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MR G. KIRBY: Okay. We are all here, so we migbimmence. Good morning
and welcome. So before we begin today’s meetimguld like to acknowledge the
traditional owners of the land on which we meeg, @adigal people, and pay my
respects to their elders past and present. Todag wlviously going to be talking
about modification application MP09-0216 MOD3, whis in relation to the
Meadowbank Employment Area concept plan, mixedreselential, commercial,
retail development from Rothesay Avenue Develops@nbprietary Limited, the
proponent. They're seeking approval to modify thaaept plan to allow serviced
apartments with associated changes to the groond drea allocations for Stage A.
My name is Gordon Kirkby. I'm the chair of thisCHPanel. Joining me is Professor
Richard Mackay and llona Millar. David Mooney abdvid Way of the IPC — no,
we don’t have David - - -

MR D. WAY: David is a late apology.
MR KIRKBY: He’s — okay.
MR ........... David Mooney is .....

MR KIRKBY: David Mooney is an apology. So we leaDavid Way of the
Secretariat, who is assisting us today. In ther@sts of openness and transparency
and to ensure the full capture of the informati@tdssed today, the meeting will be
recorded and a full transcript will be produced aratle available to the
Commission — on the Commission’s website. Thistmges one part of the
Commission’s decision-making process. It's takpfece at the preliminary stage of
this process and will form one of several sourdeésformation upon which the
Commission will base its decision.

It's important for the Commission as to ask quetiof attendees and to clarify
issues whenever we consider appropriate. If yoasteed a question and are not in a
position to answer, feel free to take the questipon notice and provide additional
information in writing which we will then put on owebsite. So we will now begin.
Okay. So it might be good if today you start bstjgoing through the modifications.
| understand from what was lodged and exhibitegketinas been quite a substantial
amendment to the modification to what's now thadasyour recommendation. So
if you could maybe go through that process andqudiine - - -

MR B. LUSHER: Sure.
MR KIRKBY: - - -1 guess the journey ..... theoprct has gone to.
MR LUSHER: Yes.....

MR KIRKBY: That would be great. Thanks, Ben.
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MR LUSHER: Happy to do that, Gordon. ThanksHaving us, this morning.
This modification is - - -

MR KIRKBY: Actually, Ben, maybe just for the purpes of the recording - - -
MR LUSHER: Yes.

MR KIRKBY: - - - if you could introduce the team -

MR LUSHER: | will introduce myself - - -

MR KIRKBY: - --yes. Great.

MR LUSHER: ---andthen ..... the others introd themselves. My name is Ben
Lusher. I'm the director now of planning framewsthut was the director of Key
Sites Assessments when this was referred to thex@ssion.

MR M. ROSEL: Yes. I'm Matthew Rosel. I'm a senplanner in Key Sites
Assessments.

MR B. ROBERTS: My name is Brendon Roberts. I'team leader in Key Sites
Assessments.

MR KIRKBY: Okay. Thanks.

MR LUSHER: So, Gordon, you've already outlined tipplication to which this
discussion relates. This is a modification to-thehat we call the Meadowbank
Employment Area concept plan or otherwise knowBlaspherds Bay concept plan.
It focuses on what's known as the Stage A compooktiitat concept approval. In
the first instance, | will probably take the Comsnis back to before this application
was lodged, noting that Stage A was previouslystitgect of some contention,
particularly around building height - - -

MR KIRKBY: Yes.

MR LUSHER: - - -and | think we've documentedttirathe report. The reason
I’m mentioning that is because of the fact thatdicehave a pre-application
discussion with the applicant and whilst | wasm@tgonally part of that, the
department attempted to dissuade the applicant fnatting this application in based
on the — what had happened previous to that itioeléo the issues around the
height of Stage A and the Commission taking a ol&aw on an appropriate height.
Nonetheless, the applicant, you know, exercisedghd to submit an application
which sought amongst other things additional hefighStage A and the floor space
that will be contained within that additional hetigimvelope.

We progressed that application through an exhibjtimcess. As we expected, it
was very contentious. And following that exhibitiprocess, we expressed our
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concerns in relation to the appropriateness optbposal. Following those
discussions, the applicant revised its applicatioth sought approval for a Stage A
envelope consistent with the dimensions, includireggheight dimensions, that were
already approved but, more simply, to be able futaie that envelope with floor
space that it wouldn’t have otherwise been abtiotander the existing caps.

So, in effect, in a simplistic description, whatslly sought for approval is an
additional permitted use for the site, which redate serviced apartments and an
additional 1300 square metres of GFA on top oflib®00 square metres of GFA
allowed for commercial floor space that’s alreadyvided for by the concept plan.
We think this resolves a number of the issuesghatiously existed with the earlier
incarnations — or the earlier form of the prop@sal we think it's reasonable to
support the population of the approved buildingfloor space to allow it to
materialise, but in coming to that view, we havasidered fairly carefully the issues
associated with the additional floor space, inipalar, traffic and parking, which we
understand is a key sensitivity in the localitynddwhat we’ve found is that the
traffic generation associated with this proposdl beé no greater, in fact, it will be
less than what we undertook — than the predictedrg¢ion that we looked at in the
original concept plan application - - -

MR KIRKBY: So my understanding — just — sorry— -
MR LUSHER: Yes. Sure.

MR KIRKBY: - - - cutting in is — a lot around this to do with the generation rates

MR LUSHER: That's right, yes.

MR KIRKBY: - - - that were applicable have chadgebviously, over the life — so
if you can just — yes — maybe explain that — &b that works.

MR LUSHER: So, obviously, there’s a car parkimg dor the site, and that's 2796
spaces, and the modification application doesmppse to amend that - - -

MR KIRKBY: Yes.

MR LUSHER: ..... the concept approval was asskagainst the RMS 2001 traffic
generation .....

MR KIRKBY: Yes.
MR LUSHER: - - - and also the car parking maximiamthe site and that found
the development would generate 1277 vehicles per doad that was accepted

subject to road infrastructure improvements andagbes.

MR KIRKBY: Yes.
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MR LUSHER: Following the concept approval, RMSlated its traffic generation
rates in 2017 and this demonstrated — sorry. Aedodification has been assessed
against the lower 2013 traffic generation rates.tHts assessment has demonstrated
that ..... retaining the car parking rates. Tlmwng to the residential nature of the
overall concept plan itself and despite the in@easion-residential GFA, there are
actually a reduction of — I think it's 129 vehiclesr hour and, on that basis, we feel
it's acceptable.

MR KIRKBY: Okay.

MR LUSHER: So just to finalise my - - -
MR KIRKBY: Yes .....

MR LUSHER: Sorry, Gordon - - -

MR KIRKBY: That's all right.

MR LUSHER: No. | understand. That was a fairgjiosn. The City of Ryde
provided a submission to the RTS which — you kniblwgan, | guess, quickly just
go through - - -

MR KIRKBY: Yes.

MR LUSHER: They think that, you know, the heighiould remain within the
controls and so that was a positive step in cosnejles and they also reiterated that
in respect of the serviced apartments in the Stage. an appropriate cap should be
imposed and should be responsive to the interiteottirrent caps on dwellings,
commercial floor space and parking. In the cotseiew, the parking cap shouldn’t
be increased and the dwelling — and/or commeridat §pace cap should be reduced
to accommodate any serviced apartments based oel#iee — the equal generation
rates of the different uses to ensure there’s a@ase in the traffic generation from
that which was approved in the concept approvalwé& think that in relation to
council’'s comments and concerns, that it satigfigte clearly based on the .....
parking numbers not increasing, that the predigtsteration rates actually
decreasing and the height being returned to whatalaady approved is a tick on
all of council’s points.

MR KIRKBY: Okay.

PROF R. MACKAY: But —it's Richard speaking. fis it still your understanding
that council presses its objection?

MR LUSHER: | think that they said that they redtie their concerns that they
originally raised but when you actually read thriodmpw they've expressed their
concerns, we believe that they've been resolved.
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PROF MACKAY: They have been? Thank you. Okay.

MR LUSHER: Okay.

PROF MACKAY: | can put that to council.

MR LUSHER: Sure.

PROF MACKAY: Sure.

MR LUSHER: Sure

MR KIRKBY: Any further questions on the traffic?

MS I. MILLAR: No, not on the traffic.

MR KIRKBY: Okay. | guess the only other — or, llyéhe other issue that we, sort
of, in our preliminary discussions around — we'regdess we’re comfortable — the
introduction obviously of the new use, being sezdiapartments, is basically, in
your view, consistent with the original conceptrpia terms of use impacts ..... type
of thing? You've obviously recommended that, but -

MR LUSHER: Yes. Well, we think that the reasba serviced apartments is being
sought for in additional permitted use is becabsecbncept plan didn’t originally
anticipate that in the spectrum of commercial ugesome respects, you could see
it as a clarification or an adjustment to incorgertnat. We think that that type of
use is consistent with what would be the expeaede of permitted uses in a highly
urbanised environment. So what this actually de@sst create serviced apartments
as being a permitted use within the concept pldmchwit didn’t recognise

previously.

MR KIRKBY: And, obviously, within — so that's aamponent therefore of the
commercial force base and to fill the envelope toachieve the envelope that's
approved: that's the additional 1300 variation.

MR LUSHER: That's correct — yes — which amoumntsvhat the applicant — or the
proponent has estimated to be in the order of ab®dserviced apartments.

MR KIRKBY: Additional.
MR LUSHER: Yes. So on top of what would othemvize allowed.
MR KIRKBY: Yes. On top of what would otherwiseyes. Okay.

MR LUSHER: So that, in effect, is the net incee@syield across the concept plan.
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MS MILLER: And in terms of the impact of the clggn..... serviced apartments .....
Traffic: we’ve covered that that has been factonéd the calculation for traffic

flow. Are there any other impacts that are forabézwith that change in terms of
the way in which people are using those spaces?

MR LUSHER: Look, not to my mind. | think the oa#l number of serviced
apartments has been estimated at around 42 seapeetinents. | don't think that,
given the quantum of that space and consideringniineh more prevalent residential
use and other complementary uses nearby, thanit weally change the dynamic of
the way that the area is used or experienced,moadds on local services and
infrastructure above what would be provided for-byr required by a typical
residential use or perhaps another type of comiaearse.

MR KIRKBY: Anyone have any further issues? lerdhanything the department
would like to add to what you've said?

MR LUSHER: | think I've said all I .....
MR KIRKBY: Just, actually, one more thing.
MR LUSHER: Yes.

MR KIRKBY: Just the rest of the development, thas progressed. | don’'t know,
has there been any sort of feedback, in termseofr#iific and everything, that it's
being managed; is that — have they got to a padaetre it's — other stages are
completed and - - -

MR LUSHER: Look, not clearly or directly to me.
MR KIRKBY: Yes.

MR LUSHER: It's probably a question the councdwd be better placed to
answer than us.

MR KIRKBY: Yes. ..... Yes.

MR ROSEL: And from our knowledge as well, | thioRly three stages have been
completed out of the nine that council has graatgaioval for for detailed
applications.

MR KIRKBY: Yes.

MR LUSHER: | think on that question though, Gangdgoing back to when the
concept plan was being assessed, and we discussedbeer of issues very carefully
with council at the time, and we were just workqgte collaboratively with the City
of Ryde planning and traffic engineers and theyaltt produced a very
comprehensive traffic report — | think it was cdll&e ..... report, from memory,
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network, and we worked very carefully with couranild the proponent at the time to
make sure that all of those upgrades were actiadtpred into the requirements of
the approval at the time in a way that would alt@wncil to work with the
proponent as the development is rolled out to implet that infrastructure upgrade.

MR KIRKBY: Okay.

MR LUSHER: So | haven't had any feedback on hbat has gone from council
though.

MR KIRKBY: In terms of the community concerngguess just generally, | went
through the submissions and a lot of them relaigtié¢ changes to the ..... below. Is
that your impression or do you — are there anytantng concerns you think in
terms of - - -

MR LUSHER: Not specifically. I'm aware that teentiment locally is concern
more about densities, and associated traffic im@anct impact on local infrastructure
and that type of thing. So — yes — we agree ghaharily, the additional height was
a concern, but we’ve noticed that there’s stiluanber of concerns around issues
associated more broadly with densities - - -

MR KIRKBY: Yes. Sure.

MR LUSHER: - - - and it's probably not just coméd to Meadowbank or this
concept plan.

MR KIRKBY: Yes. And, obviously, we’re looking atodification before us, so —
yes.

MR LUSHER: Yes.

MR KIRKBY: Good. Okay. Thank you very much fgour time.

MR LUSHER: Thanks, Gordon. Okay. Thank you.

MR KIRKBY: So we will conclude the meeting atglpoint. Thank you.
MR LUSHER: Thanks.

MR KIRKBY: Thank you. We're done.

RECORDING CONCLUDED [9.20 am]
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