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	Purpose of Report
This report considers an application for the National Acoustic Laboratory site at 126 Greville Street, Chatswood for rezoning from 5(a) Special Uses- Acoustic Laboratory to a multi-unit residential zone under the new Willoughby Local Environmental Plan. The report considers the information submitted by the applicant and submissions made during the exhibition of the rezoning proposal. The report recommends that the current rezoning application not be supported, however that the site should be zoned R3- Medium Density Development with reduced height and floor space ratio controls and subject to certain principles as outlined in this report. 



Do not delete this line
Background

The Acoustic Laboratory site is located at 126 Greville Street, Chatswood (Lot 1 DP 532353). The site is owned by the Commonwealth of Australia and is headleased to Medina Funds Management Pty Ltd and Cained Pty Ltd for a period of 99 years commencing 27 June 2003. The site is zoned 5(a) Special Uses- Acoustic Laboratory under Willoughby Local Environmental Plan 1995 (WLEP 1995), and is currently used for the purpose of various medical research offices, specialist acoustic facilities, a cafeteria and a lecture hall.  

The Commonwealth Government met with Council in 2003 to discuss the proposed lease of the property. At this time, the Commonwealth advised that the existing uses were to remain on the site, however that any change of use from those defined in the 99 year lease would be subject to a rezoning process.

On 7 September 2006 a rezoning application was lodged by the Barana Group, on behalf of the head lessee of the site which proposed rezoning the site R3- Medium Density Residential or R4- High Density Residential (in accordance with the new zones under the Standard Instrument LEP). The original proposal involved an FSR of 0.75:1 (resulting in 250 units) and 25875m2 of floor space. Several issues were raised by Council officers with regard to this proposal, including density, traffic and bushfire issues, and subsequently an amended proposal (the current proposal) was submitted by the applicant in May 2007. The applicant presented the proposal to Council’s Cultural and Environmental Committee on 16 July 2007 and a report was prepared by Council officers for this meeting (at Attachment 1). 

The current proposal requests rezoning the site to R3- Medium Density Residential. The concept plan for the site submitted with the rezoning application proposes an FSR control of 0.7:1 (over the whole site) and a maximum height of 6 storeys. This would result in approximately 230 residential units comprising 24290m2 of floor space.

The properties at 25 Millwood Avenue (Lot 1 DP 408490 and Lot 138 DP 14799) and 23 Millwood Avenue (Lot 137 DP 14799) are owned by the applicant. The rezoning proposal indicates using 25 Millwood Avenue as emergency pedestrian fire egress. The applicant has indicated the possibility of creating an additional vehicular exit from the site over 23 Millwood Avenue. This is discussed further in the report below.

The application was exhibited from 18 July 2007 to 24 August 2007. A total of 217 submissions were received. 

Following the exhibition period, additional information was requested from the applicant with regard to proposed building heights. This information was submitted on 22 October 2007. 
Any potential rezoning of the Acoustic Laboratory site would form part of the new Local Environmental Plan for the City which is currently being prepared in accordance with the Standard Instrument LEP (as outlined in the report to the Cultural and Environment Committee dated 21 August 2006). 

Site description

The site is located on the western side of Greville Street. At its closest point, it is approximately 1.2km from the Chatswood Town Centre (in a direct line). The site is a 34 350 square metre irregular shaped allotment, and has a frontage to Greville Street of 71.41 metres.  In the north-western corner of the site is 4870m2 of remnant bushland (Fully structured Sydney Sandstone Gully Forest). A tributary of Blue Gum Creek runs through the site towards the Lane Cove National Park.

Existing on the site is a predominantly two storey (up to four storey or RL 49 A.H.D in some parts) concrete building, excavated into the slope of the site, with 14225m2 floor area. There is a separate two storey car parking structure accommodating 145 cars at the Greville Street end of the site and 5 additional parking spaces on the roof of the main building. The existing site coverage is 27%. 

Access to the site is from Greville Street, with pedestrian access available via a gate from Range Street between 9:30am and 4pm (the gate is locked outside these hours). 

To the north and the west, the site falls steeply toward the Lane Cove National Park.  Greville Street Reserve is located to the north of the site (in the ownership of Council). The remainder of the surrounding locality is characterised by one and two storey dwelling houses with some dual occupancy development (with approximately 50 existing dwellings in Greville Street and 15 existing houses sharing a boundary with the site). A single storey dwelling house is located immediately to the south of the existing driveway access off Greville Street, and to the north of the site are four dwellings on battle-axe allotments from Greville Street. 

Adjoining zones are 6(a) Open Space, 6(e) National Park, 2(a) Residential and 2(a2) Scenic Protection. There is no other existing multi-unit development in the surrounding area. 

Site history and current use

The site has been used as the National Acoustic Laboratory and Ultrasonics Institute since 1986. Prior to this time, the land was undeveloped and it is understood that parts of the site was used as an army rifle range for a period of 70 years. This location was chosen for the National Acoustic Laboratory due to the quiet nature of the area. 

A file search indicates that at the time of construction of the acoustic laboratory, part of the agreement for development of the site by the Commonwealth was that access to on-site parking would be provided for the public on weekends. There is no legal recognition of this agreement or other reference on the land title.

The building is currently leased to three tenants including Australian Hearing (National Acoustic Laboratories), which conducts research in acoustics, audiology, hearing device development and hearing loss prevention, Ventracor (a medical research company specialising in cardiac systems) and Ambri (specialising in biosensor products). The building has specialist hearing test facilities including two high intensity noise rooms, four anechoic rooms, two reverberating rooms, one large quiet room and one large horizontal plane wave tube. 

The current lease to Australian Hearing Services expires on 31 May 2008 and there is an option of renewal of 5 years. The applicant has advised that it has offered Australian Hearing Services an option to extend their occupation until 2018.

A current development application proposes using part of the site as a community facility (Lizard Children’s Centre) providing services for children with autism.      

Rezoning Proposal 

The application proposes rezoning the site from the existing 5(a) Special Uses (Acoustic Laboratory) zone to R3- Medium Density Residential (in accordance with the new zones under the Standard Instrument LEP) equivalent to the existing 2(c) zone. However the height of the proposed development would be more compatible with the R4- High Density Residential zone, which is equivalent to the existing 2(d) Residential zone under WLEP 1995. 

If the site were to be rezoned (and permit an FSR of 0.7:1 over the whole site as requested in the rezoning application), a concept plan has been prepared by the proponent indicating that the proposed rezoning would result in 230 residential units. These units are proposed to be contained within five 4-storey residential flat buildings (up to RL 62 A.H.D. - on the eastern part of the site adjoining Greville Street), seven 5-storey residential flat buildings (up to RL 60 A.H.D. - in the middle of the site), and two 6-storey residential flat buildings in the south-west corner of the site adjoining the National Park (up to RL 57 A.H.D), with the top storey of each building reduced to 60% of the floor space of the lower storey. 

The applicant’s concept plan indicates that a mix of unit types would be provided (15% one bedroom, 50% two bedroom and 35% three bedroom apartments). 

Vehicular access to the site is proposed to be via Greville Street with basement parking provided on site. Emergency vehicle and pedestrian access is proposed via Range Street and additional emergency pedestrian egress via 25 Millwood Avenue. The applicant has indicated since lodging the rezoning application that an additional vehicular access point may be possible over the site at 23 Millwood Avenue (which is owned by the applicant). 

The rezoning application proposes restoring the existing creekline from its current degraded condition through the establishment of a pool and riffle system. The applicant has indicated since lodging the rezoning application that a walking track may be established over the subject site, Council and State Government owned land, with bush regeneration on the Council and State owned open space being undertaken by the applicant. 

More detailed site specific requirements for the site could be incorporated into the Willoughby Development Control Plan at a later stage. 

Strategic Policy context

Metropolitan Strategy

The Metropolitan Strategy was released by the NSW Government in December 2005. The Metropolitan Strategy is a strategic document that outlines a vision for Sydney over the next 25 years. 

While the Metropolitan Strategy requires an additional 30000 dwellings in the Inner North subregion before 2034, the Strategy aims to focus development in centres to take advantage of existing shops and public transport and reduce development pressures in other locations. The subject site is not located in close proximity of a centre (with the Chatswood CBD being located over 1.2 kilometres to the east) and public transport access is limited (see Transport Issues below).

Inner North Draft Subregional Strategy

The Inner North Draft Subregional Strategy was released in July 2007 and is an intermediate step in translating the Metropolitan Strategy to a local level. One of the key directions for the Inner North is to “increase housing choice and create sustainable and liveable communities”. The draft Strategy confirms the Metropolitan Strategy goal of 30000 additional dwellings for the Inner North subregion by 2031. It provides a housing target of 6800 additional dwellings in the Willoughby local government area by 2031. 

Action C1.3.1 of the draft Strategy requires Inner North councils to plan for sufficient zoned land to accommodate their local government area housing targets through their principal LEPs. A significant majority of these dwellings are to be located in or adjoining centres.

Councils must demonstrate to the Department of Planning that it will be able to meet part of the dwelling target as part of their new draft local environmental plan. From a preliminary assessment of dwelling forecasts for the new Local Environmental Plan (currently being prepared), it appears that from development potential in existing zones, potential areas for rezoning and known future development sites, it will be possible for Council to meet this dwelling target. Therefore it is not necessary for Council to consider significant numbers of additional dwellings in locations that are contrary to the aims of the Metropolitan Strategy to achieve this dwelling target. 

The State Government prepared a tool (METRIX) to assist councils with dwelling forecast data, which broadly indicated the predicted amount of growth in each census collection district by 2034.  In this tool, the Department identified an additional 4 dwellings in this census collection district by 2034 (This census collection district is generally bounded by land to the west of Greville Street, Fullers Road and the Lane Cove National Park). Therefore the METRIX tool did not identify this as an area for significant future growth.

State Environmental Planning Policy 65 (SEPP 65)- Design Quality of Residential Flat Development

The principles of SEPP 65, which provide design quality principles for residential flat development, have been considered in relation to the current concept proposal under Built Form below.

SEPP 32- Urban Consolidation

State Environmental Planning Policy 32- Urban Consolidation aims to enable urban land which is no longer required for the purpose for which it is currently zoned or used to be redeveloped for multi-unit housing and related development. Housing is to be located in areas where there are existing public infrastructure, transport and community facilities. Any redevelopment of urban land for multi-unit housing and related development must result in an increase in the availability of housing within a particular locality, or a greater diversity of housing types within a particular locality to meet the demand generated by changing demographic and household needs.

Each council must consider whether urban land is no longer needed or used for the purposes for which it is currently zoned or used, whether it is suitable for redevelopment for multi-unit housing and related development in accordance with the aims and objectives of this Policy, and whether action should be taken to make the land available for such redevelopment.

As part of the new Willoughby LEP, existing Special Uses zones and the multi-unit housing zones are being reviewed to identify the appropriate future uses and densities. It is understood that in the long term, the special uses of Acoustic Laboratory on this site will not be required. This is discussed further in the report below. 

Willoughby City Strategy

The Willoughby City Strategy was prepared by Willoughby City Council in 2005 and is a long-term vision and plan for the future which will help guide decision making and planning until 2020. 

The Strategy identified a number of outcomes for the future of the City, including the following:

· Growth is located in areas where housing densities are appropriate to the infrastructure and services and where quality living amenity for residents is ensured.

· Higher density land uses are planned and developed where appropriate infrastructure and services are located. 

· Development ensures environmentally sensitive areas are protected.

· Neighbourhood character and natural heritage are recognised, maintained and enhanced. 

The proposed rezoning does not meet these outcomes. The housing density proposed is not appropriate to the infrastructure and services in Chatswood West. Also, the proposed development would not maximise the protection of environmentally sensitive areas on the site or maintain or enhance the existing neighbourhood character. This is discussed further in the report below.

Willoughby Local Environmental Plan 1995

Willoughby Local Environmental Plan 1995 has a series of aims for development in Willoughby City. It is envisaged that the aims of the new City-wide LEP (when prepared) would include similar aims.

The rezoning proposal is not in accordance with several of the existing aims and objectives of WLEP 1995:

“To allow development at a scale that is sensitive to environmental and planning constraints”

“To ensure that residential development conforms with the scale and character of the individual residential development areas”.

The scale of the proposed development is considered to be incompatible with the surrounding low scale residential development and existing environmental constraints such as bushfire risk and tree protection.

“To maintain and enhance the amenity of residential areas, for example by protecting these areas from inappropriate development.”

The scale and form of the proposed residential development of the site is considered inappropriate and will impact on the amenity of surrounding residential development.

“To provide for increased residential density in accessible locations, while minimising the potential for adverse impacts of such increased density on the efficiency and safety of the road network”.

The location of the subject site does not have good accessibility and would increase pressure on the surrounding road network. This is discussed further in the report below.

One of the objectives of the existing 2(d) Residential D zone under WLEP 1995 (which is the most similar zone to the Standard Instrument LEP’s R4- High Density Residential zone) is “to consolidate high-rise and high density residential flat buildings in selected and accessible locations”. The location of the subject site does not have good accessibility and this is discussed further in the report below.

Willoughby Development Control Plan

The Willoughby Development Control Plan aims to encourage the development of a variety of multi-unit housing types which are compatible with the urban scale and character of existing neighbourhoods and which take into account the environmental constraints. 

The rezoning proposal is not compatible with the urban scale and character of the surrounding neighbourhood and does not adequately take into account the environmental constraints. This has been discussed in the report below.

The Locality Statement for Chatswood West and Lane Cove North in the WDCP states that:

“This area is characterised by prolific and large expanses of natural landscape, reserves and creeks, comprising Blue Gum Creek and Reserve to the north, Mowbray Park Reserve to the west. The reserves along Swaines Creek of O.H. Reid Memorial Park, Ferndale Park, Campbell Park and Coolaroo Park also contribute to the environmental quality of the locality…

… the western edge of the Locality has an important link to the Lane Cove River in terms of open space reserves and potential impacts of development on water quality, foreshore flora and fauna as well as the scenic quality of the river area and its tributaries”.

The desired future character of the area as outlined in the WDCP is discussed further in the report below (Density).

Council Policy- Rezoning of Federally-owned public land

On 25 June 2001, Council adopted the following policy:

“That as a matter of policy, Council requires that any proposal for rezoning of land within the Willoughby City area by or on behalf of the Federal Government, contain justification as to why the Council should consider the proposed rezoning having regard to the following criteria:

1. The application involves other than the outright sale of the land.

While the site is currently being headleased from the Commonwealth of Australia, it is understood that the head lessees have a view to purchase commencing on the earlier of:

· The end of the terms of the existing tenant leases (including options);

· The headlessee obtaining agreement of and releases from the tenant lessees under the existing leases; or

· Substantial demolition of the building. 

2. The overall impact of the rezoning results in a positive net outcome in relation negative impacts such as traffic generation; height and bulk of buildings; visual amenity; stormwater; energy use; etc.

The overall impact of the rezoning is discussed in the report below and does not result in a net positive outcome.

3. The requested Floor Space Ratios for any use is equal to or less than that currently applicable to the site.
As the site is currently zoned 5(a) Special Uses, no floor space ratio control applies. However, the application proposes increasing the total amount of floor area from 14225m2 to 24290m2. The application is not consistent with this policy in this regard.

4. There can be demonstrated to the satisfaction of Council officers significant local interest benefit and general public interest benefit from the proposed rezoning”.
The applicant has outlined the following community benefits in the rezoning proposal and additional information lodged in October 2007:

· Restoration of the existing creekline (this would be required as part of a development application process)

· Increasing housing choice within the local area

· Regeneration of a portion of Blue Gum Reserve and creation of a publicly accessible walking trail through the development linking to Greville Street Reserve, Blue Gum Reserve and the Lane Cove National Park

· Preservation of existing bushland in the north-west corner of the site (this would be achieved as part of a development application process)

· Possible creation and funding of a foraging and research facility to study the Eastern Bentwing Bat on site in conjunction with the University of New South Wales. 

It is considered that the local interest and general public benefits of the proposal do not compensate for the impacts of the level of density proposed on the site. 

Section 117 Directions

Under Section 117 of the Environmental Planning and Assessment Act 1979, the Minister for Planning may make directions to councils with regards to the preparation of local environmental plans. Several Section 117 Directions apply to the proposed rezoning application, and are discussed throughout the report. New Section 117 Directions came into force on 19 July 2007 and apply to the consideration of the rezoning application.

Zoning

The subject site is zoned 5(a) Special Uses- Acoustic Laboratory under WLEP 1995. The objective of the Special Uses zone is to identify land to be used for particular public or community purposes.

The permissible uses in the Special Uses zone are development for the purpose of the particular land use indicated by red lettering on the map (in this case, Acoustic Laboratory), commercial operation of school facilities and sites, community facilities, community use of schools and recreation facilities, drainage, roads, recreation areas, recreation facilities and utility installations.

The rezoning application proposes zoning the site R3- Medium Density Residential. However, given the proposed height limit of between 4 and 6 storeys, it is considered that the most appropriate zoning under the Standard Instrument LEP for the scale of development proposed would be Zone R4- High Density Residential. The objectives of the R4- High Density Residential zone (as per the Standard Instrument LEP) are as follows:

· “To provide for the housing needs of the community within a high density residential environment.

· To provide a variety of housing types within a high density residential environment.

· To enable other land uses that provide facilities or services to meet the day to day needs of residents”.

Section 117 Direction No. 3.1 applies when a council prepares a draft LEP that affects land within an existing or proposed residential zone, and requires that a draft LEP shall include provisions that encourage the provision of housing that will:

· “Broaden the choice of building types and locations available in the housing market;

· Make more efficient use of existing infrastructure and services;

· Reduce the consumption of land for housing and associated urban development on the urban fringe; and

· Be of good design”.

Should a draft LEP be prepared permitting residential uses on the subject site, it would need to comply with this Direction. However any rezoning of the land to permit residential uses would, in effect, comply with the Direction by increasing the choice of residential locations (as currently no residential development is permitted on the land).
Surrounding properties are generally zoned 2(a) Residential A and 2(a2) Residential A2- Scenic Protection. The site is also located adjoining the 6(e) National Park zone and the 6(a) Open Space (Existing Recreation) zone. 

The following uses are mandated in Zone R4- High Density Residential (i.e. must be included in the new LEP for the City): 

· Child care centres

· Community facilities

· Neighbourhood shops

· Residential flat buildings

· Places of public worship

· Shop top housing.

Other uses may be added to the permissible uses in the zone as determined appropriate by Council. 

The R4- High Density Residential zone is out of context with the surrounding zones in terms of zone objectives and built form outcomes. The surrounding residential zones permit two-storey single dwelling houses and dual occupancy development only, and the neighbouring open space and national park zones do not permit residential development or other development of significant built form. 
Community Consultation

Under the Environmental Planning and Assessment Act, Council is required to exhibit any draft local environmental plans (LEPs). However, given the significance of this site as a major rezoning proposal, Council carried out an additional exhibition process prior to the preparation of a draft LEP. Any future amendments to the zoning as part of the new Willoughby Local Environmental Plan will need to be exhibited in accordance with the requirements of the Environmental Planning and Assessment Act 1979.

The rezoning proposal was on public exhibition for six weeks from 18 July 2007 to 24 August 2007. The exhibition was advertised through the North Shore Times and on Council’s website, and notification letters were sent to surrounding residents, Ku-ring-gai Council, Willoughby Environmental Protection Association and Chatswood West Ward Progress Association.  

During the exhibition period, 217 submissions were received (one of which was subsequently withdrawn). All of the submissions received opposed the application. Submissions were received from individual residents, two resident interest groups (Greville Street Development Concerned Residents Group and Adjoining Millwood Avenue and Fullers Road Residents and Community), Ms Gladys Berejiklian MP, Chatswood West Ward Progress Association, Friends of the Lane Cove National Park and a number of organisations for the hearing impaired.

The main grounds for objection raised were as follows:

· Traffic and parking (including comments regarding insufficient parking spaces on site, increase in local traffic, impact on local intersections, congestion in Greville Street, changing traffic flows, impact on Fullers Road/ Millwood Avenue, pedestrian safety, adequacy of traffic report and lack of vehicular access points to the site).

· Proposed Development (including comments regarding the development being out of character with surrounding area and zoning, amenity impacts, inappropriate density and height, visual impact, quality of submitted plans, inconsistency with Council planning policy). 

· Environmental Issues (including comments regarding the negative impact on surrounding environment, tree removal, loss of bushland amenity, impact on flora and fauna, increased pollution, impact of domestic animals). 

· Lack of current facilities/ infrastructure (including bus services, schools, stormwater and sewerage systems, footpaths, open space and community services).

· Social/ economic consequences (noise pollution, loss of property values, impact on local character, impact on resident quality of life and lack of community benefits)

· Acoustics Laboratory (comments relating to the loss of the Acoustic Laboratory- an irreplaceable facility for the hearing impaired, research conducted on site is world renowned, building is of architectural and historic value, waste of demolishing modern building). 

· Fire safety (including comments relating to congestion during evacuation, risk to development’s residents, inadequate emergency evacuation)

· Construction period (noise, dust and vibration impacts, construction traffic and waste of demolishing modern building). 

The comments made during the exhibition period have been considered throughout the report below. Attachment 2 provides a more comprehensive summary of the issues raised in the submissions. Additionally, a summary of all individual submissions received from adjoining property owners, community groups and elected representatives is at Attachment 3. 

An additional submission was received from the Greville Street Development Concerned Residents Group following the submission of additional information from the applicant in October 2007 and this has been summarised at Attachment 3.

The applicant for the project (Barana Group) engaged Elton Consulting to assist with a separate community consultation process. The information submitted with the rezoning application was available for viewing on the Elton Consulting website, along with a feedback form. No information has been received from the applicant with regard to the responses received through this feedback form. A “Community Information and Feedback Session” convened by Elton Consulting was held at 126 Greville Street on 25 July 2007 which was attended by approximately 200 residents.

Issues for consideration

The report below discusses the following issues:

· Transport issues (including public transport, traffic generation, parking provision, emergency access/ vehicle access points and pedestrian and cycle access)

· The proposed development (including building height, density, privacy and view loss)

· Ecological issues (including remnant bushland, flora and fauna, aboricultural issues, landscape issues, impact on the National Park, water management and the proposed walking trail/ bush regeneration)

· Lack of current facilities and infrastructure

· Social/ economic consequences

· Loss of Acoustic Laboratory

· Fire safety

· Amenity during the construction period

· Heritage (including Aboriginal heritage)

· Contaminated land

· Willoughby Local Housing

· Market research analysis

· Other submissions from State Government agencies (Energy Australia and Chatswood Police).

Transport issues

This section of the report discusses transport issues associated with the rezoning application including public transport, traffic generation, parking provision, emergency access/ vehicle access points and pedestrian and cycle access, and includes comments received from the Roads and Traffic Authority and Council’s Transport Branch. 

Greville Street intersects with Fullers Road and this intersection has traffic signals. Currently vehicular access to the site is from a single entry point in Greville Street. The application proposes retaining this as the sole vehicular access to the site (with the existing driveway relocated). The applicant has also indicated the possibility of creating an additional vehicular egress from the site onto Millwood Avenue (over 23 or 25 Millwood Avenue).
The existing site has 145 parking spaces. The estimated number of parking spaces for the proposed rezoning is 351. 

The main issues raised in public submissions relating to transport issues were:

· The provision of insufficient parking spaces on site will result in increased pressure for on-street parking in the surrounding area, which will affect the amenity and accessibility of surrounding properties. 
· The resultant increase in local traffic will affect the passage of through traffic and increase the potential for accidents. 
· Impact on local intersections, in particular the intersection of Greville Street and Fullers Road.
· Congestion at the intersection of Greville Street and Fullers Road. 
· Traffic movements will change from peak times during the working week to full time, 7 days per week. 
· Impact on Fullers Road and Millwood Avenue which are already at capacity. 
· Decreased pedestrian safety resulting from increased parking and vehicular traffic.  
· Traffic report surveys were taken on a Friday in December, which is not a representative time of year.
· The lack of vehicular access points to the site will concentrate noise, danger, pollution and night time light disturbance on immediate neighbours in Greville Street.
· The width of Greville Street is insufficient to cater for simultaneous two-way traffic.
Policy context 

Section 117 Direction No. 3.4- Integrating Land Use and Transport

Section 117 Direction No. 3.4 requires that draft LEPs shall locate zones for urban purposes and include provisions that give effect to and are consistent with the aims, objectives and principles of “Improving Transport Choice- Guidelines for Planning and Development” which requires that housing be located within 800 metres total walking distance of an existing or programmed metropolitan rail station (or equivalent mass transit node) served at least every 15 minutes, or within 400 metres walking distance of a bus route (accessing such a node) served at least every 30 minutes. Dwellings located at the furthest western end of the site would be located approximately 550 metres from the nearest bus stop on Fullers Road. 

Comments from the Roads and Traffic Authority (RTA)

The rezoning proposal was considered at the RTA’s Sydney Regional Development Advisory Committee (SRDAC) meeting on 11 July 2007. The SRDAC advised that it has no objections to the proposed rezoning, but the following points should be noted:

· It is understood that the proposed development is located approximately 300m from Sydney Buses bus stops and is approximately 1.2km from Chatswood Railway Station. To reduce traffic impact and to promote public transport usage, it is recommended that Council give consideration to a reduction in the parking provision below the requirements specified in the current WDCP. The RTA recommends that the parking provision be provided in accordance with the Guide to Traffic Generating Developments (High Density Residential- Metropolitan Sub Regional Centres) parking requirements.

Comment: Parking provision is an issue for consideration at development application stage. However, while the RTA’s comments are noted, the WDCP provides for reduced parking requirements for multi-unit residential development that is located within 500 metres of a railway station or directly adjoining a major public transport route. It should be noted that the subject site does not satisfy these criteria for reduced parking provision requirements. Access from the site to public transport is discussed further in the report below.

· The layout of the proposed car parking areas associated with the subject development (including driveways, queuing areas, grades, turn paths, sight distance requirements, aisle widths, and parking bay dimensions) should be in accordance with AS 2890.1- 2004 and AS2890-2002 for heavy vehicle usage.

· The proposed development should be designed such that road traffic noise from Millwood Avenue is mitigated by durable materials, in accordance with Department of Environment and Climate Change (DECC) criteria for new land use developments (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 DECC external noise criteria would not be practically or reasonably met, the RTA recommends that Council applies the following internal noise objectives for all habitable rooms under ventilated conditions complying with the requirements of the Building Code of Australia:

· All habitable rooms other than sleeping rooms: 45 dB(A) Leq(15hr) and 40dB(A) Leq(9hr) and

· Sleeping rooms: 35dB(A) Leq(9hr)
· All works/ regulatory signposting associated with the proposed development shall be at no cost to the RTA.

Comment: These issues are for consideration at development application stage.

Public transport

Chatswood Station is located 1200m from the front entrance of the site (as the crow flies). The walking distance from the proposed buildings on the lower (western) part of the site would be closer to two kilometres. The steep gradient from the site to Chatswood Station would restrict a significant proportion of potential residents of the site from walking to the station.

The closest bus stop is located approximately 300 metres from the front entrance to the site. The bus services (between Parramatta and Chatswood) run at 10 minute intervals during the morning peak, and half-hourly on weekends. Peak hour traffic congestion on Fullers Road and the limited service area of these buses may make buses an unattractive journey to work option for many potential residents. State Transit advised by letter dated 15 August 2007 that it raises no issues in relation to the proposed rezoning.

Other sites in Willoughby City of a similar scale to that proposed in the rezoning application (i.e. sites which are currently zoned 2(d) under WLEP 1995) have far superior access to public transport services than the subject site. All sites zoned 2(d) under WLEP 1995 are within at least a 500 metre walking distance from a railway station or are located on major bus routes with high frequency peak services to the Sydney CBD. They are also generally located within 500 metres of a commercial area. 

Council’s Transport Branch provided the following comments with regard to public transport access:

· Although Chatswood Railway Station is within a 1.5km radius of the site, the gradient of the surrounding area would restrict a significant proportion of residents from walking to and from the station (and Chatswood CBD);  

· Although there is a frequent bus service along Fullers Rd these services are largely full by the time they pass Greville St, a fact acknowledged in the Traffic Study and, as such, potential customers from this development may not be able to utilise the services. Traffic congestion on Fullers Road combined with a limited service area would also tend to make the bus unattractive for many potential residents of the development.

Given the limited service area of the nearby bus route, the steep length of walk to Chatswood Station, and the location of the site comparable to other sites with a similar scale to that proposed in the rezoning application, the density proposed may not be suitable.

Traffic generation

A Traffic report prepared by Masson Wilson Twiney has been submitted with the rezoning application. The traffic study examined the following three development scenarios:

Scenario 1- residential development as proposed in the concept plan

Scenario 2- commercial development in the existing building

Scenario 3- Scenario 2 plus 40 apartments

Scenarios 2 and 3 were shown to generate more traffic than Scenario 1 and to have greater impact on the area with traffic volumes in Greville Street exceeding environmental goals for a residential street. These conclusions were supported by Council’s Transport Branch and Scenario 1 was considered to be the preferable option from a traffic perspective. 

The study found that the traffic volumes arising from the proposed rezoning would be consistent with good environmental quality of Greville Street, and that operating conditions at intersections on Fullers Road would be similar to those which presently apply.

The traffic report submitted with the rezoning application estimates that the traffic generation for the site (should the current building be fully occupied for commercial uses) would be 170 vehicle trips per hour in the AM peak and 140 vehicle trips per hour in the PM peak. However this assumes occupation of the building by 470 employees. The site is currently occupied by 280 employees and has a vehicle generation of 101 vehicle trips per hour in the AM peak and 84 vehicle trips per hour in the PM peak.

The traffic report estimates that the proposed residential development of the site will generate 90 vehicle trips per hour in peak periods on weekdays. The methodology used in determining the level of traffic generation is discussed in the comments from Council’s Transport Branch below.  

Council’s Transport Branch provided the following comments with regard to traffic generation:

The estimated peak-hour traffic generation rates for the proposed development are too low given the site’s location for the following reasons:

· The lack of access to convenient public transport services (as discussed above).

· Although there are corner shops on Fullers Rd at Greville St these shops offer a limited range of products and most essential services such as groceries, recreational facilities, medical services, etc. are not sited within walking distance and would all generally need to be accessed largely by private motor vehicle.

· As such, it is considered that a higher traffic generation rate than that calculated in the Traffic Study would be appropriate to adequately assess the potential impact of the rezoning application. 

· The traffic report has estimated a unit rate of 0.36 vehicle trips per unit per hour for one and two bedroom units and 0.45 vehicle trips per unit per hour for three bedroom units. This rate is based upon observed traffic generation from existing development in the area. While the traffic count data obtained is not questioned and is applicable as a measure of background traffic it is not considered that merely because these counts show a lower generation than those stipulated in the RTA Guide that a lower generation rate can be assumed for the new development. It is therefore considered that a more conservative approach is justified and that the rates provided in the RTA’s Guide to Traffic Generating Developments (2002) for medium-density housing would be more appropriate. These guidelines specify a traffic generation rate between 0.4 and 0.5 vehicle trips per unit during peak periods (for a 1-2 bedroom unit) and between 0.5 and 0.65 vehicle trips per unit (for units with 3 bedrooms or more). It is recommended that the higher rate of 0.5 vehicle trips per unit (for one and two bedroom units) and 0.65 vehicle trips per unit (for three bedroom units) should be used in view of the lack of convenient and easily accessible public transport and the comparative isolation of the site. This would result in a peak hour vehicle trip rate of 127 vehicles as opposed to the traffic study figure of 90 vehicles. Even with the larger traffic generation rate of 127 vehicles there is still not a significant increase in traffic compared with the existing generation from the Acoustic Laboratory development (85 vehicle trips in the AM peak and 71 vehicle trips in the PM peak). The increased traffic would not be of sufficient magnitude to result in Greville Street traffic exceeding the environmental goal for a residential street of 200 vehicles/hour. 

· It is noted that from the traffic report that on weekends there is a significant increase in traffic as a result of the proposed development. This is because the existing commercial zoning generates almost no weekend traffic while a medium density residential development generates considerable weekend traffic. The traffic study shows a 118% increase in weekend peak hour traffic on Greville Street. This increase will significantly transform the amenity of the area for existing residents although volumes will still not exceed weekday peak volumes.

· The traffic study has highlighted that traffic profiles of residential areas are generally the direct inverse of commercial and industrial areas i.e. during the morning peak, traffic from residential areas is outbound and traffic from commercial/industrial areas is inbound and vice versa during the afternoon/evening peak. Under existing conditions, traffic associated with the National Acoustic Laboratory is inbound and local residential traffic is outbound during the morning peak (and vice versa during the afternoon/evening peak). The traffic modelling undertaken for morning and evening peak periods has shown that the new traffic is of insufficient magnitude to significantly impact on the level of service of key intersections in the area with average delays only slightly increased. These results are unlikely to be changed if the larger traffic generation suggested of 127 vehicles were used.

· No modelling has been undertaken of the weekend traffic situation however based upon the traffic generation data it is considered unlikely that a Level of Service result worse than “A” would result.

Parking provision

There are currently 140 parking spaces on site. The proposed concept residential development of the site would require a total of 380 car spaces to be provided on site under WDCP. This is 2.7 times the existing number of parking spaces. 

The area surrounding the site currently experiences on-street parking conflicts. High levels of car ownership on site due to poor public transport or active transport access could exacerbate existing on street parking pressures. The traffic report submitted with the rezoning application suggested that at present, approximately 60 vehicles from the site park on street.

Council’s Transport Branch provided the following comments with regard to parking:

· The existing on street parking generation study has highlighted that much of the existing on street parking problems in Greville St, Wood Street and Clarke Street are associated with the existing acoustic laboratories development. There is anecdotal evidence that many existing employees at that site are electing to park on-street rather than incur a fringe benefits tax burden by parking in an employer provided parking space off-street. As such, if parking provisions in accordance with Council’s DCP are applied to any new development on this site there may be some potential for parking problems on street to be eased. The Traffic Study did not monitor parking in Range Street which is also impacted by employee parking problems associated with the Acoustic Laboratories.

· There is a resident parking zone covering Greville Street and many of the surrounding residential streets. The primary reason for the establishment of the resident parking zone was commuter parking associated with the Acoustic Laboratories. There has been a low take up of the resident parking permits and it is possible that with the loss of the Acoustic laboratories that the need for resident parking restrictions may be reviewed. If resident parking restrictions remain it is unlikely that permits would be made available for residents of the proposed medium density apartments in line with Councils practise of not issuing permits to residents of new apartment developments in the LGA.

· The RTA, in its comments on the development has recommended a relaxation of Council’s parking rates to encourage greater use of public transport services. As outlined above it is not anticipated that a high usage of public transport will occur from residents at this development and in view of the comments above regarding existing on-street parking problems it is recommended that Council’s DCP parking rates be applied to any residential redevelopment at this site. 
Emergency access/ vehicle access points

It is proposed to enable pedestrian and emergency vehicle access via Range Street, and emergency pedestrian access via 25 Millwood Avenue. It is unclear how the proposed emergency vehicle access on Range Street would operate (particularly in case of bushfire evacuation), given the constrained conditions of Range Street, poor access from Range Street to Fullers Road and existing resident opposition to intensification of the use of Range Street.

Council’s Transport Branch provided the following comments in regard to emergency access/ vehicle access points:

· There has been a history of concerns regarding commuter parking in Range Street and associated concerns relating to ingress and egress from driveways. It is anticipated that relatively high levels of car ownership could be expected under this development scenario which will increase parking pressures on-street. Range Street residents have been instrumental in negotiating an agreement to lock a gate between the Acoustic Laboratories and Range Street between the hours of approximately 4p.m and 10a.m to prevent access and discourage workers from parking in that street. Residents of Range Street will probably feel that a similar arrangement would be appropriate under the rezoned site, possibly in an expanded form or may completely oppose any access from the development to their street. 

· Range Street residents have also raised concerns on numerous occasions about the difficulty in accessing and egressing their street at Fullers Road with safety, particularly during peak periods. Council has on many occasions approached the RTA about upgrading the intersection of Fullers, Range and Millwood Avenue to improve safety and amenity.

· In regard to the above it is noted that the rezoning application lists Range Street as an emergency access. It is unclear how such an emergency access would operate in practice and this issue has not been examined in the traffic report. Given (1) the constrained conditions on Range Street (narrow, steep, possibly congested with parked cars) (2) the residents anticipated unwillingness to accept traffic and/or parking from the site and (3) the poor access from Range Street to and from Fullers Road, it is possible that Range Street may be inappropriate as an emergency access point. In addition, there is only one access road into the site off Greville Street and, in an emergency, particularly a bushfire evacuation, it is likely that the main access road, the emergency access road, Greville Street and Range Street will all become highly congested. 

· A second vehicle access point to the site would also be appropriate to spread the general traffic impacts on Greville St. Under the existing scenario, all traffic from the development will enter and exit the site at a single point. This places a considerable inconvenience on a few residences within close proximity to that driveway. 
The existing driveway is currently located 6 metres from the boundary with the adjoining property at 124 Greville Street. The dwelling at 124 Greville Street is located close to this boundary. Following the initial development of the site for the acoustic laboratory, a brushwood privacy fence was installed on the acoustic laboratory site to provide privacy for the adjoining property at 124 Greville Street. 

It is proposed to relocate the existing driveway onto Greville Street 2.5 metres to the south. This will result in the driveway being located 3.5 metres from this boundary. Due to the increased traffic generation from the site and the impacts on the adjoining residential property, and the lack of justification for relocating the driveway, it is considered that the driveway should remain in its existing location in any future development application.

The applicant has raised the possibility of creating a direct access to Millwood Avenue from the site. This would operate as a left turn only exit from the site. The supplementary traffic report estimates that this exit would remove about 25 to 30 vehicles per hour from the local road system in the morning and 5 to 10 vehicles per hour in the evening. There is a significant change in levels from this part of the site up to Millwood Avenue. 

Two options are shown for the location of this vehicular exit. The east option is less steep, however would be located in close proximity to the property boundary with 21 Millwood Avenue and would have unacceptable amenity impacts for this property. The west option, while steeper, would be a preferred location for the vehicular exit and would provide the opportunity for landscaping to provide privacy to the property at 21 Millwood Avenue. 

Council’s Transport Branch provided the following comments in regard to the possible additional vehicular access to Millwood Avenue:

· The ‘West Option’ would be preferred by Council as it provides greater sight distance to approaching traffic from the west however both options would require input and support from the RTA. 

· Our main concern with the proposed driveways is the grade difference between the Acoustic Laboratory and Millwood Avenue and whether the change is feasible. This would require a driveway grade steeper than 1 in 4 (25%) which is the maximum permissible under AS 2890.1 – 2004 and may detract from its useability. Another issue is whether the driveway could accommodate a left in movement from Millwood Avenue. This would be beneficial if appropriate.

Pedestrian and cycle access

It is proposed to create a new pedestrian access opposite Wood Street, to provide direct public access to the creek and improved pedestrian access to the existing access trail to the National Park. The Department of Environment and Climate Change has advised that future residents of the site will not be provided with private access through the existing locked gate into the National Park as “appropriate formal entry points are already provided for the community”.

Pedestrian access would still be available via Range Street. The concept plan does not address the suitability of the existing Greville Street carriageway to accommodate bicycle traffic which should be encouraged for the density of such a proposal. The carriageway width is not sufficient for a dedicated bicycle path.

There is no existing footpath along the Greville Street frontage of the site and this should be required as part of any future development application. 

	Summary of traffic issues

The proposal will result in an increase in traffic generation from the site and the site has limited access to public transport. The proposed development would significantly impact on vehicle trip generation and traffic flows during peak periods and alter the profile of vehicle movements to result in additional local congestion during the AM and PM peaks. Transport Branch advice is that notwithstanding the traffic increase, the RTA designated capacity for the local roads and intersections are able to accommodate the increase. An outcome which resulted in no net increase to traffic generation would be preferable. Also, to spread general traffic impacts from the development, it is recommended that the second vehicle access point onto Millwood Avenue be considered.




Proposed development

This section of the report discusses the built form aspects of the application including building height, density, privacy and view loss. 
The concept plan accompanying the rezoning application proposes fourteen residential flat buildings varying in height from 4-storey to 6-storey. While the detailed design of these buildings is not a matter for assessment at rezoning stage, the proposed density (floor space ratio) and height controls would need to be included in the draft LEP and therefore require consideration and some assessment of the concept plan to determine the suitability of the height and FSR controls proposed in the rezoning application and whether the site can accommodate development at this scale. 

The main issues raised in public submissions relating to the proposed development were:

· The development is out of character with the surrounding area and zoning and will change the dynamic of a quiet suburban location.
· The size and height of the development will cause a loss of privacy, views, scenic amenity and solar access.
· The area cannot support this level of density, both as it adjoins a National Park and is surrounded by a scenic protection zone.
· The proposal has too many storeys above surrounding properties.
· The development is an eyesore and is unsympathetic to the surrounding environment.
· Questioning the accuracy and impartiality of submitted surveys, plans and calculations.
· The proposed development is inconsistent with Council and State planning policy.
The desired future character of the area as outlined in the Willoughby Development Control Plan aims to retain and enhance the qualities and characteristics of the area by (inter-alia):

· Integrating infill development and additions (including contemporary styles) to be harmonious with the scale, form, massing and use of external materials of surrounding dwellings in the streetscape;

Comment: The proposed scale of development is not considered to be harmonious with the surrounding dwellings (this is further discussed below).

· The siting and design of dwellings to minimise the obstruction of views from neighbouring dwellings. Retain vistas from roadways or pedestrian open spaces of valley views and bushland with sensitive placement of dwellings, in particular on the low side of the street;

Comment: The proposed development will obstruct views from dwellings in Millwood Avenue to the bushland in the valley below. View loss is discussed in detail in the report below.

· Avoidance of imposing building forms of high wall façades, particularly in close proximity to the streetscape or high fencing to the street with shallow setback areas, having little ability to ameliorate the built form with dense planting and tall trees”. 

Comment: The proposed development results in an imposing building form for properties in Millwood Avenue, with 5 storey residential flat buildings set back 9 metres from the property boundary. This is further discussed below.

Building height

The site is currently not subject to a height limit as it is within the 5(a) Special Uses zone. However an appropriate height control needs to be determined in conjunction with any rezoning of the site. 

The surrounding residential properties are subject to a 2 storey height limit under the Willoughby Development Control Plan and are generally 1-2 storeys in height. The house immediately adjoining the Acoustic Laboratory site to the south (124 Greville Street) is single storey, and the house immediately adjoining the site to the north (136 Greville Street) is two storey.

The development concept proposes the following building heights:

· 5 x 4 storey buildings located at the eastern end of the site (Greville Street frontage) 

· 7 x 5 storey buildings, comprising three buildings located in the centre of the site to the rear of properties facing Millwood Avenue (southern boundary) and four buildings located along the northern edge of the development (adjoining the remnant bushland)

· 2 x 6 storey buildings located in the south-western corner of the site (adjoining the Lane Cove National Park and Council owned bushland facing Millwood Avenue). 

The concept proposal indicates that the top storey of each building is to be reduced in area to be 60% of the floor space of the lower storey. 

Principle 2 of SEPP 65 states that “good design provides an appropriate scale in terms of the bulk and height that suits the scale of the street and the surrounding buildings”. The proposed development is not considered to be an appropriate scale when compared to the scale of the street and surrounding buildings.
The Willoughby Development Control Plan aims to:

· Encourage development which is compatible with the urban scale and character of adjoining neighbourhoods and which takes account of the environmental constraints of each context;

· Ensure that new development satisfies a high standard of urban design to create a unified streetscape, which contributes positively to the streetscape, reinforces the importance of pedestrian areas and provides an attractive environment;

· Preserve and enhance the character and amenity of the residential zones and to ensure that future development within those zones is compatible in scale and character with existing development.

The rezoning application report recognises that the built form of the existing building is out of context with the surrounding scale of detached dwelling houses, and that rezoning the land to permit high density residential development will remedy the existing built form inconsistency between the site and its locality. Whilst the built form of the existing building is inconsistent, it generally sits within the site in a way that is generally screened by the tree canopies and does not have direct impact on adjoining residential properties.

Due to the lack of detail provided with the rezoning application, it is difficult to undertake a detailed assessment of the built form implications of the development concept. However, it appears that the development concept for the site is inconsistent with the WDCP aims and SEPP 65 principles. The scale is incompatible with adjoining properties and will transform the Greville Street streetscape. The character and amenity of adjoining properties will be compromised by a development at this scale.

The assessment of this rezoning application has had regard to the Willoughby Development Control Plan (WDCP). Part D.3.2 of the WDCP requires that the height of buildings must ensure that:

· Solar access and overshadowing objectives for adjoining properties are complied with.

Comment: While solar access to adjoining properties is a matter for consideration at development application stage, and shadow diagrams have not been provided with the concept plan, from the concept plan it is considered that there may be unacceptable impacts on solar access from the proposed development on adjoining properties.

· Views from neighbouring dwellings are not unduly compromised.

Comment: The proposed building heights will result in development which blocks views from surrounding properties in Millwood Avenue across the site to the bushland beyond. View loss is discussed in further detail in the report below.

· The building height does not overwhelm the public street and is of compatible scale with surrounding developments. 

Comment: The existing streetscape of Greville Street is characterised by one and two storey single dwelling houses. The proposed development concept height limit does not suit the scale of the street and surrounding buildings and is not appropriate given the context of the site, particularly the six storey buildings adjacent to the National Park.

Further, with regard to building mass, Part D.3.2 of the WDCP requires that building mass is minimised particularly near boundaries to reduce the impact of the development on adjoining properties by:

· Progressively increasing setbacks as wall heights increase to reduce bulk and overbearing

Comment: Despite being a concept proposal, it is considered relevant to discuss built form related to the proposal. No transition in scale is provided from the low density residential buildings facing Millwood Avenue and Greville Street to the concept (proposed) buildings. In particular, the properties at 13-21 Millwood Avenue will be adjoining 5 storey residential flat buildings, and the properties at 124, 138B, 138C and 138D Greville Street and 17 Range Street will be adjoining a 4 storey residential flat building. The four storey buildings at the eastern end of the site (along Greville Street) will appear imposing especially when viewed from 124 and 136B Greville Street and will present a dominant form. The concept plan proposes buildings which do not set back as wall heights increase and instead present as a four to six storey unarticulated wall to adjoining properties. Building height in the concept plan is not reduced to step down near adjoining low density residential properties. 

· Relating building siting and height to the topography with minimal cut and fill.

Comment: The proposed buildings as indicated on the concept plan do not satisfy this requirement. Several of the buildings are proposed to be cut into the existing ground level, especially along the embankment on the southern boundary of the site. For example, proposed building A2 is cut into the embankment up to 4 storeys, in part 5, below ground level, and proposed building C1 cuts into the embankment 2 storeys to achieve the setback and amenity for adjoining properties. If buildings were designed to relate to the topography, setback should be provided based on the existing rock face. With regard to local context, buildings in the adjoining 2(a2) zones are required to be located so that they work with the existing topography- not in a manner that alters the natural environment. Additionally the proposed building heights do not relate to the topography as they do not step down with the natural fall of the site. 

Council’s Architectural Design Officer provided the following comments with regard to the proposed development concept:

· The proposed buildings are substantially taller and bulkier than the existing (generally single storey) houses of the residential surrounds.

· The buildings do not step down with the topography and are not sympathetic to the scale of the residential surrounds.

· There appears that there has not been enough attempt made to create a real transition in scale.

· Alignments and spacings of the buildings are too regular and geometric, appearing in a virtual grid-like form and are not scaled down to respond to the topography.

· The “Building Precedent Images” in the application show a stereotype of design that is more suited to a coastal context. The ideal design should derive from the site, with a strong sense of engagement with the context.

· No evidence is presented of design alternatives that were explored.

Density 

Under the current 5(a) Special Uses zoning, the site is not subject to a floor space ratio (FSR) control. The proposed FSR control under the rezoning application is 0.7:1 across the whole site (site area of 34350m2). This would result in approximately 24290m2 of floor space (the concept plan indicates this would result in approximately 230 units though this depends on the mix of unit sizes). The existing building comprises 14225m2 of floor space (equivalent to approximately 0.4:1 FSR).

Principle 4 of SEPP 65- Design of Residential Flat Development states that “good design has a density appropriate for a site and its context, in terms of floor space yields (or number of units or residents). Appropriate densities are sustainable and consistent with the existing density in an area or, in precincts undergoing a transition, are consistent with the stated desired future density. Sustainable densities respond to the regional context, availability of infrastructure, public transport, community facilities and environmental quality”.
The desired future density of the area surrounding the subject site is for lower density housing zoned 2(a2) Scenic Protection and subject to an FSR control of between 0.25:1 and 0.4:1. On this basis the proposed development is not consistent with the existing density in the area, is out of context with the surrounding built form and is therefore inconsistent with the principles of SEPP 65. However, development beyond that achievable for a low density residential zone (as surrounding) would appear reasonable given:

· The benefit of removing existing commercial activities from the residential area;
· The size of the site and the ability with appropriate design and location to minimise impact on neighbouring properties;
· The ability to provide for the retention and management of the bushland areas and establishment of riparian corridors, and ensure appropriate measures for bushfire management as part of the rezoning process.

Another issue for consideration is what should be included in site area for the purposes of calculating FSR. As discussed later in this report, it is proposed to zone the remnant bushland and riparian corridor on the site E2- Environmental Conservation. Generally in the assessment of applications, Council only includes that part of the site zoned for that purpose in the calculation of site area. Should the remnant bushland and riparian corridor be excluded from site area, the reduced site area would be 25550m2, which would result in a floor space ratio of 0.95:1 for the submitted concept plan over the reduced site area. Therefore the density of development (and bulk and scale given the smaller area within which development is to be sited) would be even more incompatible with the surrounding density. 

As the majority of development is located adjoining the southern boundary, this development blocks views from properties in Millwood Avenue to the proposed open space areas to be provided on the site and therefore would not balance visual bulk. 

Furthermore, other medium density development in Willoughby City which is of this scale is located within 500 metres of a railway station or on a major City bus route as previously discussed.

The development concept would result in 1 dwelling per 150 square metres of total site area (including remnant bushland, riparian corridors and Asset Protection Zones). In comparison, the adopted Masterplan for the Willoughby Paddocks site which has a larger site area (47800m2) allows 80 dwellings, which equates to 1 dwelling per 597m2 of site area. The Paddocks site is located on a major road (Eastern Valley Way), is within a short walking distance of both Northbridge (400 metres) and Castlecrag shopping centre (250 metres), and is located on a high frequency City bus route. The development potential of the Acoustic Laboratory site is far more constrained in terms of bushfire risk, access to public transport, bushland, vehicular access and environmental issues.

The current Part 3A application for the University of Technology Sydney (UTS) site in Lindfield (within the Ku-ring-gai Council area) proposes 440 dwellings on the site, which has a site area of 208010m2. This would result in 1 dwelling per 473m2 of site area. Therefore the proposed development is at a far higher density than other similar large development sites. 

The applicant has raised in their additional information submitted in October 2007 that similar developments have been approved in the Ku-ring-gai local government area, providing housing to meet the housing needs of empty nesters and families preferring higher quality medium density apartments. The specific example cited is “The Seldon” in Lindfield, which while it is of a similar density to the proposed development, is located within 100 metres of Lindfield Station.  

Privacy

The existing building is set back approximately 19 metres from the boundary with properties facing Millwood Avenue. The existing building ends parallel with the property at 21 Millwood Avenue. The other residential properties facing Millwood Avenue currently back onto open space within the site.

The concept plan accompanying the rezoning application shows proposed 5 storey buildings along the southern boundary adjoining the rear of properties facing Millwood Avenue, with a proposed boundary setback of 9 metres.  Planting is proposed along the boundary to provide screening for adjoining properties. However due to the topography of the site, concern is raised that the landscaping will need to achieve significant height to be effective (e.g. 15 metres to the base of the top storey for building C1) but does not have adequate solar access to achieve this height, being on the south side of a 5 storey residential flat building. 

Additionally privacy concerns are raised for the properties adjoining the proposed 4 storey buildings at the eastern (Greville Street) end of the site, particularly for the properties at 124 Greville Street and 17 Range Street (both of which are lower than the site) and 138B Greville Street. 

Council seeks privacy issues to be addressed at the design stage in order for a comprehensive and effective solution rather than relying on landscaping which may not be as effective in both the long and short term. 

View loss

The Willoughby DCP requires that “the siting and form of development must have regard to the creation, retention and enhancement of significant views and vistas from public places, into, out of and within the public domain and adjacent properties. Views, including vistas of heritage items, dominant landmarks, waterways or bushland should not be substantially affected by new development”.

The views or vistas from dwellings or vantage points that would be significantly affected by the proposed development are the substantial views enjoyed by adjoining residential properties in Millwood Avenue both across the site to the north and northwest. Currently some of the properties in Millwood Avenue have views across the flat roof of the existing Acoustic Laboratory building to the bush valley beyond and some properties have a view of the existing open space on site. 

The proposed buildings C1, C2 and C3 would be five storey and setback 9 metres from the boundary with these properties. This will have a significant impact on views for the properties in Millwood Avenue. The views from the properties at 138B and 138C Greville Street of the existing open space and significant trees on site will also be significantly altered.

The concept proposal involves substantial reduction in on-site open space areas and views across the valley. It is considered that inadequate attention has been placed on the design of buildings to retain reasonable view retention across the valley and therefore some reduction in height is appropriate. 

	Summary of development issues

The concept plan upon which the rezoning proposal is based, is of concern with regard to the height of the proposed buildings (which are out of context with the surrounding scale, will have significant amenity impacts for surrounding properties and provides a poor transition to the neighbouring low density residential development), the proposed level of alteration to the natural topography through cut and fill, the proposed density (which is inconsistent with the surrounding area in terms of density and built form and significantly higher than other similar large development sites) and has inadequate consideration of view loss and privacy impacts on adjoining properties. 




Ecological issues

This section of the report considers the preservation of remnant bushland on the site, flora and fauna, arboricultural issues, landscape issues, the impact on the National Park and proposed water management measures.

The main issues raised in public submissions relating to ecological issues were:

· The development will impact negatively on the environmental surrounds. 

· The development will result in the removal of over 300 established and substantial trees and undergrowth. 

· There will be a loss of bushland amenity, preventing residents from access to the National Park.

· Tree removal, demolition and construction will destroy the habitats of native wildlife. 

· The development and 500 additional residents will increase general pollution in the area.

· There will be an increased impact on the local environment with the introduction of more pets. 

The Willoughby Development Control Plan aims to protect environmentally sensitive foreshore and bushland areas from overdevelopment or visually intrusive development so that the scenic qualities, biodiversity and ecological values of those areas are maintained.

Remnant bushland

Approximately 4870m2 of remnant bushland (fully structured Sydney Sandstone Gully Forest) is located in the north-western corner of the site. The rezoning application recognises that in the local context, the bushland remnant is important as it adjoins the National Park and valley bushland, thus forming part of a large block of habitat.

The rezoning application proposes retention of this bushland, however to create the required Outer Protection Area for bushfire protection a 10 metre wide strip of this remnant bushland would be affected. This would require substantial thinning to the understorey sufficient to meet Outer Protection Area fuel load requirements. A bushfire management consultant would need to monitor that the fuel load was being managed twice yearly.

State Environmental Planning Policy 19- Urban Bushland aims to protect the remnants of plant communities which were once characteristic of land now within an urban area. Clause 10 requires that when preparing draft LEPs, the council must give priority to retaining bushland, unless it is satisfied that significant environmental, economic or social benefits will arise which outweigh the value of the bushland.
With regard to the remnant bushland, the Department of Environment and Climate Change provided the following comments:

“The subject site contains an area of natural value including Sydney Sandstone Gully Forest (SSGF), a riparian corridor and potential habitat for a number of threatened species.

The DECC supports the retention of the remnant patch of SSGF in the north western portion of the site adjoining the Lane Cove National Park. As detailed in the DECC guidelines for development adjoining national parks, vegetated areas adjoining DECC lands play a complementary role in providing essential linkages and habitat for the maintenance of biodiversity and to minimise potential edge effects.

… The DECC strongly supports the proposed bush regeneration and restoration of the SSGF and riparian corridor within the site and suggests that the proposed integrated plan incorporate the recommendations detailed in the Ecological Assessment as well as identify funding mechanisms to ensure that works are undertaken in perpetuity as part of the long term management of the site. If this issue is not adequately addressed, the site will become degraded with weeds spreading down-slope and along Blue Gum Creek into the National Park. Council should also ensure that all regeneration, revegetation and bushfire management works are undertaken by a suitably qualified person/s. 

In regard to the protection of the SSGF in the north western portion of the site, given that this remnant area has been attributed a high conservation value, the DECC recommends that Council consider applying Zone E2 Environmental Protection to this area of remnant vegetation. The DECC would also encourage Council to consider applying Zone E2 to the riparian corridor”.

This advice is consistent with the advice received from the Department of Environment and Climate Change on 8 November 2006 regarding the Standard Instrument LEP which stated that “areas of high conservation value such as remnant bushland, riparian zones and corridors should be zoned E2- Environmental Conservation. Where the application of the E2 zone is not practical but land is still of moderate conservation value or borders National Park or E2 land, Council should look to apply the E3 and/ or E4 zones with appropriate conservation mechanisms to protect against high impact development”.

Council’s Landscape Officer provided the following comments with regard to the remnant bushland:

· The triangular bushland on the site should be zoned for conservation in order to provide a buffer zone between the Lane Cove National Park, Blue Gum Reserve and the future development of the site.

· In order to maximise the protection of this privately owned bushland, it is recommended that the asset protection zones be excluded completely from this small but important bushland area.

· The applicant’s proposed boundary for the conservation zone is not acceptable as it does not reflect the line of the canopy of the existing vegetation. It is suggested that this line should be relocated to include land to the edge of the tree canopy (a plan was attached to the Landscape Officer’s comments showing the preferred boundary of the conservation zone. This line slightly extends the south-eastern corner of the conservation zone). 
Flora and fauna

An Ecological Assessment conducted by Cumberland Ecology was submitted with the rezoning application. The Ecological Assessment found that the proposed rezoning and development of the subject land is not expected to have any significant negative impacts on flora and fauna. No threatened or other significant native plant communities or species were recorded and no significant impacts or threats were predicted. The effect of clearing bushland on site was considered to be minor given the poor prospects of the bushland viability in the long term. 

The Department of Environment and Climate Change provided the following comments with regards to ecology:

“The Blue Gum Creek gully is home to roosting and successfully breeding Powerful Owls. If the rezoning and development are supported by Council, additional disturbances (e.g. noise and public use) from the development and creation of a new permanent residential area in close proximity to the roosting area should be assessed and evaluated.

… The DECC notes that the proposal includes the preparation of a Domestic Animal Management Plan. The issue of domestic pets is important to the DECC as domestic pets have significant impacts on local fauna including threatened mammals and ground-dwelling birds. If the proposal is supported, it is requested that the preparation of a Domestic Animal Management Plan be imposed as a condition of consent on any future approvals”.

Council’s Landscape Officer advised the following with regard to the ecological assessment:

· The ecological assessment is not supported, as it has not provided adequate information of its methodology or provided adequate species lists (only one site visit was conducted in June 2006).

· The ambient light for the proposed structures has the potential to significantly impact on the adjacent Powerful Owl (Ninox strenua) roosting site and the foraging behaviour of the prey species that it relies upon. (The submitted Ecological Assessment states that the proposal will not have a significant impact on the local population of the Powerful Owl as only a small area of potential foraging habitat will be modified as a result of the proposal).

· The removal of all but five of the 641 (primarily indigenous) trees on site will have a potentially significant impact on canopy foraging species relying on this site from adjoining bushland areas.

· The gully within the site and the rock outcrops and soaks to the south of the site (adjacent to Millwood Avenue) are a potential habitat for the Red-Crowned Toadlet (Pseudophryne australis). Further field study over a number of seasons and optimal weather conditions is recommended to further investigate this issue.

· The study has not adequately investigated the status and impact of the threatened species Darwinia biflora identified in earlier reports in 2003.

· As the Ecological Assessment submitted with the rezoning application is insufficient, it is difficult to quantify the potential impacts of the rezoning on the flora and fauna communities. 

Council engaged a consultant to assess the flora and fauna impacts of the development. They provided the following comments with respect of the proposal:

“A site inspection revealed that the vegetation on the property is consistent with the description and findings of the Ecological Report except that the roof garden plantings were not described or discussed. I did not inspect the roof garden but these spaces can provide useful habitat and environmental services that should be considered and could be addressed through conditions.

The Ecological Report is otherwise considered to be acceptable, despite the lack of any surveys or trapping for fauna. The author’s justification that this was not warranted because the site directly adjoins part of Lane Cove National Park (which has been extensively surveyed for fauna) and it is not likely that different fauna species occur on the subject land is reasonable. 

The potential presence of the Red-crowned Toadlet has been noted in the Report and it is accepted that the proposed treatment of the watercourse is likely to improve habitat for this species in the long-term without adversely impacting on it in the short-term, provided suitable protection and site management occurs prior to, during and after any works. 

The Ecological Report states that “the forest remnant … has conservation significance because it adjoins the national park, thus forming part of a large block of habitat” and this is considered to be the case. The proposed site lay-out will adversely impact on approximately 25% of this remnant due to the approach it takes to addressing the requirement that asset protection zones for bushfire risk management be established. However, the proposed lay-out of the access roads is not in accordance with the “Planning for Bush Fire Protection” Guidelines (December 2006) which recommend that “perimeter roads should be the normal arrangement for urban areas and not perimeter fire trails”. On this site, if the access were re-configured to meet this recommendation, it is considered that it would be possible to avoid establishing an outer protection zone within the existing remnant Sydney Sandstone Gully Forest in the north-western portion of the site. This would enable all the remnant vegetation on the site to be retained and improved. The applicant should be asked to look at a site lay-out that allows the access road to pass along the perimeter of the inner protection zone and eliminate the requirement that the remnant vegetation be managed (through thinning and clearing of vegetation). 

There is no reason why, provided suitable vegetation, riparian and landscape plans are developed and implemented, that the ecological values and environmental assets of the site should not be improved under the proposal, once it has been amended to provide for an access configuration that meets the Bush Fire Guidelines better and obviates the need to impact on remnant vegetation in the north-western portion of the site.

The findings of the Arborist’s Report were reviewed to check that it is consistent with the recommendations of the Ecological Report. Whilst there do not appear to be any problems in this regard – both proposals provide for the retention of all or most of the remnant vegetation in the north-western corner - it is noted that the Arborist’s Report proposes the retention of trees on the basis of their structural condition and stage of maturity without addressing the risks they present on the site either currently or under the proposal and the ecological values they represent either currently or potentially. The amenity values of the trees needs to be considered, particularly in terms of the screening they provide between the site and the adjoining properties.

It is recommended that an amended site lay-out be required that does not result in the loss of any of the 0.4ha remnant of vegetation in the north-western portion of the site adjoining Lane Cove National Park.

Any approvals for infrastructure and access as part of the rezoning or future sub-division need to be on the basis of suitable vegetation, tree, riparian and landscape protection measures being developed and implemented.

Any approval for the rezoning of this site should address the need for suitable ecological management and landscaping that is sympathetic to the environmental/ecological context of the site. A Vegetation Management Plan, Riparian Management plan and Environmental Landscape Plan should each be required at either the sub-division or development stage. They should be consistent with each other, address the findings and recommendations of the Ecological Report and provide for the protection and suitable management of the site’s remnant vegetation and the riparian zone. Weed control across the site needs to be addressed through the plans. The Landscape Plan should be required to relate to the site’s environmental context and specify species, plantings and landscape management practices that will result in long-term improvement of the site’s environment values. The Landscape Plan should ensure that as many canopy trees as possible, in accordance with the requirements of the Rural Fires Act, are planted in the parts of the site that will not be managed as “natural” areas. 

Council should consider imposing design requirements that future dwellings contain rooftop gardens or green roofs to compensate for the loss of this asset on the site”.

With relation to the conservation of the remnant vegetation in the north-western corner of the site, it is considered that zoning this portion of the site E2- Environmental Conservation would be consistent with Section 117 Direction 2.1 Environmental Protection Zones, which provides that a draft LEP must include provisions that facilitate the protection and conservation of environmentally sensitive areas. Zoning this part of the site E2- Environmental Protection would require the Asset Protection Zones to be relocated so as not to include this area. 

The applicant has indicated that it may be possible to create a foraging and research facility project to study the Eastern Bent Wing Bat on the site in conjunction with the University of New South Wales.

Aboricultural issues

The desired future character statement for this area in the Willoughby Development Control Plan aims to retain “significant trees and areas of significant natural vegetation and native understorey to maintain the vegetative character of the locality. Plant locally indigenous trees and dense vegetation, both within the site and to the street frontage, to maintain the prolific natural landscape characteristics of the locality and to encourage the dominance of vegetation to the residential area”.

An Arborist Report prepared by Australian Tree Consultants was submitted with the rezoning application. The report involved the identification and survey of 641 trees on site, including native and exotic species. It recommended that five “AA rated” trees be retained on site. The proposal involves the removal of 80 “Z” trees and 220 “Z” trees. Overall, 205 trees are to be retained and 400 trees removed.  

Approximately 300 trees considered in the report were rated “A” (i.e. trees that could be retained for the next 10 years). However the report found that trees with this rating do not necessarily need to be retained within a redevelopment of the site, and that there are sufficient trees across the site and on the northern boundaries to permit removal of trees to accommodate the development envelope. 

The rezoning proposal states that there will be a net increase in the number of native tree species on the site.

The Department of Environment and Climate Change provided the following comments:

“It is proposed to retain five significant trees within the site. Information provided with the application does not detail the measures proposed to ensure the long term security of the identified trees to be retained. It is recommended that Council identify mechanisms to ensure the long-term retention and protection of the trees”. 

Council’s Landscape Officer provided the following comments with regard to the Arborist report:

· Given that the proposed tree removal and retention relates to the concept plan for the rezoning of the site only, scope for comment on this proposal is limited.

· The report by Australian Tree Consultants dated 15 May 2007 is noted.

· The number of trees required by the applicant to be removed or retained and protected in any future development (should rezoning proceed) has not been clearly indicated.

Landscape issues

Council’s Landscape Officer provided the following comments with regards to the proposed Landscape Concept Plan: 

· Given that the proposed landscape concept plan relates to the rezoning of the site only, scope for comment on this landscape design is limited.

· With regard to this design, the appropriateness of the proposed tree retention and removal (submitted plan numbered SK09D) could not be determined due to insufficient information being provided.

· It is unknown if the design has adequately considered the requirements for a Bushfire Management Plan or for a Vegetation Management Plan.

· The proposed roof gardens increase the potential bushfire risk to the proposed structures and for persons generally.

Impact on National Park

The Department of Environment and Climate Change advised the following with regards to the National Park by letter dated 26 July 2007:

“The DECC has a significant interest in the rezoning application as the Lane Cove National Park is adjacent to the proposed development site. The DECC’s main concern is to ensure that the development has no adverse effect on the park and its significant natural and cultural heritage values. The park and the flora and fauna it supports is vulnerable to changes in water quality and water flow regimes, and also to the impacts of weeds, cats, dogs, and human activity that are associated with such developments”.

The Department advised that Council should consider the Guidelines for Development adjoining DECC land, as while they relate to the development application stage, they are also considered applicable to the proposed rezoning application and concept plan. These guidelines recommend the consideration of the establishment of an appropriate buffer between any development and DECC land to minimise the impact on the natural and cultural values of DECC land. 

Water management

The rezoning application proposes restoring the existing creekline from its current degraded condition. It is proposed to create fully structured riparian corridors (an average of 20 metres in depth) around the creekline (approximately 2750m2). 

Comments received from the Department of Environment and Climate Change on 27 July 2007 indicated the following with regard to stormwater management:

“The proposed development is in the headwaters of Blue Gum Creek which flows through the Lane Cove National Park. Stormwater treatment and weed management on-site is of critical importance to prevent further degradation of the surrounding bushland, including Lane Cove National Park.

The Environmental Overview provided by EDAW indicates that all of the stormwater from the residential catchment areas runs through the site and it can be expected the surrounding roads supply substantial loads of toxicants such as hydrocarbons from petrol, oil and grease, rubber particles and high dissolved loads of zinc, copper and lead from motor vehicles. In addition, the report notes that it can be expected that a significant amount of litter may be generated from the catchment.

The DECC understands that stormwater will be managed by way of a treatment train of water sensitive urban design (WSUD) measures integrated into the landscape to ensure that stormwater runoff does not increase pollutant loads to the catchment above existing conditions, and with the aim of improving site runoff water quality to a level greater than currently in place. In addition, it is understood that litter traps will be placed upstream of the catchment and Millwood Avenue headwalls to capture litter from the catchment.

The DECC endorses the implementation of WSUD and the use of a treatment train approach to stormwater management. It is suggested that rainwater tanks could be part of that treatment train and, (depending on how the development proposes to meet its BASIX requirement) use the water for landscape watering and/ or toilet flushing. This would reduce flows from the site as well as help in reducing nutrient and sediment loads. The DECC also supports the use of perimeter and road verge bio-swales and rain gardens. 

The performance outcomes or aims should be to achieve the water quality targets set out in the Willoughby Council’s Stormwater Management Plan which will presumably be percentage reductions over “normal” stormwater levels of 45% for phosphorus, 45% for nitrogen and 80% for total suspended solids. The DECC would encourage the applicant to try to achieve a higher reduction in overall phosphorus levels to reflect the fact that bushland is particularly susceptible to phosphorus loads. Given the current pollutant loads from the site are probably high, aiming to improve “site run-off water quality to a level greater than currently in place” will not achieve a great deal in the receiving environment. 

If the rezoning proposal is supported by Council, the DECC requests that the applicant demonstrate that the proposal can meet the above targets. In addition, an appropriate commitment to maintenance schedules for the pollutant traps, bio swales and rain gardens should be identified and enforced within conditions on future approvals”. 

The following comments were received from the Department of Natural Resources with regard to the application:

“The upper reach of the unnamed tributary of Blue Gum Creek has been classified as a Category 3 Stream (allowing for an average 10m setback from the top of the bank on both sides) and the lower reach (below the second waterfall) has been determined as a category 2 watercourse (with a 20m core riparian zone measured from the top of the bank on both sides).

The Department is also willing to consider a proposal for an online gross pollutant device located at the current road crossing or upstream of this point (in contravention of its general policies) due to site constraints and the disturbed nature of this section of the watercourse.

It is therefore recommended that the site be zoned appropriately to allow for the protection of the watercourse and riparian zones identified above as these are likely to be the requirements for approval under the Rivers and Foreshores Improvement Act (1948) if the Department receives an Integrated Development referral”.

The rezoning proposal was referred to Council’s Environmental Engineer for comment with regards to water management, who advised, in summary, the following:

· A full hydraulic study of the watercourse will be required prior to the assessment and possible approval of the rezoning application. The Water Management controls in the Willoughby Development Control Plan (WDCP) require that rezonings shall demonstrate that any proposed structure built on the land could satisfactorily conform to the respective development controls.

· Any development application would need to comply with the relevant Water Management controls of the WDCP. 

· Geotechnical features of the site may affect construction of any future development and should be considered prior to DA stage.

The rezoning proposal was referred to Council’s Development Engineering Group Leader for comment with regards to water management, who advised that as part of any development application, the following information would need to be submitted:

· A comprehensive stormwater drainage system.

· An underground stormwater system capable of conveying the 1 in 20 year ARI flows with overland flow paths to convey the critical residual flows up to the 1 in 100 year ARI event through the site, taking into consideration the flow contribution from the proposed subdivision.

· Conceptual plans for the stormwater quality system and stormwater harvesting and reuse.

· Conceptual plans of the access road, cycleway/ shareway and footpath system, including upgraded vehicular access points.

· Conceptual plans of the proposed underground utility services.

Proposed walking trail/ bush regeneration

The applicant has indicated in supplementary information lodged following the submission of the rezoning application that a walking track may be established over the subject site and adjoining Council and State Government owned open space, with bush regeneration on the Council and State owned open space being undertaken by the applicant. 

Council’s Open Space Manager has advised that there would be no objection in principle to the proposal for additional bush regeneration on Council land (rear of Greville St Reserve). Council has been doing significant weed removal in this area for some years. Furthermore there is no objection to a proposal for a walking track through Council bushland to connect with the site at 126 Greville Street. However these works on Council land can only be undertaken by Council, and therefore a monetary contribution for the value of the works should be included in any consideration of the proposed rezoning.

	Summary of ecological issues

The proposed development of the site would need to address the following ecological issues:

· Retention of the remnant bushland in the north-western corner of the site. This area should be zoned E2- Environmental Conservation. The proposed Outer Protection Area should not be created on this area. The boundary of this area should be amended as per the comments from Council’s Landscape Officer.

· Further consideration should be given to tree retention, particularly where they provide amenity value for adjoining properties.

· The riparian corridor is to be consistent with the comments from the Department of Natural Resources and this area should be zoned E2- Environmental Conservation. 

· A full hydraulic study of the site is required.

· The applicant should provide a monetary contribution for the proposed walking trail and bush regeneration works on the adjoining Council owned land.

· Additional assessment should be undertaken by the applicant on the impact of disturbances (e.g. noise and public use) from the development and creation of a new permanent residential area in close proximity to the roosting area of the Powerful Owl.




Lack of current facilities and infrastructure

Several public submissions included comments relating to the lack of current facilities and infrastructure in the local area, including:

· Bus services along Fullers Road are often full and have a poor timetable. 
· Local schools already being overcrowded. 
· Sewerage and stormwater systems are already under pressure. 
· Inadequate footpaths in the local area to cater for additional population.
· Inadequate open space and community services.
It is recognised that the proposal will have additional impacts on the existing infrastructure. For transport and education, Council can continue to lobby the state government for service improvements due to additional population. At development application stage, the applicant would be required to pay Section 94 Contributions to fund the development of additional local public open space and community facility improvements to meet the needs of the future increased population. Private open space would also need to be provided on site for future residents to meet the Willoughby Development Control Plan requirements. 

Social/ economic consequences

The main issues raised in public submissions relating to social and economic consequences were: 

· Additional residents and resultant traffic will result in noise pollution in the existing quiet area. 
· Loss of property values.
· Impact on local character and impact on resident quality of life. (The local character and impact on surrounding residents has been taken into consideration in the assessment of the density and height controls for the site as discussed in the report above).
· Lack of community benefits. (The community benefits outlined in the rezoning proposal have been discussed in the report above). 
Loss of Acoustic Laboratory

A number of submissions commented on the loss of the Acoustic Laboratory, as it is an irreplaceable facility for the hearing impaired, the research conducted on site is world renowned, the building is of architectural and historic value, and the demolition of a modern building is wasteful. 

The site has been used as the National Acoustic Laboratory and Ultrasonics Institute since 1986. The location was chosen for the National Acoustic Laboratory due to the quiet nature of the area. 

It is understood that some of the features of the acoustic laboratory have become obsolete more quickly than expected due to rapid changes in technology. 

The lease of the site to Cained Pty Ltd and Medina Funds Management outlines that the site is to be leased to Australian Hearing Services until 2008 with a 5 year option to extend (to 2013). Since this time, the applicant has offered Australian Hearing Services an extension on the lease of the property until 2018. It is understood that Australian Hearing are investigating a number of potential options for relocation at the expiry of the lease period and have not made a decision on the offer to extend the lease. 

Whether a site is still to be used for a particular purpose is not a matter for consideration in a rezoning application. Council recognises that the site may no longer be required for the purposes of acoustic laboratory in the long term, and is therefore required to consider an alternative zoning for the site based on the Standard Instrument LEP template. This would not prevent the continued use of the site for its existing approved activities under Existing Use provisions of the Environmental Planning and Assessment Act if the zoning changed and the current use was not a permitted use.

Council needs to consider the loss of the existing employment generating uses on site. The rezoning application and consequent development would result in the loss (or relocation) of 280 jobs. Action A1.4 of the Metropolitan Strategy relates to containing the rezoning of employment lands to residential zonings across Sydney. Despite this, it appears that Council will be able to meet the employment targets set in the Strategy in other, more suitable locations. The draft Inner North Subregional Strategy identifies the need for employment to be concentrated in centres. Section 117 Direction 1.1 requires that draft Local Environmental Plans do not reduce the total potential floor space area for employment uses, however this Direction only applies to land zoned business or industrial. 

The loss of 280 jobs is a factor for consideration in this rezoning proposal even though it may be that the jobs associated with the current uses merely relocate to another site.

Fire safety

The site is subject to bushfire risk and is identified as bushfire prone on Council’s Bushfire Prone Property map. A Bushfire Protection Assessment, prepared by Australian Bushfire Protection Planners Pty Ltd, was submitted with the rezoning application. 

The rezoning application proposes an Outer Protection Zone of 10 metres (an area of 0.1 ha) in the area of remnant vegetation on the site. In this area, any trees and shrubs should be maintained in such a manner that the vegetation is not continuous. An Asset Protection Zone of 20 metres is proposed from the riparian corridor, and an Asset Protection Zone of 33 metres is proposed to the vegetation in the north-west corner of the site.

The proposed location of buildings on site as shown in the concept plan identifies that these are on the boundary of the Asset Protection Zones (with private open space/ courtyards located within the APZ). 

The categories of bushfire attack on the site are medium, extreme and flame zone. The majority of the site has an extreme level of bushfire attack which requires Level 3 construction under AS 3959-1999. 

The proposed development will increase the number of persons exposed to bushfire risk (from 280 employees to approximately 580 residents) and the times at which they are exposed. Residents of the development would be present and exposed to bushfire risk for a greater period of time than just business hours of the present uses. Bushfire could pose a significant threat to the lives of both residents, visitors and emergency services personnel both as a result of the increased density and the limited access arrangements.

A gravel fire trail to the north of the buildings 4 metres in width is proposed as required in Planning for Bushfire Protection.

The main issues raised in submissions received regarding fire safety were:

· congestion during evacuation, 

· risk to development’s residents, 

· inadequate emergency evacuation

Section 117 Direction No. 4.4- Planning for Bushfire Protection

This direction requires councils to consult with the NSW Rural Fire Service in the preparation of any draft LEP that affects bushfire prone land and take into account any comments made.

The direction also requires draft LEPs to have regard to the document “Planning for Bushfire Protection 2006” and to introduce controls that avoid placing inappropriate developments in hazardous areas.

Where development is proposed, the draft LEP must comply with the following provisions, as appropriate:

· provide an Asset Protection Zone (APZ) incorporating at a minimum:

· an Inner Protection Area bounded by a perimeter road or reserve which circumscribes the hazard side of the land intended for development and has a building line consistent with the incorporation of an APZ, within the property, and

· an Outer Protection Area managed for hazard reduction and located on the bushland side of the perimeter road,

· for infill development (that is development within an already subdivided area), where an appropriate APZ cannot be achieved, provide for an appropriate performance standard, in consultation with the NSW Rural Fire Service. If the provisions of the draft local environmental plan permit Special Fire Protection Purposes (as defined under section 100B of the Rural Fires Act 1997), the APZ provisions must be complied with,

· contain provisions for two-way access roads which links to perimeter roads and/or to fire trail networks,

· contain provisions for adequate water supply for firefighting purposes,

· minimise the perimeter of the area of land interfacing the hazard which may be developed, and 

· introduce controls on the placement of combustible materials in the Inner Protection Area.

If the draft LEP does not comply with the provisions listed above, the Council must obtain written advice from the NSW Rural Fire Service stating that it does not object to the progression of the draft local environmental plan.

Planning for Bushfire Protection 2006

Planning for Bushfire Protection states that the exclusion of a proposal is possible where a draft LEP affects a bushfire prone area and:

· The development cannot be afforded appropriate setbacks

As discussed, the development concept accompanying the rezoning proposal provides the minimum required Asset Protection Zones, however the proposed 10 metre Outer Protection Area (OPA) on the northern side of the proposed buildings is occupied by the bushland area proposed to be retained.

· The development is likely to be difficult to evacuate

The development would be difficult to evacuate during a bushfire due to limited site access and the density of the proposal. Emergency vehicles are proposed to enter via Range Street which would block this access. Emergency pedestrian egress via 25 Millwood Avenue is also proposed. Evacuation procedures are discussed further in the transport issues section above.

· The development is likely to create control difficulties during a bushfire

The development could create control difficulties both with regard to the limited access to the site and the minimal Asset Protection Zones. 

· There are alternative acceptable sites for the same development

There are other sites within Willoughby City including high density zoned land which would be more acceptable locations for high density development.

“Planning for Bushfire Protection” also requires that the perimeter of the area of the land interfacing the hazard be minimised, and that controls are introduced which avoid placing inappropriate developments in hazardous areas.

Rural Fire Service comment

The rezoning application was referred to the Rural Fire Service for comment. They advised by letter dated 12 July 2007:

“Based upon an assessment of the plans and documentation received for the proposal, the NSW Rural Fire Service (RFS) has no objections to the rezoning of the site, and makes the following comments on the concept plan provided.

The RFS agrees with the recommendations made in the Bush Fire Protection Assessment Report prepared by Australian Bushfire Protection Planners Pty Ltd, and advises the following:

· A plan of management for the vegetation on the entire site is required which identifies and addresses fuel loads within the Inner Protection Areas (IPA), the Outer Protection Areas (OPA) including the riparian corridor, and must also include the conservation area in the north west corner of the property. The applicant should note that unless the existing fuel loads in the conservation area are reduced and managed on a continual basis, the RFS can not support the proposed concept plan. 

· A revised landscape plan should be prepared in accordance with the principles of Appendix 5 of Planning for Bushfire Protection 2006 and the RFS document, Standards for Asset Protection Zones. The proposed landscape plans do not satisfy these principles. 

· Water, electricity and gas are to comply with Section 4.1.3 of Planning for Bushfire Protection 2006.

· An emergency/ evacuation plan is to be prepared consistent with the NSW Rural Fire Service Guidelines for the Preparation of Emergency/ Evacuation Plan.

· Council should address the management of vegetation and fuel loads on adjoining lands under its control”. 
Department of Environment and Climate Change comments

The Department of Environment and Climate Change provided the following comments relating to fire management:

“The development is upslope of the National Park and the DECC is concerned that the need for fire management will put major pressure upon Park management in the future. 

The DECC notes that the rezoning report states that “an existing locked entry gate, located half-way down the western boundary of the site, obstructs access between the site and an existing fire trail leading down to Fullers Park and the Lane Cove River”. 

Council is advised that historically there may have been a fire-trail connecting from the site to Fullers Park, however, this trail is no longer operational and is not identified in the Lane Cove National Park fire management strategy as being an active or a maintained trail and there should be no assumption that the DECC will reinstate the trail.

All on-site fire management should be independent of the use of this trail, and all development and asset protection zones must be contained within the subject site. The development must not rely on hazard reduction actions being undertaken by DECC within the National Park”.

Bushfire risk- Council’s comments

Council’s Landscape Officer provided the following comments with relation to bushfire issues:

· The indicative structures include roof top gardens. The planting will largely negate any benefits provided by the asset protection zones.

· It appears that the indicative structures to the southwest of the site are in a flame zone.

· The subject site shares a boundary with the Lane Cove National Park and Council bushland. The bushfire history of this adjacent bushland and the intensification of use of the site both in terms of numbers of people and hours of use justifies the imposition of a precautionary approach with regard to the provision of the asset protection zones to ensure safety to persons and property. Planning for Bushfire Protection stipulates a scale of distances for the asset protection zones, and the applicant has generally used asset protection zones at the lower end of this scale. It is considered that greater asset protection zone distance should be provided in all instances. 

The width of the Asset Protection Zones would be determined at development application stage but may need to be increased which would further isolate a portion of the site.

Amenity impacts during construction period

Several submissions raised the issue of amenity impacts during the construction period (noise, dust and vibration impacts, and construction traffic). Conditions would be placed on any future development application relating to the construction process, including hours of construction. A concept construction management plan would need to be lodged with the development application including an outline of the procedures for construction traffic and demolition.  

Heritage

The rezoning documentation indicates that the site has an “indicative” classification. The Indicative classification means that the data provided to or obtained by the Australian Heritage Council or the former Australian Heritage Commission has been entered into the database and the place is at some stage in the assessment process. A decision on whether the place should be entered in the Register has not been made.

The application was referred to Council’s Heritage Architect who provided the following comments:

“It is noted that the above site was previously used as an army rifle range prior to its use as the National Acoustic Laboratory and Ultrasonics Institute. The former Chatswood Rifle Range was assessed as part of the 2006 Heritage Item Review undertaken by consultants Graham Brooks and Associates as a potential heritage item. It is further noted that the site is presently listed as an “Indicative Place” by the Australian Heritage Council (formerly the Register of the National Estate). The consultants recommendation is that the site should not be listed as a heritage item on Council’s LEP, however they recommended that interpretative signage should be incorporated into the walk on land managed by the National Parks and Wildlife Service where remnants of the range are visible following recent bush regeneration by Willoughby City Council’s Bushland Management team. 

Additional signage could also be placed at the end of Range Street adjacent to the National Acoustic Laboratory where remnants of the original butts have been used in the landscaping. 

It is further recommended that any original mounds and stone retaining structures be mapped and photographed and possibly reused in any proposed landscaping for the site”.  

Aboriginal Heritage

An Aboriginal Heritage and Archaeological Assessment report was submitted with the rezoning application. The report found that no items or places were located and no areas were determined to be likely to contain significant subsurface deposits. 

The application was referred to the Department of Environment and Climate Change for comment, who advised that as there will be no impact to Aboriginal objects within the development area as detailed in the Aboriginal Heritage and Archaeological Assessment report submitted with the rezoning application, there is no need for the application to be considered as integrated development. 

The application was referred to Council’s Aboriginal Heritage Manager for comment, who advised the following:

“There are no known Aboriginal sites in the Chatswood area. No sites are recorded near the current development area.

An Aboriginal heritage assessment was carried out by Total Earth Care (Oliver Brown) and the Metropolitan Local Aboriginal Land Council. The report states that no Aboriginal heritage sites were identified. No potential areas were identified. 

The Aboriginal Heritage Manager  (AHM) generally supports the recommendations made in the report, however, the AHM would recommend that cliff lines and sandstone outcrops should be retained wherever possible as these features are often associated with Aboriginal archaeological sites, even if they are very low density subsurface archaeological deposits. Ideally these features would be included in open space or a conservation area with natural vegetation. The AHM has no concerns over the building envelope and surrounding modified area.

In the event that any Aboriginal sites are uncovered during construction, works should cease and this Office and the Department of Environment and Climate Change should be contacted”.

Contaminated land

State Environmental Planning Policy 55 (SEPP 55)- Remediation of Land

SEPP 55 requires that in preparing an environmental planning instrument, a planning authority is not to include in a particular zone any land if the inclusion of the land in that zone would permit a change of use of the land, unless: 

(a)  the planning authority has considered whether the land is contaminated, and

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

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

The “Managing Land Contamination: Planning Guidelines” which accompany SEPP 55 identify defence works as an activity that may cause contamination. 

A preliminary Environmental Site Assessment was submitted with the rezoning application, which found that the potential for the site to be significantly contaminated by past or current site activities is low. 

Due to the site’s prior use as a rifle range, a stage two (detailed site investigation) is required. Where further investigation work is required, “Managing Land Contamination: Planning Guidelines” specifies that provisions should be considered in the LEP to ensure investigation or remediation occurs. Should the site be rezoned, it is proposed to include a local provision in the draft Willoughby Local Environmental Plan requiring a Stage 2 Detailed Site Investigation to be submitted with any future development application.  

Willoughby Local Environmental Plan Clause 25B- Willoughby Local Housing

If rezoned for residential purposes, the site would be identified as a Willoughby Local Housing precinct and be required to provide Willoughby Local Housing (4% of the gross floor area) for affordable housing. 

Market research analysis

A market research study prepared by UrbisJHD was submitted with the rezoning application. The study considered the following land uses on the site:

· Residential (including detached housing, low rise and medium rise apartments)

· Retirement village

· Commercial within existing building

· Commercial within new building

· School/ education

· Industrial

· Hospital/ specialty health

· Retail.

The preferred land use option identified in the study was medium density residential. The justification provided is that Chatswood West is lacking in housing choice, has a gap in the $500 000 to $750 000 range for 2 to 3 bedroom apartments and has a need for affordable housing choice. The report identified that low density residential development and detached housing is already well supplied in the area, limits housing choice in the area and fails to satisfy the demand for good quality medium density housing.

The study further argues that retention of commercial office in the existing building is not viable as “an occupant would need to be found for this very unusual purpose built building. The leasing risk would be unacceptable to the market place”.  
Other submissions from state government agencies

Energy Australia

Energy Australia advised by letter dated 27 June 2007 that they do not object to the proposed rezoning, however that there is an existing electricity substation on site that would need to be decommissioned. A kiosk type substation would likely be required to accommodate the new distributed load on the site. 

There are existing high voltage cables and associated 2 foot wide easement located beneath the driveway extending from Greville Street to the existing electricity substation located at the western end of the existing building. It may be possible to retain these provided that the alignment and surface levels of the existing driveway are not altered. It may be necessary to install a new low voltage cable from the new substation(s) to either Greville Street or Range Street depending on the final design requirements.

Chatswood Police (Safer by Design)

Council met with Matt Jewell of Chatswood Police to discuss safety issues. No major objections were raised to the proposal, however pedestrian access to the site, proposed lighting and design of basement car parking areas were raised as issues for consideration at development application stage.

Discussion

It is understood that the current use of the site as Acoustic Laboratory is not intended to continue in the long term and the current Special Uses- Acoustic Laboratory zone will need to be altered under the LEP Standard Instrument template. However, there are a number of significant issues with the rezoning proposal. 
The proposal is inconsistent with State and local planning objectives including the Sydney Metropolitan Strategy and the Willoughby City Strategy. While the strategic policy context (including the dwelling targets established through the Metropolitan Strategy and Inner North Draft Subregional Strategy) is recognised, it is considered that there are other opportunities for Council to meet these dwelling target figures in more suitable locations, close to shops and transport/ within existing centres, and in areas where the impact on the surrounding low density context is minimal and there is not a direct interface with bushland/ National Park. 

The proposal is inconsistent with the objectives of Willoughby Local Environmental Plan 1995 as it does not conform with the scale and character of the residential area and does not maintain and enhance the amenity of the area. The proposal is also inconsistent with Council’s policy for the rezoning of Federally-owned public land, especially in respect of the proposed height and bulk of buildings, the proposed amount of floor space (which exceeds that currently on site) and the proposed development not providing significant community benefit that would warrant the density of the proposed development.

The concept development proposed is inconsistent with the surrounding zoning, density and height, and would compromise the amenity of the local area. The proposed heights are inconsistent with SEPP 65, the Willoughby Development Control Plan and are out of character with the residential context, and are not considered appropriate. The concept development does not provide adequate transition between the low density residential area and the high density development proposed on-site and proposes an unacceptable level of alteration to the natural topography through cut and fill. The concept development would have significant amenity impacts on surrounding residents in terms of view loss, overshadowing and privacy. 
The site is not in a location that is well serviced by public transport. Other high density sites in the City are located within 500 metres level walk of a railway station or on a major bus route with services to the Sydney CBD and Chatswood. In addition, other sites within Willoughby City which are zoned medium density have far lower FSR and height controls. 

Tree retention on site has not been adequately considered. 

The proposed creation of an Outer Protection Area on the portion of remnant bushland is not acceptable and is inconsistent with SEPP19- Urban Bushland and Section 117 Direction 2.1- Environmental Protection Areas. 

The submitted traffic report fails to accurately estimate the anticipated traffic generation from the development. The proposed development would significantly impact on vehicle trip generation and traffic flows during peak periods and alter the profile of vehicle movements. An outcome which resulted in no net increase to traffic generation would be preferable. Also, to spread general traffic impacts from the development, it is recommended that the second vehicle access point onto Millwood Avenue be considered.

The proposed development concept is inconsistent with several principles of SEPP 65. The bulk and scale and height of the proposed development is out of context with surrounding development and is an overdevelopment of the site. The built form indicated in the development concept does not respond appropriately to the site context. The proposed development would also have an unacceptable impact on the Greville Street streetscape.

The application is not in the public interest and has received significant opposition from the local community. 

For these reasons, the rezoning application is not supported in its current form. Despite this, it is recognised that the site will not be required for the current use in the long term, and that rezoning to permit residential use is appropriate. However, the density and height proposed in the current rezoning application is not appropriate, as outlined in the report above.

The surrounding context is low density residential development, either zoned 2(a) or 2(a2) under Willoughby Local Environmental Plan 1995. However as discussed in the report above, development above that achievable for a low density residential zone would appear reasonable given the benefit of replacing the existing commercial activities and to provide some incentive for the retention of bushland and restoration of the riparian corridor. An alternative outcome that may for the basis of a rezoning is outlined below.

Recommendation and principles for development of the site

It is considered that some form of medium density housing (at a lower scale) may be appropriate on the site. To determine an appropriate scale of development, Council officers have identified the following principles for the development of the site:

· The remnant vegetation in the north-western corner of the site is to be retained in its entirety and zoned E2- Environmental Conservation and not be included in the required Asset Protection Zones. The boundary of this area should be amended as per the comments from Council’s Landscape Officer to reflect the line of the canopy of the existing vegetation.
· Restoration of riparian corridor as outlined in the current rezoning proposal. This area should be zoned E2- Environmental Conservation.

· The site can be zoned R3- Medium Density Residential, except for the riparian corridor and remnant bushland which is to be zoned E2- Environmental Conservation. 

· An FSR control of 0.4:1 across the whole site (i.e. including the riparian corridor and remnant bushland). This will result in 13740m2 of floor space and an FSR of 0.54:1 over the reduced site area (i.e. excluding the riparian corridor and remnant bushland). Therefore the amount of floor space on site will not increase from the amount of floor space currently on site. This floor space will result in 130-150 dwellings depending on unit sizes.

· The height of buildings should be between 2 and 4 storeys as indicated in the diagram at Attachment 4. The proposed height controls will ensure privacy for adjoining properties and retention of views, and in the lower part of the site are similar to the height of the existing Acoustic Laboratory building. 

· Additional consideration should be given to the impact of disturbances (e.g. noise and public use) from the development and creation of a new permanent residential area in close proximity to the roosting area of the Powerful Owl. This may involve additional landscaping or special design treatments.

· Development should provide a better transition at the edges of the site to the neighbouring low density residential development.

· A local provision should be included in the draft Willoughby Local Environmental Plan requiring a Stage 2 Detailed Site Investigation for contaminated land to be submitted at development application stage.  

· A monetary contribution be received for the proposed bush regeneration works on the adjoining Council owned open space, in conjunction with the development of the proposed walking trail. This is to be in addition to normal Section 94 Contributions.

· Interpretative heritage signage should be incorporated into the walk on land managed by the National Parks and Wildlife Service where remnants of the range are visible following recent bush regeneration by Willoughby City Council’s Bushland Management team. Additional signage could also be placed at the end of Range Street adjacent to the National Acoustic Laboratory where remnants of the original butts have been used in the landscaping. It is further recommended that any original mounds and stone retaining structures be mapped and photographed and possibly reused in any proposed landscaping for the site.  

· A full hydraulic study of the watercourse would need to be submitted with any development application to demonstrate that any proposed structures could conform to the relevant Water Management controls of the WDCP. 

· Greater Asset Protection Zones are to be provided.

· Reconsideration of proposed building siting to minimise cut and fill and to minimise the alteration of the existing topography.

· Further consideration should be given to view retention from adjoining properties. 

· The location of the existing driveway into Greville Street should not be altered.

· The proposed Millwood Avenue vehicular exit point should be given further consideration. 

· Further consideration should be given to the retention of trees on site, particularly where they provide amenity value for adjoining properties. 

· Easements through the site for public access to the Environmental Conservation area and Millwood Avenue should be provided.

· The application for development of the site is to demonstrate highest standards of environmental sustainability including grey water reuse, water harvesting and reduced greenhouse gas emissions than achievable under BASIX for comparable projects.

· A revised concept plan is to be prepared by the applicant consistent with the above provisions for exhibition with the draft LEP.

The proposed zoning, height and floor space ratio controls would be included in the new draft Willoughby Local Environmental Plan. The rest of the principles for the development of the site should be stipulated in site specific controls in the Willoughby Development Control Plan at a later stage (following the preparation of the new draft Willoughby Local Environmental Plan). 

Conclusion

The current rezoning application should not be supported in its current form for the reasons outlined in this report. However, it is considered that the site is capable of supporting some form of medium density housing, with reduced height and floor space ratio controls and subject to certain principles as outlined in this report. 

Therefore it is proposed that the site be zoned part R3- Medium Density Housing and part E2- Environmental Conservation in the draft Willoughby LEP with an FSR control of 0.4:1 across the whole site, and reduced height controls as shown in the diagram at Attachment 4. Furthermore, any future development on the site should be guided by the principles outlined in the discussion above (which will form part of the Willoughby Development Control Plan at a later date). 
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	Officer's Recommendation

1. That the current rezoning application not be supported for the following reasons:
· The proposal is inconsistent with State and local planning objectives, the objectives of Willoughby Local Environmental Plan 1995 and Council’s policy for the rezoning of Federally-owned public land

· The density is inconsistent with the surrounding zoning, density and height, and would compromise the amenity of the local area. 

· The proposed development would have significant amenity impacts on surrounding residents in terms of view loss, overshadowing and privacy. 

· The site is not well serviced by public transport in comparison to other sites of a similar density within Willoughby City. 
· Tree retention on site has not been adequately considered. 

· The proposed creation of an Outer Protection Area on the portion of remnant bushland is not acceptable and is inconsistent with SEPP19- Urban Bushland and Section 117 Direction 2.1- Environmental Protection Areas. 

· The submitted traffic report fails to accurately estimate the anticipated traffic generation from the development. The proposed development would significantly impact on vehicle trip generation and traffic flows during peak periods.

· The proposed development concept is inconsistent with several principles of SEPP 65.
· The application is not in the public interest and has received significant opposition from the local community. 

2. That the applicant be advised that Council is prepared to consider an amended rezoning application for the site to be zoned part R3- Medium Density Housing and part E2- Environmental Conservation in the draft comprehensive Willoughby LEP with an FSR control of 0.4:1 across the whole site, and reduced height controls as shown in the diagram at Attachment 4.

3. That any future development on the site be guided by the principles as outlined in the report. A revised concept plan is to be prepared by the applicant consistent with the above provisions for exhibition with the draft LEP and the Willoughby Development Control Plan will later be amended to reflect these site specific controls.

4. Those who made a submission be notified of Council’s resolution.
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