levels of service
are gonsidered salisfactory.

The Commiltee made the following recommendation to Council atits meeting of 18
July, 2005 which recommendations were adopled by Councll;

S

3

v

That the RTA's concurrence, recommendations and comments relating to the
proposed Tatem redevelopment be received and noted.

That the RTA's concerns regarding additional delay along Sydney Road be
noted.

That the praposed traffic management as part of the Totem Redevelopment
Stage 1 Development Application be approved in principie.

That a Local Area Traffic Management Plan, including pedestrian facilities and
hicycle facllities, be developad to manage local issues as part of the Stage 2
Development Application.

As aresult of the above, the Stage 1 Development Application will be subjectfo a
condition that a Local Area Traffic Management Plan be developed by the developer in
consultation with Pracincts, residants and Council to Council's satisfaction as part of
the Stage 2 Deveiopment Application.

E Armstrong Planning Pty Ltd
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(¢}  Utility Services

By letter dated 8 July, 2005 Sydney Water has advised that it has reviewed the
proposal and has no “in principle” objection to the proposal subject te the following
commenls being considered by Council.

Sydney Water requires the developer to:

»  Obtain a Section 73 Certificate.
¥ Correctly size lhe water and wastewaler mains etc.
» Meet requirements relating to building over services.

Sydney Water afso comments that a preliminary assessment of the capacity of the
services reveals that both the water main and sewer are considered sufficient to
accommodate the proposed development. Further, while it does not have slatutory
power to compef Council to adopt water conservalion standards, it recommends that
Council introduce these standards to ensure consistency with ESD Principles. Itis
pointed out that "new development” provides significant opportunities fo achieve more
sustainable water use thersby avoiding the need for expensive refrofifling programs in
the future. On residential and commercial sites the filling of conservation devices is an
important first step in a suite of water conservation measures. Further environmental
henefits can be gained by adopting water sensitive urban design principles and whole
of water cycle management principles in the design of new development.”

These matters will be considered as part of any Stage 2 consent and if appropriate

relevant conditions wilt be imposed.

{d)  Urban Design Access Committes

The Urhan Design Access Committee viewed the plans and commented that they were
not detziled enough to properly advise on access issues. Howsver from what was
sighted, all appeared to mest standards at least untl more detailed plans are made
available and further comment can be made.

14.  PUBLIC NOTIFICATION

The Application was advertised from 30 April, 2005 until 30 Jure 2005, As a resulf some 38
submissions were received. Copies of these are attached al Appendix 12.

The submissicns fall info two categories. Those that relale to the overall development and its
broad impacts, and those that are made by immediately adjoining owners with specific issues.
As a consequence the following addresses the submissions in thase two categories.

fn summary the following issues in relation fo the overall development were identified:

% Buildings too high above the UDC confrol and show the celling levels only.
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YYYYVYVYYYYVYVVYVYVYVYVYYVYYYVY

Sife not suitable for a building of this magnitude.

Impacl on the visual environment.

Precedent for excessive development along Sydney Road and other areas.
increased traffic congestion {espacially Sydney Read and Condamine Street).
Increased haffic noise and air pollution.

Increased air poliution.

Excessive height and bulk.

Site cannot support 260 units,

Development is at expense of comnunity club,

No community facililies.

Council needs lo negotiate with RTA regarding traffic management & pedestrian.
Safety.

Site should be & fransport interchange.

Overhead wires in Sydney Road & Condamine Street should be underground.
Local impacts on privacy, overshadowing and oul of charagter with surrounding area.
Oljects to phased development.

Mot clear when centre will open.

Loss of viaws.

Out of character with surmounding development.

Mot following Land and Environment Court's decision.

Legal action threatened if economic impact on other centras not addressed.
Inadequate link from Sydney Road o Plaza.

Ohjections in respect of specific aspects of the development relate to:

=2

[

>

The scale of the proposed infili residential flat Building K in Griffiths Street and impacts
in terms of overshadowing and loss of privacy.

The impacts and loss of access fo light fram the propesed infill Building A in Sydney
Road.

The principal vehicular entry / exit fo the retail areas being opposite dweliings on the
eastern side of Condaming Street.

Stockland has also had discussions with several residents lving in Griffiths and Weodland
Streets in respanse to their concems refating to raffic management.

It has been proposed by Stackland and accepted by those residents that the process to be
followed to ensure resolution of their concems is:

1.

Council will complete their assessment of the Development Application as submitted.
If the Applicatian ts approved the assessment process will verify the traffic solution as
proposed (i.e. retail car and truck access off Condarine Street). This will allow
Stockland and Council to continue with the planning of the development with some
agreed parameters.

Council condition their approval of Stage 1 Development Application with the need for
Stockland to undertake further studies fo resolve the traffic concemns raised. These
concerns are; headlight flash from residents exiting at Griffiths Street; traffic that is not
local traffic using Griffiths Street; and others as might be raised during the exhibition
period.
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3. Stockland will commence work on the Stage 2 Development Application and conditions
of Stage 1 Development Application approval.

Stockland also requested and were providad with the submissions lodged. At Appendix 2 is
responise dated 19 July, 2005 by Don Fox Planning to the issues raisad. Some 26 issues are
covered in the response.

In this submission the applicant argues that the majorily of the concerns have heen eithier
safisfactorily addressed by the design or any impacis have been minimized. Additionally in
some cases it is indicafed that a condition will be accepted to assist in resoiving tire conceins.
These include:

¥ Undertaking a wind study during the Slage 2 design process.

»  Further traffic studies as part of the Stage 2 Development Application.

¥ Design of the driveway and signalized infersection in Condamine Sireet during Slage 2
Development Application to minimize impacts on propedies opposite.

Restriciing size of vehicles using Griffiths Stresf.

Resolving the concems of owners of 368-370 Sydney Road as to sunlight and
ventilation impacts arising from Building A as part of the Stage 2 design.

¥ Acoustic assessment of polential nofse impacts from the pool squipment.

Yoy

Because of concerns by residents adjoining Buiiding K in Griffiths Street, amended plans have
heen prepared for this building and these are atfached at Appendix 4. Subsequenily leffers

the bullding envelope for Building K {attached at Appendix 13).

In this submission the appficant argued thai the link to Sydney Road could not be made more
direct. However in subsequent correspondence daled 29 July, 2005 revised plans for Building
£ were submifted. These plans shortened this bullding envelope at is westernn end by some
five melres, This Is considered to now satisfy the requiremsnits of the UDC for a visual link
hefween the plaza and Sydney Road.

These alterations to the plans will need to he referred lo in any consent by way of condition.

As a result of the submission of amended plans and the offer lo resolve other issues by way of
condition, the applicant's arguments refating to the concerns of residents are accepled, except
for the following mattsrs:

> Height and Planning Controls;
> FSR; and
¥ Loss of Community Facilifies.

The last two of these issues will be further addressed in this report in the Assessment section
al pages 24 onwards.

However because of the welghf given fo the Land & Environment Court decision on the
previcus Application refating 1o the first of the above mentioned issies, it is relevant to deal
wiih this major issue al this stage of the report. The applicant by lelter dafed 27 July, 2605 has
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set out comprehensively it arguments why the proposals are acceptable. The fundamenial
argument is having nofed that Justice McGieflan paid parficular atfention o the public
consultation in praparing the UDP and the UD C, Stockland entered into an agreed process of
community consuitation which at fhe end of the day resulted in the cuirent building envelopes
and fieights.

The applicant’s submission comparas ihe processes in terms of paities involved, number of
mestings and length of process, and concludss that "the consultation undertaken by Stockiang
was far mors infensive and intsractive”.

It is agreed thal the consultation process was as extensive as would have cccured if a new set
of planning controls e, a DCP were being prepared for the site. However, while it is agresd
that the proposel was largely acceptable lo the community the UDP and UDC still represent the
benchmark against which the proposal should be fested. This is nof to say that any non
compliance should lead aufomatically fo refusal of the Applicalion buf rather ensuring that none
of the benefits dedved from the application of the UDP and UDC conlrols are lost,

In regard ta the heights and flcor space generally, it will be nofed that alfhotugh rot stricily
comphant they are both much closer fo what the UDC and DCP require (han did the previous
scheme and therefore more likely to be accepfable.

15. COMMUNITY PRECINCT FORUM RESPONSES
(a)  Balgowlah Heights Precinct

At its meeting of 10 May 2005, the meeting ncted “two building exceed UDC (Urban
Design Control) height contro! by about 6 metres i.e. about 2 storles. Plans indicate
that the highest buildings are about 2 metres lower than the Biarritz building and also
about 2 metres higher than the Telstra building, "Surprising" small shadow impacts.
Geotech Report to be submitted wilh Staga 2 DA, {Not sure why — Does Stage 1 have
any impact in excavations?). Contribution o green or open space given exira demand
generated. Is there public open space in the development i.e. apen space and
landscaping associated with the development? Note compariscns with previous
application o demonstrate improvements rather than aiming for & whole new standard.
Comimunity is relying on Council staff to assess technical issues including traffic flows,
over-shadowing, relationship between stage 1 and 2 etc. What is Stage 27".

(b)  Seaforth Precinct Community Forum

At its meeting of 11 May, 2005 the Forum reviewed the proposal and “felt that this
scheme was a vast improvemant on all previous schemes”. The Forum requested
Council b ensure that the Local Area Traffic Management Plan of the development
includes the instaflation of lights at the intersection of Griffiths and Condamine Streets.
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Ocean Beach Precinct Community Forum

“The Forum was of the view that any development should be in accordance with the
LEP and DCP".

Little Manly Precinct Community Forum

Al fls meeling of 11 May, 2005 “The meeting noted and appreciated Council's ongeing
efforts to obtain an equitzble solution for this planned davelopment’.

Fairlight Precinct Community Forum

At its meeting of July, the Forum reviewed the proposal and the "Precingt expresses
grave concermns that Stockland have used the usual developer tactics to extract
agreement from Council fo exceed the DCP —in parficular, maximum heighl
requiremants”,

Ivanhoe Park Precinct Community Forum

Alits July meeting the Precinct commented "While this project is out of the Precinct
area, would pass on the following comments: The new propased DA befare council
was a vast improvement on the original proposal. [twas much more in line with ils
surrounds and the changes to traffic entrances and exils were very positive. The
Precinct notes that the provision of a coin based refum system or similar for shopping
trolleys would be a benefit to the neighbouring areas, and that the provision of a
childcare centre within the complex would be of general benefit to the community
within the complex and the surrounding areas”.

Clontarf Precinct Community Forum

At its meeting of 3 August, 2005 "The Precincl in general supports this latest DA.
However the Precinct has raal concems abeul the frafiic impact, both on journeys from
Clontarf to Broockvale and Manly, and on any tralfic increase in Clontarf resulting from
Totem rasidents and shoppers taking short cuts through Clontarf. This Precinet asks
the Council ta provide an independent traffic study, and a traffic management plan,
covering the whole Seaforth, Clontarf, Balgowlah Heights, Balgowlah and North
Harbour area, taking into account the impact of the Totem proposal®,

“The Pracinct expresses concetn about the potential loss of community amenities e.g.
health centres, sports facilities, facilities for youth, etc., and whether the opportunity is
being taken to increase such facilities, and venues such as cinemas. The Precingt
asks the council to confirm that such facilities will be incorperated in the new plan for
Totem”,

Balgowlah Precinct Community Forum.

E Armstrong Planning Pty Ltd 22

Land Use Management Committee Agenda Page 45



ATTACHMENT 1

Environmental Services Division Report No. 48
197-215 Condamine Street, Balgowlah
Totem Redevelopment

Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

Totem Development, Balgowlah

This Farum at its July meeting informally discussed the applicalion and noted the
community's apparent acceptance

Comment:

As can be seen from the above responses, the Precinct Forums are generally of the opinion
ihat this proposal is an improvement over previous schemes. There remains however
concerns relating to non compliance with the height controls and with traffic impacls.

The question of non compliance with the UDC and DCP's will be assessed later in this report
and the fraffic impacts will be assessed as part of the Stage 2 Development Application.

The request by the Seaforth PCF for lights at the Infersection of Griffiths and Condamine
Streats has ot been supported by Council, the RTA or Stockland.

16. STOCKLAND CONSULTATION - COMMUNITY REFERENCE
GROUP

Follawing the Land and Environment Court's rejection of the previous Development Application,
Council and Stockiand agreed that an appropriate way lo facilitate the redevelopment of the
site was through an extensive consultation process during (he design development phase.

Councl established a Community Reference Group, chaired by the Mayor, Dr Peter
Macdonald, and included represenlatives of a wide range of business and resident inlerests.

The Group met on some seven occasions and while recognizing thaf Stockland had responded
to the criticisms of the previous schemes, made it clear that it did not endarse the current plans,

Tha Group noted that the following aspects of the proposal were of merit:

¥ Shopping facilities will be greatly improved,

% The lowering of the podium provided greater areas of public access and meeting
spaces.

* Landscaping will assist in greening the Centre.

% Residential unit blocks were lower but & final decision on heights and number of units
yel o be determined.

¥ Traffic aceess to and from the sile wilt be simplified.

»  Access lo the retail areas will be via lights in Condamine Street and the existing access
in Sydney Road.

Stockland was made acutely aware that it will have to justify any departure from the UDC and
the DCP that apply to the site.

Stockland held a Community Information and Feedback Session on Saturday the 12 February
2005 at the Totem Centre. Attached at Appendix 14 is Stockland’s consultants report on the
s@ssion.
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Council af the same time released a statement that:

"Neither Council nor the Community Reference Group has endorsed the scheme an
display. However, Council is of the view that this proposal is worthy of your serious
consideration”.

17.  COMPLIANCE - STATUTORY ASSESSMENT

As has been identified above, there are a multiplicity of planning documents which apply to this
particular site and within these planning documents there are many planning standards and
requirements to be satisfied.

In an effort ko simplify the assessment and Council's consideralion of the issues, this
assessment will follow the same format as the Application in the S of EE and address the
issues rather than attempt to analyse the development against each of the planning
documents. Reference will howaver be made to each of those documents under the various
issue headings. twill be nofed that at Appendix C within the S of EE a matrix indicafing how
the planning documents have been addressead.

The "aspects’ of the devefopment to be addressed are those sef out an page four of this report
and they will be addressed in that order.

(a}  Permitted Uses
The first aspect of the application for which consent is soughtis the Jand uses. The
only uses nominated in the Application are Retailing, Commercial and Residential Flat
Buildings. Fach of these uses is permilled within the Business Zone No 3 with
Council's consent,

The plans lodged with the Application indicate the varinus fevels throughout the
development upon which the abave uses will be located.

The only other information included in the Application relating to these uses is the
estimated floor area.

The approximate GFA for retailing and commercial uses equales to 14,300m2 and is
on two levels. There is na breakdown of what percentage is for purely retail and what
percentage is for commercial {i.e. office or the like}.

These are shown on plans DA1-12 and DA1-20. The greater parcentage of the space
is on the iower level, The Application states that retailing is on the lower leval with
retailing and commercial uses at the upper or podium leva!,

In respect of the Residential component, the Application states that the approximate

GFA for residential use is 31,400 square metres. This is to be distributed over nine
building foat prints which range from one level to eight levels,
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Again the detailing of these areas is not shown in the Application other than in
Appendix [ lo the 3 of EE which illustrates an indicative fayout to level two and in the
Supplementary Report which shows an indicalive layout for Bullding J. If must
however he emphasized that these are only indicative and cannot be assumed to be
final.

As ali of these uses are permitted in the zone and the general distiibution of the uses
are compatible with surmunding development, there is no reason par se why consent
should not be granted lo those uses. This is not fo say that later in this assessment
concems may be raised as to the quantum of the uses or a concern with a particular
location of part of the space generally identified on the plans for a particular use.

If after considering this assessment Council determines that consent should be
granted, it would be appropriate to include in any approval reference to the various
levels at which the uses could ocour.

For example it would not be appropriate to permit the units in the residential units to be
converted o commercial office suites at some laler date.

Having said that it could be anticipated that there may be other uses which may be
permissible and tharefore be proposed in either the Stage 2 Development Application
or in the future afler the centre is completed. As a consequence a further condition
should be included requiring that consent is obtained for the use of each individual lot
or tenancy within the development.

impacts caused by the unsatisfactory relationship between Building C and Lane 34 that
the residential component on the podium level he changed to non residential’ uses.
While there is no difficulty in accepting an undefined use such as is suggested
bacause the site is zoned ‘Business’ the question of whether this overcomes the
location of the building will be further discussed under the "Setback’ assessment
section.

Itis noted that the Stage 2 Development Application contemplates the subdivision of
the development. In any event that is permissible within this zone and consent to a
Stage1 application will not be inconsistent with a future application to subdivids the
development at a later stage.

Floor Space Ratio (FSR)

The Floor Space Ratio (FSR) conirals for this site are specifying in the DCP for the
Business Zone. Clause 2.1 of the DCP states that the FSR is not to excead 2:1. { will
be noled however that this DCP does nat specify how much of the floor space ratio is
lo be assigned for retall, commercial or residential use.

The S of EE states that the FSR proposed is 2.175:1 which is a GFA of some 45,700
sq melres, The excess FSR of 0.175:1 equates to some 3,830 square metres or 8.6%
in excess of the permissible quantity. This excludes parking excess to Council's
requirements.
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The parking in excess of Councif’s requirements is said to be some 50 spaces. Based
on the standard configuration of car parking areas, one space would equate to some
20 square metres which provides a total of 1,100 square metres additional GFA.

When Ihis is added to the acknowledged excess FSR the total hecomes an excess
GFA of 4,730 m?2 or 10.1% of the permissible FSR.

Other than the parking excess it is not clear where this excess floor area is located,
that is whether it is excess retail flocr area or residential floor area.

The applicant arguas that the FSR controls are only in place to give an indication of the
overall maximum scale of the development. Further that the approach agreed upon by
the Community Reference Group and the Technical Advisory Group was to achieve a
design that best responds to the site and its surroundings. In taking this approach it
said that while the FSR controls were considerad, greater attention was paid to the
outcomes in terms of height, bulk and scale.

The applicant argument that the excess parking, being within a basement, does not
add to the building bulk and scale has some merit. However it has been long
recognized that there is the opporlunity to convert excess parking into a commercial or
relail use at some fulure dale {e.g. contemplate a commercial car wash in the retail
custamer car park).

This malter has been discussed with the applicant who has indicaled an acceptance of
a condition requiring that all the car parking will remain for car parking in the fuiure.
Having said that and subject 1o the above qualification, the excess parking does nat
warrant inclsion in the GFA of the proposal,

The retailfcommercial flcor areas are said (o have a GFA of 14,300m2 resulting in an
FSR of 0.68:1. The spaces depicted on the plans for these uses are approximately
16,000m2. Given that some areas are not inclyded in the GFA {storage etc} and that
the area quated by the applicant represents some 90% of the measured area, it is
considered that the 14,300m2 for these uses is realistic. Further, given that two
supermarkets and a number of specialty and leisure outiels are proposed, the amount
of floor area for thosa purpeses is acceptable.

Turning now lo the residential component. It should firstly be noted that while there is
no residential FSR for this site, the DCP for the Residentiat Zones has a range
depending upcn location in the municipality. The maximum set is 1.5:1 for Sub zone 1
and is applicable to beachfront sites along The Steyne. The nextis for Sub zone 2 ata
density FSR of 0.75:1 for a number of locations including land in Griffiths Street
adjoining fhis site.

The GFA of residential component of the development when applied to this site resulis
ina FSR of 1.493:1. If Council accepts Ihat this focation should have the same FSR as
the beachfront area, then the excess FSR may be acceptable. However because this
site i$ not conliguous with that beachfront area, further questioning of the impacis and
parhaps henefits of this needs to be canvassed.
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The applicant has also argued that the excess FSR s justified not only on commercial
viahifity but also on the substantial public benefits, the acceptable urban form, and
amenily and fraffic impacts. Further there are stralegic planning advantages fo be
gained from the proposal and a significant floor area is below ground.

Atpages 3 1o 8 of Appendix 1, the applicant sets out the justification for departures
fram the UDC & DCP controls including Ihe excess FSR. In parficular, reference is
made to the public benefits which are cited as:

0] fmproved supermarket facilifies;

{ii) extensive public open space;

{iii) a plaza of some 2000m2 well in excess of the 500m2 required, with
greater oppartunily for a range of uses;

(W) acfive edges fo the plaza;

v the plaza might not have been pravided without the additional FSR;

{vi) Council gains an additional $477,000 594 contribulion from the
additional GFA,

{vil  Link from Sydney Road to Totem Centre;

{viil  Through site links to surrounding sireets; and

() Minimizing foolprints therefore maximizing public spaces.

While it is acknowledged that the above list will improve the attractivenass of the centre
many of the facllities provided are required by the UDC or DCP and would have to be
part of the development whether or not the excess FSR is included. Additionally these
faciiities benefit ihe owner of the site e.g. the new supermarkets.

The only items which may be a significant public benefit are the larger plaza area and
the Section 94 Contribution. In regard to tha latter, Council should not as it were sgll
floor space. The Section 94 Confribugion is the outcome of whether the proposal is
firsily environmentally acceptable and this will be considered later in the report it being
noted that Ms Merrish has already indicated that subject to some changes the proposai
is acceptable.

This leaves the question of this larger public plaza. While this is a significant public
bensfit it only juslifies higher buildings rather than additional FSR.

Clearly the FSR is a function of the building footprints and the number of levels of the
development. Thersfore these need to be assessed before the FSR can be said to be
acceptable.

Later sections of this report consider the issues of setbacks and building heighis. In
somg cases concems relating to these two controls have been discussed with the
applicant. As a consequence changes have been made which might reduce the floor
area and hence the FSR. These changes which are set out as conditions in Part B of
the recommendation will result in a reduction of the floor arga by some 1700m2. This
reduces the residentiat floor area to 29,700m2. As a consequence conditions are
included in the recommendation limiting the restdential component to the above figurs
and the total Gross Foor Area to 44,000ms. This equales to a Floor Space Ratio of
approximalely 2.1:1.
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While the applicard is not seeking approval for a certain number of residential dwellings
this issue was considered as i may be relevant to why the FSR is excesded by some
3,600m2. The question af whether the suggested number of units (280} is too many
has been raised by some objectors as being out of character with the area.

In the same manner as the planning instruments do not specify a FSR contral for the
residential development of the site, they do not specify a densify control. The number
of units proposed has, howsver, implications for many aspects of the development
including some for which consent is being sought (i.e. car parking and building hulk),

The proposal assigns some 31,400 square mefres of GFA fo the residenlial element.
This is equivalent to more than 0% of the total GFA of the proposal. One could argue
that this Is therefore the dominant use of the site notwithstanding that it is zoned
Business. 1tis also the residential component of the development which results in the
height plane being exceeded.

As a means of assessing the residential component, | am assuming that the padium
level is zoned Residenlial and comparing the proposal fo the contrals which apply in
ather parls of the Manly Local Government Area.

In areas zoned Residential, in addition to a FSR control, a density contrel applies. The
highest density in Maaly is one unit per 50 square metres of site arca and this sub
zone 1 is generally in the vicinity of the Manly Town Cenlre and along the aceanfront.
Adjacent to this site {in sub zone 2) the residential density is ane unit per 150 square
metres of site area.

IUis proposed to have something in the order of 10% of the davelopment as one
hadroom units, 60% as two bedroom units and 25% as fhree bedroom units and the
remaining 5% as three bedroom plus study units. In total itis proposed to have
approximately 260 units,

Given that the site has an area of 21,043 sguare melres, this resulls in a density of ene
unit per 81 square metres of site area that is somewhera between the twa density sub
zones mentioned ahove.

A further factor which needs to be considered is whelher the mix of unils' sizes in
terms of number of hedrooms is appropriate. As a general rule wherz a Council is
trying to achieve a mix of housing accommodation consistent when providing housing
choice objectives, 10% of one bedreoim units are seen as a minimum,

Given that this site is within a major shopping precinet and that the sife was identified
in the Council's Housing Strategy for increased density, the number of units proposed
at a density of one per 81m2 is acceptable.

However should it evenluate that the overall floor area is to be reduced, the developer
has the cheice of either reducing the size of the larger units thus enabling the
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developer to achieve the same number of unils or reducing the number of units. The
applicant has indicated that the mix of units has yet fo be delermined.

(d)  Building Footprints
Consent is being sought far in essence building footprints at four levels, These are:

il Extent of the car parking levels (dwg, DA -10);

{ii} Extent of the main retail leve! {dwg. DA1-12);

(iii} Extent of the retait areas and residential buildings at the podium level
(dwg. DA1-20); and

{iv) Extent of the residential component {dwg. DA1-21).

In regard to {i) above, the following needs fo be noled:

These are largely underground with the exception of the north eastern comer.
The slope of the site and the fact that the main refaifing is on one level which is
partly underground at the Lane 34 end of the site.

The podium level has to be near ground Jevel at that point to provide a
satisfactory pedestrian link to Sydney Road,

v v

A

As a resulf, the heights at which the car parking levels shown are considered
acceptable.

As tar as the lateral extent of the car parking foctprints are concerned these are faclors
of tha number of spaces to be provided. As has heen said, some 1005 spaces are
pravided for {approximately 500 on each level). Although this is some 50 in excess of
Council's code requirements, there is no concern from a building envelope point of
view or from a fand use wilh this excess. if these spaces were fo be required to be
deleted from the proposal, it is kely that less excavation would occur rather than
setting the building back where it is out of the ground. Additionally whers itis out of the
ground i is setback the five lo twelve melres as required by the UDC.

Therefore the footprint far the car parking levels is acceptable.
In regard to {ii} above, the following needs 1o be noled:

» The applicant has altempted to create the largest footprint possible on this
level 1o achieve maximum retail benefit as is usual for contemporary shopping
centres which include supermarkets.

¥ Part of this retail level is underground.

> This level includes the loading dock area and the access {o it which is within
the enclosing walls on the northem side,

¥ The extent of the retail level is sethack four metres from the Condamine Street
frontage in accordance with the UDC requirement.

>  ltis setback five metres from the northern boundary as required by the UDCP.

Although there is a non compliance with the setback in the north western carner, the
height of that part of tha retail floor area is lower than the 10.5m height control plane.
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(e)

Therefore the foolprint of the main refall level is acceptable.
In regard to (i) above, the following needs to be noted:

¥ Itis expected that the retall spaces are reasenably fixed in terms of amount of
floor area and access to these will be via the pubfic spaces.

% That these foatprints will define the open spaces at this level and the public
areas e.g. four metres wide space is left to provide public access from Sydney
Road to the Plaza area.

= The footprints for both refail and residential uses have been minimized in order
to maximize the open parts of the site.

3 The setbacks from the boundaries are fixed and comply with the setback
requirements of the UDC and the residential Zones DCP (for this level).

There are only two areas of concerm. These refats to the sethack of Building C to Lane
34, and the relationship between Buildings E & D at the noithern end of the access
way from Sydney Road. Council’s in house architect and the external Urban Design
Consultant has commented on these areas and subject to change as recommended
the footprints are accaplable.

In regard to (iv) above, the following should be noted:

¥ The sethacks to the boundaries of the site are fixed.

¥ Internal distances between buildings refer lo distance between cuter edges of
any halcony as required by SEPP No. 65.

% That a balance between site coverage and buiiding height has resuited in
these footprints.

Provided that the footprints do not vary too greatly in the second Application and after
making tha following adjustments, the footprints at this level are considered
acceptable.

Changes need fo be made fo:

3 The western end of Building E to open the access way from Sydney Road to
the Plaza consistent with the UDC which required a visually strong gateway to
the Totem Shopping Centre; and

¥ The southern: edge of Building C where it adjoing Eane 34. 1t will be noted that
at the level of the Lane residential units will immediately abut. While the Lane
is being widened it will only be some six metres wide. The result is that
residential accommodation will be constructed on this boundary which is a
public space and vehicles passing immediately adjacent to the wall. There is
Iherefore a need 1o set the walt of Building C back some two metres to atfow a
perimeter wall to be erecled as a noise and security barrier while providing a
small outdoor area for the adjacenl units.

Sethacks

The selback requirernents are specified in the:
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¥ UDC 1999 at Drawing A4; and
> The DCP for the Business Zones — Part 2 which incorporates part of the DCP for the
Residential Zones.

For the purposes of this assessment UDC Drawing A4 will be the principal document relied
upon for compliance purposes. Howaver where that Plan is silent on sstbacks to the perimeter
of the sile, the other documents will come into consideration. That is along the western
boundary, the side boundaries to the Griffiths Street parcel, the Sydney Road parcel and Lane
34,

The following assesses the setback requirements against those requirements on a frontage by
frontage basis. It should also be noted that whereas some of the dimensions shown on the
plans have some degree of flexibility, the applicant has stated that the setbacks as shown on
the plans are fixed.

On the Condamine Street frontage the UDC requires a four metre setback. This has been
provided however baloonies 1.5 metres wide infrude info this zone. Provided these balconies
can provide the weather prolection as claimed in the S of EE, the intrusion Is acceptable as it
will permit retenfion of the street trees and a widened foolpath. This will be conditioned.

Along the northern boundary at the rear of properlies fronting Griffiths Street there are two
sethack requirements. One being a five meire minimum or one-third wall height at the easlemn
portion of the site, while for the western portion the setback is 12 metres fo any car park
structure above RL 39.5. The eastern selback is five metres in compliance with the UDC,

At the western boundary of the site the wall of the main ratail level is 1o be built to the
houndary. lts highest peint above the ground is approximately three metres. There is nothing
in the UDC or the Business Zones DCF 1o require a sethack from the boundary for this use. If
the Residential DCP were to apply a setback of one metre would be required. However in
normal circumstances a 1.8m fence would be erected on this commen boundary and the wall
3m high erected one metre back. Given that the height above a 1.8m fence reduces o nil over
some 35m and because the affected allotments slope towards the rear boundary itis
considered that the height of the retall level is accaptable.

The only other boundary which requires the sedback to be assessed is along Lane 34. While
Building E is setback adequately in order to achieve the desired activation of the Lane Building
C has no setback to the boundary of the widened Lane. The applicant's attention has been
drawn to the impacts which are likely to arise from this relationship. Although it has been
suggested in the applicant’s letter of 29 July, 2005 that the podium level of this part of Building
C be reskricted to non residential uses unacceptadle impacts will still occur because there is no
setback. Councll's Urban Design consultant has commented on these impacts.

However and notwithstanding that the UDC set out @ number of setback controls for the site,
the Business Zones DCP by the inclusion of extracts of the Residential Zones DCP at
Attachment 2 also has setback contrals, As has bean referred to above there is a ratio of
building height to boundary sethack which applies. In this case the wall height is some 11.3
metres this requiring a setback of 3.9m. Ih my epinion a setback of 3.5metres for the whole of
the southern elevation of Building C will provide the means of mitigating vehicular impacts on
the ground floor uses be they residential or commereial. The Urban Design consultant has
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expressed the view lhal a three metre setback would be adequate and therefore a condition is
included in the recommendation 8 thal this be the selback.

(f} Height
The height contrels are specified in:

3 The DCP for the Business Zones.
¥ The DCP for the Residential Zones.
% The Balgowfah UDC.

Drawing AS in the UDC can be accepted as summarizing the height controls for the site.

1t will firstly be noted that there is a central part of the site which allows for buildings fo
reach RL 585, For the remainder of the site the haightis controlled by a wall height of
10.5 metres above ground level on the boundary. The Land & Enviranment Court
interprete this control to be a plane at that level across the site, Because the sile slopes
the 10.5m height plane varies depending upon which frontage is adopted.

The $ of EE inciuded a plan showing Huilding outside the RL 58.5 height zone and which
huildings excead RL 58.5. These are parts of Buildings B & D.

There are a number of buildings which exceed the 10.5 metre height plane including those
parts of Buildings B & D which excead the RL 58,5 height plane. To explain the situation
the following table identifies those buildings which do not comply with the height controls
and by how much.

Residential Car Park 28.0 NA

Retail Car Park 3.0 HA

Principal Retait f RL 34.5 NA

Supermarket L.gvel

Podium Level - {level 1) RL 38.5, 10.5monedges [ Minorin
Specially Retailing & RL 385 & ahove ground NE Crir.

Ground Floor Residential RL 40.5

Residential Levels 2-8

Single Storey Building H 43.3 RL 40-RL 42 3.3 max
Two Storey

Building H 48.3 44 542 Zm
Building J 46.3 40-46.5 6.3 max
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Three Siorey

Building J 49.3 40.0-46.5 9.3 max
Building E 493 47.5-80.5 1.8m
Four Starey

Building C 523 50.0 2.3m
Building E 52.3 50.0 2.3m
Pt Building D 523 58.5 (6.2m)
Six Storey

Pt Building B 58.3 58.5 (0.2m)
Building G Pt 58.3 58.8 {0.2m)
Buiding G Pt o 4 9-dmax
Building F Pt ' 56.5 {0.2m)
Building F Pt 583 49 9.3 max
Eight Storey

Pt Building B 54.3 50.0 14.5m
Pt Building D 54.3 58.5 £.8m
Pi Building D 64.3 50 14.3
Building A 651.8 52.5 {0.7m}
Building K 458 45.0 0.8im

It is accepted and particedarly given that the applicant is enlitled to & FSR of 2.0:1 and
the Council's desire to maximize open public areas af the podium level, that there will
be a consequential effect on the height of buildings and some buildings are likely to
exceed the height confrol. 1t will also be noted thal the applicant has moved the taller
buildings further fo the south and cutside the RL 58.5 height control, This has been
done on the bagis that there is a hetler relationship to the Telstra building which has
been used as the benchmark for this site.

The question is then one of whether any of the excess height results in any adverse
impacts and whether the scale is reasonabie. If can be seen from the above table that
all buildings exceed the height control either in part or whole excepl for building A.

The extent to which Buildings C, E and H exceed the heighf conlrol is considered
acceptable as the additional height is less than one storey and they are not adjacent to
single dwellings. Additionafly in the case of Buildings £ and H the excess heighl is
partly due fo the significant slope of the site alang Condamine Street.

Building K is the infill building in Griffiths Street. This was inifially stated fo be 3.5
storeys, in olher words part hree sloreys and part four storeys. |t appears from Fig
347 on Page 68 of the S of EE that the celling of Building K may be up o one floor
above 121 Griffiths Street and will cast significant shadow over No. 125 Griffiths Street
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than & compliant building. As a result objections have been received from residents on
gither side of this building. The applicant has submitted an amended design for this
building which reduces its height to a part 2 & part 3 storey building. Council has
subseguenily received written acceptance of the redesigned building from the there
adjoining residents. The height of building K is naw considered acceptable.

The eight storey sactions of Buildings B & D have been moved to the south oulside the
RL 58.5 Zone. This has the effect of increasing the non compliance. It will be noted
that both buildings have a lower section within the RL 58.5 Zone. in one case the six
storey section of Building B is consisient with the height limit of RL 58.5 and for
Building D the four storey section is some 6.2 metres below it. The impact arising from
the eight storey sections of these buildings is minimal and is offset by the reduction in
height of the four storey section of Buitding D within the RL.58.5 Zone, As a
consequence fhe height of these buildings is considered acceptable.

Building J is a combinalion of two and three storeys. The additional height comes
ahout from the fact that it is on top of the podium, It will also be noted that the height
control falls away quickly towards Condamine Street along this inside of the site. To
achieve compliance the building would have to be either eliminated from the scheme or
reduced lo single storey. This part of the sile is suitable for accommaodating a
residential flat building and given Ihat the adjoining buildings to the nerth buildings are
three and four storeys and the separation between those buildings and Building Jis in
the order of 20 metres its height is considerad acceptable. The height of building J
facing the dwellings in Woodland Street is also considered acceplable as the two
storey section complies with the height control and the three storey section is only
partially in excess.

Only Buildings F & G remain to be assessed. Parls of these buildings are within the
RL 58.5 Zone and part (the northem section) within the 10.5 metre height zone.
However unfike what has been attempted with other tall buildings this has been moved
to the north that is closer to the adjoining residential properties.

The applicant initially argued that there i a considerable distance betwesn Waoodland
Slreet and Building F and as there are frees screening this building its height is
acceptabla,

As this ignored the significant impact on the properties on the eastern side of
Woadland Street the issue was discussed with the applicant. Currently the Woodland
Sl sites are subject to & height control of 6.5 to 8.0 melres. Building F is shown to be
18 metres lo the uppermost ceiling. As a result of those discussions the applicant has
submitted two options for amending the upper fevel of building F. Councils Urban
Design consultant has reassessed these options and has recommended that two
levels be delsted from the first len metres rom the western end of the building in order
fo achieve an appropriate relations hip between this building and future buildings on
the Woedland St sites

In summary there is only one change being recommended as a result of the height
assessment. Building J should be partly reduced in height by 2 storeys at its western
end.
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(h)

Car Parking

The proposal envisages that there will be some 1005 spaces on two levels - 560 of
these are for retail/commercial uses {and include staff parking) and the halance of 445
for the residenfial component which includes visitor parking.

Council has two parking standards which might be applicable to the residential
component of the propesal. That is the DCP for the Residential Zones and the DCP
for the Business Zones. Because the former results in a higher number on site, the
applicant has adopted that DCP requirement which requires 395 spaces. tis
considered that this is appropriate to apply to this development. As it will be noted
elsewhere in this report, | have treated the residential component above the podium as
If it is within 3 Residential Zone, Meverfheless there is the question of whether Council
should allow the further 0 spaces proposed for residential compoenent.
Molwithstanding that the applicant argues thal the scale of the residential companent is
appropriate because it is wilhin a shopping centre and an a public fransport route, the
additional spaces are considered acceptable due to the fact that being underground
there will be minimal impact from these additional spaces and it would be difficult in the
fuiure to provide these should the demand grow.

In respect of the Commercial/Retail component, the applicant proposes a number
higher than the former Business Zones DCP (495) and marginally higher than the
RTA's Guide (550). Itis however some 20 less than that required under the recently
infroduced Amendment to the Businass Zones DCP (.. 580 spaces).

Balancing these two up, it will be noted that the parking for the residential component
is 50 spaces over whereas the parking for the business component is 20 spaces
under. The net effectis an additional 30 spaces out of a total of some 1005 spaces.

In my opinion this is satisfactory given the objective of the Business Zonas DCP "to
ensure there is adequate provision for car parking in further development in the
business areas”.

The other issue which needs {o be addressed is the proposal to interconnect the iwo
parking floors by & ramp and have 50 cornmercial spaces on the residential level. This
is considered acceptable provided that the wo parking areas are physically separaled
so that the commercialfretail customers do not exif the site via the ramp into Griffiths
Street. A condition has been included in the reccmmendation to this effect.

The propgsal provides for two Boors of parking but without parking layout. it appears
that these levels are of sufficient floor area to accommodale the number of spaces
proposed. Thersfore it will be proposed by way of condition that the layout of the
parking levels compiying with requirements for space dimensions, aisle widths,
disabled and parking for parents with children in prams be part of the Stage 2
Development Application,

Open Space
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The LUDC contains two requirements relating to open space and landscaping on the
site. Firstly there is the requirement for a central public space with @ minimum area of
500m2 (possibly glimpsed from Sydney Read) should be the focal paint of the Tolem
Devalopment and secondly there are a number of performance requirements relating
ta residential development, There are however no specific numerical standards in
refation to the provision of open space on the site. Nevertheless as a general rule of
thumb and hecause the residential development has a density in the order of
Residential Sub zones 1 & 2, the amount of open space could be expected to be
betwean 45% to 50 % of the site area.

The proposal has a major feature a central plaza of something in the order of 1200m2
to 1500m2. This has a north south axis and is uncovered. This more than satisfies the
UBC requirements. This is supplemented by other public plaza areas which connest to
Sydney Rd, Condamine Street and the fower level retail area. In total these arcas
represent public spaces of some 2300m2. These also previde the padestiian
connectivily sought by the UDC.

For ather parts of the site it is proposed to have extensive areas of landscaped open
space much of which will be available for public access.

The applicant has provided details that these areas in total represent some 10,500 sq
metres of both public and private open space. This represents in excess of the site at
the podium level i 50% of the articulation zone is included. 1t wilt be further noted that
the Residential Zones DCP for up to 25% of the open space requirement fo be
satisfied by above ground areas if certain design crileria are met. Given hat the
uitimaie design in the Stage 2 appiication will include baiconies which would qualify as
open space the proposal is likely o provide a quantum of open space which is in
excess of Councils slandards. White this is henefit justifies having the talier buildings it
dogs not justify the excess FSR. Neverlheless the quantum of open space proposed
in the application is considered acceptable.

Councils Architect Planning and Strategy has expressed strong concemn over the
heights of buildings surrounding the plaza and the impacts caused to the amenity of
users of the plaza. GM Urban design has also examined this aspect of the proposal
and has concluded the relationship between the buildings and the plaza is satisfactary
given the size of the plaza. 1t is noted that the majority of buildings surrounding the
space are an average of three storeys abeve the podium level and that the buiding to
the narth is only fwo storeys. While it is accepted that there will be sorme loss of
amenity the UDC would afiow buildings to be erected to a helght of six storeys in this
location. Therefore on balance the height of Building D will not be required (o be
lowered nor will the progosal be required to be amended in respect of the plaza.

(i)  Access Arrangements

Consent is sought for the following vehicutlar access arrangements:

(i} for retall parking off Condamine Street;
{ii) for retail parking off Sydney Road;
{iii} for resident parking only off Griffiths Street;
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(v} drop off and unloading areas along Lane 34; and
{v) retail detivery vehicles including large trailers off Condamine Street.

The UDC 1999 specifies requirements for access arrangements. The above are

~consistent with those requirements except for twe areas. Firstly the UDC envisages
access to retail parking off Griffiths Street and sacondly it proposes Lane 34 {o be one
way east bound rather than wast hound.

From a planning perspective and not withstanding there is some objection o the
placement of the major access off Condamine Street and to the impacts from vehicle
using the Griffiths Street exit, the proposed amangements are considered acceptabla.
Moraover the RTA and Councils Traffic Committee support the arrangements subject
to conditions which require further investigation as part of the Stage 2 Application.

In regard to the cencerns raised by objectors the applicant has offered to investigate
these issues as part of the Stage 2 DA and conditions have been included i the
recommendation 1o achieve Lhis review.

in terms of the UDC aim to develop and re- define a linked and coherent set of public
spaces through and around the development block and the Design Cortrols in Section
4 of the UDC to have a visually strong fink between the Totem Centre and Sydney
Road, the Application includes a plan (DA1-60) iltustraling pedeslrian circulation and
publicly accessible landscaped areas.

Itis considerad the pedestrian linkages are consistent with the requirements of the
UDG and subject to refinement in the Stage 2 applicalion can be accepted in principie.

It will also be noted that the pedestilan circulalion provides for a pedestrian access
through fo Griffiths Street via a set of stairs and for an extension to Woodland Streat as
suiagested in the UDC. This extension is not proposed as part of this prapesal and
could only accur in the event that those sites are redeveloped.

{i)  Social Impacts

Although consent is not heing seught for communily facilities it is necessary o
consider the social impacts of a development of this scale under Section 7T9C. This is
particularly the case given the loss of both the ten pin bowling centre and the squash
courts. The future of the Masonic Club is also unknown. It should also be noted that
the objections to the proposal raised concerns relating to the loss of the above
facilities.

The Statement of Environmental Effects deals with Social Impacts at pages 106 fo
119.

In regard to the Masonic Club Stockland has stated that they are actively assisting the
Club to maintain a facility in the area.
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In terms of the loss of the two sporting facilitics from the cenfre the applicant has
shown that there ate a number of aliernative facilities within a two km radius to meet
that demand,

In the previous Development Application it was pointed out that while active recrealion
facilities may be available there was little provided for in terms of passive recreation
facilities. “The possikility of incorparating a community within the development can be
reviewed with the Stage 2 DA when the Uniting Church objecfives become clearer and
in consultation with Council the demand for such a facility becomes clearer, A
community facility that is adaptable in its function could be provided on the podium
lavel off the plaza could be used as a drop in centre for youth or as a community room
for all ages. Further itis alse appropriate to defer this issus for consideration with the
implementation of the Sec 94 Contributions Plan,

Itis considered having regard to the above that the issue of social impact has been
reasonably addressed at this fime and as the applicant points out these maiters can be
the subject of the refinement of the proposal al the Stage 2 Application.

(k}  Economic Impacts

Due to possible economic impacts of the proposal and concerns raised in submissions an
Economic Impact Assessment was undertaken by Dimasi Strategic Research on behalf of
Stockland. This assessment was submitted to Council on 16 August, 2005, a copy of which will
be fabled at the meeling.

The report;

% projects future population and retail spending within the trade area (population to grow
by 4400 te 2016 and expendilure to grow by $66 million in 10 years);

¥ examines the main competition to the two new supermarksts particularly Warringah
Mall and the Manly Town Centre;

% assesses likely trading impacts on other retailers in the surrounding areas; and

% takes into account the economic effects, i.e. employment.

The report cencludes there is a need for additional supermarkel floor space in Balgowlah when
compared 1o the Sydney and Australia average spending per person. For the Balgowlah trade
area this demand is estimated af 18-20,000m2 of which Taotam will only take up some 37%.

The analysis goncludes $hat the level of impact on retailers throughout the trade area is likely to
have, on average, a very slightly reduction in sales in 2007/08 as a result of the Totem
expansion.

Comment;

The report is considered comprehensive in identifying fmpacts arising from redevefopment of
ihe Totem sife. The major banefit will be fo retain spending which is currently escaping to
Wartringah Mall. There will also be benefits fo surounding residents in ferms of convenience fo
this level of refailing.
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it is accep!ed thal without some form of redevelopment the centre will continue fo decline as
shoppers are allracied to other newer cenfres. This would resulf in a worse oufcome for local
fraders than any minor fmapact which the current propasal provides.

it will be nofed that the zoning allows a retail centre of this scale fn be developed. Itis
therelore difficult to refuse an application such as this on esonomic grounds paiticidanly when
the analysis shows thal its impact in competition terms on surrounding refailing cenfres fs
redafively minor,

Therefore on balance it is considered that the economic impacts ars such that the proposal
need not be scaled back in floor area or use particularly having regard to the other econamic
benefits including local employment and less car usage which will flow from the development.

18. SPECIFIC DESIGN REQUIREMENTS
(a) SEPP No.65

Design Quality of Residantial Flal Buildings,

The requirements of this SEPP have been comprehensively assessed in the attached
report by GM Urban Design and Archilecture relating to:

Context;

Scale;

Density;

Energy Efficiency;
Amenity; and
Safsty & Security,

YYYVYYY

Certain components of the development raquire change and other requirements will be
assessed as part of the Stage 2 Application. Nevertheless the proposal is considerad
suitable for approval.

(b}  Urban Design Plan 1999

This Plan in addilion to providing conlrols for he site which have been dealt with
elsewhere in this report contains a number of specific reguirements for this site. These
include for example:

> slreet planting must be strengthened,

¥ public toilets should provide a beller service ;

» pedestian spaces must be clearly infegrated by distinct paving to connect the
whale centre; and

demonstrating campliance with the Council's Conservation Strategy.

py

Y
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19.
@)

(b)

__ Totem Devslopment, Balgowlah

These are important matters of detail which need to be addressed. An approval by
Councll of the Stage 1 Application will not prevent achievement of compliance with
these requirements.

SECTION 79C ASSESSMENT

Assessment of Demolition

All sfructures on the site are proposed lo be demolished. These are shown on the
survey plan provided by the applicant and dated 31 October 2002.

If the Council accepts the recommendation of this report with respect to the granting of
consent is pursuant to Section 80(4} of the Act that is for the development in broad
terms, there is no reason why Council would not allow works to be demalished.

There is the disadvantage that if the existing buildings remain, there are opportunities
for vandalism and for vermin to inhabit the property. [t is therefore in the interssts of
the pubtic that the demolition occurs as scon as possible. The applicant has indicated
that within two months of this consent being granted demolition work will commence.

There are however a number of Council requirements relafing to demolition work which
have to be observed, most important of which is that a Demolition Plan of Management
be submitted to Council.

This will of course include the management and movement of vehicles during the
demolition: and hours of work. 1 will be noted that it is infended that of excavation
works will occur during the Stage 2 Development Applicalion.

While a security fence will be erected around the perimeter of the site it is considered
that not all of the site should be inaccessible for the public. Firstly Lane 34 will have fo
remain open 1o provide access for those properties fronting Sydney Rd and secordly
thera does not appear to be any significant reason why Council's land fronting Sydney
Rd cannot continue ta be used as a smal: plaza. It will be recommended that
temporary tollet facilities be provided on this land at the applicant's expense following
commencement of demofition work (which includes the existing public toilets) and the
opening of the new centre,

It will be the recommendation of this report that Council grant development consent
pursuant to Section 80(1) of the Environmental Planning & Assessment Act for the
gemolition of the exisling structures on the site.

Assessment of Stage 1 Application

The assessment has shown that when assessed against the Manly Local
Environmental Plan thal the proposed land uses are permissible with Council's consent
and consistent with the planning objectives for this area.
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(d)

Totern Development, Balgowlah

Section 94 Contributions

Council in April 2005 adopted the Manly Section 94 Contributions Plan for the purpose
of levying contributions on developers for public services and amenilies required as a
consequence of development.

Seclion 1.4 of the Plan states that it applies to #ll land withiin the municipality and
because of the small size of the municipalily, that access will be available to all
services and faciliies provided.

The contributions are levied for both commercial and residential development.

Al this stage when the exact floor area and the number of units are unknown it is not
possible to calculate what the Sec 24 contribution might be. Therefore this will be
determined as part of the Stage 2 Application.

Section 79C Considerations

The following is an assessment of the proposal in terms of Section 79C of the
Envirenmental Planning and Assessment Act,

Section 79C (1) (a) {i) - The provisions of any Environmental Planning
instrument,

The proposal has been assessed against the provision of The Manly Local
Environmental Pian 1988 including amendment No. 45 All of the uses praposed are
permissible with Councll's consent.

The proposal s consistent with the abjectives of the Manty LEP and in particular:

Clause 3{1){d) 1o encourage further development of the commersial centres o
cater for the retail, commercial, enterlainment, welfare and recreation needs of
residents and vistors.

There are no other controls in the Manly LEP with which compliance is required.

The proposal has alse been assessed against the provisions of SEPP No. 85 and has
been found fo have short comings in lerms of meeting the Design Principles and
Desiagn Coda.

The objectives of draft SEPP No. 66 relating to locating developments so as fo
maximize the potential for fravel to and from the development by public transport have
been satisfied and the development is consistent with that Policy.

The assessment of the development against the provisions of SEPP No. 11 - Traffic
Generating Development has been undertaken by the RTA’s Regional Traffic
Committes. it has endarsed the proposal and recommends the imposition of conditions
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neaded to resofve impact issues prior bo consent being granted for the Stage 2
application.

Section T9C (1) (a) {ii} - The provisions of any draft LEP

Enquiries af Council have revealed that there is no draft LEP which affects the site.
Section T9C {1) (a} {iii} — The provisions of any Development Gontro! Plan
The Application has been assessed against the:

¥ DCP for the Business Zaones
¥ DCP for the Residential Zones; and
¥ Balgowlah UDC.

The above assessment has shown that while there are & number of non-compliances
with the requirements in those planning instruments in particular

{i axceading the FSR for the Business Zones and;
{ii) axceading the height controls for the residential component; and

As a result of the imposition of the recommended conditions which reduce the scale of
the residential component the excess FSR would bs in the order of 5%. On site of
these dimensions it s likely that any impacts arising from this excess FSR can be
mitigated in the Stage 2 consent. The applicant has already demonstrated this by
altering the envelope for Bullding K.

in regard to the nor compliance with the height conlrols the assessment has shown
that the posilion on the site of the principal buildings which do not comply being
Buildings B & D have litfle impact on the surrounding area. There is a greater concemn
for the helght of Building J and a condition has been recommended to parly resclve
that concern. It is anticipated that the delailed design of all buildings in the Stage 2
Application will further reduce any remaining impact concemns. Examples include the
articufation of the building form and landscaping.

As aresult and notwithstanding the above non compliances the proposal as a Stage 1
Application is considered acceptable. If being noted that it satisfies aims and
objectives of those documents and in particular the LUDC which states that
development must:

0 atlain a high standard of architectural design for maximum community
henefit {i.e. the public plaza);

(iiy develop and re-define a linked and coherent set of public spaces
through and around the development bicck;

(i)  create active street level use along the built frontage to Sydney Road
and Condamine Street {and in this case around the plaza); and

(iv) improve pedestrian amanity and service efficiency of Lane 34.

Section 79C (1) (a) (iv) — Matters prescribed by regulations
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There are no matters prescribed by the regulations relevant to the Stage 1 Application
however the regulation make provision for demolition work to be canied out in
acoordance with the provisions of Australian Standard AS 2601,

Notwithstanding that the applicant sates an intention to prepare 2 Hazardous
Suhstance Audit and Management Plan and a Worl Plan, Council's narmal condition
relating to demolition is included in the Part A recarmnendalion .

Section 79C (1) (b) - Likely impact of the development

The likely physical, sacial and economic impacts of the development have: been
assessed in earfier sections of this report and in the report by Ms Morrish of GM Urban
Dasign & Architecture P/L.

The impacts arising from the retaillcommercial component are largely minimized due to
the greater portion of these areas being underground. Parking for these uses is
provided in accordance with appropriate standards and therefore no overflow parking
is expected to oceur in surrounding streets. Vehicular access is in accordance with the
reguirements of the Urban Design Controls and will be subject to further refinement in
the Stage 2 Development Application.

Traffic impacts will be furlher assessed at the Stage 2 Application however the "in
principle” approval given by each relevant traffic body suggests that selutions can he
found to the major concems.

it is recognized thai the developmenrd has posiiive impacis in terms of upgrading what
has hecome a dated retail centre. Further the open space areas particularly the
cenlral plaza area results in a mare allraclive area for the community notwithstanding
the loss of some recreation and community facilities,

The component of the development having the greatest impact in terms of the
immediate surrounding properties and the wider community and visual impact is the
residential companent.

By and large the setbacks to the surrounding areas are such thal adverse external
impacts have been minimized. The only area where change is required is the
relationship between Building C and Lane 34. Ms Morrish has recommended that this
be increased as does Councif's Architect Planning & Strategy and | if not for different
reasons. The internal relationship hetween buildings and hence the amenity of future
residents is governed by SEPP No. 85 considerations. The plans show separating
dimensions consistent with SEPP No. 65 and refinements o ensure compliance wil
oceur as part of the Stage 2 Application.

Although the heights of the buildings exceed that provided for in the UDC and DCP’s
Ihe overshadowing impacls and privacy impacts have been minimized by the
placement of the taller components to the southem and central part of the site,

The only areas where height is still of concern are in respect of Buildings A, F and K.
In respect of Building A the concern relates to impacts on the adjacent unifs to the west
however these can be addressed in the Stage 2 Application. The applicant has
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submitted amended plans which lower the heights of Building K and some of the
adjaining owners have supported these plans. Building K will be comparable in height
to the adjoining development. The heights of buildings alorg the westem side of the
site in relationship 1o the land in Woodland Strest are of greatest concern in terms of
dominating the skyline. As a result conditions have been recommended to lessen this
impact.

From further afield although the site will be idsntifiable hecause of the tall buildings
they will not be as noticeable as previously proposed and the proposal is now more in
keeping wilh the scale of the surrounding area given that the building form transitions
down to the scale of the surounding development.

As aresylt of changes to the plans by the applicant and the recommended conditions
the Floor Space Ralio is only some 5% above that permitied. This ordar of variation is
not expacted to cause any undue impacts particulary given that the number of units
proposed is considered to be appropriate and is al a density less thal that permitted in
other parts of the municipality.

Cther impacts such as visual appearance, noise, amenity, safely, wind, privacy and
padastrian convenience will be addressed as part of the Stage 2 Application.

As a consequence it is considered that subject to the conditions recommended thal the
impacts from the proposal have been adequately addressed and minimized.

Section 79C (1) (¢) ~ Suitability of the site for the development

The site is considered suitable for the development having regard to its zoning and
particulatly the objectives of SEPP Ne. 66 relating to major development on public
transport carridors. It should be noted that the site is currently being used for the
purposes proposed albeit for a development of considerably lesser scale.

Section 79C (1) (d} ~ Submissions

The submissions received by Counci show that while there is substantial support for
the proposal there are many residents who consider that the impacls are still
unacceplable

The submissions have been considered in (wo groups:
¥ those that raise concemns arising from the development as a whole and with
broader implications { i.e. the non compliance with the FSR efc); and
> those that relate to specific impacts on adjoining properties,

In regard to the fatfer, the applicant has altempted fo mitigate some of the impacts on
adjoining premises by redesigning part of Building K and have offered to review
vehicular access arrangements at both Condamine Street and Griffiths Strest lo
determine where further measures can be taken fo lessen those specific impacts. s
agreed this can be part of the Stage 2 Application, The objections from the residents

Totem Development, Balgowlah
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in the Sydney Road units can also be addressed when the detailed design of that part
of the proposal oceurs in then next stage. |t should however be noled that envelope
for Building A complies with Coungils DCP for the site in terms of height and Is to be
lower thai the height of the objectars building.

ltis therefore considered that the benefits flowing from the proposal if it were to
proceed would outweigh any disbenefits which mighl be cccasioned by the
develepment not proceeding. In particular Councit's UDP 1999 were prepared as a
means of facililating redevelopment of the Cenfre, An exlensive consultation hag
resulted in a significantly fawer objections to the current scheme and Lhere are a
number of Precinct Forums which although appearing to have reservalions
acknowledge the proposal is beller thal previous proposals,

Section 79C {1) (e} ~ Public Interest

While it is in the public interest that the centre be redeveloped, as envisaged by the
Council's UDP for the Balgowiah Centre and the Balgowlah UDG, itis also in the public
intarest that the development being proposed has regard for the Council's planning
controls and guidelines. It needs to be borne in mind that the Councit has prepared
and adopted spedific planning confrals for nat only this centre but also this site. The
applicant has pointed cut that there has been an extensive consultation process
involved in arriving at this particular proposal and cne which equates to the process
which led to Council UDC. As & consequence and while it is important i the public
interest that compliance with those controls be maintained the support for the current
proposal may reflect the community's current expectations for the site. It will be noted
that it is some six years since the UDC was adopied and whils they stili remain vaiid
this Application could be regarded as a refinement of those controls which resultin a
more acceplable design oulcome. This Is a unique sile particularly in terms of size and
location. Therefore the extent to which there is any relaxation of the planning controls
wilk not create a precedent, In any event the non compliances are tess than a 10%
variation or the outcome will be equal fo or better than if the development was forced to
comply.

Therefore, on balance the public interest will be served by the granting of consent to

the demolition of the existing structures and fo the Stage 1 Application subject 1o
conditions as recommended.

CONCLUSION

The Application sought consent for a number of aspects of the ullimate proposal. Of those, this
assessment has shown that the following are acceplable:

5
4
B

oW

The GFA ol 14,300 square metres for the retail'commercial uses;

The location of the retailicommercial uses at RL 34.5 and al the podium level;
The use of the podium level for a mix of public and private open space,
retailfcommercial use;

The two levels of car parking below the main refail level for car parking;

The provision of 1005 car parking spaces,
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> Approximalely 580 car spaces for the retaillcommercial component including staff
parking located in the basement and Lane 34;

#  Alolal of 445 parking spaces for the residents and visitor associated with the
residential component;

»# Vehicular access to and from the residential parking via Griffiths Street,;

» Vehicular access and egress to the retail parking from Condamine Street and restricted

access Jegress via Sydney Road; and

Service vehicle access for retail delivery vehicles via a dedicated access from

Condamine Sireet only.

X

The following aspects of the proposal require madification:

(i) In respect of Building heights which are generally acceptable excepl fer Building F
which is to be reduced in height in part by two levels,

¥ Inrespect of the bullding footprints which are generally acceptable except for;

0] Building E which is to be reduced in length at its westerm end by five melres lo
provide a more dirget visual connection from Syidney Road to the Plaza.

(i} Building C which is to be sethack a minimum of six metres from centre of the
widened Lane 34.

(iii) Buildings F & G are to be reduced in width fo provide adequate amenity for
residents.

In respect of the GFA sought for the residential compaonent it will be reduced from the 31,400
square mefres {as will ihe FSR of 1.483:1) as a resuif of the above changes. The FSR will be
in the ordarof 2.1:1

The proposal is considered appropriate for the site given its jocation within Manly second
largest business centre and when carried out should meet the community’s and the Council's
aspirations for a greatly enhanced and convenient centre, It is therefore recommended that
consent be granted to the applicaticn o demolish the existing structeres and the Stage 1
aspects of the application.

21. RECOMMENDATION

In respect of the application by Stackland Davelopment Ply Lid for the demolition and
reconstruction of a mixed retail/ commercial and residential complex on a site generally known
as the Tolem Shopping Cenlre at Balgowlah that:

A: Consent be granted pursuant to Sec 80(1) of the Environmental Planning and
Assessment Act, 1979 for the demolition for all structures on the site the subject of
Development Application 168/05 at 197-215 Condamine Street known as the Totem
Jite subject fo the following cenditions:

1. This consent relates to the buildings shown on the survey plan provided by
Steckland and referred as Drawing No. 224100 and dated 31 October, 2003.
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Council's land off Sydney Road, being Lol 3 DP 701218, shall be exciuded from
the demolition site.

The applicant is to provide and maintain at no cost to Council temporary public
amenities within the Council’s land referred to in Condition 2 until such times as
the existing facilities to be demolished off Condamine Street are replaced. The
number of toilet facilities to be provided is fo be approved by Gouncil.

Lane 34 shall be excluded from the demolition site in order to maintain access to
properties fronting Sydney Road.

Prior to the commencement of demolition work a Vermin Control Management
Plan shall be prepared and submilted to Council for approval. If approved the Plan
shall be implemenled fram the commencement of demolition and untll the site is
developed and open fe the public.

Prior to commencement of demolition warks a Traffic Management Plan shalt be
prepared and submitted to Council for approval. Such Management Plan is to
address vehicle numbers, routes, points of access and workers’ parking
arrangements.

The applicant will be responsible for reinstating public roadways surrounding the
site where damage is caused by vehicles associated with the demolilion work.

A single entrance is permitted to service the site for demolifion. The foctway and
nature strip at the service entrance shall be planked out.

Pursuant to Section 97 of the Local Government Act, 1993, Council requires, prior
10 issue of the Construction Certificate, or cormmencement of any demolition
works, payment of a Trust Fund Deposit of $200,000. The Deposit is recuired as
security of compliance with Conditions of Consent, and as security against
damage to Council property during works on the site,

Note: Should Council property adjeining the site be defecfive e.g., cracked
foolpath, broken kerb ete., this shall be reported in wiiting to Council, at least
seven days prior to the commencement of any work on sie.

. Pedestrian access, including disabled and pram access, is tc be maintained

throughout the course of the construction as per Aushralian Standard AS 1742.3,
“Part 3 - Trallic conlrof devices for works on roads”.

. Toilet facililies are to be provided at orin the vicinity of the work site on which wark

involved in the grection or demolilion of & building is being carried out, at the rate
of one toiiet for every 20 person or part of 20 persons employed at the site, by
effecting either a permanent or temporary connection fo the Sydney Water's
sewerage system or by approved closets,

A sign must be erected on the subject site in a prominent position stating that
unauthorised entry is prohibited and giving details of the name of the builder or the
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13,

4.

18.

186.
17.

18.

19.

20,

21,

parson responsible for the site and 24 hour contact details, The sign is to have
dimensions of approximately 500mm x 400mm.,

Note: The sign is not required if the building on the site is to remain occupied
during the course of the building works.

The implementation of adequate care during demolition to ensure that no damage
is caused o any adjoining properties.

An adequale securily fence, is lo be erected around the perimeter of the sife prior
lo commencement of any demoliticn works, and this fence is to be maintained in 2
state of good repair and condilion until completion of the building project.

A dilapidation report in regard to adjoining properlies and Council fand is to he
submitted to Council with the Trust Fund Deposit priar to the issue of the
Construction Certificate.

All demolition is to be camied outin accordance with AS2601-2001.
Mo approval is expressed or implied for excavation works.

Asbestos cement sheeting must be remaoved in accordance with the requirements
of the WorkCover Authority.

Demolition must be cairied out by a registered demolition contractor.
Documeniary evidence of registration must he submitted to Councit prior to the
commencement of demalition work.

During and following completion of demolition works measures shall be put in
place to ensure ne dust, rubbish or other malerial is blown off the site,

Iy refation 1o the demolition of the existing buildings on the site:

{i) Areport is fo be submifled lo the Principal Cerlifying Aulharily delailing
whether any hazardous malerials exist on the site. (eg. fead in paints and
ceiling dust or asbeslos).

Note: If no hazardous materiais are identified, the demolition may
prateed in accordance with the following cenditions including dust condrel
and WorkCover raquirements.

(i Should any hazardous materials be identified, as per item (1), a Work Plan
shall be submitied to Council in accordance with AS2801-2001 -
Demoliion of Buildings. The report shall contain specific details regarding:

(a) The type of hazardous matarial;

()] The level or measurement of the hazardous material in
comparison to National Guidelines;

{c) Proposed methods of containment; and

{d) Proposed methods of disposal.
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22,

23.

24.

25.

26,

27

29.

(i} Where high levels of fead, cadmium, zinc, copper, asbestos, mercury and
acid sulphate soils are founk in a premises to be demalished, term (i)
shauld be followed, and the sail sample from site should be tested by a
NATA Registered Laboratory before and after demolition. This will
delermine whether remediation of ihe site is necessary.

(iv) The dernalition must be in accordance with AS2601-2001.

(v) Any ashesios cement sheeling must be removed in accerdance with the
requirements of the WarkCover Authoriy.

{vi) Al work involving lead paint removal must not cause lead contamination of
air or ground. Particular attention must be given to the control of dust
levels on the site.

A barrier ar temporary fence shall be erected around the existing street trees o
protect them from damage during construction.

Mo existing street trees shall be removed without Council approval, Where such
approval is granted, the trees shall be replaced at full cost by the applicant with
super advanced frees of a species nominated by Council's relevant officer.

A sediment/erosion control plan for the site shalf be submitted for approval to the
CouncitfAccredited Cerlifier prior to the commencement of demolition works.
Impiementalion of the schemg shali be compigied prior to commencement of any
works on the site and maintained until completion of the demolition works.

Priar to the issue of the Construction Cerificate, the applicant shall submit details
of protective hoardings, fences, and lighting which are o be provided during
demolifion, excavation and bullding works in accerdance with the reguirements of
the Department of Industrial Relations, Construction Safety Act and the WorkCaver
Autherity,

Note: On corer properties, particular attention is fo be given fo the provision of
adequate sight distances.

Any future stryctures to be erected on the site shalf be the subject of a
Development Application and Construction Certificate Application.

All materials stored on site shall be stored out of view or in such a manner so as
nof to cause unsightliness when viewed from nearby lands or roadways,

. All demotition and excess construction materiais are fo be recycled wherever

practicable.

Adl disturbed areas shall be stabilised against ercsion to Council's satisfaction
within 14 days of completion, and prior to removal of sediment controls,
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30.

3.

32,

33

34

35,

Buitding or construction work must be confined fo the hours between 7.00 a.m. to
6.00 p.m., Monday to Friday and 7.00 a.m. to 1.00 p.m., Salurday, with a tolal
exclusion of such work on Public Holidays and Sundays. Non-offensive works
where power operated plant is not used and including setfing out, surveying,
plumbing, electrical installation, liling, internal timber or fibrous plaster fixing,
glazing, cleaning down brickwork, painting, building or site cleaning by hand shovel
and site landscaping, is permited between the hours of 1.00 p.m. to 4.00 p.m.
Salurdays.

Note: That the Proteclion of the Environment Operations Act 1997 may preclude
the operation of some equipment on site during these permilted working hours.

The pubdic footways and roadways adjacent to the site shall be maintained at all
times during the course of the work in a safe condition.

A photographic archival quality record shall be made of all the proposed huildings
and structures to be demolished. AR these buildings are to be photographically
recorded in accordance with the NSW Heritage Office Guidelines prior to
commencement of works or any demeolition works. The record is to be inan
Ad format and shall include plans, the streetscape contexd, their street numbering
and black and white phatographs, their negatives and colour phategraphs, two
copies of which are 1 be submitted to Council priot to issue of the Construction
Certificate. Photographs are also to include the hetitage Iisled street trees, the
interior and exterior of all the buildings and their setting. The record is lo be
prepared hy a heritage consullant and include a brief outline of the history of the
iocality and the buidings. When received, a copy will be sent o the Manly Local
Studies Library,

The heritage listed Brushbox {fophoslerum conferus) sireet trees in Condamine
Street are to be retained due to their identified aesthetic value and significant
contribution to the streetscape of Condamine Street. An afternative design and
lower buiiding height is requirad to ensure retention of these trees and thelr
dominance in the streetscape selting. Details of which are to be submitted to
Council for approval prior to issue of the Construction Gertificate,

Additional semi-mature Brushbox are to be planted in Condamine Street to
reinforce the significance of the existing street trees. Details of which are to be
submitted with the Landscape plan with $tage 2 of the development.

The development is to incorporate systems to improve the health and fongevity of
these trees. Protective buffers are to be placed around the heritage listed trees of
Condaming Street t0 ensure that damage to the trunks and root systems does not
oceur during demotition/development of the site. Details of the method of
protection of the Irees shall be submilted to Council for approval prier to the
issue of the Construction Certificate.

The slree! frees shall be protected wilh suitable temporary enclosures for the
duration of the works. These enclosures shall only be removed with directed by
the Principal Certifying Autharity. The enclosure shall be constructed out of F&2
reinforcing mesh 1800mm high wired to 2400 long star pickets, driven 600mm into
the ground, spaced 1860mm apart al 2 minimum distance of 1000mm from the

E Armstrong Planning Pty Ltd
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37

38.

39,

40,

4

Py

tree trunk. An annotated phatagraphis) of the trees, with particutar emphasis on
the lowsr pail of the trees, shall be submitted to CouncH prior to the
commencement of any building work.

. The reuse and recycling of all materials is required, particularly in regard 1o the

historic bungalows and interwar buildings proposed to be demotished. The reuse
af the sandstone feundations of these buildings is to be incorporated inlo the
development, such as on the exterior foundalions of the new buildings, retaining
walis, andfor fences fronting Condamine Street. The recycling of the Tiver' bricks,
leadlight windows and the like is to ocour, preferably on site andfor te suitable
professional recyeling yards specializing in the recycling of historic building
materials. Demolition and storage of these maferials is o be carefully carried out
by the workers and a specific stockpile area is to be designated and protected.
Details of the ahove requirements are to ba submitted le Council prior to issue of
the Construction Certificate,

The ‘totem’ necn sign on Sydney Read and the totem’ in Condamine Street are to
he retained for their historic links to the lagality and the site and are to be
incorporated into suitable major public open spaces such as the proposed plaza off
Condamine Strest or within the shopping centre such that they:
feature prominently and provide opportunities to act as a meeting place foci;
and are given suitable all-weather protection.

An historical interpretation of the history of the site and the totem shopping centre
including the sign and totems is to be located in the vicinity of the sign and lotem,
anhd it is preferable that both the sign and toterm are dispiayed together as part of
the intarpretation. The interpretation is also to include histeric photographs of the
site and the significance of the sireel Irees in Cendamine Streel. The use of the
name "totem” should be considered to continue with site due to its local
sonneclions and identify with the locality. Betails of the above are to he
submitfed to Council for approval prior to issue of the Consfruction
Certificate,

Any stona kerh in the vicinily of the development site is {o be protected from
damage during construction. Details of the method of protection of the kerh are to
be submilted to the Principal Certifying Autharity prior fo the issue of the
Canstruction Certificate. Photographs of the kerb are to be submitted to Coungil
prior to the commencement of any buliding work,

Where driveway construction necessitates the removal of any part of any existing
stone kerb, the redundant stone kerb blocks are to be carefully removed, without
damage, in whale blacks. These kerb biocks are to be deliverad to Council's depot
in Balgowlah. To arrange access to the depot and a suitable time for defivery
contact Council's Works Superintendent on 0418 608 454 between 8.00 a.m. and
4.00 p.m. Mon-Fri. The removal and delivery of the sfone kerb blocks is to be
undertaken at the expense of the owner/applicant.

. If, during the course of canstruction and any associated earth disturbing activities,

human remains or archaeological deposits originating from Indigenous or non-
Indigenous cultures are exposed, works must cease immediately and Council
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informed. The Police must also be informed if human remains are uncovered. If
this procedure is not followed the applicant may be guilty of an offence under the
NSW National Farks and Wildlife Act 1974 and the Aboriginal and Torres Strait
Istander Hetitage Protection Act 1984, and will be reported fo the relevant
authorities.

Stage 1 Congent be granted pursuant to Sec 80(4) of lhe Environmental Planning and
Assessment Act, 1974 for the following aspects of Development Application Ne.
168105 at 197-215 Condamine Straef known as the Totem Site:

» The site being used for retail/commercial uses and residential uses genarally as
shown on the approved drawings.

% The locafion of the retail/cammercial uses at RL 34.5 and on the podium level,

¥ The location and dimensions of the building foolprints as shown on the plans

referred to in this consent.

The use of the podium fevet for a mix of public and private open space,

retailfcommercial use.

The twa levels of car parking below the main retail level for car parking.

The provision of 1005 car parking spaces,

Approximately 550 car spaces for the retaillcommercial component including staff

parking located in the basement and Lane 34.

A total of 445 parking spaces for the residents and visitor agsociated with the

residential component.

Vehicular access fo and fram the Griffiths Street for residential parking only

Vehicular access for relail and commercial purposes from both Condamine Shreet

and Griffiths Street generally as shown on the plans referred 1o in ihis consent,

v o owvy ¥

A4

Y

to in this consent.

subject fo the following conditions:

1.

This consent relates to the set of drawings as follows:

¥ Survey Drawing 02031280Y

> Site Analysis DAT-01A

» Residenlial Car Park Envelope DAT-DAT0A

» Retal Car Park Envelope DAT-11A

» Retalt Envelope Plan DA1-12A

»  Podium Plan (Retail & Residential) DA1-20A

> Building Envelope Plan DA1-21A

% Building Envelope Elevations DA1-30A

*  Building Envelope Elevations DAT1-31A

¥ Building Envelope Sections Sheet 1 DA1-40A

> Building Envelope Sections Sheet 2 DA1-A1A

% Shadow Diagram DA1-504, B1A & 524
¥ Photomgntages sheets 1-4 DAT-H5A, 56A, 584 & 59A
% Pedestrian Circulation & Landscape Zones DA1-60

all daied 6 April, 2005 as amended by the following conditions.

Access 1o loading docks being from Cendamine St as shown on the plans referved

E Armstrong Planning Pty Ltd
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10.

11,

This Stage 1 Consent does not imply that any subsequent Davelopment Application
lodged in accordance with this Stage 1 consent will necessarily be acceplable as a full
and thorough assessment under the provision of the Environmental Planning and
Assessment Act, 1979 will be required

No excavation or construction or the carrving cut of any development (including all
buildings of fight weight construction) shall commence in relation to this Stage 1
consent until a further developmant application is consented to and a Consfruction
Cerlificate issued.

The details in any Stage 2 Development Application shail be gengrally in accordance
with the plans the subject of this consent,

The following requirements are to be part of any Stage 2 Development application for
this proposal:

» A Construction Management Plan; and
# A Local Area Traffic Management Plan.

Any part of the building at a level above the podiur level shall not be used for other
than a residential puiposs without the prior consent of Council,

The levels of the development nominated on the plans lodged with the Application and
shown ags car parking shalf not be used for any other purpose unless prior consent is
obtained from Council.

This consent does not grant consent to individual spaces within the development.
Separate consent will be required in respect of each tenancy or allotment before any
USE Can commence.

The tolak grass floor space of the development is nol to exceed 44,000 square metres,

The tolal grass floor area to be used for residential development shall nol exceed
29,700 sq metres,

The ceiling heights of the top levels of the residential buildings shall not exceed those
spacified on the plans referred fo in this consent.

. The sethacks to side houndaries for the development shall not be less that that shown

on the plans referred ta in this consent.

. The Plans neferred to in Condition 1 are amended as follows:

i The western end of Building E is to be shortened by five metres in accordance
with the sketch provided by the applicant on 29 July 2005,

i) Building K is to be a part two storey a part three storey buiiding in accordance
with the sketch provided by the applicant on 29 July 2005

{ii) The setback to Building C is to be increased to pravide a minimum of six
metres from the centre line of the widened Lane 34 to the building envelope to
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providg 50% of the required separation distance in the Residential Design Flat
Code.

{iv)  The upper two floors on Building F are to be setback by 10 mefres from the
western edge of the development envelape to provide a four storey scale to
the western boundary and thereby create a more appropriate {ransiticnal scale
to the adjoining development on Woodland Street.

(v} The articulation zohes on Building I and E are to be removed where thay are
in close proximity to the south western comer of the main plaza area. The
articulation zones are o be removed for a length of five metres from the comer
of Building D fo the southem and eastem elevations and eight metres to the
northem elevation of Building E. Fenestration or balconies to living area are
pronibited on the two opposing comers for both Building D and E for the height
of the building.

{vi) Buildings F and G are 1 be reduced in width to provide a minimum of 15
melres between the two core Building envelopes (i.e. dark blue on the plan).

{vii)  The pedestrian link adjacant to Building K is ta have a minimum dimension of
3.2 metres from the boundary to the edge of any built form.

{vii) A minimum setback of two metres is to be provided from the buill form fo the
eastern boundary for Building K.

(i) The articulation of the southern facade of building E shail not occur within the
articutation zone shown on the plans but within the footprint as shown

. A character hoard indicating architectural character and overall quality standard is to

be provided to the salisfaction of the Director of Planning prior fo lodgment of the
Stage 2 Davelopment Application,

. High quality materials are to be provided throughout the development including the

podium walls at the interface with adjoining properfies wheather on the boundary or
inset fron i and to all pedestrian links into the site and fo the full length of Lane 34.

. Any proposed loading and servicing from Lane 34 is 1o be limited to smalt vans anly.

. As part of any Stage Z Development Application Lane 34 is fo be aclivaled for a

minimum of 50% of its length at the ground floor. This can be by retail or commercial
frontages.

. Any apartments with lenestralion or balconies to Lane 34 are to be provided with

appropriale acoustic treatment to ameliorate the noise asscciated with loading and
unloading.

. High quality archilectural design treatments are required to all significant comers within

the development that terminate a pedestrian link or public space or create a visual
focus from the main connections info the site or from fhe public open space areas and
squares.

The Local Area Traffic Management Plan, including pedestrian facilities and bicycle
facilities, be developad fo manage lacal issues as part of the Stage 2 Development
Application,
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22.

23.

24,

25,

26,

. Totem Development, Balgowlah

The LATM Plan is o be developed in consultation with the refevant Cemmunity
Precinct Forums and residents to Council’s satisfaction.

Any Stage 2 application shall be accompanied by an analysis of issues arising from
impacts occasioned by the entry and exiting of vehicles on those premises opposite
the access points in both Condamine and Griffiths Streets. This to include ease of
access, safety and headlight flash issues.

in the event that refail parking is provided at the residential parking level it shall be
permanently and physically separated from the residential parking area.

That any Stage 2 application is to comply with AS 1428.1 and Council's Access DGP

That any Stage 2 application is o comply with AS 2890.1 Parking Facilities and AS
2890.2 Commercial Vehicle Loading Facilities.

That the fallowing comments and conditions arising from the SRDA committee of the
RTA be noted and complied with as appropriate.

1. The RTA supposts the installation of new traffic signals at the inferseclion of
Condamine Street/retail Access locatad hetwaen Sydney Road and Griffiths Street
with the following configuration:

e Sile access - (2 entry lanes / 2 axil lanes)
s (ondaming Street (south approach) - (Left-Through / Through)
* Condamine Street (north approach) - (Through / Through-Right)

2. To minimize vehicle conflicts due to the proposed loading dock access being
lacated near the main signalized retail access the RTA requires the inslallation of a
900mm wide concrete median island along Condamine Street starting at the stop
line of the proposed signalized access at Condaming Street/Retail Access and
extending 25 mefres north.

Note: This may require some localized widening into the footway areas along
Candaming Street,

Affected land owners must be consulted with regard to the proposed signalized
access and median island along Condamine Streel.

3. To restrict access along Sydney Road fo feft-in / left-out the RTA requires the
installation of a 20 metre fong 900mm wide concrete median island covering the
vehicle access to the Totem Retail site.

Note: This may require some localizad widening into the footway areas along
Sydney Road.

4. As noted within the Traffic Report, the RTA supporls the provision of a separate

phase at the intersection of Sydney Road / Condamine Street. This additional
phase will accommodate the following movements simultansously:
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«  Southbound through movements alang Condamine Street;
* Right turn movement from Condamine Streel info Sydney Road weslbound,;
«  Lafl tum movement from Sydney Read into Condamine Streat northbound.

Itis understond that this would require changes to the lantern dispiays at this
intersection.

Sydney Road is a significanl bus route and fraffic flow needs to be as efficient as
possible to minimize delays {o buses. In order to minimize these delays and for
the RTA to support the retention of existing ingress as a result of the large
increases to entry movements, time restricted (3.00 p.m. to 7.00 p.m. Mon-Fri) "No
Stopping” restrictions are to be provided along Sydney Road from Wooedland
Sireet {North) lo the tolem acoess peint an Sydney Road.

This shall alsc require consultation to occur with the affected businesses by the
developer (in consultation with Councl). Gouneif's Lacal Traffic Committee s to
consider the results of the consutiation prior to implementation. Prier fo the
installation of “No Stepping” parking restrictions the applicant is to contact the
RTA's Traffic Management Servicas on ph; {02) 8814.2053 for a "Works
Instruction”.

. Detailed SCATES modeliing for the existing and proposed scenarios of Thursday

AM, Thursday FM and Saturday Midday traffic conditions are to be provided to the
RTA {in electronic formal for assessment) for the following intersections:

«  Sydney Road/ Cohdanine Street
s Sydney Road/ Weodland Streel

« Condaming Street / Balgowlah Road
= Condamine Street ! Retall Access

Note: Electronic version can be emailed to Andrew_Popoll@ria.nsw.qov.au

This must be submitted to the RTA for review as parl of the Stage 2 Development
Application. Further recommendations could be provided ance the RTA has
assessed the traffic modelling.

Council's Local Traffic Committee is to consider the implementation / application of
the following:

» “No Stopping” restrictions for a distance of six metres either side of the Tolem
residential access onto Gritfiths Streel.

» Kerbside parking restrictions would need o be reviewed along Griffiths Street
1o satisfy local road conditions relating to the development proposal.

Parking restrictions at the new signalized access on Condamine Streel must

' comply with the requiraments of RTA Technical Directions - “Stopping and Parking

Resfrictions at Intersections and Crossings™ TDT 2002/12.

Totem Development, Balgowlah
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9.

10.

Should the development prosceed, detailed design plans of the proposed median
island lang Sydney Road {including Keep Left signage and possible pavement
widening), the proposed new traffic signal design plar for Condamine Street /
Retail Access and the revised signal design plan for Sydney Road / Condamine
Street will need to be forwarded to the RTA for appraval prior o the
commencement of any roadworks. The applicant is 1o be advised that a plan
checking fee (amount o be advised) and lodgement of a performance bond will be
required prior lo the release of approved road / signal design plans by the RTA.

In addition, a ten year operational/maintenance charge would also be required for
the proposed new traffic signals at Condamine Street / Retail Access — (amount to
be advisad).

All works / regulatory signpasting associated with this development will be at no
cost {0 the RTA and are to ba completed prior to occupation,

In addition Council should constder the following Standard Comments:

H.

12.

13,

The develapment should be designed such that road freffic noise from Sydney
Road and Condamine Street is mitigated by durable materials, in acocordance with
the Erwirormental Prolection Authority criteria “The Environmeantal Criteria for
Road Traffic Noise, May 1999". The RTA’s Environmental Noise Management
Manual provides practical advice in selection noise mitigation freatments.

Where the EPA external noise criteria would not practically and reasonably be met,
the RTA reccmmends that Council applies the following inlermal noise objectives
for all habiiable rooms under ventiiated conditions complying with the requiremenis
of the Building Code of Australia:

« Alisleeping rooms: 35 dB(A) Leq(3hr)
o Alfother habitable rooms: 45 dB(A} Leg{15hr) and 40 dB(A) Leq(2 hr}.

Off streel parking associated with the preposed development, including aisle
widths, parking hay dimensions, sight distances, tumn paths and intermal circulating
roadways are to be in accordance with AS 2890.1-2004 and AS 2890.2 - 2002 for

loading areas.

Storm water run-off from the subject site onto Sydney Road and Condamine
Street, as a result of the proposed development Is not to excesd the existing level
of run-cff from the site.

The reasons for the Consenls being issued subject to condilions includes:

0)

(i
il
(v)
(v)

achleving greater compliance with the Maniy planning controls which apply to
the site including the Urban Design Gontrols 1929,

minimising impacts on surrounding development;

ensuring the scale and height of the development are appropriate for the
subject site laking into account surrounding development;

adverse impacts relating to fraffic generation and movements are miligated;
ensuling that the Stage 2 - Developmanl Applicalion tekes into account
community concerns and attempls to miligate identified impacts;

E Armstrong Planning Pty Ltd
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{vi} achieving a high level of urban design;

{vii)  satisfying community aspirations for a retail centre which is safe and
convenient; and

{vii)  the public interest is protecied.

C. Thal the Roads and Traffic Authority of NSW he advised of the determination of the
application as required by State Environmental Planning Policy No 11 — Traffic
Generating Development,

D, That ail Precinct Forums and all persens who made submissions cencerning this
application be advised of its determination.

Eric Armstrong
Flanning Consultant
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1.0 INTRODUCTION

This Supplementary Report addiesses the matters
discussed during meeting batween the applicant and
Council's assessment team on Friday 24 June 2005 in
relation to the Slage 1 development appiication for the
Totem Shopping Centie Redevelopment. During this
meeting @ number of questions and points of clarification
were raisaed by Eric Armstrong and Gabrielle Maorrish who
are engaged by Councii ta carry out the assessment of the
Stage: 1 DA.

Each of the matters discussed at the meeling of 24 June
is addressed in this Supplemeniary Report with a
reference to supporting plans or diagrams  where
Necessary.

This information is to be read in conjunclion with the
Statement of Environmental Effects (SEE) lodged as part
of the development application or substitutes the SEE
where indicated.

2.0 FL.LOOR SPACE RATIO

] [P
1

] [T E
Z. Dulnaing ciiveiopes

2.1.1 Operation of the Articulation Zone

‘Figure 1 (on the following page) has been prepared to
illustrate how the articulation zone is propoesed to operate
in respect of Building J. This is a replacement of the
indicative floor plan contained at Appendix D in the SEE.

This plan demoenstrates how the articulation zone provides
flexibility to ensure a minimum distance of 42m is
achieved between the final building location of Buildings G
and F in relation to Building J.

Sfage 1 DA
Cross Reference

Appendix D of SEE -~
Indicative Plan

Do fon Plasaing

8 July 2005
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Stage 1 DA
Cross Reference

2.1.2 Building J Articulation Zone Velume 3~
Drawing DA1-21

The SEE is correct in so far as Building J does not have

an articulation zone along the western elevation. A

gondition could be imposed on a development consent to

confirm that the western elevation of Building J is not to

have an articulation zone on its western fagade.

21.3 Building Footprint Section 6.3.1 of S.E.E.

The definition of Buiding Footprint at Page 40 sfates that
it is a indicative minimum foctprint”™ The definition should
rot have included the word "minimum”.  As demonstrated
in Figure 16 on page 41, the external wall of the buikling
could move out to occupy part of the articulation zone, and
conversely the footprint could be recessed behind the
building footprint.

21.4 Annotated Distance Between Buildings Volume 3=
Drawing DAT-21

Drawing DA1-21 provides a number of dimensions for

sethacks from site boundaries. Dimensions fo the site

houndaries (i.e. setbacks) are fixed dimensions and not

L T e Ny = I T ahae HPaH
The minimum dimensions between buildings are

variable,
to ensure that an appropriate separation betwsaen
buildings is achieved primarily to meet the crileria of State
Environmental Planning Paolicy No. 65. These minimum

dimensions are not drawn so as to be scaled.

Thase minimum dimeansions aflow buildings to move to
provide flexibility in the design of each building and its
relationship with adjoining buildings. They do not allow
the buildings to expand beyond the articulation zanes.

22 FSR Calculation
2.2.1 FSR and Car Parking Seclion 6.2 of S.E.E.

Table 3 of the SEE (page 33} indicates fhal there are
approximalely an additional 50 car parking spaces
provided in excess of Councifs reguirements under the
Manly Devetopment Control Plan for the Business Zone
(DCP}.

The gross fioor area reprasented by these edditional
spaces was not included in the Stage 1 DA as a detailed
car parking layout had not been determined. For this
reason the SEE states that the proposed 2.175:1 Floor
Space Ratio excldes the car parking.

Don foe Plapsing
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The additional car parking spaces are the result of a
higher parking rate applied to the residential component
aver and above the rate of 1 space per dwelling required
under the DCP. The justification for this additional parking
is provided at page 38 of the SEE. This additional parking
i5 intendad to reduce the on-street parking that might
otherwise occur with the DCP's lower rate of 1 space per
dwelling. The extra gross floor area does net add to the
height, bulk cr scale of the proposal as il is all below
ground,

The SEE also notes that the propased Draft Manly DCP
for the Business Zone applied a higher parking rate for
shopping centres than applied under the DCP apaplicable
at tha time of preparing and lodging the Stage 1 DA, It is
noted that Councii has now adopted the Draft DCP, Had
the DA been lodged alter the adoplion of the amended
DCP, then fhe addifional parking would not have been
counted as gross floor area.

2.2.2 Extent of Floor Space Above Height Section 6.2 of S.E.E.
Controls ’

o

he following Figure 2 illustrates the extent to which th
Doy 4 mAa Eupmmmbnmes  Bluos ol ok | Irbnrm e
\Jtauc 1 LA RHEOVIES RS DA Ui Al LG

Controls {UDC) helght control of RL 58.5.

The building envelope shown in Figure 2 has been
established through the community consultation process
leading to the Stage 1 DA submission and dimensicnally
located so as to have negligible visual and shadow
impact, The justification for the building heights shown in
Figure 2 are further outlined in the SEE and Section 3.2 of
this submission.

. Dot Fox Plarrirg
8 July 2005
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Figure 2 — Departure from Ri. 58.5 Hedght Confrol

The intent of the Stage 1 DA is fo seek general approval
for deveippment within the envelopes shown in the
drawings and SEE. The design and detailed extent of
development will be provided to by Council as part of the
Stage 2 DA submission.

2.23 Objectives and Site Attributes

The FSR conirol is contained in the DCP but not in the
Manly LEFR 1988 and is therefore not a development
standard ta which State Environmental Planning Policy No
1 would otherwise apply. Council has the discretion on the
merits of the proposed development to approve the
variation of the FSR control undar the DCP.

The objectives of FSR are not.identified in the DCP. The
FSR is reasonably assumed to relate to objectives of
controliing bulk, scale and height of development. The
DCFP does state that “floor space ratio conirols are

8 Juby 2005
EAPROSECTIG R Bhoging O i ey o 2ads
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included to give an indication of the overall maximum
scale of development considerad,; in practice many siles
may he fimited in the abfiity fo achieve this scale given
characteristics of the site itself, and the other requirements
of the DCP.”

The aggregate site the subject of the Stage 1 DA is nat
constrained by its site area of width and does not contain
any physical constraints such as trees, slape, crientation
or haritage buildings that would limit its potential to
achieve an FSR in excess of 2:1. In fact, the site exhibits
many attributes that make it conducive to redevelopment
including: -

« The large site area of over 21,000m*;

« Llarge dimensions and regular proportions which
do not pose a constraint suffered by narrow, small
sites; .

« A gentle slope without difficuit level changes either
within the site or between neighbouring properties;

s The siope has a northern orientation;

» No trees of significance on the subject site; and

+  No buildings of heritage significance that wamrant
their retention

The 2:1 FSR applies to all Business zoned land within the
Balgowlah Shopping Centre. An examination of the
subdivision pattern reveals that the majority of the sites
within the Baigowlah Shopping Centre are considerably
smaller and narrower sites than the Totem site. Recent
developments along Sydney Road on smaller or narrow
sites do not appear to comply ‘with the maximum FSR
conirol of 2:1. For instance, we have estimated the floor
space ratio of the development at 370 Sydney Road at
approximately 2.25:1. Unlike the majority of othey sites in
Balgowlah, the subject site dees suffer the constrainls of
small and narrow sites.

It is our opinion that the absence of restrictive constraints
and the subject site’'s attributes identified above, offer
strong support for an increase in the FSR. The SEE
demonstrates that an increase in FSR can be achieved
with minimal impacts.

A further key attribute of the site is its location along major
transport routes at a district shopping centre. The
opportunity to provide additional residential density in a
focation well serviced by public transport, services and
facilities has sound town: planning grounds consistent with

Stage 1 DA
Cross Reference

Do fox Plasamisg
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State Environmental Plarning Policy No. 66 and the
Sydney Metro Strategy.

2.2.4 Public Benefits

The main overall public benefits of the Tolem propoesal
are:

+« Crestion of a wvastly improved twin 'supermarkeir

fagifity;

s« Development of extensive public open space centrally
within the Balgowlah shopping precinct;

e A public plaza of approximately 2300m? well in excess
of the minimum 500m?;

» A main plaza area of 2000m® with proportions capable
of being used for a far greater range of uses (e.g.
markels, outdoor seating) than would be capable
within & significantly small space of 500m®;

¢ Inclusion of additional retail floor space around the
perimeter of the plaza to ensure that the public plaza
is an active and inviting public space. The extent of
retail floor space necessary to activate the plaza is far
greater than would have been the case had the plaza

been 500m?:

» Exceeding the UDC objectives resulting i the
provision of additional retail fioor space necessary to
make the plaza successful. This additional floor space
might hot have otherwise been provided;

e |f Gouncil determines that the additional gross floar
area is atiributed to the two levels of Buildings B and
D above the Rl 58.5 height control, then additional
Section 94 contributions apply. This would equate to
approximately $477,000 (based on 20 x 2 bedoom
dwellings within these {wo levels). The Section 94
contributions can be spent on other public facilities
and services in Balgowlah as identified in the
Contributions Plan, providing further benefits to the
public.

Specific benefits that flow from the development concept
propased include: :

e A sigaificant portion of the building bulk has besn
lacated below ground leve! and thus contained below
the envelope envisaged by the UDC and DCP;

¢ The above approach has enabled access to the public
plaza area at the southernt end of the site at same
levei as Lane 34,

8 July 2005
WROEG T3 16 Balgowlah Shopping CentrelReponsiGappementaty infn.?. dor.

Stage 1 DA
Cross Reference
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» A continueus pedestrian link between the Totem
Centre and The Sydney Road shopping strip has
heen created through 360-384 Sydney Road without
significant level changes as presently occurs;

e The guality and safety of the pedestrian link heiween
Sydney Road and the shopping centre will be
therefore be greatly improved;

= Through site links are preposed between:-
o Griffiths Street and the Totem Centre;
Condamine Street to Sydneay Road; and

o Potenfially between Woodland  Street  and
Condamine Straet.

« [séalators and iift connections between the upper
public plaza and the main shopping centre level, and

«  Minimising the building foetprints and maximising the
spaces between buildings, with much of this space
taking the form of public plaza, walkways or
landscaped areas.

it is our view that the aggregate of public benefils
significantly exceeds the reguirements of the UDC. The
additional floor space enables these to be delivered. As
demanstrated in the SEE and this supplementary report,
the additional floor space not only delivers public, social
and econcmic benefits, but in doing so does not give rise
to any adverse impacts of bulk, privacy or overshadowing.

3.0 BUILDING HEIGHT ISSUE
34 Height Measurement

As stated in Section 6.3 of the SEE (page 40), all building
heights labeled on the submitted plans are measured to
the ceiling level. The roof structure is proposed above this
height. The roof structure will vary between buildings
The extent of roof structure above the cafing height is
detailed in the definition of the raof articulation zone on
page 40 and shown graphically in Figure 15 on page 41 of
the SEE. We confirm that any habitable floor space is not
preposed within the roof articulation zone.

An allowance of 3.3m above the ceiling height is proposed
for the roof articulation zone,

Council's assessors  have - requested a  schedule
comparing the ceiling height of each building with the
Telstra buillding (RL 62.1) which is provided below.

Stage 1 DA
Cross Reference

Seclion 6.3 of S.L.E

Don Fon Plarmisg
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UIEDING (RL
A 518 10.3m helow
B 583 3.8m below to 2.2m
64.3 above
C 52.3 9.8m below
D 52.3 9.8m below to 2.2m
e ga3 | @bove
E 493 Between 9.8m and
52.3 12.8mbelow
F 58.2 3.8m helow
G 58.3 3.8m below
H 45.3 15.8m to 18.8m below
43.3
o 49.3 12.8m below
K 45.8 16.3m below

This schedule demonsirates that only Buildings B and D
have a height above that of the Telstra building.

3.2 Buildings B and D
324 Location of Bulidings Section 8.3 of 5.E.E,

We believe that the issue of buikfing height shouid not
necessarily be linked to that of FSR. The height of
Buildings B and D were the result of extensive analyses of
building heighls in varous lecations across the site and
objectives of the UDC and DCP.

During the Community Gonsultation presentations; options
for puilding locations and heights were discussed. The
most reveating observation that arose during the analyses
was that the location of the RL. 58.5 zone as nominated in
the LUDC was not necessarily located in the best position
for low impact development. Locating the tafler buildings,
in particular Buildings B and D, to the south of the RL 58.5
zohe was seen to generate an improved outcome.

The decision to extend Buildings B and D south of the RL
58.5 zone as indicated in Figure 2 to this submission was
based on an improved urban design outcome for fhe
propesal and therefore has sound planning grounds. This
decision was not approached as a means of achieving
additional floor space.

We recognize that a minor adjustment should be made 1o

the second bullet point in Section 6.3.5 — Summary of
Departures of the SEE, which should read:

Do Fox Plarsing
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e The locaticn of Buildings B and D have been
carefully placed to reduce the visual impacts and
are nof perceptible from the surrounding streets
maintaining the Balgowiah townscape character.

Further explanation and justification of the heights of
Buildings B and D is provided in the following sections of
this report.,

3.2.2 Building B Section 634 of SEF
— page 48

The table on page 48 of the SEE has beep amended as

follows to indicate the applicable controis and proposed

heights of Building B.

upc ‘RL58.5 RL58.3 G storey
R RL64.3 B starey
Business Zone | 10.5m ARRIOX.
nCP above 256m’

ground

level

* Height is measured from boundary line

Figure 20 on page 48 of the SEE has been amended
below to illustrate the height controls in relation fo
Building B.

RL 58.5 Height Controf

" ee., SIGHT UNE

201207 ALY A

e

T,
S

Replacement of Figure 20in S.E.E

Dow For Plarsing
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Figure 2 to this submission illustrates in pian form the
location of Building 8 in refation fo the UDC height control
ZONE.

The justification for the height of Building B is contained in
Page 49 of the SEE, namely:

= The Telstra Building screens the tallest component (8
storeys) from view from Woodland Streel;

s The building is screenad from view from Sydney Road
by the existing development (refer Figure 20 in the
SEE};

+ The building will be screened by' the proposed
Building C when viewed from Lane 34 (refer Figure 20
in the SEE),

« The proposed siting of the building does not give rise
o any adverse impacts such as overshadowing,
potential privacy impacts or loss of views; and

*  The huilding will not be readily visible from the straets
immediately surrounding the site retaining the current
scale and feel of the Balgowtah shopping district.

323 Building D

Figure 2 to this submission alsc indicates that Building D
is partly located outside of the RL58.5 zone. 1t is noted
that the 4 storey component of the building complies with
the height control. However, the applicable height controi
for the remaining 8 storey component is both the RL 58.5
zone and the 10.5m height control of the DCP. The table
on page 55 of the SEE has bean amended as fallows to
indicate all the applicable controls and proposed height of
Building D.

‘ Podi
upC RLS8.5 RL&4.3 8 storey
RL52.3 4 storey
Business 10.5m Approx
Zone DCP | above Lane | 24.6m*
; 34

* Height is measured from Lane 34.

The justification from departures from the building height
controls is outlined in the pages 55 and 58 of the SEE.
The lacation of the 8 storey component of Building O has
been chosen with the objectives of minimizing visual

Stage 1 DA
Cross Reference

8 July 2005
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impacts and prevenling adverse shadow impacts to the
south. Specifically:-

= Views from Woodland Strest are screened by the
Teistra Building and Building £;

+ Views from Condamine Sireet are screened by the
proposed low scale buildings along Condaming Street
frontage;

+ Views from Sydney are screened by the existing
development along Sydney Road;

« Views from Giiffiths Street are screened by both
existing residential flat development in Griffiths Street
as ilustrated in Figure 27 of the SEE (page 57) and
Buildings F and G. 1 is holed that buildings F and G sit
slightly outside of the RL 58.5 zone, however buildings
within the control zone would still screen Building D,

¢ The huilding will not be readily visible fram the streats
immediately surrounding the site retaining the curfent
scale and fesl of the Balgowlah shopping district and
immediate residential streats;

« The proposed siling dees nol give rise to any adverse
impacts such as overshadowing, potential privacy

irmacts or lags of views' and
IMPpacis or 1088 OF vigws) anc

+ The internal overshadowing (including the plaza) is
minimised by siting the huilding to the socuth withoul
adversely impacting upon-the sofar access to existing
ar future residential development south of Lane 34.

3.2.4 Removal of a Level From Buiiding C

The anly variation to the DCP cantrols for Building C is a
mincr height deparlure which is illustrated in Figure 22 of
the SEE (page 51).

Figure 23 (page 52) of the SEE demonstrates the 2.3m
widening of Lane 34 and the scale of Building C in relation
to the recently completed buiiding at 370 Sydney Road.
Froposed Building G is 3.8m lower than the develcpment
on this site and has negligible impact upon it.

The building at 370 Sydney Road is considered tc be an
indicator of the future character of development along
Sydney Road as its redeveiopment takes place. It is not
unreasaonable to expect that future redevelopment along
Sydney Road will be of similar scale.

Under the above circumstances we believe that the height
and- scale of Building C is consistent with adjoining
development and objectives of the UDC and LCP and the

Stage 1 DA
Cross Reference

Section 8.
-~ page 57

8 July 2005
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removal of a level from Building C will not achieve any
additional benefit.

3.25 ~ Height of Building K

The Griffith Street elevation at Drawing DA1-30 and the
western elevation indicated on Drawing DA1-31 both
indicate the cetling height of Building K at R1.45.8.

4.0 PUBLIC OPEN SPACE

Figure 3 below indicales the calculation of the
apprommate area of 2300m" pubhc open space area
referred to in the SEE.

i
At el

it

“aagp o
et e

P e
ot H0

Stage 1 DA
Crass Reference

Volume 3~
Drawings DA1-30 and
DA1-31

Section 6.8 of S EE

“Figure 3 Public Open Space

This 2,300m* |nu0rporates not only the main plaza of
approximately 2000m’ bul aisc publicly accessible areas
such as those leading into the plaza. |t is noted that the
public plaza is well in excess of the 500m? plaza required
by the UDC. An additional public plaza area of
approximately 200m® is also proposed at the lower level
retail entry.

Dew For W’

3 July 2005
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5.0 LANE 34 ISSUES
5.1 Landscaping ) Section 6.8 of 8.L.E.

The setback of Building E from Lane 34 enables. the
provision of parking along Lane 34. This does not
preciude the pravision of landscaping between car parking
spaces. We do not consider there to be any incansistency
hetween Figure 43 and DA1-G0D.

5.2 Lane 34 Loading Zone Volume 3 —
Drawing DAT-80

Drawing DA1-80 indicates a loading zane alongside

Building C. This loading arca is indicalive only and its

design will be subject to the Stage 2 DA

8.0 , INTEGRATIDN WITH FUTURE Volume 3 —
DEVELOPMENT OF WQODLAND Drawing DAT-60 and
STREEY Section 6.4 of S.EE

Figure 45 in Section 6.9 of the SEE indicates how the
east-west pedestrian spine of the proposed development
provides an opportunity to create a pedestrian connectien
to Woodland Street with thé Totem Shapping Gentre. This
is conststent with the UDEC (Annexure A3), which indicates
a pedestrian access from Woodland Street. This potentia
link could ba realised with the future redevelopment of the
Woodland Street properties.

The SEE has addressed how the proposed development
refates to existing development of Woodland Street.
However, many of these properties are in the same
ownership thus increasing the possibility of their
redevelopment.

The Manly DCP for the Residential Zone applies o the
Woodland Sireet properties. In reality, the density within
the Residential zone along Woodland Street is low at 1
dwelling per 300m’ and a floor space ratio of 0.5:1. These
properties are unlikely to be redeveloped at such a low
density. A higher density development and therefore scale
is more likely.

The table below provides a comparnison of the distance
separation between the proposed buiidings along the
westemn boundary and the setback of polential buildings
on the Woodland Street properties, if redevelopsd.

. Do for Plarning
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B 5. 9m - &.9m am 13.9m to 18m’

(213 storey)

(6/8 starey) 16.9m ) 13m
Fo 6.9m 8m 14.9m LT
(6 storey) 13m?
J 6.9m 8m 14 8m 12m' -

Note 1 Separation between habitable rcoms or balconies

Mote 2 Separation between habitable rooms or balconies and a non- habﬂame

room.

The flexibility provided by the articulation zones and
building footprint, together with room uses to be
determined at the Stage 2 DA can achieve these building
separations required by SEPP 85 and the Residential Flat
Design Code.

We are thersfare of the opinion that under the current
contfrols, the tikely built form along Woodland Strest and
the building separation provided for in this Stage 1 design
would facilitate an appropriate and acceptable relationship
with potential future development along Woodland Street.

7.0 SUNDRY CLARIFICATION ISSUE
74 Building A Floor Plate

Building A contains the arcade connecting the Totem
Shoppmg Centre with Sydney Road. We can confirm that
the building will tie built across the full site widih for the
levels above the ground floor (arcade) level. This is
ilustrated in Drawing DA1-21 and Drawmg No. DA1-31 -
Sydney Road Elevation.

7.2 Deep Soil Zone

At page 76 of the SEE, there is a reference to the deep
soif zone extending for the full length of the western site
houndary. The deep soil rone is a reference to the
landscaping proposed on top cf the pedium. The podium
does not extend for the full length of the western
boundary. The deep soil zone extends for approximately
half of the length of the podium as indicated in Drawing
DA1-80.

Volume 3 —
Prawing DA1-21

Section 6.4 of S.EE.

Don Fou Plagpisg
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Cross Reference

7.3 Section CC Drawing DA1-40 Volume 3 —
Drawing DAT-41

Section CC shows the western site baundary in the wrong

location. Section GC has been amended to correct the

location of the proposed basement structure such that it is

located wholly within the site boundaries, and is attached

at Appendix A,

7.4 Weather Protection Along Condamine Volume 3—
Street Drawing DA1-21 and
Section 6.4 of 8.E.E
The weather protection along the Condamine Street (page 79).
elevation wili be provided by a combination of the 1.5m
wide balconies and awnings within the 4m setback zone to
provide the weather protection to shop fronts below.

7.5 Access to 50 Retail Tenant Parking Section 6.6.10fS.E_EA
Spaces on the Residential Car Park
Level

The 50 tenant parking spaces located within the basement
are accessed from Condamine Sireet, not Griffiths Strest
as stated at page 88 of the SEE.

The tenant parking is located on the same level as the
residential parking (accessed from Griffiths  Strest),
however access to this level is by means of the intermnai
ramp. No access will be available 1o or from Griffiths
Street for these tenant parking spaces.

7.6 Relationship between Buildings D & E Volume 3 -
Drawing DA1-21

The narrowing of the public space between Buidings D

and E is deliberate o define the edges of the public plaza

and also create a sense of arrival inte the public plaza. fts

width is nol so nasrow as 1o comprornise its function as a

pedestrian space

It is acknowladged that the opposing facades of Bulldings
D and E will require attention to detail in the design phase
of the Stage 2 DA to ensure that the objectives of SEPP
65 are achieved, particularly in relation to privacy between
dwellings.

1.7 Visual Treatment of Buildings C & 'E Volume 3 —
Fagade Drawing DAT-21

We agree that the quality of the public area leading from

the arcade from SBydney Road (through Building A} will in

part depend upaon the treatmeant of the facades and corner
elements of Buildings C, B and E.

Dore For Plesning
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The architectural resclution of these Buildings is beyond
the scope of the Stage 1 DA, however, it is suggested that
a notation be placed on the critical corners and facades of
these buildings to require careful altention to their design
with the Stage 2 DA.

O July 2005 .
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Dﬂfh F’M P s Don Fex Planning Pty Lid
; ABN 24 551 441 566

11 Dartford Road Thornleigh 2120

PO Box 230 Pennunt Hills 1715

DX 4721 Pennant Hills

Email: donfoxpl@donfoxptanming.com.adi
Internat: vww.donfaxplanning.com.an
Phone: (02) 9980 6033 Fax: (02) 9980 6217

M L ! N
19 July 2005 S ANNE”E} I oy
Our Ref. 6116.6DK Do, N, A o)
‘ 3 ':'i'{—m.;iy{é {
H

Tk
The General Manager ‘n.l BRIl A
Manly Council S
PO Box 82
MANLY 1655

Attention: Eric Armstrong

Dear Sir

Totem - Staged Development Application
DA 168/05
197-215 Condamine Street, Balgowlah
Response to Submissions

We thank you for forwarding to Stockland copies of the submissions received by Manly
Council foliowing the notificaiion of the above staged development application. This letter is &
formal response o the submissions received. There is similarity in many of the issues raised
and we have addressed these collectively, There are also some specific comments in refation
to more detailed matters or properties which we have addressed individually.

1.0  HEIGHT

A number of the submissions raised issues regarding the height of buildings and their bulk
and scale in relation {o the townscape of Balgowlah. We have categorised the issues relating
to height as follows:

1.4. Buildings Band D

The Statement of Environmental Effects and lhe Suppiementary Report submitied to Council
on 8 July 2005 provides the justification for the height and location of these buildings.
Buildings B and D have been carefully sited to minimise visual impacts from the surrounding
areas ang to avoid overshadowing of adjacent preperties. Existing development in Sydney
Road, Griffiths Sirest and the lower scale buildings propesed along Condamine Street, all
assist in limiting sight lines to Buildings B and D.

1.2 Height and Planning Controls

Stockland have undertaken extensive consultation with the community to determine the
priorities for the site. The priorities determined are summarised as follows:

* Ensure the conneclivity of the site with the surrounding area;

. Create a large community space;

TOWN PLAMNERS « ENVIROMMENTAL CONSULTANTS « PROJECT MANAGERS
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. Remove retail traffic from Griffiths and Woodland Street;

. Sensitive trealment of the interface between the northern boundary of the site and the
existing residential properties along Griffith Street.

Each of these priorities were addressed over a number of months in the design process for
the site and the trade-offs examined in detail. At the completion of the design process it was
agreed that the scheme had adequately addressed the majority of the concerns of the
community. -

1.3 Bulk and Scale

The height of buikiings has been carefully distributed around the site to locate the tailer
buildings where they have least visual impact. As stated above, lhe lower scale buildings
along the Condamine Street frontage and the northern boundary, as well as existing lower
scale development in Sydney Road and Griffiths Street, assist in maintaining a consistent
scale to immediate streets around the Totem Shopping Centre.

14 Impacts on Overshadowing and Privacy

The Stalement of Environmental Effects has analysed each of the proposed buildings in
relation to overshadowing and privacy impacts. The Statement of Environmental Effecls
concludes that there is no adverse overshadowing or privacy impacts as a consequence of
the height of the proposed buiidings.

Specifically. in respect of Buiiding B, the SEE makes the following commenis:

Solar Access The shadow diagrams contained in Volume 3 of the Statement of
Environmental Effects indicate that the shadow from Building B affect
part of Lane 34, part of the access driveway leading from Sydney Road
and the commercial properties to the west. Figure 20 of the Statement
of Environmental ‘Effects also demonsirates thal at 12 noon the
shadow does not affect the recently completed residential bailding on
the opposite side of Land 34. The shadows over Lane 34 are also
minimised hy the fact that it is the narrow end of the building casting
the shadow. Building B will not overshadow the eastern side of
Condamine Street at 3pm during the Winter solstice thus achieving the
UDC objective.

The additional height associated with Building B is therefore acceptable
and it does not cause any adverse impacis to surrounding properties
and its location towards the southern end of the site minimises internal
shadow impacts.

Privacy The Telstra building and the existing local vegetation will also screen
views to the closest residential properties along Woodland Street.

Land Use Management Committee Agenda Page 107



ATTACHMENT 1

Environmental Services Division Report No. 48
197-215 Condamine Street, Balgowlah
Totem Redevelopment

Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

FAPROJECTSG 316 Ralyowkah Shopping Gentratletersti’ 15.60K.doc

Don For Plarsing

In respect to Building D, the SEE makes the following cornments:

Solar Access The setback of Building D from Lane 34 and the significant open areas
betwaen the proposed buildings allows sunlight ta various parts of the
-rear of the Sydney Road properties during the winter solstice. VWhist
the majority of these properties are commercial and retall in nature,
small scale redevelopment of the Sydney Road properties are iikely
contain a residential component located above Lane 34. The proposal
pravides for adequate sunlight to be received to future shop-top
housing style development of these properties. The additional height
associated with Building D is acceplable and does not cause any
adverse impacts to surrcunding properties.

Privacy The distance separation to adjoining residential development will
restrict intimate views of surrounding properties. The sitting of this
building within the centre of the site and the other proposed buildings
also restricts viewing apportunities.

Within the site, the building is capable of achieve the privacy objectives
of SEPP B5.

The additional 2 levels is therefore nol giving rise to any adverse
internal or external privacy impacts.
1.5 Loss of Views
This concern relates to loss of views fram a residential fiat building at 20 Angle Street,
Balgowlah. Stockland have inspected the writer's properly and believe that the ocean and a
large proportion of the district views enjoyed from this property will not be affected as a
consequence of the height of Buildings B and D.

However, given the properties are 750m apart and the higher slevation of 20 Angle Street
Stockland agree that some pari of the view from the apartment will be altered. Again this will
not apply to the ocean and a large proportion of the district views enjoyed by this property.

1.6 Wind Turbulence

Stockland are preparsd to undertake defailed wind studies that can be used to address this
concerm during the design process of the Stage 2 development application.

1.7 Precedent

The Supplementary Report submitted to Council on 8 July 2005 demonstrates that the site
exhibils many atiributes that make it conducive to the redevelopment propased. In particular,
the large site area of over 21,000m” provides flexibility in design opportunities for the site.
There are ho other properties within Balgowlah with such a large site area that would enable
them lo be built o a height of six or eight storeys. It is, therefore considered that the
remaingder of the sites within the Balgowlah Shopping Gentre cautd not be physically capable
of accommodating a development of this scale or height and, therefore, the Stage 1
development application will not set a precedent for fulure development in Balgowlah.
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2.0 FLOOR SPACE RATIO

The Statement of Environmental Effects and the Supplementary Report dated & July 2005
both provide the justification for the departure from the floor space ratio controls of the Manly
Devetlopment Control Plan for the Business Zone. The justification for the departure from the
floor space ratio controls is not solely on commercial viability, but also based on the
substantial public benefits proposed, the resultant urban form, acceptable internal amenity
impacts, acceptable fraffic impacts, strategic planning advantages to be gained from the
proposal and the location of a significant area of floor space below ground level.

3.0 TRAFFIC
341 Traffic Congestion

The RTA were consulted in the preparation of the Stage 1 DA and Manly Councit have also
referred the development application o the RTA under the provisions of State Environmental
Planning Policy No. 11 — Traffic Generating Developments, We understand that the RTA
have not raised any issues with the propasal in relation to traffic matters,

The Trafiic Report prepared by Colston Budd Hunt & Kafes demanstrates that the traffic
generated by the proposal does nol impact negatively upan the surrounding road network.
This report demaonstrates that the proposal improves the access to the site for traffic by
relocating the access to the retail component from the Griffiths Street entrance to Condamine
Street and Sydney Road.

Stockiand have been liaising wilh both Manly Council and the Balgowlah Precinct Conimittes
and are preparad 1o accept a condition of a development consent to the Stage 1 development
application to require Stockland to undertake further traffic studies as part of the Stage 2
development application.

3.2 Traffic, Parking and Lack of Infrastructure

The proposal provides an addiional 50 car parking spaces in excess of Council's
requirement. These additional parking spaces are being allocated to the residential
component of the development and are intended to reduce the on-street parking demands
that would olherwise arise if Council's parking rate was applied lo the proposal.

The area is well served by public transpart. However, if it emerges that the existing bus
services will not cope with additional passenger numbers, we have been advised that the
State Transil Authority have informed Stockland that they will adjust bus services to cope with
any additiona! demand.

3.3 Traffic Lights

The most appropriate location for an additional set of traffic lights has been thoroughly
examined in the preparation of the Stage 1 development application. The intersection of
Griffiths Street and Condamine Street was not considered {o be the most apprapriate location
for an additional set of iraffic lights by the RTA and Stockiand's Traffic Consultant. Inslead,
the proposal accommodates an addilionai set of wraffic lights on Condamine Street at the
driveway serving the retail car park.
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34 Location of Condamine Street Driveway and Traffic Lights

Concerns have been raisad regarding the location of the traffic fights and propesed driveway
entry/exit at Condamine Streel.

Stockland understands that the focation of the driveway for the retail component off
Condamine Street was the preferred location arising from the consuliation undertaken with
the Gommunity Reference Group.

Slogkland are prepared to consider further, the design of the driveway and signalised
intersection during the Stage 2 design process 1o minimise impacts io properties on the
eastern side of Condamine Street.

50 ACCESS TO LOADING DOCK

All service vehicle movements for the supermarket trading levet will be carried out within the
Totem development, Sufficient analysis has been carried out fo demonstrate that the internal
dock space will accommodate articuiated and fixed axle vehicles.

Stockland agrees with the suggestion that Councit should restrict the size of vehicles that are
allowed {o use Griffiths Street.

6.0 LOSS OF RECREATION AND COMMUNITY FACILITIES

and are actively working with the Masenie Club te provide new premises for the Club to
t

ensure that they can maintain a sccial and community presence within Balgowlah.
The Statement of Environmental Effects also addresses the availability of other recreationat
facilities located within close proximity of the Totem Shopping Centre.

7.0 DENSITY

Stockland have not requested approval for the number of dwellings or the dwelling mix,
however, cancern has been expressed that the indicative proposal of 260 dwelling represents
an overdevelopment of the site.

The Statement of Environmental Effects demonsirates that the building envelopes proposed
to accommodate the indicative 2G0 dwellings and the likely bulk, height and scale of the
buildings is acceptable within the surrcunding context. The Traffic Reporl prepared by
Colston Budd Hunt & Kafes alse demaonstrates that the traffic impacts arising from the
proposal, which is based an an indicative 260 dwellings, is also acceptable. Therefore we do
not believe that the proposat for an indicative 260 dwelings represents an overdevelopment
of the sile.

The proposed densily is also consistent with the urban consclidation objectives of the State
Gavernment and the principles of the Melropolitan Strategy for Sydney.
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8.0  PUBLIC OPEN SPACE

The public open space areas and pedestrian connectivilty incorporated into the proposal
exceeds the minimum requirements of the Balgowlah Urban Design Controls and the Manly
Development Contrel Plan for the Business Zone. One submission from the Balgowlah
Chamber of Commerce raised concern that the pedestrian link from the public plaza to
Sydney Road should be a straight link without the dog-leg turn proposed.

A shraight connection is not feasible bacause Stockland do not own properties further to the
east along Sydney Road. The alternative would have been to locate the public plaza more
towards the centre of the sile to enable a straight connection to be provided. However, this
would result in the public plaza being remote from Condamine Street, internalising the public
plaza within the development and reducing its connectivity to both Sydney Road and
Condamine Sireet. We note that another submission considers that the proposed location of
the public plaza is too remote from the shopping cenire and is cut off from the public realm
and highly visible.

We would point out that the Stage 1 development application incorporates another
north/south link through Building E, which connecls the plaza to Lane 34. This would provide
a future oppertunity for the buildings on Sydney Road immediately opposite the arcade to be
designed to provide a further connection from Sydney Road to the public plaza.

Further detailed design of the public open space will be undertaken with the Stage 2
development application to ensure that the public plaza is readity visible and therefore utifised

Lo db o Bl b i m bk 1 im o miimmanafi] neihl -,
Dy N8 pUoRG 0 ensure inat it is a successiul public space.

9.0 CONCERNS REGARDING BUILDING K

The main concerns regarding the design and siting of Buiiding K relate to issues of
overshadowing, privacy and a suggestion o increase the front sethack.

Stockland acknowledge some of these concerns and propose modifications to the scheme. A
revised envelope design has been inchuded in this letter for consideration by Coundii.

This revision does not reduce the floorspace in the Davelopment Application as submitted.
10.0 CONCERNS REGARDING BUILDING A

The specific concerns relating to Buiding A are its relationship to the adjoining
commercialiresidential building at 366-370 Sydney Road. In parlicular, there is a concern that
the building envelope for Building A wilt obstruct sunlight and ventilation to the U-shaped light
well on the eastern elevation of the neighbouring building. We believe that limiting the height
of this Building A to the height of the current building is an unreasonable constraint to be
placed on the site.

We point out that the Stage 1 DA is for building envelopes cnly and during the detailed design
phase of the Stage 2 development application, the building form of Building A will have regard
to its relationship to the neighbouring buildings. This will also be a matter for Council's further
assessment with the Stage 2 deveiopment application.
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11.0 CONCERNS REGARDING BUILDINGS C AND E

One submission has made a suggestion to amend Buildings C and E ta reduce their length o
provide “view slots”. This suggestion also includes transferring the “lost” fioor space to
additional building height. 1t is assumed that these suggested “view slots” would enable view
corridors to be created through the site.

District views from the rear of 366-372 Sydney Road would be obstructed by buildings that
comply within the 10.5 metre height control along Lane 34 or huildings located within the
RLBB.5 zone. The Statement of Environmental Effects has established the distance
separation and relationship of Buildings C and E o existing and future development along
Sydney Road is considered to be acceptable on the grounds of townscape, solar access,
views and privacy.

The follewing are extracts from Section 6.3.4 (page §2-64) of the Staternent of Environmental
Effects justifying the acceptability of Building C and E.

Townscape Figure 23 of the SEE shows a section diagram through Lane 34. This
ilustrates that the scate of Building C and E is consistent with the scale
of existing and proposed development on the opposite side of Lane 34,

The widening of Lane 34 by 2.3 meters, as required by the UDC, also
assists the scale of these buildings. Building C is setback the required
2.3m and Building E by appropriately 7.5m. These sethacks increase
the separation of buildings on the opposite side of Lane 34 fo creale an
open feel conduce to encouraging its use as a pedsstrian environmerl.
The 7.5m also setback provides landscaping opportunities to assist in
providing visual relief to the height.

In addition, Buildings G and E are separate buildings and their varied
setbacks aveid 2 continual built form and bulk along Lane 34 creating
an appropriate bulk and scale to Lane 34 that will not detract from its
future character.

Solar Access The shadow diagram as confained in Volume 3 of the SEE and shown
on Figure 23 of the SEE demonsirale that the additional building height
will not adversely impact upon solar access to properties on the
southern side of Lane 34. At present there is one recently consirucied
residential dovelopment at 366-372 Sydney Road incorporating
dwellings fronting Lane 34 as flustraled in Figure 24 of the SEE. These
dwellings are elevated above Lane 34, whish assists in their solar
access. The solar access achieved to this property is representative of
the likely future development along Lane 34, including proposed
Building A.

Views The height above 10.5m will not adversely impact upon views from
these residential properties on the southern side of Lane 34. Whilst
their cutiook will change, this will be from one of a service lane and
blark walls to a more active and interesting elevation.
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Despite the additional height of Building C and E, the views from the:
rear of many Sydney Road propertiss would potentially be affected by
buildings located within the RL58.5 height control applying 1o the site.

Privacy The additional height does not result in any privacy impacts. The
widening of Ltane 34 and the large setback provided to Building E
provide adequate separation between the proposed buildings and
existing and future development along Sydney Road. The indicative
floor plan at Appendix D of the SEE illustrate that the floor plate will
lend itself to apartments occupying the full depth of the building. Living
rooms and balconies will be located on the northern side taking
advantage of the northern orientation. Lower usage rooms such as
hedrooms and utility rooms will logically be best sited on the southern
elovation. Future development of the Sydney Read properties will
likewise take advaniage of the northern orientation as has occurred at
366-372 Sydney Road. The design minimises impacts of privacy to
exisiing and future developrnents on both sides of Lane 34.

12.0 REAR SETBACK TO NORTHERN BOUNDARY

The setback of the podium from the northern boundary complies with the setbacks of the
Urban Design Controls. Buildings sited on iop of the podiurm are sethack behind the line of
the podium, providing a setback of 12 metres in total. The proposed seiback between the vear
of ihe residentia devetlopment along Griffiths Stieel and the proposed buildings is considered
1o be acceptable. The buildings atong the northern boundary have been kept 1o a lower height
to ensure an acceplable scale relationship between the neighbouring developments.

13.0 APPEARANCE AND ASTHETICS

The architectural appearance, building finishes and materials will 2l be matters for the Stage
2 development application.

140 UNDERGROUND SHOPPING CENTRE

One submission has made a suggestion that a centrat light well or dome be provided ta allow
light fo penetrate 1hrough to the shopping centre to overcome the perceived concerns of the
shopping centre being underground.

Stockland do not believe that a light well is necessary for the proposed shopping centre. In
addilion there are no requirements within the Balgowlah Urban Design Controls or the Manly
Development Control Plan for the Business Zone that would require the provision of such &
light well.

15.0 NOISE FROM THE PROPOSED POOL AND POOL FILTER

Potentlial noise impacts from the swimming poal and the location of pool equipment will be a
matter that Stockland will further consider in the preparation of the Stage 2 development
application. Stockland are prepared to accept a condition of develepment consent that
requires the Stage 2 development application to undertake further acoustic assessment of the
polential noise impacts from the proposed poot and pool equipment.
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16.0 STATE ENVIRONMETNAL PLANNING POLICY NOQ. 65

The Siatement of Environmental Effecls demonstrates how the proposal complies with the
Residential Flat Design Code. The Design Verification Statement attached as Appendix E to
the Statement of Environmental Effects notes that the design of the Stage 1 DA has had
regard far the principles of SEPP 65 to ensure that the Stage 2 DA can achieve the principles
af SEPP 65 and the Residential Flat Design Code.

17.0 ECONOMIC IMPACT

During consuttation with the technical advisory group prior 1o the preparation of the
development application and Statement of Environmental Effects, the need for an economic
impact assessment was not identified. Subsequent to the lodgement of the development
application, Council has nol requested the need for an economic impact assessment.

18.0 DURATION OF CONSTRUCTION

At this stage, Stockland are unable to advise when the retail component of the proposed
development will be open to the pubiic.

in our experience, it is more common for negative responses (o be received In response to

the nofification of a develapment application. However, in this instance we note that several

of the lellers received by Council have made positive respenses to the proposat. Specitically,

we have noled that the following comments have been made in support of the proposal:

“Seems vast improvement on previous schemes — especially height and bulk”

The Seaforth Community Forum “felt that this scheme was & vast iniprovement on all

previous ... schemas”.

. Happy that Stockland have addressed the issue of public open space and considers
that “if # is a choice between height and public space | will choose to keep the public
space every time”.

+ 9

. “We support the redevelopment of the site {o revitalize the shops as well as provide
housing.”
. “Generally supportive of the redevelopment of the sife.”

We understand that only 35 objections have been received which is extremely low reflecting
high level of community acceplance o proposal.

We note that we have arranged a further mesting with Mr Eric Armstrong for Friday, 22 July
2005 at 9am. During this meeting, we propose to further discuss the progress of the
development application and alse to review with Mr Armstrong Stockland's response to'these
submissions.,

Yours faithfully
DON FOX PLANNING PTY LIMITED

DAVID{i?% Reviewed: K ’ Qﬁ\ﬁ)\}v\q—j

SENIOR TOWN PLANNER

dlrtfa@dantrrptnn iay Go.au
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The General Manager
Manly Councit

PO Box 82

MANLY 16855

Dear Eric

TOTEN -- Staged Development Applisation
197-215 Condamine Street, Balgowfah
DA 168/05

We thank you for taking the time to meet with David Bedingfield of Stackiand and David
Kettle of Don Fox Planning on Friday, 22 July 2005. During this maeting, we discussed a
rumber of issues relating to the above development application and we undertook te provide
you with a further response to issues regarding:

Height of Building F;

Building C, in relation to its setback/land use;
Rainforce the Sydney Road Link;

Height relationship to RL 62.1 on the Telstra building;
Clarification of the arcade through Building A;
Percentage of open space on the site; and

Economic limpact Assessment.

*« o B 8 B ® B

In relation o the first three hutlet points, Allen Jack & Cottier is preparing plans and a
response to those matlers and this lefter addresses the remaining matters. We intend that an
Economic Impact Assessment wil be submitted to Council shortly,

1.0 COMMUNITY CONSULTATION

During our meeting on Friday, Mr Aimstrong again expressed cancerns about the depaitures
from the Balgowiah Shopping Centre Urban Design Controls {UDC) and the Manly
Devetopment Contral Plan for the Business Zone (DCP) in respact of height and tioor space
ratio. We take this opportunity to make further submissions that might assist Mr Armstrong
and Council in their deliberaticns on this matter particularly in relation to the community
consuMation and public benefits realised by this proposal.

We note in Justice McClelian's judgement, that he paid particular attention to the consultation
process undertaken by Manly Council during the preparation of the Urban Design FPlan (UDP)
and Urban Design Controls (UDC}. In light of the Courl’s emphasis placed on the previous
communily consultation, Stockland in agreement with Manly Council entered into an
extengive community consullation procass in the development of the scheme submitted to

Council.

TOWH PLANNERS « ENVIRONMENTAL CONSULTANTS « PROJECT MANAGERS
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The table below compares the community consultation process undertaken by Manly Council
during the preparation of the UDP and UDC with the community consultation undertaken in
the preparation of the staged development appiication submitted to Coundil;

ayor, «  Mayor;
involved « A number of Councillors; 2 Councillors,
»  Gauncil's Planning Design and «  Council's General Manager,
Environment Group; + Representative of Council's Planning
» Landscape Management and Urban Design and Environment Group;
Design Committes; = 2 representatives of Balgowlah North
« Balgowlah Chamber of Commerce; Precinet Committee,
= Balgowlah Rejuvenation Committee; | » Balgowlah Chamber of Commerce;
» Residents {unknown number), + Balgowlah Uniting Church;
» 7 nearby residents including 1 local
business owner; .
« Stockland representative;
«  Allen Jack & Cottier, architects;
»  Consultant team (town planning and
traffic consuitants);
+  Coungil's independent town planner
and urban designer.
This group was knawn as the
e Community Reference Group {(CRG)
Number of a1 public mesting. » 5§ faciitated CRG meetings;
cornmunity s 4 Community information Feedhack
meetings Session (CIFS),
Consultation [« 5 August 1998 = 11 Novembaer 2004 -
process - Ceuncd and the Chamber of - First CRG mesting;
Commerce agreed to hold a - Consultation process with CRG
public meeting; commenced;
+ 2 Seplember 1598 - Terms of reference and
- Public Meeting; timetahle eslablished;
150 attendees; - Issues, apportunities and
» 26 Qclober 1598 constraints identified;
- Service Planning 8 » 2 Decembear 2004
Comrmissions Meeting endorses - 2" CRG mesting:
UDEC and its exhibilion, - Presentation of scheme!
« 12 November 1998 options,;
- Baigowlah Rejuvenation - Discussion;
Steering Commitlee; + 13 January 2005
16 Movember 1996 to 7 December - 3" CRG mesting,
1998 - Qveiview of concept design;
- Exhibition of UDG for 21 days; - Review of opportunities and
- Advertising in Manly Daily, constraints;
- Copies forwarded (o Chamberof [« 2 February 2005
Commerce, Totem Centre and - 4" CRG mesting;
North Harbour and Manly West - Presentation of design soncept;
Precinct Community Forum +» 12 February 2005
Commitiees; - QIFG;
= 12 December 1998 - 480 attendees;
Bervice, Planning and - 130 feedback forms,
Commissioning Committes « 2 March 2005
recommend exhibition of UDP; - 6" CRG mesting;
» 1 Februgry 1999 to 1 March 1999 - review of GIFS;
- Exhibition of UDI; » _CIFS ferdback reviewed and input
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(DEIID
- 23 submissions received, into design;
» 15 March 1999 « 8 April 2005
- UDP and UDC adopted by lodgement of staged DA
... Coungil. I
Duration of 7 Ve manths 5 months

process o

The UDP and UDC were developed concurrently and considered al various times by the
various Gommittees of Council. The UDP and UDC were considered together at the public
mesting on 2 September 1998, After this date, the community consultation processes were
not run in paraliel which we consider would have been the best approach for related planning
documents. The exhibition of both plans was undertaken separately.

+« The UDC was exhibited for 21 days between 15 November 1998 and 7 December
1988,
* The UDP was exhibited for 1 month from 1 February 1999 to 1 March 1999,

Navertheless, the process and exhibition associated with the UDC and UDF was typical of
any development control plan-type process, with the pian being prepared by Council's town
planning staff in consultation with councillors, public meeting, and exhibition of the plans
(albeil separately).

By comparison the level of community consultation undertaken by Stockland was far more
intensive and interactive. We believe that the main advantages of the community consullation

process undertaken by Stockland compared to the cansultation associated with the UDC and
DR, are:

« Greater opportunity for the stakeholders and community representatives to be

involvad;

Greater diversity of professional input;

Greater range of stakeholders;

Greater number of meetings with the stakeholders;

Constant revision of the design cancept through the consultation process responding

to stakeholders' input;

Explanation of scheme 1o stakeholders in relation to the UDC and DCP controls;

Mail drop te approximately 2,000 households.

s Communify Information Feedback Session with the consultant team, councillars and
stakeholders involved;

+ 14-day period for the community to respond fo the scheme;

o High level of community feedback and;

+ Review of feedback fo stakeholders involved in the community consultation.

LI N N

LI |

Stockland have had due regard to the previous consultation processes leading up o the
adoption of the UDP and UDC. The high level of community consultation and opportunity for
input we believe was more intensive than that undartaken in the preparation of the UDP and
UDC. The decision of Justice McClellan in terms of community consuitation should not pose
an obstacle for Council when determining the acceptability of tha departures from the height
and floor space ratio controls of the UDC and DCP.
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2.0 PLANNING PRINCIPLES RELEVANT TO CONSIDERATION OF DEVELOPMENT
CONTROL PLANS

I terms of the Land and Environment Couit Judgement, the community consultation and
community input info the UDP and UDC has not been disregarded. Stockland acknowledged
the level of community interest and in association with Gouncil, actively sought to involve the
cemmunity.

Paragraph 87 of Justice McClelian's judgment summarises the planning principles
established from a number of Court decisions. We have considered each of the § principles
referenced in the judgment and make the following observations and comments:

g

A development control plan is a detailed planning | The consultation undertaken recognised the
document which reflects a council's expectation departures from the UDC and DCP. The

for parts of its area, which may be a farge area or | consultation undertaken identified the
sonfined to an individual site. The provisions ofa | community's 1ssues and identitied opportunities
deveiopment control plan must be consistent with | and consiraints with the community in arder fo
the provisions of any relevant local environmental | develop a scheme that responded to the

plan. However, a developmeant confrof plan may comimunily's concerns and expectations,
aperate to canfine the intensily of development
atherwise permitted oy a local environmental plan.

A davelopment control plan adopted after The proposal has not disregarded the previous

consubation with interested persons, including the | consullation undertaken in developing the UDP

affectad comrmunily, will be given sigmificantly and UDLC, Instead, Stockland recognises these

more weight ihan one adopted with Bttie or no previous consuitations and commenced its own

community consultation. consuftation in confunction with Manly Council, 0
actively invelve the comrmunity and interested
parties.

A development control plan which has been This principle is difficult to apply in this instance

consistently applied by a council will be given because the majority of the controls in both the

significantfy greater weight than one which has UDP and UDC apply to the subject sile and

only been selectively applisd tharefore, there is little opportunity to examine the

consistency in the application of these plans by
eeemer ] MEDLY GoUINGL

A development confrof plan which can be Whilst the UDP and UDC have been in existence
demonstrated, either inherently or perhaps by the | for & years, we are not suggesting that the UDP ar
passing of time, to bring about an inappropriate HDC are inappropriats or out of date. However,

planning salution, especially an outcome which the consullation demonstrates a scheme with
conflicts with other policy oulcomes adopted ata | improved outcomes originally envisaged for the
State, regional or local level, will be given less Tolem Shopping Centre site, I particular the
weight than a development coantrol plan which lacation and size of the plaza, location of building
provides a sensible planning outcome consistent | height and vehicle access all achieve improved
with other policies outcomes in comparison to the UDC.

The consultation process can be viewed as a
contemporary review of the UDC incorporating
improved cutcomeas whitst also achiaving
consistency with the State government policy
autcomes such as the Metropolitan Strategy |
Consistency of decision-making must be a Approval of the Staged DA is not undermining the
fundamental objective of those who make previous consultation process.

administrative decisions. Thal objective is
assisted by the adoption of developmeant contro! Council can make 2 decision on the staged DA
plans and the making of decisions in individual i and be consistent in its decision-making, knowing
cases which are consistent with them. If this is that the community consultation undertakenin
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done, those with an interest in the site under preparing the staged DA had more than adequate
consideration or who may be affected by any regard for the consultation undertaken in the past.

development of it have an opportunity to make
decisions in relation fa their own proparty which is
informed by an appreciation of the likely future
development of nearhy property.

3.0

PUBLIC INYTEREST AND PUBLIC BENEFITS

In terms of the public interest head of consideration under Section 78C(T) e} of the
Environmental Planning and Assessment Act, the consuitation process undertaken in
preparing the staged DA has specifically responded to the public interest in the
redavelopment of the Totem Shopping Centre.

Notwithstanding, the Slaged DA includes a number of pubiic Denefits which either exceed or
are additional tc the requirements of the UDC. All of these initiatives were {dentified as
upportunilies by the cormmunity in Stockland's consultation process.

The key opportunities for the site and public benefits delivered are identified below:

1.

Connectivity

S T e e L P | T P T P P P S0 WL SN | Uyt u v u O 1P PO S | N
A REY PldlllllllH e 1 e ST HdS DT Ui IH e \JU!IIiUblI\Hly 1w uig
surrounding streets and the Balgowlah Town Centre. Meaningful connectivity has been

achieved by:
» substantially lowering the podium;
« building a substantial amount of retail below ground and increasing the depth of
tha car parking excavation; and
+ locating the main plaza closer to Condamine Street improving visual connections.

Open Space

A large community open space area in the form of the plaza has been established in
the plan. The area identified is 2300m” and represents an opgortunity 1o provide a
public meeting place for the local community currently unavailable in Balgowlah.

As well as being a significant compeonent of the project the proposed plaza occupies a
substantial amount of the site that would otherwise have been available for building
faotprints. This has greatly inflaenced the siting of buiidings and areated planning
challenges to ensure the residential amanity required is achieved

Traffic

Vehicular access fo the shopping ¢entre has been relocated from Griffiths St to
Condamine St. Retail traffic will no lenger enter Griffiths St and it will retusn to a
residential streel. This is seen as a positive benefit for the community.
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4.0  HEIGHT RELATIONSHIP TO TELSTRA BUILDING

We have clarified that the RL 82.1 of the Telstra buliding relates to the metal grille along the
eastern and southern sides of the building. This RL is very close to the RL of the parepst
arounc the tanding occupying the southiern third of the building, being RL 61.85.

The roof arficulation zone, as defined in the Statement of Environmental Effects and plans
submitted as part of the staged development application reads as foliows: -

"Roof articulation zone:

An alfowance made for ihe overall height to extend beyond the building height.
Frotrusions above the building height are infended to accommaodate roof structure
(slats, plinths, parapets, gables, pitched roofs, clerestoray windows etc.), Hiff over-
runa, stairwells, mechanical plant and enclosures, roof elements (vents, flues,
aerials, exhausts, fans, ducis, efc ) and the like.”

This includss all roaf elerments including aerials. For the purposes of comparison, we have
added to the table in our Supplementary Report, the height of the transmission antenna on
fhe Telstra building, the majority of which are RL 64.4.

3 Zone
&1, L3 belo! 56.1 B be
58.3 3.8m below to 61.0 3.8m below ko
61.3 Z2mabove i B78 2.2m ahove
9 523 9.8m below 55.6 9.8m below
] 52.3 9.8m below to 55.6 3.8m below ta
643 2.2 above 876 | . 2.2mabove
£ 4.3 9.8m and 12.8m 52.G6 9.8m and
62,3 below | b5b 12.8m below
F 58.3 . 3.8m below 816 3.8m below
G . .bB3 3.8m below 6186 __3.8m below
H 43.3 15.8mta 18.8m 49.6 15.8m to 18.8m
o 433 belaw 466 | below
J 48.3 . 12.8m below 52.6 12.8im below
K 45.8 16.3m helow 49.1 16.3mbelow

Note® The roof articulation zone will not necessarily occupy the full building footprint being confined
10 @ fimited number of elerments camprising the roof structure of the building.

We note that addition of the 3.3 metre roof articuiation zone results in only the 8-storey
buildings (B and ) being above the height of the Telstra building including its roof elerments,
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50 WIDTH OF ARCADE THROUGH BUILDING A

We ncte at page 96 of the Statement of Environmental Effects we have stated that the arcade
through Building A was proposed to have a width of approximately 6 metres, with retail space
addressing the arcade. This is an errer in the report. The plans are correct and a 4-metre
wide arcade is proposed. This arcade width will be capable of achigving the UDC requirement
of a 2-metre wide café seating area, separate to a pedesirian walkway.

The plans referrad te earlier will be prepared by Allen Jack & Cotlier and will be submitted
under separate cover. We trust that this information assists Council's assessment team and
Coungcil in thefr consideratian of the staged development application.

Should you wish to discuss the concepts of this letter further, please contact either David
ettle of Don Fox Planning on 9980 6933, or David Bedingfield of Stockland on 9561 2689,

Yours faithfully
DON FOX PLANNING PTY LIMITED

DAVID KETTLE . Qh\“") ~
SENIOR TOWN PLANNER Reviewed: (L

dhettis@donaxplaning. cama
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Dass For Plasning oot
g 11 Dartford Road Thornteigh 2120
PO Bex 230 Pennant Hills 1715
DX 4721 Ponhant Hitls
Email: donfoxpli@denfoxplanning. com ay
Internet: www_denfoxplanning.com.ay
Phone: {02} 9980 6933 Fax: {02) 8080 6217

29 July 2005
Our Ref: 6116.8DK

The General Manager
Maniy Council

DX 8205

MANLY NSW

Dear Eric

TOTEM - Staged Development Application,
197-215 Condamine Street, Balgowlah
DA168/05

Further ta our letter dated 27 July 2005 and our meeting on Friday, 22 July 2005, we now
enclose copies of plans and information regarding the following issues:

® Allernatives o height of Buiiding F;

. Reinforcement of the Sydney Road Link;

° Section through the pedestrian pathway from Griffiths Sireet;
s Schedule of open space areas,; and

. Building € and Lane 34 relationship.
1. Building F {Appendix 1 and 2)

Allen Jack & Cottier has prepared conceptual plans illustrating two options to reduce the
height of Building F and address the concems regarding its height and scale relationship with
the Woodland Street properties. These illustrations are self-explanalory. Steckiand are
prepared to accept a condition of development consent in relation to Building F for either of
these two options.

2. Sydney Road Link (Appendix 3)

The primary issue was to increase fhe visual link from Sydney Road Arcade to the proposed
public plaza The Balgowlah Shopping Centre Urban Design Controls {(UDC) states that the
central public space (ie. the proposed plaza) should be a focal point and ‘possibly glimpsed
from Sweney Road”,

The aption presented with this letter enhances the vista and increases the visual connection
from the arcade 1o the proposed plaza. In order to achieve this, the following amendments
have been suggested:

. Delete a 5 meire length off the western end of Building E for its full height ifour storeys);

TOWN PEANNERS « ENVIRQNMENTAL CONSULTANTS « PROJECT MANAGERS

POF created with pdiFactory trial version v
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° Align the westem edge of Building E with the eastem edge of Building D’s footprini,
maintaining the strong edge 1o define the ptaza;

M Increase the width of the open space belween Buitdings C and E, to 11 metres; and
® Introduce a focal point on the southern elevalion of Building D.

Again Stockland are prepared to accept a condition of development consent in accordance
with this alternative 1o address this issue.

3. Griffiths Street Pedestrian Link  {Appendix 4)

The plans include a Griffiths Sireel elevation and section along the westem boundary. These
plans illustrate the manner in which a pedestian link and combined pedestrian entry {o
Building F can he accornmodated and manage the level changes across the site. its final
design, detailing and landscape treatment will be a maller for the Stage 2 development
application.

4. Open Space Schedule {Appendix 5)

As suggasted by Mr Armstrong we have undertaken the calculation fo delermine the open
space available.on the site. The allached schedule confirms the building footprints plus 50%
of the arficulation zone of each building in order o determine the open space area available
on the site. The open space area eguates to 10,355.3m’ or 49.2% of the site area.

5. Building C and Lane 34

During our meeting on 22 July 2005, Mr Armstrong raised concerns about the proposed
residential fand use fronling Lane 34 and polential amenily impacts. Stackland recognised
this potential problem and is prepared o accept a condition of consent to change the
praposed land use from residential to non-residential uses adjacent to Lane 34. Such a
condition should address lhe potential for residential elements such as access and lobbies
that could be located off Lane 34.

The conceptual plans submitted with this letter are designed to serve as a tool fo assist in
framing conditions of consent and Stockland are prepared o accept such amendments by
way of condilions of consent to the staged DA

Should you wish ta discuss these conceptual plans further, please contacl gither David Kettle
of Don Fox Planning Pty Lid on 9980 6933, or David Bedingfield of Stockland on 8561 2699.

Yours faithfully
DON FOX PLANNING PTY LIMITED

DAVID KETTLE
SENIOR TOWN PLANNER

PDF created with pdffFactory trial version v
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1D 2002-638 (Part 3)

Andrew Popaff

The General Manager
Manly Councit

DX 9205

MAMNLY

Attention: Rod Moore

{
i bn ief
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|
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SYDNEY
REGIONAL
DEVELOPMENT
ADVISORY

i COMMITTEE

81 Aushcotnbe Road

T Blacktown NSW 2148

Telephone {02) 9831 0914
Facsimile (02} 9831 0107
PO Box 558

Blacklown RSW 2148

BEX 8120 Blackiown

PROPOSED REDEVELOPMENT OF TOTEM SHOPPING CENTRE AT 197-215
CONDAMINE ST, BALGOWLAH.

Dear Red

| refer to your letter of 29 April 2005 {Council Reference: DA-168/05), concerning the above
mentioned development application referred for cancurrence under Section 138 of the Roads Act and
under the provisions of Schedule No | of State Environmental Planning Policy No |1 (SEPP 11). | wish
to advise that the Sydney Regional Development Advisory Committee (SRDAC) considered the
application at its ineeting on 25 May 2005.

Exercise of Concurrence Function under the Roads Act.

The RTA has reviewed the developrent application and grants its coneurrence under section 138(2) of

the Roads Act to the development application subject to the following comments being included in the -

Council's canditions of development consent (should the development application be approved):

Below are the Committee’s recommendation and RTA's comments on the subject application:
) PP

The RTA supports the installation of new traffic signals at the intersection of Condamine Street
{Rerail Access located between Sydney Road and Griffiths Street with the fallawing
configuration:

¢ Siteaccess — (2 entry lanes / 2 exit lanes), :
¢ Condarnine Street (south approach) — (Left-Through / Through),
¢ Condamine Street (north approach) — (Through / Through-Right).

To minimise vehicular conflicts due to the proposed loading dock access being located near the
main signalised retail access the RTA requires the installation of a 900mm wide concrete median
island along Condamine Street starting at the stop line of the propesed signalised access at
Condamine Street/Retail Access and extending 25m north. Note: This may require some
localised widening inteo the footway areas along Condamine Street.

Affected land owners must be consuited with regard to the proposcd signalised access and
median island zlong Condamine Street.

103 2002-833pr3.doc
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(2)

3. To restrict access along Sydney Road to left-in / lefi-out the RTA requires the installation of a
20m long 200mm wide concrete median iskand covering the vehicular access to the Totem
Retail site. Nete: This may require some localised widening into the footway areas along Sydney
Road,

4. As noted within the Traffic Report, the RTA supports the provision of a separate phase at the
intersection of Sydney Road / Condamine Street. This additional phase will accommodate the
following movements simultancously:

*  Southbound through movements along Condamine Street;
& Right turn movement. from Condamine Street into Sydney Road westbound;
*+  Left turn movement from Sydney Road into Condamine Street northbound,

It is understood that this would require changes to the lantern dispfays at this intersection.

5. Sydney Read is a significant bus route and traffic flow needs to be as efficient as possible to
minimise delays to buses. In order to minimise these delays and for the RTA to suppert the
retention of existing ingress as a result of the large increases to entry movements, time
restricted (Ipm-7pm Mon-Fri) “Mo Stopping” restrictions are to be provided along Sydney Road
from Woaodland Street (North) to the Totermn access point an Sydney Road.

This shail also require consultation to occur with the affected businesses by the developer (in
consultation with Council), Council's Lacal Traffic Comnittee is ta consider the results of the
comsultation prior to implementation. Prior to the installation of “No Stopping” parking
reserictions the applicant is to contact the RTA's Traffic Management Services on ph: (02) 8814
2053 for 2 "Works Instruction™,

6. Detailed SCATES modcfling for the existing and proposed scenarios of Thursday AM, Thursday
PM and Saturday Midday rraffic conditions are to be provided to the RTA (in electronic form for
assessment) for the following intersections:

«  Sydney Road f Condamine Street

¢ Sydney Road / Waoodland Street

s Condaming Street / Balgowlah Road
e Condamine Street / Retail Access

Note: Electronic version can be emailed to Andrew_Popoff@ri.nsw.gov.ay

This must be submitted to the RTA for review as part of the Stage 2 development application.
Further recommendations could be provided once the RTA has assessed the raffic modelling,

7. Council's Local Traffic Committee is to consider the implementation / application of the
following:

* “No Stopping” restrictions for a distance of 6m either side of the Totem residential
access onta Griffiths Street.

* Kerbside parking restrictions would need to be reviewed along Griffiths Street to satisfy
local road conditions relating to the development proposal,

D 2002-638p13.doc
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(3)

Parking restrictions at the new signaiised access on Condamine Street must comply with the
requirements of RTA Technical Direction — “Stopping and Parking Restrictions at Intersections
and Crassings” — TDT 2002/12.

Should the development proceed, detailed design plans of the proposed median iskand along
Sydney Road (including Keep Left signage and possible pavement widening), the proposed new
traffic signal design plan for Cendamine Street / Retail Access and the revised signal design plan
for Sydney Road / Condamine Street will need to be forwarded to the RTA for approval prior
to the commencement of any roadworks. The appficant is to be advised that a plan checking fee
(amount to be advised} and lodgement of a performance bond will be required prior to the
release of approved road / signal design plans by the RTA,

fn addition, a ten {I0) year operatioral/maintenance charge would also be required for the
proposed new traffic signals ac Condamine Street / Retail Access - (amaount t¢ be advised).

. All works / regulatory signposting associated with this development will be at no cost to the

RTA and are to be completed prior to accupation,

tn addition Councif should consider the following Standard Commenes:

13.

The development should be designed such that road traffic noise from Sydney Road and
Condamine Street is mitigated by durable materials, in accordance with the Environmental
Protection Authority criteria ‘The Environmental Criteria for Road Traffic Noise, May 1999
The RTA's Environmental Noise Management Manual provides practical advice in selecting noise
mitigation treatments.

Where the EPA external noise criteria would not practically or reasonably be mer, the RTA
recommends that Council applies the feliowing internal noise objectives for all habitable rooms
under ventilated conditions complying with the requirements of the Building Code of Australia:

¢ All sleeping rooms: 35 dB(A) Leg{(Shr)
¢ All other habitable rooms: 45 dB(A} Leq(15hr) and 40 dB(A) Leq(Shr).

. QIf street. parking associated with the proposed development, including aisle widths, parking bay

dimensions, sight distances, turn paths and internal circulating roadways are to be in accordance
with AS 2890.1-2004 and AS 28%0.2 — 2002 for loading areas.

Storm water run-off from the subject site onto Sydney Road and Condamine Street, as a result
of the proposed development is nat o exceed the existing levef of run-off from the site,

In_accordance with State Environmental Planning Policy Ma, 11 it is essentia that a_copy of Council’s
determination_on the proposal {conditions of consent if approved) is forwarded to the Committce at
the same time as it is sent to the developer,

iD 2002-638prd.dac
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“

Should you wish to discuss this matter any furcher, pleaso contact the RTA's Develepment Assessment
Officer — Andrew Popeff on (02) 8814 2180 or facsimile (02) 8814 2| 07.

Yours sincerely,
@ Wx
4
Adriana Gavazzi
Chair, Sydney Regional Development Advisory Committee

6 June 2005

1D 2002-630pt3.doc
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Memo

To: Rod Moore - Audit & Suppé)ﬁ
From: { sura Braser - Horitage :
DA MNo. 16803

subjrec: ‘Tolem redevalopment:

-the existing Totem Shopping Centre at 197, 203 and 205 Condanine Sueet;
-the rewil and residiental properties of 199, 201, 207-215 Condamine Street; and
-the rotail premises at 360-364 Syduey Road; and 123 Gelffith Street, Balgowlah

DPocumentation Received (4 May 2005):

Statement of Hlerilage Impact (SHI, prcpaiu] by Raborl Staas, Director/Heritage Advisor Noet
Bell Ridley Smith & Partners Pty T1d, dawd March 2005 and received by Coeuncil on 6 April
2005,

Statement of Environmental Effects (SEE), prepared by Don Tiox Planning, dared April 2065,
Tssue A amd regoivad by Councit on 6 April 2005‘

Development  Application Ptan(s): prepared by Allen Jack & Cottier, numbered DAl-
04,10,11,12,20,23 30,31 40,41,50,51,52, 55‘56 57,58&60, [stue A, dated 6 Aprl 2005 and

received hy Council 21 April 200‘?
Proposal: The applivents SLiE describés the proposal as follows:

“The proposal 13 a Stuged DA under Section §0(4) of the Envirommentsl Mlanning und Assessment

Acl 1979, 'Fhe Stagrd 134 secks consent tor the following aspects of the development:
A flodr space catio of 2.175:1 exclading car]n&ddng, equating to 4 pross flocr area of approadmately
43 7GDm2
An upproximate gross flovr anee of 14, ,30(}M4‘ relanng to tetail and commercial uges comprising: -
Main retni use at RIL 4.5
Mixzd retuil and cormasicial use at Podium? Iwel tmntlng Lane 34 and Condamine Strat;
The use of the podium fevel fora mix Dfpublic and privale open space tetail/commercisl use of pun of
the podivin level;
An dgprosimate gross Toor area of 31 4OGM2 elating 1o resideotial uges in the form of 9 buildings,
The use of Lo Levels balow the main refaif Lovel (hasements) fv car parking in association with the
retail/enmmereial and residential uges and setvicing velivles for the velail component;
A total of ipproximately 1,005 ¢ar parking apuces;
A total of appronimately 360 car puding spaces for the rot: silcommercia) componnt, including
staff pasking Jocated iv a basement level unid Lanie 34;
A total of 445 car parking spices for the rwdentml ccmpanem including, resident und vmuurpnrkuu!
located in a basement;
Building heights, envelopes and ﬂrhcu]&hfm zones:
Vehesbar nocess and sgress to the resideatisl parking via Critfith Steoat:
Vilvicula nocess and egross (o the retail paﬂang from Condamine Siveet and restricted uevess/egress
via Syriney Jtoad; and
Bervice vehicle areass for retail delivery vehwles vigu de:llulul uecess from Ccndarnmc Streat anly

This fax was received by Gl FAXmakar fax server For more inforimation, vist fitlp e gh com
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The gpplicalion plso seeks development congent pursuanl to Scotion E0(LY of he BP&A Act Ton the
deraolition of exizting buildings and sucture and the remnval of (recs on the site.

The Staged DA pproach has been propuscd to establish the key parameters for the site to galde the
direction for the more detailed design work thas will follow with 1 Stage 2 BAL”

The proposal alo invelyss the removal of pwo of the heritage fiated streel trees in Condamine
Street 10 augommadate the proposed location for the vehicular entryfexit. T is alsu propoged 1o
bitild & new residedtial flat building in the curvent location of the current vehdenlar sanps off
CirifTith Street {123 Grittith S0, ;

Heritage ftem:

The subjoet site I8 in the vicinity of severd] heritage itenss Hated under the Manly LEP 1958,
including No.217 Ciritfith Street - a Plock ofinter-war flats {comer of Griffiths 8t and Condamine
81 and the Brush Box trees in Condaming Streot (losated between Ciriffihy Street and Syditcy
Road). :

Clauses 18 and 19 of the Manly LEP are velévant tu this application.
Comments:

The preposal involves the demolition a‘f the existing shopping centre and a nwnber of
adjoining residential propertice surrourdingy the gxisting "Uotem shopping centre.

Totem Shopping Centre;

Higgarieal information of the

The apphcas Statemersi of Herii
existing site. :

“The Totem Shopping Cenire way erected in ihe eorke 1960s on an amalgamation of varjous
smaller sites that ere owned by Manly Coubcil after 1954 and previously ocoupied by two tennts
cuurts and a namber of very lurge Coal Treey. This had replaced the earfier oriupation dfler
1940 by the Dairy Furmers (o gperative Hepot. In 1960 Deasala Ply Ll purchased the sitc and
lecsed it ta Totem Enterprises Pry Lud, The cenitre was ane of the first regional centres to be
erected on an Anerican nodel in Sydngy ahd consofidused and-existing Yinear shapping strip-that
oceupicd the intersection nf Condamine Streel and Sydney Road, Tialgawlah, Ii pre dated the
livger Warringah Mall by several years and was part of the general move Lo decentrilise

e shopping in the post war peried.”

“The original Tatem dovelopment site (interpaliy and externally) is required Lo be photographically
revorded in accordance with ibe NSW Heritage Office Guidelines, (although net berilage listed or
identified by the National Trust) for ils istorie value identified above and evidence of the

development of the Balgowlah village in tiic 1960s.
Totern neon sign and lotem:

The totem sighis on Sydney Roud and thé totem in Condamine St should e asscssed for their
heritage significance prior o determindtion of the application and investigation of their
retention/incotporation o any new devélopment shouid be addressed, This was requested for
the previous applivation, however, this has not been done 1o date and shuld be undertaken prior
to any determination of the stage two DA if stage one I8 approved,

1% Fax was recenved by GF ; . - . . N
This fax was receved by GFIFAXmaker faz servar For more information, visit: Nt /M gli.com
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Excavation:

iy noted that substantinl excavetion is proposed on the site. In this regard it is considencd
reasonably to require o condition reparding the discovery of any archacological relics on the
affected sites.

Heritage Item No.217 Condamine St:

The hertage stein on the corner ol Grilfiths Stecet and Condamine St (217 Condamine 84) is
not congidered to be adversely affected as there ts no change to its immediate setting. The
rotention of the residential Nat buildings: opposite and the proposed screen tree planting on
the northern boundary of the subject sife il largely act as a visual buffor to most of the new
developrment proposed and not significanily affect the wider visual setting of 217 Condantine
Street. .

‘I'ree Removal:

‘The propasal includes the removal of twin of Lhe heritage listed Irces on fhe weslem side of
Condamine Ht. These treos form part of the tree lined streetsczape of hoth the western and
castern side of Condimine Strest from Sirdacy Road (o Griffiths Street. The listing contiues
inte the ¢ross street of Griffith Street. The trees ane listed for their acsthetic importance to the
streetscape. :

The plans do nat provide a survey showiny the exact location of e fyo trees in question.

Lxtracts of the applicsnt’s statement of Heritage irpact provides the nllowing assessment of
impwet on the proposed tre: cemeval:

“Balgowlih way extablished as a suburbiin the early decades of the 207 contury and was well
avtublished ar the time that the Totem: centre was construeted (cady 1960s). Condamine
Street conlaing an avenue of Brusi 8ox yireet trees which are approximately 0-70 years old
and represent the Council's tree planting policy and street beawtification schemes that
aceompanicd inteewar suburban develupment of the arew.”

“The development propoeses thal add{h{anal xewrd matiere Brush Box will be planied tn the
streef Lo veinforce and enhance the avehue planting in areas where trees are ahsent and to
repluve the tree proposed to be rempved fur convenfenve, The overall impact wil be
thurefore lexsened by the praposed development.

“li is proposed o remove two of the haritage listed frees that form the avenue planting alony
Condamine Street to allow for appropriafe vehiculor civewlation into and our of the site. The
frecs are manee examples thar date from the original subdivision and suburban development of
the areq, he rees are nol evenly spaced.gnd are not constant in size or health, There are
opportunities to replant areas of the averie with somi mature rrees ay part of the overall

devaloprient whickh can be further detailed witl the Stage 2 development applicution,, ™

“Dar the trues confribrte o the keritage slgaificance of the item or londseape?
The threes are qurd of the early avenne planting that demonsivdtes Council policy in the eurly Inter
war peried for suburban developert and street bequtification sehemes. The trees form part of

This Tax was tecesved by Gl TAX v aler Tax server For more intarnation, visil. hp thoresnr gfi.coim
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the lanidscape churacter thot dominates the area. The tree is part of the heritage listing which
extends along Condamine Steeet from Griffiths Siveer (o Svdiey Road. T averue plantingy fram
the same period extend along Condamine Sfreer to the noveh and inko all of the side sireets
however these are nof identified as having hevitage significance by Council " It 13 noted that
street ree listing continues into Ciriffith Straer (between Clordaming St and Boyle 1) as identified
on the Heritape LEP Map 1- Landscape.

© Why are the trees buidg removed? :

The twe treed are located in a position that wouid severely limit visibility und wecess io the

redeveluped Totem Shopping Centre xite. Tha trees are not curstamding excunples af the speviey

anid ari now located on the edge of the kerb.”

“Has the ardvice of a free surgeon or horticuitural specialist been ubtained?

An arborists report by Stugre Pitteidriph has been proveded os part of the overall submission, the

report indicafes ihal the trees have been pogrly trimmoed and ave @ locarion that creales trip

hazqrdy for peestrians. He mives the irees i SULE value of 38 indicating trees thet may five for

more than 15 vers but wordd be removed fur safety or mudsaace reasony, ™

“Are the irces boing replaced? Why? With the same or a new species? The Stage 2 development

, applicarion will detaii the proposal o replace the lrees with seati matire Brush fox, and jogether

S with additesnal trecs thiy will o reinforee the aveaue planting along the street from Sydney Road

o Griffiths Sereet.”

"The removal of iwe streat treey in Condamine Street witl have an impact o4 the identified
landscape value of the larger group of trees and should be considered in the light of professional
advice regarding the expecied Iife of the treey and their current contribution to the group, and the
intention of Stockland to repluca the traes with semi moiure examples of the sone species and to
reinforee the remainder af the she bcmndary witk uppropriate planting ",

The assessment of tmpact does not provide an evuluation of oplions that would retain these twe
trecs, The removel of these trees will createia significant gap in the current streetscaps canopy of
trees. The trwes are also raled ag being iv fuif condition and healthy orowns, although tree ruota
are rawstag the concrete paving. Ty addition o detail is provided on the new location of the
veplacement frecs 1o determing whether this s a satisfactory outeome/impact on the significance
of the trees.

The above daes not provide sufficic justifibation in herilage tenms for the removal of these two

) tees and their removal is not bl]ppO[tGd

-
Additions] semi-maturs brush box ane requwed to be planted in Condamine 81 to reinforce
the significanse of the existing.

The development should incorperate systems to improve the health and longevity of the
listed tregy, IF consent for the development is pranted, protective buffers should be placed
around the heritape Ysted trees of Condamine Street to ensure that damage to the ks and
root syatams does not ocewr during demnlh_iuur’de\aeioptﬁem of the: site. In addition the future
puving around the trees should provids for & pervious area wader the dripline. Cherk with
Fentom and Ted. :

This fax was received by GFI FAXmaKer tax saiver. For more informaton, visit: http- T gfi.com
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[t addition to the above the strest trees contribull to the strestsoape character of Condamine
Street s identified in fhe SEE s fallows: :

"Condamine Street on s western side continues thé retail ures associaied with Totem Shopping
Centre and this character changes (o @ combinatipn of vesidentiod, retail and eommercial uses
before becoming svlely residentil. The eavtern side af Condumine Srreet is primarily residencial
i characrer with the exception of the Uniting Ch wréh which acts as a transizion between the
commercial uses of Sydray Road and the residontial wses along the remainder of Condaming
Street, The residential development varies from single and two storey dwelling howses to older
sivle wa Storey residential flar buildings the alf ﬁ;r?n it consistenny in seale and open fromr
setbacks. :

Condamine Strect hay un open feel created by the jeale and feoni setbucks of the buildings with
asirong fine.of streef trees Soeming « canopy dlong miuch of Condamine Street. The scale and
Street troes result in the buildings having nruch lesy dominance in the Hreetveape than Sydney

Road, despite the main entrinee to the Totem Shopping Centre, being from Condamine Streer”

it 15 agreed with the above comments in that the: existing low rise and scale development in
Condamint Street are subservient to the heights andf cancpies of the Brush Box trees, ennbling the
Brush Box frees 10 be a dominant feature of the streetacape, rather than the bufidings. in this
regurd any new buildings fronting Condamine Street should not dominan the stretacape or the
Brush box trees in terms of height and ‘open feel’. Tn this regard the heights of any new buildings
o tlils street fiont are reguired to be low risg, j.e. Lior 2 starey to muintain the existing regidential
chasacter of Condamine Street. This will ensare the hexitage conscrvation ol the aesthetic and
historical sigrificance of the sireet tree plarsing anid thelr setting in the streetscape, The current
teights on the street front proposed shoyld be revided-10 ensure ‘lhe dominance of the Brugh box
irees is retained in Condamine Street pricr to an y approval of stage one.

BDemolition:

It is noted that the MNational Trast kave identified seetions of the development site {partieularly in
Condemine wnd Woodland Streets) as being withizt the National Trast Urban Conservation Aren
Precinct 3, Balgowlah (dhated March 1995). A copy s atached. However. (his lsting has not
been recognised by Couneil {nor mentioned in tha DEP or part of any review or study) o7 the
applicant (a Leritage assesament'study of the sites affected by this development proposal has pot
bpent carried out by the applicans), :

A site ingpection has revealed a number pf bungalow style dwetlings of the 19205-303 €ra; many
with intact architectura) detailing which are proposdd to be demolished Condeming Street, plus
an fnterwar flt building, workshop and rernain shops in Condainine Street, They also cottribute
to the existing streetscape selting of the residential dwellings opposite in Condamine Streat and
conuibute to the setting of the heritage listed jtrees in teems of their origingl period of
development and maintaining 8 scals which permitsithe tees derninance in the strectscape.

AL the mintam a1 those buildings ars required i be photogiaphically recorded in accordance
with the NSW Heritage Office Guidelines peior toiany demolition works and tulding mpterials
{i.e. windows, stone, biicks and the like) are 1o te recycied to suitable second hand building
meterial outlets,
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Subjeet (o the above requircments, amendments and conditions of consent the proposal
will be considered acceptable under Clauses 18 ahd 19 of the Manly LEP.

If uEproval is recommended the fo] wwmm recpred:

L.

A photographxc au-chwai quality recard shailibe mads of all the proposed buildings and
structures to be demolished. All these buildifgs are to be photographically recorded in
accordance with the NSW Heritage Office (uidelines prior to commencemeit of works
or any demolition works, The record is 1o he inan A4 fsrmat and shall include plans,
the streetscape context, their street numbering and black and white photographs, their
negatives and colour pholographs, two capigs of which nte to be submitied to Councit
prior 1o ikswe of the construction certificate. Phofographs are also to include the
beritage listed street trees, the interior and exterior ofall the buildings and their sening,
The record is to be prepared by a heritage cgnsullant and include a briel outline of the
liglory of the locality amd the buildings, Wlm1 received, a copy will be sent to the Manly
Local Studies Libeary, :
The heritage listed Brush box (Jophosterun confertis) stroet trees in Condamine 81, are to
be retained dug 1o their identified awsbetic value and significant sontribution to the
strectacape of Condsmine Street. An alteinative design and lower building height is
required to ensuse retention of thess trees Wnd ther dominance fir the Streetscape sefting.
Detafls of which are io be submitted to:Council for-approval prior tu issue of the
Construction Certiflcate,

Additiong] semi- mature brush box are to hc. planted in Coudamine St w reinforae ihe
sigmificance of the existing strect wees. Delails of which are to be subndtiod with the
Landscripe plan to be submitted with stage 2 of the development.

The develupruent is 10 incotporate systems to improve the health mid longevity ol these
wees. Protective buffers are to by placed armmil the heritage Hsted troes of Condamine
Street to ensuie that damage to the trunks and root systems dose not occur during
depuatition/development of the site. Tiefails of the method of protection of the trees shail
he submitted to Ueuncil for uppruval prior (o the issue of the Consirnetdon
Certificate,

The street trees shall be rotected with suitable lemporary enclosures for the durstion of
the works. These enclosures shall only ‘be removed when dieected by the Principal
Certifying Authorily. The englosure shallibe constructed el of F62 refnforcing taesh
1B00mam high wired fo 2400mm long star pickets, driven 600men into the ground, spaced
1860mm ppant at & miniroum distance of 1000mm trom the tree trunk, An annotated
photographs) of the tress, with parlicular gmphasis on the Jower part of the trees, shall be
submiited to Couneil pricr o the commencement of any buililing work,

The rewse and recycling of all materiala s required, particularly in regard to the historic
bungalows and interwar buildings proposed 1o be demotished, [he reuse of the sandstne
Tovndations of these butldings is 10 be inedrpomted into the developiment, such as on the
exterior foundations of the vew buildings, rctaining walls, andior Dences fronting
Condamine St The reeyeling of the ‘liver bricks, leadlight windows and the like is to
oceur, preferably on site and/or 10 suitable profissional recycling yards specialising in the
recyeling of historie building materials. Tranohition and slorage ot these materials is w be
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carchully carried out by the workers antd a sbeciﬁc stockpile area is to he designated and
protected. Detatls of the above requir emoms are to be submined to Conmell prior v
Issue of the constraction certificate.

The. “totes’ neon sign on Sydney Read and the ‘tolan’ in Coundumine St are (o bhe
retained for their historic Iinks to the lucuilfy and The site and are to be incorporated ioto
suilabsie major public open spaces such as the proposed plaza off Condamune Street of
within the shopping centre such that they:
- fenture prominently and provide npportunities W aot es 8 pieeting place foel;
- arud are given suitable all-westher proteotions.

AN lstorical interprotation of the histary: of the site and the totem shopping centre
including the gign and totems 15 10 be localed in the vicinity of the agn and toten, angd it
is preferable that both the sign and totem are displayed (opether as part of the
interpretation. The interpretation is also to include historic photographs of ﬂ'w site and {he
significonce of the strest trees in Condaming Street. The'use of the name “totem” should
be congidered to continne with sile due t s lecal connections and identity with the
locality. Petails of the above are to be su!m irted to Couavit for approval prior 1o Ivsue
of the Construction Certifleate,

Any stone korb ju the vicinity of the development site’is 10 be protected fium damage
during construction. Details of the method of protection of the kerb ave to bu submitted
fo the Principal certitying Authority priuvc:to the ssue of the Construction Certificate.
Phnmbrapl\s of the kerb are to be quhmmw 10 Council privr o the commencement of
any nuuumg wwork. :

Where driveway construclion necessiiates the removal of any part of any existing Stone
kerh, the redundant stone kcro blacks areslo be carafully icoved, without damage, in
whole blocks, These kerb blocks are 10 be delivered to Covneil's depol in Balgowlah. To
arrange access 1o the depat and a suitable time for delivery comact Comeil's Works
Superintandenl on 0418 I8 404 hetween:8.00om and 4.00pm Men.-Fri. The removal
and . dehvery of the stone kerl blocks lb 1o be undertaken at the expense of the
ownerfapplicant.

Tf, doring the viicse of conslruction and any associated carth disturbing aetivities, human
remains o archaeological deposits origineting from Indigenous or non:indigeuons
culures mre exposed, works must cease infinediately and Council intormed. The Polige
must also be inforined if lman rerains are uncovered.” 1 this procedure 9 pot foflowed
the applicant may be guifty of an offence; under the NSW National Parks and Wikllife
Act 1974 and the Ahoriginal and Torres Strait Istander Heritage Protection Act 1984, and
will be reporied to the rélevant suthorities. *

The NSW Nationa] Parks and Wild(ifc Act 1574 (§ 90) states:

(1) A persor whn without first obiaining the consert of the Divector-General,
kuowingly desteays, dofuces or domages, or knowingly cotves or permifs the
dexteuciion or defacement of or damage to, an Aborigiaul obfect wr Aborigingl
place Is guilty of an gffenie against this }fci,

821U of the Aboriginal and Torres Slran Islandu Hentage Projection Act states:
(1) A person iz smillty of an offence if:
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(i} the person:
() dbes gan et and
(ii} the act couses damage to, the dc,'acmg af or mmrﬁ-renn with, an Aboriginal
object or an Aboriginal place: or
- (B) the person does an act likely 1o endarig;-f an Abongmai object or Ahoriginal

Pluce,

Penglty:
{a) i the persont iv & aatural persor--$10, 00@ or fmprispument for § years, or boik,

o
(B zfrhe pe).ron is o hody corpor@ie—i5i, 000

Umess an excavation permit has been;:ssuad by the Minister {t is an effence
to disturb or exvavals Jand knowing that archagological evidencs of either
Indigenons or nen-Indigenous origin may be present.

The Hexitage Act 1977 (New Souik Wales) sf;htEs* in §139 thal:

() A person must nat disturd or excavate any fand knowing vr bove reasonable
cawse (o suspect that the disturhance or axcuvctlon will or is likely to vesult in a relic
being discovered, exposed, moved, damagedior desirayed unless the disnarbonce or
excavation is corried ot in accordgnce with an sxcovation permi.

(2) A persom must &ot disturb or exenvarg any land on which the person has
discovered or exposed a relic excapl in gecordance With an excavefion permif.

Consent for 4 development, issued by the Covneil, does not provide an applicant with an
sucavalion permmil, not a pernt to dcetmy damage o remove jtems of archazologival
significance ortginating from cither Indlgenbm o on-Indigenous oulnirgs.  Thig perinit
must be applied for independently through the Hemage Courneit of New South Wales.

_z;/m,

7 Loura Fraser
™ Heritage Planner
(Prevefopment Control)

18] /o5
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tem

Narpe of Item:
Type of Ttem:
émup/callettlom
Q!taaofv:
Frimary Address:

] : Attnchment
Streetscape Street Trees

Streetscape Strest Trees
Landscape
Parks, Gardens and Tre%s
Tree groups - streat

Condamine Street {frord Griffiths Str, 1¢ Sydney Rd), Balyowlah,
NSW 2093

Loca] Govt. Arear Marly
Propaety 9“?"’!‘"0"- . T S
! Lot/ Volume f Lot/Voluma 1 Sectien |' Plan/Folioc | PMan/Follo |
) Ccde L Numbe:r kN Jrh_lquar ! Code i Number |
A AIJ Addmnnes ;
—'" Slmat Addrass {Suh arb/ann LGA Pm‘lsh ]County] Tvpe
i Lundornnlr Sl.reet (from ﬁmun». tr, to ; B Igowtah rMi:niy [ Prlmarv
P Sydney Rd) [ i
- tatement of Listed for Its aesthetic impartance to the stiectscape.
5_ . ent Date Signitlcance Updated: 13 Feb 02
S.i_gmficance Note: Thers are Incompidte detalls for & number of items hgtod on the
i State Herltage Reglster. The Herltage Office intends to develop pr
upgrade statenwits of srgmﬂcanne for thess Ilems as resources become
avallable.
Pescription :
o Physical Description:  Brush flox (Lophosteman Confertus) on both sides of the street

Current Use:

Historic Themses

! {abbrav)

‘3 Econumy - IJviiemmnq
Ioral, lonal and national
l-:l:nnunl\u.

Austratian Thome

f

9. Rettlemant - Bullding
settlements, lowns and
lotles

S et

. “Local j
! Mew South Wales Thema ! Thama i
v, run;ne,n “eu um A 5(393 Liv |UE asauc ate I none
TlEmvironinent - cultural Jandscape - Ackivil ated  Wnoned -}
with the interactlans betwesn himans, humen socletles | i
and [+ >hapmg of, thelr pysicu 5urmundingf :
Towne, suburos and vilnaes - Actividas associated with  {(non - i
crealing, planping ard ranaging urban fundtions, !
B

AT v

batwaen Griffiths Street Junction and Sydney Road,
Street plantings

land scapes and !Ire.,tylef in towns, suburbs and villages |

[ -
S sms FEPEORCR F 1000
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Assessment of Significance

SHR Criteria a) Landscape, suburbanisdtton
[Histarical Significance? :

Arspsament Criterla Items are sssesyed agpiist the S1ate Herltage Register (SHR)
’ to datermineg thir level of significance, Refer to the Listings

below for the level of statulery protection.

Llstmgs

i Listing Listirg Gazelte .  Gazetta .| Qazekte ;
Heritage- klstlng ‘ Titta |  Number Numpqr . Pag- i
T u RO b S Pt !
l

Study Datalts
e l, s
Hltla Yearmumber " used ‘L
Jreme " No i

4
A 1

References, Internet links & Images

Nane :
Nore. Internet finks may bet to weab pages, duc.urnent's or images.

(Click on Thumbnnil for Full Sizd Lmage and tmage Detalls)

Source of information for this entry

Name: tocal Government
Email: Contack Local Councit
Web Page: www. dla, N3W.a0v.au/
Administration

Database Numbaer: 2020423

G e
FT T BRE TOZENRTA T10 L4

W T
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18 Mny 2006
= DA 188/05 - 218 Condamine §t Halgewlak {Tetem ;Zsita)
Praposad:  Rodevelopment of Sile. ‘
Gomme'nm:
Condamine Strest (West) between Sydney Toad and Gritfith Strest
1. Na.207{1830s Art deco duplex) Lo ba cloc:umbmea.
2. No.s 208-11-13 Photographic documentation:
3. Condamine Street streeiscaps to be photogmphlcally documnented (including 1930s

gaTage).

Gondamine Street (East) belween Sydney Rd énd Griffith 5.

1. Pearse's corner - 1920°s, shop/ilats worthy ofi igting.

2. Balgow]ah Triendly Society Hall (Lifetine Shbp) Important community bulldmg in early
history of Balgowiah, worthy of listing. :

3. Balgowiah Uniting Church: excellent and rare interwar Qothic 'village’ scale chaiclh
shat has an impottant history in the Balgowlzh coxumunity {see Loal Studies Collectian
—ghursh history 20043 apd a Jandmark position. Probably the most {mportant commumnity
landmark with heritage values in Balgowlah. Recommended for Jisting (contrary ta
pravious recommendation by Council's pravicus heritage planner).

4. {2) No.s 134,146 and 142 are relatively inlact, representative exemples of the bungalow
period (No. 140 is also an aceaptable part ofthe streetsgape with similar residential
schle) that should be Tespected in the Totem developinelit opposite.

(b} Ne.144 is a good well detailed intact expmple of a 2 storey Axt Daco fiats with good
brick dacorative detaﬂmg, worthy of thm . -

e}

The scale and oharacter of f.hlS 1esndmt1ai precmct ﬂhmlld be respected in the Tmem
develapment opposite, including architectural [Ee‘gaillng and articulation.

5. Recommended that a heritage study be commissioned for the adjacent Balgowlah
q;hmppim;f centra pracinct with o view to approprxate listings along the shopping strip
ag v heritage precincl.

Congaraing Street (Avenue of Honour)

1. 1925 Avanue of Honour should be heritage jisted (19209 treas hetween Sydneay Road
£ and Halgowlah Road. - soc local studies Hi:ﬁmry of Avenuae of Honour, 2004).

Needs arborist's nssessment of age of trass 1o determme which treas were origingl end
which are more racent plantings.

Griftiths Street (South) hetwaaen Condamine and Wuodlund,
1. Noddia/b: “Maryley", unusual 19308 send that should be ligted,

Q_ itha Street (North) between Condamine and Woodlnnd.

1. Recommended for strestscape listing. Reprmentama examples of 19208 to 18405
coftages.

Woodland Street (Bast) — hetween Grittiths St and Syidney Road.

1. Rapresentative 19205 streptscane (pxrluqu 19604 townhouses corner of Griftitha
Btreet) recommended for streptscane Immg

_V\[Qgg]gnd Strael (Wasl) — between Griffiths St al‘!d Lomherd 51,

. Representative relatively intact, good groub of 19208 cullages recommended for
\ girentscapo listing (between Griffiths and Lombard).

o

T oporemace Fin ol
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zfl

Corporate Planning and Strategy
Division

INTERNAL MEMO Council Chambers

1 Belgrave Street
Manly NSW 2095

Correspendence to

General Manager

IO Box 82
Date:21/7/05 Manly NSW 1655
Timea: 5pm Telephone 9976-1500
DX 9205 Manly
TO:Dawid Siray/Eric Armstrong

{ CC JENNIE MINIFIE

FROM:Michael Biddulph

DRAFT COMMENTS RE TOTEM DA STAGE 1 DA called APRIL 2005 ISSUE A

David/Eric,

With regard to the Proposal the planning repoit by Don Fox Planning states that
TAG and TRG meetings have taken place previously and ag a response {o these
pre DA meetings... “This interactive design and consiltation process has
produced this DA proposal which departs from the heigit controls of the UDC,
and the floor sppace ratio and height contro! of the Busginess DCP. "

My comiments will in no way be conditioned by any pre lodgeineill meetings
wilh the applicant and are objective in this regard and are based solely on
information presented i this DA,

The DA prescnted is a Stage 1DA and my comments will be made only with
regard {o issues that the level of detall presented at this stage is able to explain.

BUILDINGS TO LANE 34

Building E and € have been sethack the required 2.3m from the site houndary to
Lane 34 however these buildings are higher than the 10.5m allowable heighit
and do not then sethack from this but instead present a sheer 13m high wall
onto lane 34{with added roof articulation zone are higher again .

The planning report on p52 states that these buildings create “an appropriate
bulk and scale to lane 34 that will not detract from ity future character * The
report states that the height non-compliance of one full storey ie 3m is a "minor
height departure”

It i5 felt that this is not minor non-compliance and thal given Lhat the main
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northern wall line to properties on the south side of Lane 34 are set hack by at
least 10m then the proposed fagade height of buildings E and C should respond
to this and be at least compliant to help reduce the scale of development on the
narrow Lane 34 thereby profecting pedestrian amenity hete .
In thiz regard disagreement is held with the planning report comment

that states “the height and sethbacks of Buildings C and E are appropriate in
the coniexi of the scale of existing and tikely future development along Lane
34,
It is clear from an assessment of the shadow diagrams that the non compliant
height of buildings E and C increases overshadowing to outdoor spaces on the
north sides of podium lavel outdoor spaces of the residential ffat buildings here
to the degree that their is no sun to them all day at the winter sclstice.
Page 53 of the planning report states that ..(with regard to views) “the
additional height (of buildings E and C) wili not adversely impact on views from
these residential propertios on the southern side of lane 34 . Whilst their outlook
will change this will be form one of a service lane and blank walls to a more
aciive and interesting sievation”
On pB0 of this planning report however it states that the facade of bailding C o
lane 34 will have no articulation zone on its fagade .Does Lhis mean that this
wall ba blank of any articulation? This wali should have an identified
articulation zone and along with the required raduction in its height 1o make it
cormpliant. This may reduce its impact and enhance itg amenity when seen by
regidernls opposite and pedestrians in Lane 34,
Tabla § in the planning report states on p80 that building E has a bm wide
articulation zone.
This articulation zone should not be in the setback zone required in the DO
and the Business DCP to lane 34 as the selback will not be achievad ag the UDC
require,
It is also unclear at this stage wether the footpath widening control on dwg A4
of the UNC has been complied with here

FROPOSED TOTEM PLAZA

The Land and Environment Court sutumarised the unsuitability of the previous
propasal and included this comment in summing wp ... “The proposal fails hoth
because of its disregard for the controls carefully developed with all relevant
parftas but also because of the iinpacts occasioned by the height and scale of
the development which are unsatisfactory™

The planning report on p & states that the proposal takes advantage of the
opportunity of creating “a people place” The height of the building D
addressing the plaza on its western side is nearly 6 meters higher than the UDC
allowanca,

Tt is felt that this extra height is substantial and that this 24m high wallto a
building that addresses the plaza will have a negative impact on the amenity of
the plaka space and will iIncrease the level of enclosure experienced to a
negative or unaceeptable level

The planning report compares the size of the proposed plaza with the width of
The Coiso in Manly's town centre. The Corso is 23mwide % over 300m long and
is genrally skirted by buildings of 2-4 storey height. Sc apart from a pue
assessment of width there is little clse that, the two spaces will have in common
Large parts of The Corso receive sunlight most of the year round for large paits
of the day This ensures its amenily for pedestrian use.

Whilst it is fell that the inclusion of a Plaza space in the development is
admirable it 15 felt that having a sheer facada of 24m high abutting this space

Land Use Management Committee Agenda Page 154



ATTACHMENT 1

Environmental Services Division Report No. 48
197-215 Condamine Street, Balgowlah
Totem Redevelopment

Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

will have disastrous impact on its amenity and greatly reduce its potential use
as a place for people as is the intention .Apart from overlocking and the
overbearing impression of this facade it will also reduce sunlight access to the
public space that an otherwise compliant proposal would allow.

Justification of this extra height for this building addressing the plaza is based
on the clauses in SEPPGH that describe adequate separation between builldings
(see p 28 of the Residential Flat Design Code RFDC attached to SEPPES). The
introduction o the building separation chapter states that. " Buildings that are
too close together also create amenity problems inside the building for the
space beitween and for neighbouring buildings. These problems nciude lack of
visual and acoustic privacy Joss of dayiight access to apartments and o private
and shared open spaces”

Compliange with the objectives of this chapter in the RFDC are it sepms, mare
to do with maintaining amenily for the building occupants and ensuring the
space on the ground hetween buildings is appropriate for private or shared
open space again for the building occupants.

This 15 supported by the numeric control betwean buildings which uses ag
reference points, the distance belween their habitable and nen-habitahle rooms
and baleonies ete acress a separation. There is no mention of spaces between
buildings that may be major or the primary public town centre spaces for the
heart of a local community as ls the case here.

In this case the buillt fabric surrounding such a space should be responsive to it
and in no way detract from itz potential. The planning report an p 56 talks abhout
the way some buildings addressing the plaza have been designed (4-bsioreys)
to “maintain a senge of gpennass to the plaza compensating for the faller height
of building D".

In this regard it is felt that no wall abutting the plaza should he any higher than
the UDC allows and if any height above ragquired is congidered appropriate by
council il should be set back by a distance that will alleviale its overbearing
impact on this suburban public plaza

FROPQSED BUILDINGS TO CONDAMINE ST

Page 60 of the planning report talks about the way that the proposal represents
a new building virtually all the way down the Condamine 5t frontage of tha
davelopment gite.

The diagram on page B0 shows that there are large arsas of non compliance in
huildings Band H wall heights The argument for the appropriateness of this is
that “the 4m setback {required by the UDC) provides scope for the huildings to
axceed, in part the 10.5m wall height control,.. " 1L is unclear how the sethack
requirement allows extra height for this component of the proposal.

These non-compliances are described on p61 of the planning report as “the
minor and occasional variaiion Lo the 10.5m wall height...”

For 15m-20m lengths that represent over 70% of the length of the buildings on
Condamine St there is between 30% -50% non-compliance in wall heights It is
felr that this is not miner variation in height as stated . Especially ag this height
identified is only a ceiling height of the relevant development Another 2-3m can
be added for roof articulation zone making the overall non compliance with the
UDC more extreme again.

The intention of the setback requirement was to protect existing street trees
and to accommodate public spacos (see dwg A4 in UDCY and a wall height at
this sethack is clearly described as 10.5m on dwyg Ab in UDC

In this case the buillding envelope has been cleatly defined and ags RFDC  SEPP
65 states...
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‘on p23 “a building envelope is not a building. It defines a generous 3
dimensional space within which quality residential design can cccur”

The diagram on this page makes it quite ¢lear that rather than a building
envelope leading Lo non-comypliances in wall height ete on a sloping site (as the
planning report for this proposed development suggests ie on p 61 it states that
“... It Is the slope of the land that results in the intennittent departures of Lthe
huilding envelopes along the Condamine St.... ") the SEPP 65 diagram makes it
very clear that the whole building form is to be designed so il is Lotally within
the building envelope.

Greater compliance with the UDC and SEPP 65 with regard to development on
Condamine Street would also have the added benefit of increasing solar access
to the plaza,

MICHAEL BIDDULPH -Architect Planning and Strategy
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1

Srnents for
Totem DevelapmentApplication

197- 215 Condamine Street,
Balgowlah

eFily 1)
August 2605

@ Urivan I

Land Use Management Committee Agenda Page 157



ATTACHMENT 1

Environmental Services Division Report No. 48
197-215 Condamine Street, Balgowlah
Totem Redevelopment

Planning Report, Recommendation & Appendixes - E Armstrong Planning Pty Ltd

Talem Nevelopmant, Ralgowlah
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Tolem Cevelopment, Balgowlal
. Usban Design Assessment kor Manly Council

1. INTRODUCTION

Manly Council has raquested that GM Urban Design cary out an independent Urban Design and
SEPP 65 assessment of the Stage 1 Deselopment Applicaton for the Totem Site, 197-215
Condamine Street, Balgowiah

This development application has evolved fhrough an extensive consullation processwith Coundl
and #he corminuinity Lo try and achieve a belter uiban design outcome for the site than a provicusly
unsuccassiul application.

Numerous meelings have been held with Council's Conrunity and Technical Reference Groups to
test proposals and assumpiions. The application being assessed is he result of Slockfands
balancing of thal process and their own objeclives for the site

Stacklands and Manly Council sre 1o be commended for undertaking this process which has allowed
good reprasentation and distussion of Council, the community and Stocklands views and issues.

The Staged DA seeks consant for;

«  Afioor space 1alio of 2 175 exchuding car parking. equaling o a gross floor area of
approximately 45, 700 sgm;

* Anapproximate gross floor area of 14,300 sqmrelating to retain and conmercial uses;

+ The use ofthe podium for a mix of private and public open space and commercialiretail use;
= The use of 2 basemenl levels for car parking;

» Atotal of approximately 1005 car spacss;

»  Building heigits and envelopes within which develepment must be confined;

» Vehicle access and egress vis Griffith and Condamine Streets,

This assessmert has been based on the Illowing infermation provided as part of this Stage 1
Develnpment Assessment.

Drawings:
s 0202312BDY Survey Drawing Rev C;
« DA1-01,10, 11, 12,20, 21, 30, 21,40, 41, 50, 51, 52, 55 66, 57, 56 and 60000 - 002, all
revision A;
«  Various colour photomontage views from surrounding viewpaints.

= SBtalement of Environmenlal Effects dated Apil 2008 lssue AbyDon Fox Planning and Mlen
Jack + Catlier

»  Various supplemeantary information pacls inciuding Supplementary information to Statement
of Ervironmental Efects July 2006

s  Leller dated 19July 2005 — Response to Submissions.
»  Lelter dated 27" July.
«  Lelter and assocaled diagrams dated 20™ July.

GMUriare Design
3
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Totem Development, Balgowlah
\rban Desiga Assessmant for Manly Council

2. The Site and surraunding context

The Site:

I'he sife comprises the majerity of a suburban block bounded by Sydney Road, Condamine, Griffith
and Woodland Street North i North Balgowlah

Adjaining suburbs include Fairlight and Manly Vale to the north, Glontarf and Balgowlah Heights to
the south, Manly and Failight to the east and Seabrll) to the south.

Airea;

The sile ig wregular in its shape wilb a totak area of 21 034 .8 sqm,

Topagraphy:

The site slopes rom the south western corner down to the north eastern corner ofthe site at
Condarmine Street The total change in level is from RL 45.7 to RL 24.62 AHD. This equates to an
approximalely 13m faltin a norlherly direction along the Condanine Stieel frotage

Sireeds.

The site beneflts from frionlages to three streels suounding the block. Minor frontages ocowr to
Syuney Road and Griffiths Street comprising relail buddings at 360 Sydney Road and a carentry
paint and the Baby Health Certre. The frontage to Grifiiths Street currently provides the main car
park enlry to the shopping centre via a concrete ramp system

The major street Fontage is to Condarine Streot. At present he Condamine Street fontage is the
main retal/commercial frontage for the centre.

I'he site also benefits fram an existing lanaway. It currently hisks from Sydoey Road through te
Condamine Street and is used as a senice lane for the commercial propertiss fenting onto Sydney
Road,

Vehicular and podediian Access:

A5 slated above access for v Y L 13 Street for the L,}qu\l\y
shopping centre, Pedeslian access is possible fiom Condamine Street and Sydney Road only al
present other than an arcade access to Lane 34 to the saslern end of the block

The existing Shopping Cenre

Fhe majorily of the site 18 aocoupied by the exsting Folem Shopping Cenlre It is a muliifevel building
with carparking, 2 supermarkets, speciaty shops and the Masonic Club which 1s currently located to
the middle of the centre.

tises:

The sile marks the edge of the surrounding residential zoning {oceuring inthe cantre of the site
along the lane boundary generatly) with the commercial zoning applying generally to the shopping
centre,

Heights:

The existing development is low scale on the site itself other than the car park strudure to the middle
of the site.

The Context:

Localify and fopography:

The site i approximately 10 km from the centre of Sydney and about Zlkmwest of Manly. it is bocated
in the saddle of a ridgeline lhat extends from Manly to Seaforth. The site falls lowards a broad gully
which is lecated on the north ot the ridgeline.

Block and subdivision pattein:

The area is generally characterised by rectangular blocks oriented in either a north south a east
west direction. The average block dimensions are appredmately 190m x 70m particularly for the
residential ares 1o the west of the site.

GiiUrban Design
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The hlock inwhich the site is located is & larger block at 230 inx 160m. Itis a similar size and
configuration to the block 1o the east ofthis site (bounded by Condamine Street, Sydney Road,
Giiffiths Street and Boyle Streef).

The daveloprnent hlock fwever is no longer subdivided by any streets otner than the lanevay
running from midblock along Sydney Road then east fo Condamine Skeet Had such a midblock
streed still been gvdent here then twould have reduced the development block to a size that is maore
consistert with lhe strroundng residentiat area.

The subdivision pattern o the itail cormmercial areas such as Sydney Read and Condanmine Street
is of narrow frontage small scale shops of generally 3 -4 storeys. Recent dewelopmant has
amalgamated soine lots along Sydney Road.

Street nelrorlc

The development site is bounded to the south by Sydney Road, an east west arterial road between
[illwater Road and Manly Road. This read is extremely busy, being the principal arterial routefrom
the lower North Shore and Sydney to the lower northern beaches.

The east of the site is bounded by Condamine Street. This street is @ north soulh carrfagway
between Ernest Street and Pittwater Road and is parf of the main narth south arterial Road system
through the area.

Woodland Strest North to thewest of the site is a north south colleclor road thiough the residential
area. Griffiths Strect to the north of the site is an east west residentsal strest Ihhough the wea.

There are a number of smaller residential local streets which connect onle and are taminated al
Woodland Street North by the developments block. These streets are Angle Street and Lombard
Slreel, Lombard Skeet continues as an east wost link from Woodland Steet back towards the
Halgowiah Golf Course piovding the only continuous east wesl street link for dwellings located inthis
area untit Kilchener Street to the far north of the sie

Burlf form and uses:
The remainder of the hlock tg the:

«  South along Sydney Foad consists of low scale 1-4 storey commerciall ratailishon top
residential narrow fronted development. Retail uses inclde spaciality shops. cafes,
chemists and real eslate agents. One exception is 370 Sydney Road that rises 4 loors
ahbove ground level retail.

«  West alorg Woodtand Street North includesiow scale single t 2 siorey detached housing
and tovn house developments. The Telstra Exchange building is also lacated alony
Woodland Strest North atapproximately 7 storeys in haight. This luilding is notably out of
scale with the remairder of the street and the localily.

« Eastalong Condanine Street is commercialiretait and residential, ranging fom single storey
commercial to 2 sorey regidantial fat buildings. The United churdh bailding is also located
to near the corna of Condamine Street and Sydney Road.

« North of the site alongg Giiffiths Straet is charaderised by bath single storey housing and 3 -
4 starey apartment buildings with apartmants facing both onto Grifiths Streel and also 16 the
southern boundary of their sites.

The surounding locality:

»  The entire surreunding docality apant from the devetopmant on e far south side of Sydney
Road is zened for residential development. Therefore this site acts as the local retail cenire
alang with the main street development along Sydney Road and to a lesser extent
Condamine Strael.

s The exisling scale moving away from the site in all directions s generaliviow 1 to 2 storey
housing or tfownhotuses apart fom the Biarritz 8 storey apartment building lacated near the
site along Sydney Road and the 3- 1 storeyapariments and commardcial buildings along
Condamine Street and Griffiths Strest

»  The haights permissible around the site are mainly 6.5 ~ 8.0m with only the northeastern
corner achisving a height of 9.0 — §0.0m in the residentially zoned areas.

GiMUrban Design
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Landscape and open space

Whilst regional open space in the brm of harbour and large inland parksis well provided neer this
lacalily there is a paucity of small local parks and publicurban space on this side of Sydney Road.

Condarning Street and to a lesser extent Griffiths Street benefit from stieet tree planting although f is
spasmodic to the devetopment side of the streal Sydney Road aind Woodland Street hawe litlle street
trea planting

"GMUrban Design
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3. Statutory Conftrols Analysis

The application has been assessed against the aims, cbjectives and provisions of State
Environmental Manning Policy No 65 — Design Quality of Residenlial Flal Development, Manly Local
Environmental Plan 1988 (Amendment 45), Manly Development Control Plans for Business Zones
and Residential Zones and Babawlah Shopping Centre Urban Desgn Plan 1999 and Urban Design
Cuontrols 1999

The following identifies the relevant urban dasign statutory pravisions and howthe development
rasponds to these provisions.

State Environmental Planning Policy No 65
Design Guality of Residential Flat Development: Design Quality Principles
Principle 1 = Context

‘Goad design responds andconiributes to its vontext. Context can be definedas the key
natural apd buill featares of an area. Responding tocontexf invelves identifying the desirable
elements of a location’s current character or, in the case ofprecincts undergeig a transition,
the desired future character as stated in plannirg anddesign policies, New Huildings will
thereby contribute tothe guality and identity of the area.’

Relevant congiderations:

+  The site is a neighbouthond shopping centre and plasg a significant role as a focus (o the
lacal neighbouwhaood. As such it can aka have a role as a visual focus for the local area

»  The surrounding buit form varies fom 1 and 2 sterey dwellings, through 3 and 4 storey walk
ug aparmants up Lo 7-8 storey lower forms. The tallar forms are generally oul of scale with
the rest ofthe neighbowhood and act asvisual markers to the centre

* Any new developrment on the sile must respond fo the medium and lower scale character of
the existing neighbourhood and should provde transtional forms between the highar density

arneraiml donrnl ot o o Fnnd 4 the Dmaime o onle mlaopm ode e AF 3oy simdd
commercial developmont slong Sydney Road to the lower scale character of Griffith and

Condamine Slreets in parlicular.

= The adjacent sites to the west currently occupied by smgle dwellirg housas are likely to bhe
redeveloped over me and may increase from their current scale. This potential may facilitate
wansition from any massing on the aite of this Development 1o the lower scate residential
characler of Woodland Strael

« The treatment of the edges of the development is important o ensure appropriate rangition
and appropiiate amenily lor existing neighbouring properties.

v Thereis an exsting development -The Telstra building immediately to the south west of the
site which exceads the predominant scale of the area at some 7-8 storeys. it s a building of
poor visual quality that screens the south western corney of the site.

» Tothe noth of the site are the 3-4 storeyaparfment buildings.

»  The site would benast from improved conneclivity to respond 1o the original suhdivision
pattern of the neighbourhood, ieally pedestrian connections to the centre from all
surrounding streets should be provided particularly from Woedland Street through to
Condamine Streat

+« Any development should seek ta reinbree the role ofLane 34 as & pedestrian as wall as
vefiicular ink. tn additbn the address of lhe shopping cenre shoutd be inproved o Sydney
Road.

»  Separation distances and the relationship between the existing and future developenent to
the salth of Lane 34 and new developmant on this siteis also anissus. This devalopmant
should not unreasonaidy burden the sitesto the south with additional setback requirements
to meet the ssparation distances required undes SEPP 65 and recommended In the
Rasidential Fld Code

= This site is the ‘heart of the Balgowlah area and as such shouldseek to provide a visual and
spatial focus for the local arca. Therefore any new development should seriously consider
;unwdlng a Ubedbl&} well desigred public space with goad noitherly solar access o provide

GMUrian Design
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an urban syuare protected from the noise of Sydney Road. This space should be partof a
connected pedestrian structure to through the block.

Commen! on the DA response.

= The design ofthe development seaks to astablish a focus for the local area bolh as a
shopping facility but alse in terms of public open space and critical mass of population va
resigential density.

« Ihe Application proposes retail and residentialuses. The retalling uses are located to tie
southern end ofthe site adjacent to Lane 34, Sydney Road and along Condanine Street as
well as generally edging the public apen spaces. This is appropriate and will reinforce the
roie of the centre in its locality

= The residential component of the propoesal has bean located above the retail podium Density
will be dealt with under that principle butin genard the residential usein combination with
fhe retail use lo create a mixed use precinct with good activity and uge by residents as well
as sheppers is considered to be positive and appropriate far its focafion.

o Wiilst detail considerations and a number of issues relating © scale and massing will be
deall with under a later principte, generally the preposal responds approgriately 1o the
surrounding context with lower scale development 1o the street edges that & reasonably
consistent with either the existing contex! or likely future context

« The greatest bulk and haight has been positioned to fhe south closest to Sydney Road where
the commercial and retail activty is focused. This is an appropriate responss subject 16
issues of separation and character for Lane 34,

« The buitding envelopes have been distributed to achiow good permeability for the site.

= The design has provided excellent connections through he site fom Sydney Road lhrough
lo Condamine Street and the potential Hr a mid block connection tirough 1o Woodland
Street it the sites there were to redevelop. The width and charader of the Woodland Btroet
connection is an issue that will be dealt with in a later principle.

+  The public urban spaces provided within the development are well considersd and generous,
They provide a mix of larger and more intimate spaces that also respond to the kneway
character and potentially create attractive transilional spaces in the jonney from Sydney
Road info the hearl o the dewslopment and the main urban area

= The shopping centre itself has been set into the site thereby reducing ite impact and heighl
refative to natural ground lenel,

» This has achieved an urban “sping’ through the development that should be continued byan
redevelopment on the weslern site adpcent 1o Woadland Stieed, albwing connection at
grade aid potentially creating a pedestian connection approxmately midblock right through
the binck

» The cxtent of public and private open space and the disposition ofsmealler built form
elemenls across the site craales a grain thal iesponds apgropriately to the existing
apariinent development along Grifith Street and the cormmercial development along Sydney
Road

+« Torespondto the lower scale of Condamine Streetthe design provides a nwuch lower edge
that creates a positive sense of containmaent to the street and praserves the existing slrest
trees.

Recommandations:

« Geperally the design responds well to the existing contex, particularly to Condamine Straet,
Sydney Road and Griffith Strect.

e Thers are some minor concerns about the massing along the Western boundary and Lane
34 which will be dealt with under fater principles.

GMUrban Design
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Principle 2 - Scale

‘Good design provides an appropriate scale in terms of the bulk and helght that suits the
scale of the street and the surrounding buildings. Establishing an appropriate scale requires a
considered response to thescale of existing development. In precincts undergoing a
transition, proposedbulk and height need's toachieve the scale identifiedfor the desired
future characterof the area.”

Realavart consiclerafions

The scaie of existing development around the edges and the streets adpcent 1o the site
varies quile significantly.

The Sydney Road edge of the site accommodates the greatest heights however there is a
variely of heights from 2 and 4 slorays up to 8 storeys set back Fom the lane edge.

Condamine Strectis more uniform with massing of 1 -- 2 storey dwellings and apartments.
Giriffith Strget has mainly 3-4 storey apartments adjacent (o the site and singla starey
gwellings to the northern side.

Woodiand Street does not provde an address to the site but thehousing along its castern
adga is generaily commerdial uses to the soulh including the Telstra Iuilding and singge
storey housing to the northern erd.

Therefore any new development neads to mark itself and a central place for the local arca
bul also act 1o mediate between these different scales and uses and provide approprizle
edge responses,

Comunent on the DA response!
To Sydney Read and the south ofthe site:

.

The propasa reaches a maximum envelope height as defined by the Statement of
Environmental Efiects as B storeys abave podium |evel {fo underside of the uppemiost
ceiling). This equates toapproximately the height ofthe 8 storey development on the other
side of Sydney Road and approximately 1 floor higher than the Telstra Building adjacent to
Lhe site

This 8 starey height has been limited to the southern pertion of the site and Is tucked
behind the Telsira massing and jocaled cenlrally in the site.

The building ermvelopes reaching this height are located outside tre DCF envelope for the
qreates] height on the site. However from ar urban design viewpoint the lecation proposed
Is More appropriate as it has a lesser impact visualyy and in terms of amenily closer 1o
Sydney Road and its commercial uses.

Whilst generally such a height would nof be encouragad due to its poor visual impacts, the
location ofthe height here ameliorates its effacts as it is predomrinantly screaned by the
Telstra tower and is set well back from any streel frontages,

The exceadance of the height cantrols apphicableto the site {ses fater assesanent) is
supponted in this instance as the slightly greater massing has allowed a much better
design resolution of the ground planc for the development — delivering generous public
spaces within the devetopment (hat wilk lulfif a ‘lown square’ role for the local area

These benefts cutweigh the gréater helght given its location.

The devetopment proposes a newintill huiding to ds fiontage to Sydney Road, The
massing will be somz 4 storeys and respondsio the new developrent adjacent to it

The scale is felt to be appropriate to the fiiture character of Sydney Road and is
suppaorted.
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To Condamine Sireet:
= The heights provided to Condamine Street are 1-2 sbreys above the podium level which
equates 1o generallya 2-3 storey form along the street. The disposition of building mass
provides a form which graduglly steps dow the street and provides only a 2 storey form Lo
Llhe northern edge ofthe site.

= This lower scale and stepoed response respect the topography of the street and provides
amassing thal is appropriate to the context ofthe sireet and the rola of lhe cantre

» The lower height to the northern edge of the site provides a reasorable transition to the
adjoining 2 storey development,

Ta Griffith Street:

+ Tha development provides aninfill massing fo Griffiths Streat, The height is 2 storeys to
Griffith Street and 3 storeys to fhe rear of the development. This infill development
replacss the existing vehicls ramp system which is a bfight on the street and has adwarse
impacts. Instead the proposal sinks the ramp under the new infill building and continues
the existing massing.

= This is a sensilive and appropriate responsa hat completes the streetand greatly
enhances the amenity of the street,

s There gre issues however wilh the positicning of the development relative to the proposed
pedestnan connection that will be dealt with later in this report.

I'e the: Northern Boundary

«  The development proposes a blank wall setback Sm of varying height to the norhern
boundarny with tevelopiment above the podivm level. The development is sefback a
maximurn of 12m in lwo locations

«  The apartment development does not extendfor the full length of the nerthern boundary
and oceurs onlo the weslern half and a smasller portion to the saslern edge ofthe site.
This results in open area abowe the podium lor a reasonable portion ofthe boundary, close
to the two semi detached cottages in Grifiith Street.

v The scale althe apartment development here s 2 sloreys to Bhie west with a sethack g
storey and 1 storey to the east,

= This low scale form creates a reasonable scde relalionship W theexisting apartrment
development along Grifiths Street well setback o praserve privacy and ameanity.

= lbig considered acceplable.
To the Western Boundary:

»  Whilst the development does not ave direct frontage 1o Woodland Street he western
boundary will b visible over the top of the existing low scale dwelings. The height of
development propased here varies from 243 storeys along the northerneédge uploBand 8
storeys o the southern edge of this boundary,

»  The built form is setback some 6 metres from this boundaiy. There is potential for
radavelopment of the adjpining site along Woodland Street. The likely height of such
development under the current contrals wouid be 6.5 - 8.0m with roof structures able to
extend 3m above max external walt height. This equales to approdmately 2-3 storeys

¢ Under ths Residentid Design Flat Code separation distencesare recommended related Ip
height With the & storey height proposed to building F and arguable to Building Bthe
development woukl not be contnbuting 50%t0 the required solback dimensian in the event
that low scale apaniment redevelopirenl occuried on the adjoining sie.

« The centre ofthe site at € storeys is visible from both Angle and Wouodland Streetas it
equales approximately to the lops of the tree canopy along Woodlend Strest.
Redeavelopment of the Woodland Steeet sites would reduce the visual impact ofthis edge
of the development.

= Whilst the 8 storey height is considered a reasonablefransitional element to the suwgh of
the site (Buildings C and B), particularty as 1 shares the houndary with the Telslra site

Gwilliban Cosign
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Boiling I 15 not Lon&.rdered to pmude an dpproprlaie gradalion of scale to the norih
following the topography or to the existing dwellings to the west. A reducbon of scale here
woldd also to reduce the vsibility of the new development from Woodland Street.

To Lane 34

-

The development proposes heights of4 storeys along the laneway. This corresponds lo
the height of the new infill residential building fronting Sydney Road. The four storay scale
is considerad an appropride rasponse 1o the likely fuhire charactar of the sculhern side of
the laneway and is supported.

As parl of the design the applicant has videned the laneway for approximately half of its
current langth. This provides a 7m width to the lane that will enhance its amenity and
Improve its character.

The increase in width does not continue its full length. Therefore the 4 storey scaleis
much closer to the existing dévelopment o the weskern end of the laneway.

The addiional width thal is provided to the easlem section is very posilive and creastes
oppartuntties for an attractive streatscape that links the Syiney Hoad entry paint and
Condamine Street as part of one experience and also fmproves the passive surveillance of
the laneway.

Tha termination of this additional width providas a sense of enclosure to the Sydney Road
pedestian route. This is generally a positive decision but will result in the remainder of the
lane having a reducad amenity with mere of a vehicle and servicing focus, This will be
further reinforced by Ihe vehicle entry points from Sydney Road.

Great care will be needed to ensure & positie amenity and surveillance is achieved for
lhis seclion of lhe Laneway

It should alsa be noted thatthis trestment may not provide a positive address for any
future development to the west of the site

r UI lllt:f ide‘, B
contributing 50% of the required sep'aratron distanceunder The Residential Flat Deug
Code to the existing residental or future residential development fronting Sydney Road

Recommendations:

Owegrall the scale ofthe development is a reasonable cororomise. i creates a miror focal
paint for tha local araa visually that demarks the certra without significant advarse impacts
in terms of overlooking, owershadowing or dominance to the surrounding develcpment.

The slightly migher forms allow a generous area of urban open space as the town centre
and also excellent cireulation through the site 1o Sydney Rd, Condamine Streed, Griffiihs
Streef and polentiall in the future to Woodland Stieet

Hawever Buildings C and F are considered too close tothe boundary to provide the
required separation distancesunder the Residenial Flal Code for fulure or exsting
davelopmant relative o the propased height. The setbacks should be increased to provide
50% of the setback required by the Design Code 10 ensure that ture development on
adjoining properties is not unieascnatly burdened. The separation distances are desit with
under the ned principle.

Building F is considerad 1o high toachieve an approprizle scalerelationship lo the
adjpining development on Woudland Street, Therelore is should reduce the scak of the
wastern end of the building o provide an appropriate transition. The buitding shouid be
reduced to 4 storeys for a setback of 10m from the edge ofthe building.

Principle 3 — Built form
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‘Gond dagign achiswes an appropriate buk form for a sife and fhe bulding s ptipose, in teims of
building alignments, proportions, buliding type and the manipwatioh of buliding clements.

Appropriate buill form defines the public domain, contiibutes fo the charackr of strealscape and
parks, inciuding Weir views and vistas and provides internal armenity sod ouliak.*

Relevant considerations:

»  The disposition of building elements, their separation and relationship & the streetscape,
adjoining development and gach other needs to conbiibutepositively to the area and
immediate context.

= Newdevelopment should provide a positive outlook o adjoining development and a good
address to each of the streats.

«  Newdevelopment must share equally any burden for separation distances and must not
impose ureasohable additional seiback requirements on adjoining site to compensale for
thewr lack of sethack

= Any public spaces within the site should be appropriatelysealed with genercusly
dimensioned links and should not be overly dominated by any naw building form.

= Asthisis a slage 1 DAt is naither possible nor appraoriate ko assess the architecture of
the development. Tne potential for the designated emvelope to deliver a well articulated
built fomn is a relevant consideration at this point.

Comment v the DA response:

+  Internally vathin the sile the building forms are generally well considered and have been
located to provide reascnable separations to preserve good amenity and solar access for
the future occupants.

Setbacks and sepaalion distances:

» Setbacks are generally consistent with the advice containgd with the Residential Design
Flat Code which suppors SEPP 85 other than as set out balow

o Building E and Buftiing D come into ¢lose proximity on the southern sideof
Building [ due o their praximity and the arlicukation zones. The applicant has
provided adaitional nfarmation inan attempt to demonstrate that this is not an
issue, They have also decreased the Botprint of Building E by 6m to create better
sightlines to the main plaza, 1o create a mare generous pedestrian space on the
laneway and also to reduce the inpact of the proximily of the two buildings.

o However the arlicyiation zones of these buildings are stil considered too close
together.

o They could result innegative impacts in terms of privacy and outlook for any
apartments located in the corner of thasa building ©mms

a  Therelme the arliculationzones an gach olthese buildings should he deleed in
this ared to ensure a mnimum of 8m between these buildings and neither building
should be able to locate a balconyor hakitable living area on these corners.

« Buildings F, G andH are acceplatle as side elevations anly are in closa proximily and this
can be handled easily by the desigh of the apartments.

»  Generally the developments within the sile are reasorably close o the separalion
distances required in SEFP 85, There are slight non compliances that given the crientation
of the development parcals are considered acceptable,

«  However the relationsip of Buitding F and G to puilding J 18 ofsoime concern. The
diagrams indicate a minimum separation of 12in between articulation zones for the two
buildings.

«  The applicants hawe provided a fudher explanalory diageam of how this sepacation will be
providad. Whilst il is acoepied that the separation distance Wit move in and cut of the

" GMUrban Design
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respeclive articulation allowances the overalt dimension between the core building
locations (indicaisd in darker hlus en thediagrams) is only some 13.5m maximum,

This raises & concem thatthe maximum depth of articulation between these buidings will
be at most 1.8 and more Itkely anly some 750min each:

This is not considered 1o provide sufficient room for the articulation zenewhich is indicated
oh the diagrans as being 3m for sach building

Itis also noted that the width of the core building envelope for Building F and G is same
20 & The Residential Design Flat Gode recommends & maximurm of 18m for apartment
huildings

Whilst there may be some leeway in this dimension where theie is plenly of separation
distance around & building Ihis dimension should be respacted in sud tight inter building
relationships.

Therefore Building F and G should be reduced in depth fo accommodate appropriate real
articulation zones.

Whilst sfight atowances may be accentable against separation distanes within 1he
development it is not considered acceplable that zuch refaxation shoeuld ccour whera the
development accurs close to its boundary with other lots.

There are two araas of concern in this regard ~ with Building © i its ielationshipto the
L.ana and dewlopment to the south of the lane and also with Building F & a height of &
storeys,

Building C is only selback some 2. 5m from the site boundary. Whilst ne dimension is
pravided on the plans the setback br this building should ke capable ofcontributing 0%
to the required sethack in the Residential Design Code betwean 4 storey bulldings inthe
event that the lots to the south of the laneway were to develop.

The design coda requires a 12m separation hetween habitable areas for development up

to 12mor 4 storeys. An existing residential deselopmantis lecated opposie Bullding €

with frontage to Sydney Road.

The naw development should provide 0% of the required separation fram the centre of
the laneway i.e. minimum of 8m to ensure thal his separation is provided for any future
davelopmanl along the ianaway

Building F at6 storeys only provides a 6m separation to the western boundary. Under the
Daesign Code buildings of 6 storeys should provide separation of 18m between habitable
rooms and 13m belween habitable and non habitable roams

Itis reasonable to assume that any new development on the Woodland Steet properties
would orient habitable roors 1o the western buundary. Also given the feolprint of Bulding
F it may well lncate bslconies and fiing areas on the corners of the block.

Therefore a reasonable separation distance should be provided to the boundary. However
an earlier recommendation in this repart required a redwetion in \he scale of this building to
4 sloreys at the boundary.

In the: event that Council requires a reduction in height inthis location: then Sim setback

wolld be acceptable for Building £, However if the height remains at 6 storeys then the
setback should b increased to 50% of the required sepaation in the RDFC ia. up [ 9m.

Enclasure of public spaces;

The devetopment provdas axcellant public urban spaces. These spaces vary in scais to
create interest and are edged by development of varying scale, The largest space has
buildings ranging from 2, 3 4 and 8 storeys.

These built forms are carefully arranged and will provide a gaod sense otenclosurs e the
space without dominating it. The scale also maintains reasonabie solar access to the
space.

I'he 8 storey forms are considered an acceplable scale relatbnship to the main square.
The height of the development will be some 25m plus roof feature. The dimension of Lthe

GMUrban Drasign
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square will be a mininium of 20m. Therefore this equales 1oa 1.1 relationship which is

quite reascialis.

The main square also has a positive sense of address to Condamine Street. This is a busy
street which also carries frucks and buses. The development wraps the public space but
stifl provides good visual connection withaut compromising the amenily of the space in
terms of noise, The developrent provides significant openings to the street at the podium
ievel.

However ihe drawings have not been dimensioned to indicate a deinite extent of opening.
The main opening scalkes a dingnsion of 16m and the opening to fie north at 23mat its
widest point and 20m at its nairowest. These dimensions should be condlioned as par of
any appioval.

The communal and semi public spaces in 1he remainder of the devalopmant also have
development that is of reasonable scale.

The development proposes a pedestrian link Lo the side ofBuilding K providing aceessto
lhe cenire rom Woodland Stresl. At present this link is dimnensioned as 2.8mand the
skelch provided by the applicant indicates that this link wil also provide the entry point for
Ihe building.

The width of Building K has not Leen dinensionad but scales at 3ome10m. The site width
15 15.24m and a setback to the eastamn boundaryof 2.5m is indicated.

The width of 2.5m is not in my opinion sufficient to provide an adeguate pedestrian link,
reasenable privacy and amenity 1o the apadments in Iha fulurs Bailding, landscaring and
main entry I Building K

Firstly an ertry to Building K should be provded disectly from Woodiand Street to provide
activétion and address. A secondaccess point is possble to the rear units if desired fom
the dink to achieve a level of activity to the laneway.

The widih of the site has the potertial lo acconmodate a greater width to the pedestrian
iink which wouid ease ihe access o ihe buliding and provide better amenity o future
ocoupants.

Therefore the link dimension should beincreased Lo 3.2mand the selback o the sastem
boundary reduced 1o 2m, Tha renwining area can then orm the huiiding otprint for
Building K

CQutiook;

-

Tae disposiion of building form also provides a good outlook for all building elevations that
are likely to have hahitahle rooms fronting them.

Interest and articulation;

The building enwlopes propose articulation zones in addition to the main massing. These
zoneg provide opportunities {o break and vary the building form so that in some instance
the external walls may extend to the edge ofthe articulation zone, in sore Instance they
may align t the Imer edge orin others actually inset within the main massing. This wall
allowr & good variely of building forms and sufticiant potential for interest whilst stil
mainiaining required sepaation distances.

Recormmendations.

The arficulation zones on Building D and £ should be removed where they are in close
proximity to the south western corner ofthe main plaza arga and the DA should be
condiioned such that neither buiding should locate either balconies orhabitable areas on
the two opposing cormers for the heighd of the building

Dimensions are not provided for the full setback of buill form from Lane 34 — a minimum
setback of 5m should be provided from the tenlre line of the laneway 1o Building G to
ensure adequate scpasation distancesto any fulure development.

The depth of Buildings F and G shauld be reduced to provide a minimum of 15m between
the two core Building emwetopes (i.e. dark blue on the plan).

GmMuibian Design
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= [fthe height of Building F is reducedio 4 storays at he wastarn boundary then the
separation distance from the boundary provided is acceptable. If the heighl is retained ak6
storeys however the setback should be Increasedte S8m to provide 50% of the required
separation distance in the event of future radevelopment of the Woodland Street site 03
storey apariments.

» Increase the dimension of the pedestrian link adpcent to Suilding K to3.2m and reduce
the setbeck t© the easlermn bounday reduced 1o 2m. The remaining area can then form the
building foolprint for Building K

Principle 4 ~ Density

'Good dasign has a densty appropriale for a sife and its coitext, In tarms of flocr space yields (or
number of unifs or residents) Appropriate densitiesare suslainable and consistent vith the existing
denaity i an aisa or, i1 precincts utidergoing a lransition, are consistent Wi the stated desired
fudiire density. Sustafnable densities respond to the regicnal conlext, availablity of infrastroctng,
public transport, commutnify facilffies and endropmental quality.”

Relevant consiterafions:

« The sile is located ona major bus route from the Central Business District of Sydney
through to Manly Town Cenlre

= The existing retail infastructure and street systems support a concentration ofresidential
developrent o encourage improved facilities.

v The site has a maxdmum F3R of 271 in the Council controls.

«  The density of the site shoukd comply with couneil reguirements unless significant public
tenefit can be demonstrated to jushfy any axceedance,

o Any additianal leor space musi demonstrate that it does nel resultin negative impacts for
the site or the adiacenl existing context

« Itsheuld alsc result in improved facilities far the community.

Commenton the DA response:
= The Development prepeses Floor Space over the FSR within the Council controls.

« The F8R proposed 82 175:1 not includirg additional car parking localed within the
basement.

«  The uslilication provided by the appficant for the additional FEAIs that the project will not
he vigble without the additional yeld and therefra will not proceed

« The applicant also argues that beneft is provided by the undergrounding ofthe shapping
centre. However the link here o additicnal "SR is not clear,

« ltis not within the remit of this report to assess whether the applicants claimis in fact
justifiedt

= Rather it is appropriate to determine if the additional 1oor space results in any detrimental
impacts for the site or its surrounding area.

*  Previously a number of areas have been highfighted where adjustments o the design
wauld be beneficial. These include an additional sethack to Blilding G o achieve a
minimum of 6 from the lane centre ling, reduction in the deph of Buildings F and & to
achieve beller separalion and articulation vith Buikding J and a reduction in height for
Building ¥ from 6 to 4 sloreys on its western end to improve the scale relationship o
development along Woodland Street and its visibility.

«  Givan lhese issues it is reasonableto conclude that the additional FSR is causing adwerse
impacts within the massing of the development. Thal said if these issues are addressed

R GiLirban Nesign
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and the recommended separations and heights are adjusted then any additional FSR
slightty in excess of 2:1 would he considered acesplable

Rocomimandafions:

« The additionat FSR proposed doas result in aderse impacts for lhe massing of the built
form to Building F, G and C.

+ The applicant has not demorstrated that there are public benefits (beyond those provided
to justify massing outside the defined tilt form envelope of the site within Council
canbrals) o avtweigh these impacts to support the additional FSR.

« Therefore it is recommended that the adverse impacts outlined abowe be removed as
suggested which will alsa reduce the FSR on the site. On the assumption that the
remainder of the built form, massing and retationships on the site remain constant then
any slight increase in FSR generated by the amended massing would be considared
acceptable

Principle 5 —~ Resource, energy and water efficiency

‘Good design makes efficient use of natival rescrces, enargy snd waler througthou! its il iife cydle,
inciuding construction. Sustamabiity is integrai to the design process. Aspects include denpiition of
axlsling structures, rocycling of materials, sefection of appropriate and sustainable malerals,
adapiobiiity and reusc of buidings, layouts and built form, passive solar design principles, efficient
appliances and mechanical services, soil zores for vegelalion and reuse of water”

Realavan! consicheiations:

v The application is a Stage 1 Development Application. Therekore it i not possible 1o assess
detailed design from a viewpoint of sustainabiity.

» Iis possible r a A at this point to sithar Lindadake to provide certain sustainability
initiatives or to outline a sustainability approach or process which will be conditioned tor the
Stage 2 DA, .

+  The siting of buddings and huilding envelope depth vall alfow for dual aspect and cross
ventilation for apartments with all apartments potentially achieving either north/south aspects
or eastiwest aspects

Comeerd on ihe DA response:

«  The development does not provide any undertakings as part ofthe Stage 1 DA application
sther than to explain that the kuildings have been sited in response to SEfP 65
requirements and that the building depih will allow natural ventilation

Recormmenddions:

= Any approval should be conditbned te require the applicant to mect the sustainability
requirements of Coundls DCP's and the UDC as a minimum,

« The approval should also be cerditioned such that the Stage 2 DA should maximise the
number of dual aspect and crossventilated aparipenls as per the numeric slandads wittun
the Residential Flat Design Gode.

Principle & - Landscape

GMUrban Dasign
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‘Good design recognisos thattogother landscape and builthings operate as an integral and
sustainable system, resulting in graater aesthetic qually and amendy far both occupeants and the
adicining public domain.

Landscape design bulds oni the existing sile's naturat and cuilural features in responsible and
creafive ways. i enhancos the development's natural enviommental performance by co-ordinating
waler and soll management salar acess, micro climate, tree canopy and habitat values, It
contrbules o e positive image and conlexived IV of davelopment irough respact for stresiscape
ant! neighbourhoed character, or desired future character. Landscape design shotid optinise
usaalility, privacy and sacial opporfunity, aquitable access and respeot for neighbours’ amenily and
provide for praclical establishment and long torm management.”

Relvvan! considerations:

« The nalure of this type of development is that it normally fully fills a site leaving litle
opportunity for deep soll planting.

«  |towever wherever possible new development on this site should aintto provide areas for
planting to soften the bulk and form of the building and provide planting bays capable of
supporting subsantial trees and landscape.

Commenton the DA rasponse:

» The application provides large areas of public, semi public and communal epen space
throughout the developiment.

+ Thers are large areas of impanvious surfaces which are unavoidable but the applicant has
also raised the podiumlevel by 1m to provide a large area capable of supporting significant
landscape within the residential component of the propesal

+ This approach includes edge planting to the northern and western boundary as well as in the
centre of the sita.

+ The applicant is aiso prasening the existing Condamineg Streetiress and is augmenting them
where remaval fs required for vehicle entry.

= Treesare also o be provided along a porion of Lane 34.

Recommmewlalions:

» The application is acceptable under this principle.
Principle 7 - Amenily

‘Goud design piovides amenily rough the physical, spatial and envionmental guality of a
deveiopment. Optimising amenity requires appropriale room dimensions and shapes, dccess fo
sufigitt, natural ventifalon, visual and acoustic privacy, storage, indoor and otitdoor space efficient
layouts and service areas, outiook and ease of access for all age groups snd degrass of mobility.”

Relevait considerations:

+ Amenity applies to hoth internal amenity for residents but also the existing amenity that
neighbouring residents and the general public enpy.

«  [he application must provide a reasonable standard of amenity 0. surrounding dwellings and
also provide a high quality public domain as part of its design.

Connnenton the DA response:

GMUTban
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+  The proposal provides a significant axdent of public open space un the site that is hoth public
and semi public as well a8 communal open spacefar building residents.

= The extent of space is well position with good connectivity and has the potential 1o create a
very positive space for the locality.

+ The treatment though of the building comers that form axial terminators for these public
curpain elements will be impertant in achieving a good outcome for the site as part of the
Stage 2 DA,

«  Therefore special daesign congideration should be given (o these comers which has not been
stipulated as part ofthe application.

s The internal amenily of the building forms is not possivk 1o judge as part ofa Stage 1 DA
and will have to he assessed as part of later applications. Hovever it is notad thatthe
building depth and disposition ofelements and forms does provide oppoitunities for outlook,
solar access and reasonable privacy séparation other than as already noted inearlier
principles.

» As mentiened previously the bullt form and landscape relaticnships achieved by the
proposed development massing does provde reasonable armenity to surrcunding
devetoprnent, This could be improved however by the delation of the upper floor of butlding F
o reduce its visuai impact to Waodland Streel and create a better transiticn of scala from
Griffith Strect and building F.

Recommendations:
« The amanily for the public domain arens is considered acceptable for this typa of application.

= The relationship to adpining development and contes could be improved by the reduction in
height of Building F to minimise the visual impact for existing dwellings aloing Woodland
Slieet and directly atutting the site.

Principle 8 — Safety and security

‘Good design optimises safely and security, both infermal totho dovelopment and for the public
domain. This is achicved by maximising overooking of public and camuunal spaces while
ranfaining inteinal privacy, avoding dark and non- visible areas, maxinising achivify on sireats,
providing clear, sale acuess points, providing qualify public spames ihat cater lor dasired recreational
uses, providing lighting appropniate fo the location and desired activifies and cfear definitfion befween
public and privaie spaces.’

Refevant considerations:

s Salely and securily is not able (o be essesead in g Stage 1 DAand will e dealt with as part
af Stage 2 DA

Comment on the DA response:

+ N/A
Recommendalions:
. NiA

Principle 8 ~ Social Dimensions

GMUrban Design
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‘Good design responds to e socizl confext and neads of the lncabammunity i tenmns of lifestyle,
alfordabilily and access la social facilties, New davelopments should optiise the provision of
hausing to suff the sockl mix and needs of the neighbourbood or, inthe case of precincts undeoing
franstfion, provide for he desired fufure community.”

Relevant considerafions:

+ Safaty and security is not able to be assesed in a Slage 1 DAand will be dealt with ag part
of Stage 2 DA

Commaont on the DA rasponse:

= N/A
Recommendations:
«  N/A

Principte 10 - Aesthetics

‘Quality aesihetics require the appropriate conypsition of Building elfements, texitires, materials and
coloirs and reflect the use, internal design and strudure £ the development. Acsthetics shouid
respand ko the anvironiment and conlexd, partbidarly fo desiabie elements of the existing streelscape
o, i precincts undergoing fransition, coniribute b the desired fullre chraracter of thearsa.’

Relavant considerations:

= Itis passible however for the applicantto provide informiabion indicating architectural
character and the standard oflikely materials and architectural shye via image hoards.

= There are some areas of the development that could polentially have adverse impacls on
adioining properties ifthe qualty of materials is poor.

s In this development these considerations are relevant for the podium walls containing the
refailing and serce argss.

Commaent on the DA response;
+  No information has bean proddsd on the aesthetics

= ltis reasonable atthis stage to require that high quelty matenials be used throughaut the
development including the Bicing to the podium walls on or adjacent to adjoining propertics
o ensure a hight guality otcome.

Regominendalions.

«  Acharacter board indicating arcditectural character and overall quality standard should be
required as part of this Stage 1 DA prior to approval

= Provide a condition requiring high quality materials throughout the development including the
pedium wallg at the intarface with adjoining properliss whether on the boundaryor inset from
it.

Manly Local Environmental Plan 1998 and Amendment No 45

GMUrhan Ijesign
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Aims and ofyectives

d} to encourage fusther devalopment of the commercial
centres to cater for the retail, commercial,
anterfainment, welfare and recreational ngeds of
residents and visitors

Complies

@) 10 increase the availability and variety of dwellings ta
enable population growih without hendng adverse effects
an the character and amenity of the Municipatity. .

The development has the potentel to provide a
diversity of dwelling types and is considerad 1o
camply for this stage of the application.

j) to ensure that new development does not detract from
the very special wsual guality of the Murncipality ..

Streel would provide a beller visual quably lo
Woodiand Street and sense oftransition it it was
reduced to 5 storeys.

The & storey form of building F along Woodland |

i} fo increase sakly and amenity of residential,
commercial and industrial precincts without
downgrading accessibility...

| Policies and Strategies

Cannol be assessed in Staga 1 DA

Fhe sile contains land 7onead Mo 2 Residential and Mo 3
Business with muiti unit development permissible within
the Residential zone and shops, multl dwelling
developments perndssible within flie Business zone

The davelopmeant complies with the zonings

of the Residential zone

Thjactive

¢} to gbow & variety of housing types while mainlahing
Ihe exisling charader of vesidential areas throughout
the Municipality,

|"dy ensure that building form.. does nol degrade the
amenity of surrounding residents or the exisling quality
of lhe envirenment,

| The DA nas polentiel as parl of Slage 2 io
meeting this objective.

The 8 sterey form of building F atong Woodtand
Street would provide a better visual quality to
Woodland Street and sense oftransition if it was
reduced to 4 storeys adjacent to the western
boundary.

Amendment No E5.

Woodland Strect properiies to 2 metres abowe
ground grading to grownd level belween 182 -
172 Woodland Street.

This amendment ; Carnplies.
= extendad the business zoning for the site to
encompass 207 — 215 Condaming Strest.
e ﬁé'r'm\'ts' basement b'.':u:igi'ﬁé- for shapping at 168 | Complias.
- 182 Woodland Strest Nerth,
e limits the haignt of basement carparking at R

Manly Development Control Plan for the Business Zone 1289
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{(Amendment No 3)

| infraduction T B 1 Winilst this site is capable afachisving ils
maximum FSIR under the DCP, exceedance of

-..... ot space ratio controls are included to give an this control would have to demonstrate real

lﬂdl(:ElIDH qfihe overall maxisum scale of (?e\felnr?mem public beneit to be justified or achieve a bettar
considered: in praclice many sites may be limited in the design oulcome than is possible with 2 lessar

ability to achieve this scale given characteristics ofthe FQR N N
site ilselland the other requirements of this DCP

The proposal exceeds this FSR. The resultis a
grealer scale to the westem boundary that is
ideal when viewed from Woodland Street and the
adjpining development to the west. fdeally
Buiiding F should be sethack by 10m for (he tap
lwo Aoors to provide a beller response to
topagraphy, adjoining deveiopment and transition
from building 4.

D. Aims and objectives

3. To tecegnise theimparance of pedastian The development provides excellent connactivly
movemenis and ownscape designin the strengthening | from Sydney Rd through to both Condanine
and promotion of retail centres, Straal and Griffith Siraet and via its north south

pedestrian way. the potential for future
connection o Wapdland Strect,

The propasal also provides generous public
domain spaces to create interesting and dynamic
urban sguares and landscaped areas lhroughout

the proposal.

The width of the pedestrian lirk through from
Woodland Street should ke increased to 3.2mto
provide reasonable amenity and acoess and
create a ‘public’ character 10 the fink,

4. To recognise the diversity, interest and heritage vaius | The development massing and relationship 10

of ihe existing townscapes and ensire that new adjoining development msets this abjective and

developments are compatible with these features . in this regard 15 generally acoeptable,

5. Tointreduce foor space ratio conlrols in order to This objective clearly indicatos that F&R controls
provids finm guidelines as o the potential are Tinw guidefines. Tharefore there must be
development of a centre and an individua| sile. strong justriication in terms of design or

community outconies 1o suppart exceeding lhese
contols.

Such justification has not been provided at this
stage by the applicant,

8. To introduce buildng heights, setback and other The application does exceed the height controls
controls redating to building form and height in order to within this DCP. Where this ocoucs generally
achieve a consistent and coherent iownscape (other than for Buikding F and C) the benefits of a
appropriate to the locality. .. . more generaus public domain outweigh the

minor impacts of greater height as the building

GNUrban Design
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forms have been cargfully incated o minimise
impacts and to achieve a better design cutcone
thar woutd be possible of the controls ware met.

Tharafora the application generally achieves a
eonsgistent and coharant townstape and is
considerad appropriate to the locality.

| F Design Principles

1. The local rofe of the site and ofthe existing buildings | The applicant has provided numerous

should be determined, when viewed: photomontages to dermonstrate the impacts of
the proposed massing 4s well as seelions and
elavations.

The photomaontages show that were the height is
(“_) ”2' :E‘?'?ﬂ btﬁhf adjacentAspaces horders and e | o cesded the impacts are generally within the
nee eine those spaces, sile itself and are acceptabla given the extert

(i) in retation to the adjacent buildings and he need to | and proportion of public space.

ba complamentary 1o those buildings in Brms of heighl, The impacts o surrounding development and the

(i) from a distance and then aong he routes and fom
viewpaints teading toward the Incality.

scale and design detaiing public domain generally are considered
A scale and design ol building appropiiate (o this role atceptable other than for Bullding C and Building
should then be achisved. F

Building C rmay need 10 be reduced in deplh to
achiave a 8m sethack from the centre fine ofthe
lane to allbow equiteble development on sites on
he southem side of Lane 34

The development appesrs visible from Grifliths
Straet and from Woodland Strest. At Griffiths
Street the taller development is actually setback
a significant distance from lhe siieel and fom
the: existing apariments and houses,

In Woodland Street hie development is also
sethack behind existing lots but is closer to
adjoining development. The visual impacts are
very minor from the northern and southemn
poilions of Woodland Strest

They are mare appraciable in the middle of
Woodland Strect however particularly in relation
te Building F which is much closer to this area
than the § storey forms

The height in uilding Fis very visible from Angle
Street and protrudes through the trees

tdeally the fop 2 fioors should be sethack at the
western edge of Building F to reduce hese
impacts, partcularly as the extent of the 6
stareys is oulside the envelope controliing the
site and as the FSRs exceedod.

Part 2 Balgowial Shopping Cenlre

2.7 Floor spaceratio - shall not exceed 27

The proposal exceeds the FSR

2.2 Buiding heights =~ 7 T | he proposal does exceed the height’
requitemant for a significant portion of the gite

77777 GMUban L}eslg](l
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street Fontages. Council will consider variation to this
height on anothar part ofthe site whera:

{i) a greater height provides a better relationship o
adjoining development in werms of fulfiling the Council's
townscape objectives and does notadversely affect
adjoining properties in terms of loss of sunlight, views
and privacy,

3. The Councit may consider a greater walk height on
part of a site due to the stope of the land if it can be
dermonstrated that no advarse affect to adjpining
properties woud resull,

"Z2.5 Belbacks - construd to front and side bolnderies
except where adjoins residential zoned land ~than DCP
for Residential Zone applies

"Balgowdah Centre Opportunitics

1. Widen laneway (o improve service access

2. Inplement arcade link in developimet wilh
adequate height 2nd good design

7. New pedestrian fink from Woodland Streetin
conunction with Masonic Club development.

However the greater height does allow a better
built form and & genarous amount of gublic open
space which can support community events and
provide a 'town sguare’ for the locality. Italso
provides opportunities b landscaping and
improves amenily for new residents.

Therefare it the greater height is generally
considered to deliver 2 better design autcome
ather than for Building F and possibly Building C
if the setback is insullicient as drawn.

| Based on' the abowe cormments Councilis

encouraged lo consider a greater haight as
propesed within the DA other han for Building 17
which setback for the top 2 lioors to minimise its
impact to Woodland Street properties.

The laneway has been widened for ils il lenglh

and addiional width has been provided close to
Condamine 3treet o provide an active and
vibrant link with lendscape and parking.

Building C may be too close though to provide a
Em separation fron the cenlre of the lane. This
should be provided o avoid burdening adjcining
siles with additional setbacks 1o achieve SEPP
85 required separations.

The arcade link has been provided as required

There is akse poetential for a link t Woodland
Street.

Manly Develepment Cantrol Plan for the Reside ntial Zone 2001

{Amendment No 1)
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Totem Developmant, Dalgcxlan
Urbian Design srd o Manly Guancit

A5 Aims and objectives of the DCP
Generaf aims:

d) to ncrease the availability and varisty of dwellings o | Has the potential to comply.
enable population growth without having adverse effects
on the character, amenity and niatural ersironment of
the residential areas

f) 1o protect the amenity of existing and future residents. | Building F should have the top 2 storgys setback
by 10m fo reduce visual impacts to both exsting
dwellings on the western boundary and provide
sultable transtion in scafe.

Specitc aims: T T e abore

<) to minimise the impact of new developraent on
privacy, views, solar access and general ameanity of
adjpiring and nearby residences.

j) to encourage 2 responsible development aporoach With the reduction in height of Building F and if
resuiting in design of architeclural meril that intsrprets sufficient setback is acHeved for Building G then
and responds to the sile characteristics and surrounding | the development has the potentialto meet this
built and natural envronments, objective as part of a Stage 2 DAL

3, Development Requirements MN/A
3.1 Residential dendly and subdivision
Sub zone 4 — 1 dweliing par 300 samof sila area.

(i3) Subelivision See above comments.

o) for Al subdivisions the fllowing must he

»  [Existing subdivision pattern. street address and
vehicular access .

+  Theimparlance of existing natural faatures on
lot boundaries and any polentiat impact fram the
proposed developme .

"33 Floar shace ratio T NIA
3.3.1 Objectives
ay to contro! the bulk of buildings ...

) lo he consistent with the existing and desired With the suggested adjustments above the
character of the residential areas. development would comply with this objective.

d) to minimise disruplionto views. loss of privacy._ 10 | See above
existing developmant....

352 Performance Criteria Setbacks conform wilh fequirements of SEFP 65
- . - . and are ganesally acceplable subjes o detail
b} side setbacks must provide ... sufficiend separation design as pait of a stage 2 applicaion.

fram neighbouwring properties.

GMUban Lesign
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Tosen Daveloprenl, Balgowlah
Ui Diesign A fur Manly Council

1 1) Side Satbacks: Complies for wall height and cannot be assessad
¢ a) o ba min 1/3 of wall haight otherwise until Stage 2 application.

windows facing the boundary at least 900mm from
that bounday....

3.10 Privacy and Security M4 In Stage 1 assessment.
Objectives
a) to screen between closely spaced buildings

b) to mitigate direct viewing info windows from
others

o) to provide screening to autdoor living areas

) Toencourage ncreased secuiily betweaan
neighhotire.

[ 3.10.2 Performance Criferia TRA R Slage 1 assessment.
_.) buildings should orient lo address Lhe street Lo allow
tor maximum street surveiliance and to provide a sense
of secunty.,,

d) when buildings are close to bourdarics, splay or
angled windows should be considered to provide

i ivacy

Manly Urban Design Controls 1999 (updated 2003)

GMUrban Design
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Totem Devefopracet, Balgewleh

1.0 The Setting
= o he read with UD Pian for Balgowlah
Shopping Centre

(2.0 Aims & Objectives (Sunmary}

Urban Oesign Acsessment for Manly Council

" Complies |

2.1 Aims
i, Atlain high standard of architectural design and
maximise commercial benefil.

and justifies the addilional FSR on the basis of
viability, The acceptabiity of this argument dogs
not form parl of this Urban Design assessnent.

public spaces through & apund development
block

Complies and exceeds requirements.

ii.  Create aclive street leval usas along built
frontage to Sydney Road

20A

iv.  Improve the pedestrian amenity & service
siliciency ol lane 34

Lane 34 has greater widih and improved
amenily {u s eastern and

Cars will nged Lo be taken vath ils weslarn end
as senvcing facilities are indicated and this
coutd degrade the amenity of this section as well
as creale a poor retationshig for existing
adjoining residential development and
apartments over the top of this portion of
Building C.

%2 Oujeclives

1. Make eficient use of the airspace adjacent to
public transport reutes for residential &
busiiness uses.

The proposal complies.

Investigate workplace with residence

NFA as part of Stage 1 DA.

Enhance wrtan ronlage 1o Sydney Rd

NiA as part of Stage 1 DA,

improve pedestrian access to Tolem Shopping
Centre

Complies

" “Incorporate basenent car parking

The proposal complies.

Take advantage of north facing aspect for upper
level residential dewelopment

The proposal complies.

i Development o Sydney Rd 10 lake advaniage
of north aspedct

Tapment Requirements — nd addressed’

yartaf ihis report

N/A zs part of Slage 1 DA

GMUrhan Design
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Tolem Davelopment, Balgewlah

4.1

[ 4 Design Controls’

Traffic Access

"Reduce irafiic congestion on Sychey Rd by
reducing vehicies entering sile & prohibitng
vehicles servicing supormarkat.

" Senicing .S.Ll.pél‘ﬂ!a-l-‘ka“fI'DH‘i.E:U:‘Id amine St

Urhari Daglpn A for Mznly Ceinil

‘Not addressed as part ofthis reporl.

Mot addressed as part of this report.”

i Car paiking for residential from Woodland S Complies
. Separalion between servicing & residential | Complies
customer entrances — greal as possiole
v.  Lane 34 to bewidenaed on northern side by Complies.
2.3m as pait of
4.2 Pedestrian Access/Spaces & Linkages I
1 Arcade link 1o e developmant rom Sydney Road | The propogal compiies in principle and provid es
should he a visually strong gateway. the apportunity to comply completely as part ofa
Stage 2 DA
« Arcade o be clearly recognisable address The development has the potenfial to comply as
And of & generous proportion — ie as a street or part of a Siage 2 Application,
lana able to accommodate Zm wide café
seating .
«  Pedestian access to Tolem from Woodland Stinay
be permitted
= Lane to Sydney Rd comiection should give—
Priority 1o pedestrians
A clear view of venicles
+Central public space — min 500m2 possbiy visibie | Complies and excesds he area requiremeants,
Trom: Sydney Rid—focal point of canlre The proposal provides excellent public spaces
which justify exceading the strict height and
height localion of these controls.
4.3 Building Height /Bulk

Ruilding heights & FS in residental DCP appty
to residential and.

Building heights & FSR in Business DCP to
business but buildings to a height of RL. 5&m
AHD to mid block

The development does not fully comply with this
haight. It exceeds the haight by 2 sloreys or
greater and has height equivalent to this AHD
outside the designated location.

However the proposal has distributed massing
o achigve a beller urban design ouloome tharn
would be possible with strict cormpliance with the
controls.

The greater height and relaxation of the actual

GMUban I)ésign
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folem Devalupment, Belgowleh
Lrban Design Assessment far Manly Gouncil

| 4.4 Strcet Style
4.4.1 Sydney Rd/Condamine St

position has provded more open spacaand in a
hetter configuration than woutd otherwise be
possiple. It alsg allows good solar pengtration
and cross ventilation for alf building forms.

Therefore other than for Building F, G andC as
diseussed earlier he proposal is supported.

i Atsireat level Sydney & Condamine Shreet
frontages must ke active, well it and
predominantly retaillcommercial

To be asseased ot Stage 2,

ii.  Existing buill fabrie 1o be recognised &
contemporary intespret in fagade treatment its
traditionatreferences

10 be assessed at Stage 2

design kreatment

The Stage 1 DA should ndicals which comers
of buildings require spedal treatrment and
metiods that can be used to achiew this
breatmenl

Ideally the corners of Building C, 0, E, H, and
should ail have corners that must achieve
appropriate design resolution.

v On Condamine Steect north oflane 34
a. Scthack 4m

b. Setback - be associated with retail
frantage

G Shade masoning colonnade or awning
d. Respond toslope
2. Entryto Totem

" Street ree planting to be strengthened at street
edge (espachlly near lvading docks)

Complies.

Compiies.

vi.  Junclion betwaen business & residential
axisling requires special consideration

NAA as part of Stage 1 DA

442 Lane 34

N/A

4.4.3. Woodland Street

Naw development muslnol be repstitive in form.
Devalepment should exhibit a scale and charader
complimenting the surroundingresidential character.
444 Grifiths St ’ R

N/ as parl of Stage 1 DA

7 Residential DED

NI&

T Tandscape treatment of car park entry enhance
0 ensure adequate socening & improve visual
amenity

N/A s part of Stage 1 DA,

4.4.5. North boundary of Site

. Setbacks to be landscaped o streen biank

Complies

GMUrban Design
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lotem Development, Ba'gowlah

Uiban Design A 101 Marsdy Counut

tacades fom adjacent neighbours

[ @5 Residerdal Development

4.6 1.Component o centre of site

ESD

i

Intezgration between environmental conirol,
architeclure, engineering and snvirenmearntal
control must be shown.

Appropriate siting regard io adacent building
-Sun & Wind
-Pedestrian & vehicular movement
-Bolar collections in mof scape
-Adeguate crossventifation
-Living to North

Complies

Overlookingfovershadowing

Siting not compromise amenty of landscaped
private open space.

" Achitect freatment -

-facades (o be arficutation

-heavy monolithic 1ecessive expression
to be avoided

~Mo curlain valls or mirror giass

-nasoniy base towards lighter structure
at the tap is appropriate

-masonry elements and face blockwork
are to be rendered and panted

M7A as parl of Siage 1 DA,

| Ni& as part of Stage 1 DA

.

Colotir — Gne Cor Not averwhelming

L.#'{d’sﬂéi»l!(j ~refiectarchitecture

Froper plan

N/A as part of Stage 1 DA

| Ni& as part of Stage 1 OA.
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Totam Development, Balgowlah
Urben Desiyn Assessment fur Manly Geunci

Conclusion

Rased on lhe above assessments agamst the requiremants of the varioys Slale and Local
Government Instrurnents and provisions we advise thatthe Stage 1 Development Application as
lodged is suitable for approval on Urban Deggn and SEPP 65 grounds subget 10 e follewing
amandments to the Dawlopment Applicalion prior to approval:

+  The proposal exceads the alowable FSR for ths site. This is cteating additional pressus on the
massing of the built ferm with no demonsirable public benelt at present. Adverse impacdls are the
refationship of Bullding F and G b building J in terms of separalion and articulation and Butlding
F to the existing properties on Woodland Street in terms of scale transition, Buidding € to Lane 34
and future development interms of separation distances and the sethackfor the pedestian lirk
from Woodland Strest.

» The articulation zoneson Building R and E should be removed where they are in close proximity
to the south and he DA should be conditioned such that neitier building ean locale sither
balconies or habitable areas on the twe oppeosing comers for the height ofthe building.

= Acharacter board indicaling architecturd character and overall quality standard should be
required as pait ofthis Stage 1 DA prior to approval to ilustrate the dikely architectural style and
qualiy of materials.

Proposed Conditions

Based on the abowve assessment the fallowing conditiong are proposed by any consent issued by
Council for the development;

+  The setback lo Buildng Cis 0 be inureased to provide a rainimum of Bim ftom be centre
line of Lane 34 1o the huilding envelope to provide 0% of the requirad separation distance
in the Residential Design FlatCode.

er 2 foors on Building F are b be sethack by 10m from the western edge of the

ent envelope o provide a 4 siorey scale 10 the westomn boundary and thareby
creale a mere appropriate ransitional scale to the adpining development on Woodland
Street

= The articulation zoneson Building I and E are to be removed where they are in close
proximily to the south western corner ofthe main plaza area. The articulation zonesare to
be removad for a length of 5m from the corner of Building D to the souhaern and eastern
alevations and Bmio the northarn elevation of Building E, Fenastration or baleonies to
living area are prohibited on the two opposing corners for both Building D and E for the
height of the building

+ The depth of Buildings F and G are 1o be reduced toprovide a minimum of 15m betwean
the two core Building envelopes (i.e. dark blus on the nlan).

+ The pedesirian link adacent to Building K is to have a2 minimum dimension of 3.2m from
the poundary to the cdge of any built form.

o Aminimum setback of 2m is 1o be provided fiom the bt forrm 0 the eastern boundary for
Building K.

»  Acharacler board indicating ardrtectural character and overall quality standard is to be

provided {o the salistaction of the Director of Planning pricr to iodgement of the Stages 2
Developiment Application.

«  High quality materials are to be provided (hroughout the desslopment inciuding the podivm
walls at the interface with adjoining properties whether on the boundary or inset from it and
to all pedestrian links into the site and to the Ll length of Lane 34,

« Any propesad loading ang servcing from Lane 24 is t be limited to small vans only

= As partof any Stage 2 Development Application Lane 34 is to be activated for a minirum
of 50% of its length at the ground floor. This can be by retail or commercial frantages.
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Totem Dovelopment. Balgowlaty
Urhan Design Assassment for Manly Council

+  Any apartments with fenestration o balconies to Lane 34 are lo be provided with
appropriate acoustic reatment lo amsliciate the noise associaled with loading and
urdoading

= High qualily architectural design trealirenls are reguiled to all signifcant corners within the
develeprment that terminate a pedestian link or public space or create a visual focus from
the: main conngctions into the site or rom the public open space areas and squares.
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ITEM 56/05  TOTEM REDEVELOPMENT — STAGE 1 DEVELOPMENT

APPLICATION (ltem 56/05: 27/06/05}

SUMMARY:

At the May 2005 meeting, the Traffic Committee considered a report on the Tatem
Redevelopment following Council's receipt of a Stage 1 Development Application.
The traffic Committee deferred the matter pending comments from the RTA. This
report outlines the comments from the RTA, the development and the proposed (raffic
management.

REPORT:
Summary of the proposed Development

As outfined in the State of Environmental Eifects by the applicant, the proposal is a
Staged DA under Section 80(4) of the Environmenta! Planning and Assessment Act,
1979.

The proposal is for the redevelopment of the Tolem Shopping Cenlre and seme
adjoining sites for a mixed relail, commercial and residential development with
agsocialed parking and landscaping. The plans will be tabled at the meeting.

Stage 1 of the Staged DA seaks consent for the following aspects of the
developmeant: -

« Afloor space ratio of 2.175:1 excluding car parking, equaling to a gross floor
area of approximately A5 700m” ;

« An approximate gross floor area of 14,300m? relating to retail and commercial
uses comprising: ~

*  Main retall use at RL 34.5 (nominal)

' Mixed retail and commercial use at Podium level fronting Lane 34 and
Condamina Street;

» The use of the podium level for a mix of public and private open space
retaillcommercial use of part of the podium level;

« Anapproximale gross floor area of 31,400m” relating to residential uses in the
form of 9 builldings;

+ The use of two levels below the main retail level (basements) for car parking
in association with the retail/cornmercial and residential uses and servicing
vehicles for the retail component;

» Atotal of approximately 1,005 car parking spaces;

= A total of approximately 560 car parking spaces for the retail / commercial
component, including staff parking located in a basement level and Lane 34;

« A total of 445 car parking spaces for the residential component, including
resident and visitor parking located in a basement lavel;

« Building heights, envelopes and articulation zcnes;

« Vehicular access and egress lo the residential parking via Griffith Street;

« Vehicular access and egress to the retail parking from Condaming Street and
restricted access/egrass via Sydney Road; and

Minutes Manly Traffic Committee 27 June 2005
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» Service vehicle access for retail delivery vehicles via a dedicated access from
Condamine Street only.

The application alse seeks development consent pursuant to Section 80(1) of the
EP&A Act for the demolition of existing buildings and structure and the removal of
trees on the site.

The exact number of units and their mix will be detailed as part of the Stage 2
Development Application. To understand the polential fioor plan layouts and scope
of the residential compenertd, it is proposed (o provide approximalely 260 dwellings
wilh an indicative mix as follows:

+ 1 Bedroom 10%
« 2 Bedroom or 1 Bedroom + Study 60%
+« 3 Bedroom or 2 Bedroom + Study 25%
= 3 Bedroom + Study 5%

The Stage 2 DA will address such matters as: -

Bulk excavation

Floor plan layouts for the residential and retail components
The humber of residential units and their mix

Car parking layout

Subdivision

Staging

Detaifed architectural elevalions for all buildings

Building materials and finishes

Detailed landscaping plans

Treatment of public areas (paving, landscaping, etc )
Stormwater, waste management, energy efficiency and suslainability issues

® & &4 % @ 2 ¢ 4 = 9 9

FEurther development applications will be submitted for individual retail tenancies and
commercial office accommodation.

Traffic & Parking Proposal

A transport report has been prepared by Colston Budd Hunt & Kafes Pty Lid. The
report was preparad following consullalion with Manly Council, the community and
the RTA. The report reviews the parking for the commercial and residential
components, and the traffic implications.

The report outlines that the proposed development meets the transport objectives
relating {o Part (a) of Clause 9 of the State Government's Draft state Environmental
Planning Policy No. 66 — integration of Land Use and Transport (DSEPP 66). These
objectives include improving accessibility to housing by walking, cycling and public
transport to reduce distances fravelled and reducing depsndency on cars. The
vicinity to public transport and the mix of business, retail and residential componenis
all help to meet the objectives of DSEPP 66. Some of these objeclives such as trip
end facilities for cyclists and suitable provision for taxis will be detailed in the Stage 2
application.

Parking Provision
The proposed parking as parl of the development is 445 residential spaces including
visitors and 560 retail spaces. This is a total of 1005 spaces.

Minutes Manly Traffic Committee 27 June 2005
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The report outlines that application of Councli’s current Development Contral Code
(DCP) will require a fotal of 886 parking spaces comprising 395 residential spaces
and 491 retall spaces. However, Council's new draft Business Zones DCP requires
572 spaces for the retail component. This eguates to a total of 861 parking spaces.

RTA’s Guide to Traffic Generating Developments has a formula for shopping centres
that has been developed based on extensive surveys, The Forrnula suggesls a peak
parking demand of 550 spaces for the retail component. This is less than Council's
reguirement by 22 spaces.

Based on the above analysis, parking provision of 1005 spaces in total is considered
salisfactory and that ihe proposal will provide an adequate number of spaces to meet
the demand of each component.

The figure below represents the proposed aceess arrangements for the development.
These can be outlined as follows:

+ The access off Sydney Road will be modified to left in and lett out only.

+ The Griffiths Street access will be to the residential carpark only.

» Access o Lane 34 Wil be from Condamine Street and the lane made one way
west

« A signalised access is proposed off Condamine Street to the retail carpark.

s A loading dock entry / exit off Condamine Strest will be left in and left out only.
See the section under Servicing for additional information.

{{ RS,
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All access proposals aim to manage traffic distribution and will have appropriate sight
lines in accordance with the relevant Australian Standard,

These arrangements are similar to Council’s vehicular circulation for the Totem site
Urban Design Controls. Council's plan differs by having an easterly direction of lane
34 and an additional residential access onto Woodland Street.

The internal circulation and parking layout will be detailed in the Stage 2
Development Apglication.

There are & number of loading docks are proposed for servicing of the development.
The main supermarket and specially retail oullets leading dock will be located on the
wastern side of the development and accessed off Condamine Street. This access is
separate to the retail carpark entry. This access will accommaodate vehicles of
various sizes up to articulated vehicles.

Additional specialty and residential servicing areas will be located off Lane 34. These
toading docks will accommodate vans up to medium rigid trucks. No large or
articulated trucks will use these loading docks. To improve accessibility and
circulation, the laneway will be widened.

itis considered that subject fo design compliance with the relevant Australian
Standards that the provisions for service vehicles are satisfactory.

Traffic Generation
The report slates that the greatest traffic impact wilt be during Thursday aftermoon
and Saturday midday when the centre’s retail aclivily is at it busiest.

The weekday morning and afternoon peak periods are the critical times for the
residential development.

Based on the RTA's rates for the different land uses, including an allowance for an
additional 100 vehicles per hour during the Thursday morning peak periods, the net
traffic generation to alf surrcunding sireets is estimated as follows:

»  Thursday morning — 26C vehicles per hour two-way
»  Thursday afternoon — 450 vehicles per hour two-way
» Saturday midday — 475 vehicles per hour iwc-way

The traffic flows are expected to change as per the table below.
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The traffic volumes were analysed using traffic modelling pregrams to determine the
operation of intersections.

The analysis indicated that the intersection of Sydney Road and Condamine Streel
will require a right turn phase from Gondamine Street into Sydney Road and wil
operate at a level of service C.

The traffic consultant’s report proposed the following traffic management plan.

» intraduce fraffic signals at the intersection of Condamine Street and retaif car
park access;

« in accordance with Council's Urban Design Controls, maintain access to
Sydney Road, Condamine Street and Griffiths Street;

» provide a primary access {0 the centre on Condamine Street;

» modify the existing centre access onto Sydney Road te provide for left in and
left out arrangements only;

» widen Lane 34 on its northern side by 2.3 metres;
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» review peak period “No Standing” restrictions in Sydney Road to the east of
Condamine Street. This would ocecur as part of the Stage 2 development
applicalion;

« provide a right turn phase for traffic turning right into Sydney Road from
Condamine Street (southbound;

» upgrade existing bus stops in Sydney Road and Condamine Strest adjacent
fo lhe centre, which will be detailed in the Stage 2 development application;
and

« introduce a taxi zone in Condamine Street, adjacent to the main pedestrian
access to the centre.

Based on the above traffic management, the traffic volumes were analysed using
traffic modelling programs to determine the operation of intersections. A copy of the
measurements for intersection operation will be distributed to Commiltee members,

The analysis indicated that the intersection of Sydney Road and Cendamine Street
will require a right urn phase from Condamine Street into Sydney Road and will
operate at a level of service C with average delays of 35 seconds 15 seconds per
vehicle on Saturday midday.

The access to the retall carpark off Condamine Street will be sighalised with a right
furn phase into the carpark. The analysis indicates a level of service of B with an
average delay of 25 seconds 15 seconds per vehicle during peak periods.

The other two signalised intersections — Woodland St / Sydney Rd and Condamina St
/ Balgowlah Rd wilt continue to aperate at a level of service B.

The analysis of the remaining intersections indicaled operation at level of service A/B
with average delays of less than 15 seconds per vehicle.

The methedology used for this analysis is appropriate and satisfactorily represents
the proposal. The tralfic management and asssssment will be referred to the RTA for
its assessment and approval, particularly with the impacts on State Roads.

However, it is considerad that the proposed traffic management, the resulting
intarsection levels of service are considered satisfactory. To manage micro traffic
managemenl issues for he local area, it is recommended that a local area traffic
management plan be developed as part of the Stage 2 Development Application.

Sumrmary

The Summary of the propased Stage 1 from the Traffic Consultant’s report is
reproduced below.

in summary, the main points relating to the proposed Stage 1 application for
raedevelopment of the Totem Centre in Balgowlah are:-

I. it is proposed to redevelop the existing shopping centre to incorporate the
following:-

« some 14,300m2 gross floor area of relail space (some 12,700m2 of
gross leasable area; and

+ an indicative 260 residential units;
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VI

Vil

VLI

Xl

the: propesed redevelopment will increase residential and emplayment
densities within close proximity o existing public transport services. The
proposal will therefore strengthen the existing demand for these sarvices,
supparting thelr efficient and viable operation;

the proposed redevelopment is consistent with the provisions of DSEPP 66;
the proposed parking provision is considered appropriate;

access arrangements and internal layout within the proposed car parking
areas are considered appropriate and will be provided in accordance with the
Australia Standard For Off-Street Car Parking Facilities with details to be
provided with the Stage 2 DA;

in association with the propesed development it is proposed to:-

* infroduce traffic signals at the intersection of Condamine Street and
the retall car park access;

« in accordance with Council's Urban Design Controls, maintain access
o Sydney Road, Condamine Street and Griffiths Street;

« provide a primary access fo the centre on Condamine Street;

» modify the existing centre access onte Sydney Road o provide for left
in and left out arrangements only;

« widen Lane 34 on its northern side by 2.3 metres;

« review paak period "No Standing” restrictions in Sydney Road to the
east of Condamine Street as part of the Stags 2 DA;

+ upgrade exiling bus stops in Sydney Road and Candamine Street
adjacent to the centre as part of the Stage 2 DA,

+ intreduce a taxi zone in Condamine Street, adjacent to the main
pedestrian access {o the centre; and

« provide a right turn phase for traffic turning right inlo Sydney Road
from Condamine Street (southbound)

the proposed redevelopment of the Totem Shopping Centre is generally in
accordance with Council's Urban Design Conlrols for the Balgowlah Shopping
Centre;

loading dock arrangements are considered appropriats, subject to detailed
design, and will be provided in accordance with the Australian Standard;

the proposed development would have the following increases in traffic
generation:-

» Thursday maorning - 280 vehicles per hour two-way,
» Thursday afternoan - 450 vehicles per hour two-way;
= Saturday midday - 475 vehicles per hour two-way;

this compares to an increase in traffic generation of the previous development
scheme of some 250 to 700 vehicles per hour two-way;

the main increases in traffic flows on the surrcunding road netwark, as a resuft
of the proposed development, will be on Condamine Street and Sydney Road.
Traffic flows in Griffiths Street and Woodiand Street North will decrease
compared to when the existing shopping centre was fully operational; and
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XIl. the surrounding road netwark, incorporaling the signalisation of the
intersection of Condamine Street and retail car park access, and the
maodifications to the Condamine Street and Sydney Road, will be able to cater
for the additional traffic generated by the proposed development.

Other

The proposed signalised access o the retail carpark will result in a loss of parking in
Condamine Street. In addition, a proposat by the RTA and Council recommends the
possible introduction of Clearway or Mo Stopping restrictions in Sydney Road
between Woodland Street and Boyle Street. These resltrictions are not required
based on the traffic modelling but would improve the operation of Sydney Road and
Candamine Street intersestion.

Traffic and Parking Assessment

The proposed redevelopment has been referred to the RTA for concurrence under
the Roads Act and SEPP11. The matter was considered by the Sydney Regional
Advisory Cammittee on 25 May 2005, Subsequently, the RTA has granted
concurrence to the development application subject io comment(s, recommendations
and approval of the application by Council. The RTA’s concurrence is reproduced in
full as attachmerst A,

The RTA's comments and recommendations request that the Local Traffic Committee
consider implemeniation / application of the following:

« 'No Stopping’ restrictions for a distance of 8m either side of the Totem
residentizal access onto Griffiths Streat.

s Kerbsgide parking restrictions would need to be reviewed along Griffiths Street
to salisly local road conditions relating to the development proposal.

Itis considered that these issues be considered in detail as part of a traffic
management plan to be prepared as part of the Stage 2 Development Application.

The RTA’s comments and recommendations have been reviewed and are considered
satisfactory and in accordance with sound lraffic management objeclives.

Traffic Committee Discussion

The STA raised concems regarding the potential for additional delays at Sydney
Road.

The commitiee also discussed the need to jook at pedestrian movements north of the
development on Condamine Streel, particularly relating to the existing pedestrian
cressing near Griffiths Street.

The Bicycle Committee’s comments were raised at the meeting. The comments
included a request for safe bike access tofirom and through the centre, In addition,
that the development proposal specify in detail the numbers and location of bike
racks. In addition, the Bicycle Committee requests that it be consulted during the
development of a local traffic management plan,

The commiitea emphasised the importance of these issues being addressed in Stage
2 of the Development Appiication.
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RECOMMENDATION:

1.

That the RTA’s concurrence, recommendations and comments relating to the
proposed Totem Redevelopment be received and noted.

That tha STA concerns regarding additional delay along Sydney Road be noted.

That the proposed traffic management as part of the Tatem Redevelopment,
Stage 1 Development Application be approved in pringiple.

That a local area fraffic management plan, including pedestrian Tacilities and
bicycle facilities, be developed to manage local issues as part of the Stage 2
Development Application.
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Totem Shopping Centre

Community Information and
Feedback Session Report

Report by Elton Consulting for Stockland, Manly Council and
the Totem Reference Group

February 28, 2005

ABN: 56 003 853 101 | PO Box 1488 Bondi Junction NSW 2022 | Suite 7, Level 2, 79-85 Oxford Strest
Tel: (2 9387 2600 } Fax: 02 0367 2557 | consuiling@eton com.au | www,ellan.com.ay
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Totem Shopping Centre - Communify fnformation and Feadback Session Repost

Introduction

The purpase of this report is to report on the Teedback received from the Totem -Shopping Centre
Commurity Information and Feedback Session (CIF3) that was conducted on February 12, 2005, The
purpose of the CIFS was to present, and elicit feedback on, a draft design concept for the redevelopment of
the Totem Shepping Centrs site.

This report focuses on struckured feedback received through the feedback form (See Appendix A} which
asked peaple about: things they fiked most aboul the drafl design concept; things they fked least;
comparison to the previous proposat for the redevelopment of Totem; issues hat need to be considered in
future planning and design; and comments or furthar suggestions.

Before presenting the data itis stressed that this is a purely descriptive reporting of the resulls. The
statistical analysis does not go beyond the reporting of frequencigs lor each question. The reporting does
not in any way purport fo.be statistically valid and no stafistical lests for significance have been conducted.
This report is indicative of the opinion of those communily members who completed a fesdback form but is
not presented &s being statistically representative of opinions of the community as a whele,

This report does not make any recommendations regarding the future concepts plans for the site, [ts
purpose is purely fo report on the respenses o the feedback form.

srsonal information gath ared di |;'|r\n this pracess haing

Eltan Consultin
T nyg

el LU

reproduced in thi

% Y p
passed on {o any third party.

The feedback form was designed with primarily open ended questions in order {0 enable respondents to be
unrestricted in their comments. An effect of that approach is that it then requires a cading or classification
exercise to be underiaken in order to effectively report the results. Coding of survey responses to open
ended questions can be a difficult task and various decisions need to be made in the coding task. While
hest efforts have been undertaken lo code the responses in an unblased and effective mansier, Elton
Consulting is keenly aware that others may see alternative coding possibilities. To enable the
consideration of these alternatives, and in the interasls of irapsparency, appended to this report is & fuil
verbatim breakdown of comments to each question (Appendix B).
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Tolem Shopping Centre - Community Infarmation and Feedback Session Report

Overview of Consultation Process

The February 12, 2005 Communily Information and Feedback Session (CIFS), that this feedback report is
hased on, ocourred within a broader consultation process that has been designed for the Totem
redevelopment. The essential elements of that process are:

. The Tolern Refererce Group
. The Technical Advisory Group, and
. Wider community consultation,

The Tolem Reference Group has met four times during the pre-lodgement phase to focus on the
development of fhe design concepl for the project. The referenca group includes representatives from
nearby residents, Precinet Commiltees, Chamber of Commerce, Masonic Club, Mayoer, Counciliors,
General Manager, Coungil siaff and consultants, and rmembers-of the Stockland Project Team. Community
representalives on the reference group were selected by Manly Council by expression of interest and direct
invitation.

The Terms of Reference of the reference group are:

. Discuss and inform the creation/development of the Totem Site within the context of the Balgowlah
town cenlre and environs.

. Provide a tima limited forum through which:

o Information relevant to the planning, design, development and occupation of the Totem Site is
made available to stakeholders

o The community can provide local knowledge, skills and aspirations in a canstructive way
o Stakeholders can provide input into understarding key issues for the site

o Dialogue belween all stakeholders is encouraged and supported.

. Provide a conduit for inpul from, and the dissemination of information to community members and
other key stakeholders.

. Provide input into developing approptiate strategies for community engagement and community
development.

. Provide feedback as plans and slrategles for the site are progressively developed.

. Provide an opporlunity to enhance community building and widespread ownership of praject
culcomes.,

Elton Consulling February 2005 Page 2
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Todem Shopping Centre - Commenity Information and Feedback Session Report

In addition to the reference group, a Technical Advisory Group has also been established. This group
consists of Council officers, Stockland and their respective consuitants, and has been establishad to review
the concept plans and offer technical advice to Stockiand's project team.

The consultation process also Invalves wider community engagement including the CIFS that is the subject
of this report. As a means fo inform the wider community about the project a web site
{www.halgowlahvillage com.au) has also been established.

Itis important to note that the consultation that has cecurred to dale is prior, and in addition, fo the required
statutory consuitation that will accur once a development application has bean lodged. The purpose of this
voluntary pre-ledgement consullation is to oblain the views of residenlts and businesses of the adjacent
area and other identified stakeholders who may have an inleresl in preposed redevelopment concept plans.
This report will infarm a review of the plans and will enable feedback to be responded to prior o the
lodgement of the Stage One Development Application. This development application will require a
separate statutory consultation process.

An overview of the proposed planning process {for Stage One and Stage Two) is represented below.

1. New Slackland team appointad
Totem Referance Group and Technical Advisory Group formed

Concept plans developed

oW

Community Information Session held and Project web site iaunched
Pians ravised

Stage 1 development application submitted {concept plans)
Council's notification of the DA

Council decision on development application

© ' N o

{If Stage 1 approved) Stage 2 development application prepared

10.  Pre-lodgement review of Stage 2 development application with Tolem Reference Group and
Technical Advisory Group

H. Stage 2 - Council's notification of the DA

12. Council decision on Stage 2

Elton Consulting February 2005 Page 3
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Totem Shapping Centre ~ Community Information and Feedback Session Report

Community Information and Feedback Session

Tha planning and crganisation of the CIFS was discussed and refined through the Totem reference group
process. Reference aroup members provided input and advice on advertising, venue, idenfification of key
stakeholders, format and content.

A number of avenues were used to promote the CIFS throughout the local community. These efforts
included:

Distribution of approximately 3,000 flyers

Precinct Commities Newsletters

Council notification of all precincl committees

Posters throughout the Totem Shopping Centre

Two advertisemenls in the Manly Daily, and

Briefing of and subsequent story and editorial in Manly Daily

. &

The CIFS was held within the Totem Shopping Cenire, where twenty display boards were used to display
the proposed design concept, The following members of the project leam were available 1o answer
questions over the four hour session;

Name Company Rele

Deborah Dearing  Stockland Design Manager

David Bedingfield  Stockiand Development Manager
Keith Collier Allen Jack and Cotlier Architect

Sleve Blaxand BN Group Retail Architect .

Tim Rogers Colston Budd Hunl and Kafes Traffic

Steve Rossiter Elton Consulting Community Consullation

tn addifion, several members of the Tolem Reference Group, including members of Manly Council, were in
attendance for all, or parts of, the session and assisted with answering questions and fielding enguiries.

480 peopls altended on the day. On arrival all were inviled to sign the atlendance registar and were given
a package containing a feedhack form (See Apperdix A) and reply paid envelope fc Efton Consulting. All
participants were encouraged to fill in the Feedback Form and either depaosit itin the box provided on the
night, or post/fax it back to Elton Consulting's office by Monday February 21st, 2005,

130 feedback forms wers received. This equates to a return rate of approximately 27% of those who
attended the CIFS. Not all respendenls answered each question se the number of responses for most
questicns Is less than 130, The number of responses for each question is indicated in the report. These
forms are the basis of the results reported in the next section of this report.
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Results

This seclion of the report reports o the feedback form responses and follows the order of the feedback -
form itseif, That crderis;

Whal things were liked most

Whal things were liked least

How does the current proposal compare with the previcus one
Things that need to be considered as the process confinues
Gomments and suggestions, and

Personal information

* * & & ¢ @©

What things were liked most about the current proposal

118 respondents compleled this question. The five top responses {wilh the number of responses in
brackets) were:

More public open spacedlarger plaza (46 responses)
Impraved local traffic arrangement (33)

Development of a new, improved shopping centre (33}
Reducad height (33}, and

Reduced overall foolprint/bulk {30),

& & =

Other commaon responses included better vehicle and pedesirian access (27), more green space anc
landscaping (20}, and good design (17).

Comments about more public npen spaceflarger plaza included:

Increased public space.
Gpen plaza for communily events and passive recreation.
That there is more public space for public enjoyment.

Of the 39 responses about improved local fraffic arrangement, 17 responses referred to traffic management
generally, 16 to a befler traffic solution for Griffiths Street, 3 to better traffic solution for Woodland Street
and 3 lo less traffic. Comments about improved local traffic arrangement included:

Greater consideration of traffic flows.
Better commercial traffic management.
Redhiction of {raffic in Grifith Street and the Fact il wouid be limited to residential traffic.

Comments about development of a new, improved shopping centre included:

Itis a step towards Balgowizh getting an overdue and essential modernisation.
Very necessary for the future of Balgowlah to have this good facility.
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Onportunity to improve our local community emenly.
Comments aboul reduced height includad:

Pronosed helght seems acceptable.

Acceptable height and building.

{ like that, by the reduction of the towers, Stockfands is acknowledging that the towers in
the original plan were loo hiigh. This, however, does not imply that | agree with the
proposed height, which still exceeds DCP.

Gomments abaut reduced pveral foolprintibulk included:

The much more compac! bullding size and scale.
Minimeal impact re height and bulk while affowing development.
Not as overdevelopedicrowdedibulky.

What things were liked least about the current proposal

114 respondants compleled this question. The five lop respanses (with the number of responses in
brackels) were:

Height (65 responses)

Tralfic (45)

Nurnber of residential units (32)

Daes not include Masonic Club (18), and
Lack of detailfinformation (14).

* e e 8

Of the 55 responses about height, 37 were general comments about heighl, 23 were comments about
height exceeding the controls, and 5 were comments aboul the visual impacts of height. Comments aboul
height included:

The height exceeding limits.

Two floors aver height. Too high at Woodiand end. St quite visible from Griffiifis Street..
That Stockiand still admits fo exoeeding Council's codes for building helgiit - this sets a
dangerous precedent.

Of the 45 responses about traffic, 31 were general comments about traffic impacts on surrcunding streets,
10 were about traffic impacts on Condamine Street and 4 wers about traffic management on Griffilhs
Street. Comments aboul traffic inciuded:

Amount of traffic on surrounding streets,

Graat concern re raffic entrvlexit Condaming Sireel. Requires no parking on street,
tursiing fanes, lights. Anoiier entry/exit point ideally to decrease focus and congestion eg.
Woodland and Sydney Road.
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Dangerous vehicular cross. overs at the residential enfrance/exit that corresponds with hil
crest has nof been addressed.

Comments about number of residential units included:

Too many unitsitl If you complied by FSR — less units, less height, happier communiry.
Too many units Cut back 25 units/2 floors/10% FSR and ! would approve.
far too many units. Too large a concept - Balgowlal should refain vilage a!‘mosphere

Comments about ot ncluding the Masonic Club included:

Worried about position of the Masonic Club ~ and ifs enfrance and exits. Is very important
to the Balgowlah residenis — now and in the fulure.

Masaonic Club not integrated inlo design.

Uncertainty as to future of the Masonic Club.

Comments about lack of detalfinfermation included:

{ am nof very good af reading pfans buf some of the things ! wanled answered ware not
showi eg. how many townhousesfhome unils are planned, | am concerned and always
have been about the increase of traffic and also what s planned for the Masonic Ciub.
Lack of information on proposed number of dwellings.

Difficuit to conceptualise without mode.

Comparison to Previous Proposal

This question was a closed response question and was completed by 115 respondenls. The resulls are
shown with the number of responses and percentage of tolal responses for this question:

+ Very unfavourably (9 responses or 7.8% of totaf responses)
+ Unfavourably (9 respanses or 7.8%)

+ About the same (23 responses or 20%)

= Favourably {57 responses or 49.6%)

» Very favourably {17 responses or 14.8%).

These results show that of 115 valid respanses to this question, 64.4% viewed the proposal either
favourably or very favourably when compared with the previous proposal.

This question also asked people to.commend on the reasons for their answer. Reasons cited for a very
unfaveurable response inciuded:

» Unappealing design

» Non-compliance with council regulations, and
s Fallure to incorporate the Masonic Club,

Eltoi Censulting Fabruary 2005 Paga 7
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Some of the explanatory comments for the very unfavourable responses included:

Unatiractive scaled down design. Just to satisfy Manly Counci,

St too many units and does not comply with council regulations - sels e precedent for the

area.
The reason is clear, Without the Masanic Club in an easy, reachable location for alf ages

fo aclually use i, the complex is completely not worthwhile to have as a werkable shopping

and meeting centre for the localily.

Reasons cited for an unfavourable response included:

"

Height

Residential density

Failure to include the Masonic Club, and
Developer focused on financial return only.

Some of the explanatory comments for the unfavourable responses included:

Too many storeys (residence) will create another peninsular stum in 20 years.

The Masonic Ciub has been parf of the community for 35 years. Used regularly by the
ageing population it is a very important part of Balgowlah, low cost meals, dancing, efc.
This club does so much i way of donations to various sehools, associations, ele.

Reasons cited for an “about the same” response included:

* & o v &

Unappealing design

Height {(exceeding controls}
Height {general)
Residential density, and
Non-compliance.

Some of the explanatory comments for the "abeut the same” responses included:

The scafe of the development is siill ingppropriate — particularly the height and bulkiness.

Contribution fo Jocal area traffic management controls to protect adverse impacts 1o Boyle

Sireel and other local streels.

1t has been portrayed beffer — handled-etter — (not so dogmatic), but height and densily
for the small area st sets & precedent - for Balgowlah — setfing up & new scene for the
future of Balgowlah - taking out the vilfage and mafting it a bighrise fungle.

Stockiand cannot use "Commaercial Viability” as a justification for excesding these
guidelines. If the commercial viabillty is a problem, # is a problem that they must resolve,
net fransfer the problem to the local community or Manly Counci,

Reasens ciled for a favourable response included:

Reduced height

Eltor Consulting February 2005
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+ Considaration of view of Goundil and residents
*  Reduced residential density

= Improved lraffic management, and
» Improved design.

Some of the explanatary comments for the favourable responses included:

This concept is e good resolufion of everyone’s concerns re visual mpactiraffic/height.

it is obvious that the designer has jistened to concerns of residents and councit and
endeavoured to meet suilable plans.

Substantial reduction from previous proposal in building height, mass and peak traffic
flows. Comparnson with the previous proposal is much less relevant than compliance with
current planning ordinances.

Consideration has heen given to UDC requirements hut these are still exceeded. Why?
They are sef with best Inferest of the communily in mind,

Reasons cited for a very favourable response included:

» Reduced height

« Improved traffic management
Improved design, and

» Creating a4 new shopping centre.

Some of the explanatory commenls for the very favourable responses Inciuded:

Height down, Traffic in and out big improvement in Griffiths St with residenf enlrance only
a hig help, and visual impacts compare good.

Aesthetically looks so much better - blending in more harmoniously info surroundings.
Not as overdeveloped, crowded, butky. More open space/greenery. Main plaza,

Issues to Consider in Future Planning

There were 115 valid responses to Ihis question. The five top responses (with the number of responses in
brackets) were:

Traffic (G0 responses)

Height (44)

Residential densily {40)

Aceessibifily in relation lo entry and exiting for both cars and pedestrians (16), and
Quality design and architecture (14). :

* 5 & &

Otlher comman responses included parking {13 responses), sagamess for the project to proceed {13} and
consideration of the Masonic Club {13).
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Of the 60 responses aboul trafiic, 36 were comments about traffic management on surrounding strests, 20
were about generalised traffic issues and 4 were about traffic management on Griffiths Sireel, Commeants
about {raffic included: :

Enguring traffic patterns do not overwhslm any advantage derived from restriction of
commercial traffic to and from Griffiths Street,

The considerable impact of the increased tralfic load needs fo be considered. This could
be ameliorated by significantly decreasing tha number of uniis proposed on the sighf.
‘Allernalive access point 1o planned retail entry/exit on Condamine. Increased traffic flow in
residential area of Condamine.

Of the 44 responses about height, almost all were general comments about reducing height. Some specific
comments were made about the reduction of height by twe storeys and other comments were made that
stressed the importance of complying with height controls. Comments about hgight inchuded:

" Respect the heighis that are required.
Taka 2 floors off Woodland end.
The height of buildings and its effect on the fuiure of the area. What a precedent fo set!!

Of the 40 responses about residential densily, 21 were about the number of units generally, 15 were
comments about bulk and 4 were comments about floorspace. Gomments about residential density
included:

i don’f want my local area lo be overpopulated or too much traffic,

Density of residential units and impact on environment in ferms of ransport and road
traffic.

Floorspace should ba 10% less.

Comments ahout accessibilily included:

Cverioading of retail access, pedastrian access, foading access i Condamine St (but not

{o he relocated lo Griffiths Si).

Safe vehicle access/departure. Width of foolpath in Condamine S¥, outside Totem centre
 should be wider than normal o copé with prams, wheely watkers elc.

Easy access for shoppers - most people who shop fiere now are 50+, very hard on the

shops, as have limited monay to shop with.

Comments about qualily design and architecture included:

Quality finishes for all building work. Design excellence.
Creating a built environment that melds with the existing residential area.
A plan for aesthetic design and colours which biend tastefully with the surrounds — nothing

dutl, yet nothing outrageous.
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Other Comments and Suggestions

There were 109 valid respenses to this question. The five top responses (with the number of responses in
brackets) were:

Negd for kraffic/parking/public Iranspart ptan for surrounding area (26 responses)
Eagemess for the project to procesd (23}

Reduce the sizeloverall scale (20)

Address non-compliance {12), and

Improved but still ko high (10).

. & + »

Comments about the nead for traffic/parking/public fransport pian for surrounding area included:

! am-concerned abou! the effect the Sydney Rd entry/exit will have on aiready congested
and difficult conditions existing along Sydney rd. | also believe residential builtings are still
{o High to be incorporated into the existing fowrise nature of the locality. Betfter infegrafion
between Sydney Rd and Talem Centre is aiso needed.

Major concern re exit and entry fo Sydney Rd and Condamine St ONLY. Exitentry via
Griffiths 81, as presently exists, spreads the fraffic alfowing It lo leave the area using
Woodland St and wel] as Condamine and Sydney Rd. Such a pilan would redice the build
up of vehicles driving soufh ~ polential gievie at Sydney Ra fights blocking exit from the
Centre's fights just 100m apart. ’
Grifiiths St must be made a one-way street between Woodland and Condamine Streets
(from West lo East). This is an extremely dangerous steep incline with many driveways o
fhe blind crest of the kil This one-way fraffic east will also prevent traffic exiting the new
plan onto Condamine Sf, and then turn hard left straight up Griffiths Stin massive
rumbers. In the name of safety we must reduce the amound of lraffic in Griffiths St
between Woodland and Condamine Sis.

Comments about gagerness for the prolest o proceed included:

Tha quicker this project starts and finishes the bistter for the residents and community of
this beautiful area. We need a shopping centre NOW. Let's take our heads ouf of the sand
and progress like the res! of the world, not go back 100 years. Progress is the key!!

[ think it's great. 2093, 2094, 2095 are the mest elderly postcodes in Austrafia. Many locaf
pecple will be wanting to move out of their focal famity home, but not out of the area. This
provides ah ideal retirement sofution for them.

The Totem needs to be restored into the shopping complex that your propose, Also the
accommodalion is needed as well. Balgowlah is a wonderful suburb and this proposal is
needed but please not at the exclusion of the Masenic and Commumily Club,

Comments about reduce the size/overall scale included:

! strongly racommend that consideration be given fo further reductions in building height
and the developer must make if clear how many unitsffownhouses they infend fo include in
the development.
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1. Reduce bulk of everali project. 2. Try to improve concept with creafivify, imagination
and innovation. 3. Listen to the Jocal communily. 4. Sfockland should appreciate the
changes the development will bring and do somsthing creative fo reduce the impact the
development will have on people’s lives.

Yes - less fs more. You can still develop. You can stilf make $5% - use the talents of your
feam al Stocklancds and buiid out dream. What a fantastic opportunity for a win/win
between deveiopers and resitlents.

Comments about addressing non-compliance included:

Going forward ~ no boxy units! Comply with confrols - then residents have ne argument
with your - youi can defend the development.

If Stacklands say ihat they need lo be 2 floors and 10% FSR over fo be comimercially
viable if is because 1) they paid teo much for the sife 2) they came up with & bad design
and 3) they insisted on pursuing a very expensive court case which they lost, | dan't
believe that residents should have to comperisate a large organization iike Stacklands for
their commercial rismanagement.

If the 2-3 tap sforeys were taken off | think ! would be happy with i, as long as ihe units
weren’t then added somewfere efse ~ it must be smaller scale. The planning controls are
there for a reason, and should be complied with. [-don’t wani Balgowlahs almosphere
destroyed for ever for the sake of quick profit We don't want # fo become ancther Dee

Why.

Comments about improved but still top high included:

No - it is s0 much betler then before. it would nof be difiiculf to win the local hearts and
rinds by addressing favourably the mafters in para 4. (height and density)
From whal | heard loday (Saturday) if you make the fowers 6 instead of 8 the local peopie

will be pleased.
Great improvement, shame it’s slf so big but that is Council’s fauit,

Respondents 4

59 people identified as being from the immediately surrounding sireets

67 people identified as being from Balgowlah

14 peonle idenlified as being from ancther part of the Manly Local Gavernment Area
7 people idenlified as being a representative of a club or assaciation, and

3 as a representative of an orgarisation.

Elton Consulting February 2008 Page 12
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Additional Comments
Additional comments that expanded on seme of the major themes represented in the feedback included:

Although I to not have an Issue with the height [ think that some paits of the communily
and council will concentrate on the breach of the DCF. | befiave this is unforunafe
because these people will concentrafe on this issue and not consider the pesifive aspects
of the deveiopment.

Although not explicitly stated, it seems clear thal this new proposal confains even more
dwellings than the pravious plans (aven excluding the 20% of land area no used). Council
MUST insist on key ratfons being compfied with - especially FSR and the height limits.

| distike the comment “The main driver for the design has been the need to produce the
best plan to revitalize the area. ..” It appears to me that the river' for this draft design is to
sectire the best plan for Stockiands' profit margin not the best inferests of the community.
The shopping area definitely needs ‘rovitalising’ but the communily has repeafedly voiced
intense concern over the excessive number of unils proposed, the overwhelming visual
impact that this would have in an essenliafly low-rise area AND the huge lraffic burden that
such a fargs increase it dwellings, with enstring vehicles, would frave on a road sysfem
that is already overloaded during peak hour and on the weekends. Anofher comment in the
draff states that hefghts "are sensilive to surrounding forms.” This appears lo be niore
misteading fanguage as the overwhelming majorily of ‘surrounding forms’ are buitdings that
range in heigh! from single storey dwellings o 3 storey fials. Suffice fo say that the use of
the fype of language quated above implies that the developers are doing this for the ‘good
of the community’ when their actions of continually supplying plans that exceed the council
guidefings and the opinion of focal residents indicates contradictory, seff-interested molives
cauched in feel-good lerminciogy,

If the first Steckland proposal was more economically viable, allowing a farger, more
thoughtful design, then it's a pity that a few private persons and a few councilors prevent
the resf of us from gelting something good.

It has been portrayed belter - handiled belter - (not so dogmatic), but helght and density
for the smali area still sats a precedent — for Balgowiah — sefting up a new scene for the
future of Balgowiah — faking out the village and making it a highrise jungle.

Just because the height of the towers in this draft is iess than the previous one does not
Jusiify using the first draff as a benchmark by which o assess consequent pians. The DCP
is the appropriate benchmark and this current draft STILL exceeds the DCP and in my
apinion s stil an overdevelopment of the site, which could have serious impact o local
residents for a long time to come.

‘Almost’ gefiing i right is nof acceptable in this case effher. if this design-were to be

approved, if could set a precedent in fhe area that allows future developers to disregard
olanning comrols, | understand that developers are in the business to make a profil but

Elton Consulting February 2005 Page 13
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these buildings are going fo be here for & lang time so { think it is incumbent upon
Stacklands to serously-consider tha impact that their business will have upon residents
arid not just be ruled by producing huge profits. How good wotrld it be fo feel that
Stocktands' developmant cotld make a true contribulion 1o the fives of the local residants
rather than it creating a problem of a burden? .

it is important that we get some momentum fo redevelop fhis sile as soon &s we can, as it
it depressing.and ugly as i is. Agonising over exaclly what we aré going lo heve (given
that i any planning process you cannol please everybody) is deirimental to the local
community. We will find that fraffic flows fo other alternate shopping locations (Manly or
Warringsh Mall) will reduce when this centre is revitalized. I'm looking forward to 4t last
heing able fo walk to the shops and find a variety of things to buy, and {o be able lo have a
coffee when | get there. | balieve the redevelopment of Toleir will also "ift” the surrounding
businesses, There are some lovely cofes and local shops, but they don't gt the cusfom
they deserve because there is no hub lo draw people, So please consider the overall
timeframe as well as gefting the oplimal result. We've been waiting a f-0-n-g time!

Eiton Gonsulling ) Fehruary 2005 Page 14
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LAND USE MANAGEMENT COMMITTEE

5 SEPTEMBER 2005

Environmental Services Division Report No. 50 (Cont'd)

FILE NO:

SUMMARY

Development Applications Currently Being Processed September 2005.

REPORT
DEL
Date Rec Target | DAU
DA# by Council | Site Address Proposal Date | LUM
14 Kempbridge Awaiting
DA319/03 16-Jul-03 | Avenue Alterations and Additions Information
Awaiting
DA525/03 20-Oct-03 | 22 Wentworth Street | Change of Use Information
Alts & Adds to Heritage Cottage
& 6 Storey RFB with Basement Awaiting
DA508/04 2-Nov-04 | 118 North Steyne Carparking Information
Alterations Guest House into to
Dwellings and Strata Awaiting
DA538/04 | 22-Nov-04 | 51 Wood Street Subdivision Information
Demolish & New 2 Storey
DA560/04 | 16-Dec-04 | 41 Lewis Street Dwelling with Basement Garage | 29-Sep-05 | DAU
81 Curban Street, Alterations and Additions to
DA35/05 20-Dec-04 | Balgowlah Dwelling & Pool 01-Sep-05 | DAU
55 Frenchs Forest New 3 Level Dwelling and
DA01/05 23-Dec-04 | Road Demolish 29-Sep-05 | DAU
DA133/05 9-Mar-05 | 40 Birkley Road 82A Review 15-Sep-05 | DAU
Subdivision into Two (2) Lots
DA138/05 | 10-Mar-05 | 5 Clarence Street each with Dwelling Entitlements | 29-Sep-05 | DAU
Alterations & Additions & Family
DA144/05 | 15-Mar-05 | 21 Francis Street Flat 27-Sep-05 | DAU
Alterations & Additions to
Dwelling including
Demolition/Rebuild of Upper 2
DA189/05 11-Apr-05 | 31 Amiens Road Levels 29-Sep-05 | DAU
DA197/05 15-Apr-05 | Boronia Lane Construction of a Fire Trail 20-SPE-05 | DAU
31 Seaforth Demolish & Construct 3 Storey
DA194/05 19-Apr-05 | Crescent Dwelling 22-Sep-05 | DAU
DA444/03 21-Apr-05 | 7 Brighton Street Section 96 Modification 12-Sep-05 | DAU
DA183/05 | 27-Apr-05 | 187 Pittwater Road | Alterations & Additions to Retail | 29-Sep-05 | DAU
Awaiting
DA587/02 3-May-05 | 14 Reddall Street Section 96 Modification Information
Awaiting
DA31/03 4-May-05 | 9 King Avenue Section 96 Modification Information
DA213/05 5-May-05 | 13 Augusta Road Alterations & 1st Floor Additions October | LUM
Alts & Adds to Dwelling &
DA307/05 | 10-May-05 | 3 Oyama Avenue Garage 22-Sep-05 | DAU
Demolish - New Two Storey
DA301/05 | 12-May-05 | 5 Lombard Street Dwelling 06-Sep-05 | DAU
DA394/04 | 13-May-05 | 9A Amiens Road Section 96 Modification 29-Sep-05 | DAU
Awaiting
DA247/05 | 23-May-05 | 8 Camera Street Swimming Pool & Spa Information
Awaiting
DA258/05 | 27-May-05 | 129 Griffiths Street Alts & Adds & Landscaping Information
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DA230/05 | 27-May-05 | 30 Castle Circuit 2 Dwellings & 2 Lot Subdivision 20-Sep-05 | DAU
Awaiting
DA306/05 1-Jun-05 | 16 Radio Avenue Alts & Adds to Dwelling Information
DA277/05 1-Jun-05 | 439 Sydney Road Alts & Adds & Changes of Use 04-Oct-05 | DAU
10A Bungaloe Awaiting
DA269/05 6-Jun-05 | Avenue Swimming Pool Information
Two Residential Units with
DA217/05 6-Jun-05 | 3 Craig Avenue Basement Parking 08-Sep-05 | DAU
DA278/05 8-Jun-05 | 42 North Steyne Rooftop Addition of 2 Units 22-Sep-05 | DAU
DA265/05 9-Jun-05 | 55 Woodland Street | Alts & 1st Floor Adds & Carport 29-Sep-05
1/16-17 East Alts & Adds - No roof level
DA261/05 9-Jun-05 | Esplanade change 01-Sep-05 | DAU
Demolish - Commercial & RFB
DA276/05 | 10-Jun-05 | 57A Ethel Street with Basement Parking 20-Sep-05 | DAU
DA289/05 14-Jun-05 | 30 Ogilvy Road Alts & Adds & Pool 15-Sep-05 | DAU
Extension to Access way & Awaiting
DA297/05 15-Jun-05 | 89-91 Bower Street | Carport Information
DA295/05 15-Jun-05 | 5 Glade Street Pool & Deck 08-Sep-05 | DAU
Alts & Adds, Tree Removal &
DA299/05 | 16-Jun-05 | 231 Sydney Road Basement Garage 06-Sep-05 | DAU
DA293/05 | 21-Jun-05 | 32 White Street Alts & 1st Floor Addition 09-Sep-05 | DEL
DA36/05 21-Jun-05 | 57 Bower Street Section 96 Maodification
Alts & 1st Floors Adds &
DA310/05 | 22-Jun-05 | 20 Alexander Street | Balcony 09-Sep-05 | DEL
DA309/05 | 22-Jun-05 | 1/3 Bruce Street Internal Alts - Removal of Walls 22-Sep-05 | DAU
DA311/05 | 27-Jun-05 | 1 Glade Street Alts & Adds & 1st Floor Deck 08-Sep-05 | DAU
DA328/05 | 29-Jun-05 | 18 Lodge Street Alts & Adds & New Front Fence | 02-Sep-05 | DEL
Demolish & Erect 2 Attached Awaiting
DA325/05 | 30-Jun-05 | 27 Hope Street Dwellings Information
Demolition & Erect 2 Attach
DA314/05 | 30-Jun-05 | 10 Dudley Street Dwellings & Subdivide 01-Sep-05 | DAU
37 Lauderdale Demolish & New Dwelling &
DA316/05 | 30-Jun-05 | Avenue Pool 06-Sep-05 | DAU
Alts & 1st Floor Adds &
DA319/05 | 30-Jun-05 | 23 Radio Avenue Demolition of Carport 15-Sep-05 | DEL
DA107/04 4-Jul-05 | 25 Quinton Street Section 96 Modification 14-Sep-05 | DEL
Awaiting
DA322/05 5-Jul-05 | 25 Clontarf Street Alts & Adds, Pool and Cabana Information
DA313/05 8-Jul-05 | 9/62 West Street Erection of Timber Deck 06-Sep-05 | DAU
33 Lower Beach
DA315/05 11-Jul-05 | Street Inground Pool 09-Sep-05 | DEL
DA55/05 12-Jul-05 | 76 Birkley Road Section 96 Modification 22-Sep-05 | DAU
Shop 0 11-27 Awaiting
DA324/05 18-Jul-05 | Wentworth Street Strata Subdivision Information
Awaiting
DA327/05 19-Jul-05 | 3/3 Raglan Street Shop Fitout Information
Awaiting
DA106/04 19-Jul-05 | 27 Quinton Road Section 96 Modification Information
121 Seaforth
DA499/04 19-Jul-05 | Crescent 82A Review 15-Sep-05 | DAU
DA333/05 21-Jul-05 | 2 Lombard Street Alts & 1st Floor Adds & Deck 18-Oct-05 | DAU
DA541/03 21-Jul-05 | 41 Ethel Street 82A Review 08-Sep-05 | DAU
DA329/05 22-Jul-05 | 1/2B Nield Avenue Single Hard Stand & Fencing 08-Sep-05 | DAU
DA102/05 22-Jul-05 | 42 Bower Street 82A Review 15-Sep-05 | DAU
DA337/05 25-Jul-05 | 7 Rolfe Street Alts & Adds to Dwelling 24-Sep-05 | DAU
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DA339/05 26-Jul-05 | 39 Ellery Parade Alts & Adds to Dwelling 18-Oct-05 | DAU
200 Woodland
DA341/05 26-Jul-05 | Street Alts & Adds to Dwelling 02-Sep-05 | DEL
28 Jamieson
DA340/05 27-Jul-05 | Avenue Strata Subdivision 27-Sep-05 | DAU
Demolish & New 3 Storey RFB
& Parking & Landscaping &
DA267/05 | 23-May-05 | 112 Sydney Road Pools 15-Sep-05 | DAU
RECOMMENDATION

That the information be noted.

ATTACHMENTS
There are no attachments for this report.

LUMO50905ESD_7

*xxx - End of Environmental Services Division Report No. 49  **xx*

TO: Land Use Management Committee - 5 September 2005
REPORT: Environmental Services Division Report No. 50
SUBJECT: Appeals List for September 2005
FILE NO:
SUMMARY
LIST OF APPEALS RECEIVED AND THEIR CURRENT STATUS FOR COUNCILLORS
INFORMATION
REPORT
Application | Appeal # | Site Address Appeal | Solicitor Current Status
Lodged
DA278/03 11050/04 | 27-29 Victoria Pde 1.09.04 | Abbott Tout | Awaiting New
Callover Date
DA255/04 10746/04 | 102 The Corso, 28.09.04 | Abbott Tout | Hearing
20.9.05
DA487/04 10244/05 | 49 Golf Pde, 18.03.05 | Abbott Tout | Upheld — Approved
Subject to Conditions
DA555/00 10217 & 28 Castle Circuit 14.03.05 | Abbott Tout | Awaiting New Callover
10219/05 | (Refusal) Date
DA172/05 10537/05 | 66 Balgowlah Rd 3.06.05 | Abbott Tout | Callover
01.09.05
DA97/04 10592/05 | 2 Clontarf Street 21.06.05 | Abbott Tout | Callover
7.9.05
DA216/05 10588/05 | 241-3 Sydney Rd 25.07.05 | Abbott Tout | Discontinued
DA433/99 10624/05 | Shop 5 7.06.05 | Abbott Tout | Callover
93-95 North Steyne 31.08.05
DA424/01 10686/05 | 42 Bower St 13.07.05 | Abbott Tout | Discontinued
DA45/05 10622/05 | 67 Ernest St 21.06.05 | Abbott Tout | Neutral Evaluation
02.09.05
DA37/05 10832/05 | 11 Benelong St 1.08.05 | Abbott Tout | Callover
6.9.05
DA572/04 10833/05 | 8 Yatama St 1.08.05 | Abbott Tout | Callover
6.9.05
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DA576/05 10919/05 | 57A Ethel St 12.08.05 | Abbott Tout | Callover
20.9.05

DA159/05 10913/05 | 2A Woodland St 5.08.05 | Abbott Tout | Callover
16.9.05

10943/05 | 4 Nolan 11.08.05 | Abbott Tout | Callover

23.9.05

10940/05 | 7 Brighton St 15.08.05 | Abbott Tout | Callover

16.9.05

DA273/04 10949/05 | 20 Dennison St 17.08.05 | Abbott Tout | Callover
23.9.05

DA529/04 10988/05 | 38A Rignold St 24.08.05 | Abbott Tout | Callover
5.10. 05

RECOMMENDATION
That the information be noted.

ATTACHMENTS
There are no attachments for this report.

LUMO50905ESD_3
*xxx - End of Environmental Services Division Report No. 50 **xx*
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