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MS D. LEESON: So, good morning and welcome. Befoe begin, | would like to
acknowledge the traditional owners of the land d&ctv we meet. | would also like
to pay my respects to their elders, past and ptesed to the elders from other
communities who may be here today. Welcome tarteeting today. Euro
Properties and Lotus Property Fund No. 8 (the pmepd), is proposing to modify its
concept approval MP10-0198 for a staged residetgia¢lopment which includes
small-scale non-residential uses at Willoughbynimorthern Sydney.

Key elements of the modification include exclude portion of Scott Street owned
by council from the site, increase the approvedding envelopes from seven to
nine, increase the maximum gross floor area frorh & square metres to 43,907
square metres, increase the maximum number of idgelfrom 400 to 460, amend
building envelope heights while maintaining the imaapproved envelope height of
RL 105.4, and include child care facility as a pgted use. My name is Dianne
Leeson. | am chair of the IPC Panel. Joining neenay follow Commissioners,
Russell Miller and John Hann.

The other attendee at this meeting is David Kopfrera the Secretariat. In the
interests of openness and transparency, and toestiwufull capture of information,
today’s meeting is being recorded, and a full tcaips will be produced and made
available on the Commission’s website. This megignone part of the
Commission’s decision-making process. It is talptare at the preliminary stage of
this process and will form one of several sourdésformation upon which the
Commission will base its decision. It is importémtthe Commissioners to ask
guestions of attendees and to clarify issues wresnge consider it appropriate.

If you are asked a question and are not in a jposit answer, please feel free to take
the question on notice and provide any additiomi@rimation in writing, which we

will then put up on the website. | request thatr@@mbers here today introduce
themselves before speaking for the first time, fanéll members to ensure that they
do not speak over the top of each other, to erstoeracy of the transcript. We will
now begin. So thank you, again. We have met thighDepartment of Planning and
with the proponent this morning. This is the lastrview that we’re conducting
today before we have our public hearing later ertionth. David did send out an
agenda last night — yesterday — for today’s meetlaghere anything else that you
would like to have on the agenda before we start?

MR I. ARNOTT: Yes. lan Arnott is my name, plangimanager at Willoughby.
We would like to cover a number of other mattest jo an englobo sense about the
proposal, so if we can have an opportunity mayhber gbing through these to talk
about those other things.

MS LEESON: | think we will go through most of 8 but during the course of the
conversation. It will probably end up fairly widanging. But if there are any
specific things that you want to know, then we Wil mindful to try and address
those as we go through.
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MR G. McDONALD: Yes. Well, Greg McDonald, directof planning
infrastructure. | think there’s a couple of thing&/e definitely want to about Scott
Street and we definitely want to talk to you ab@BA provisions. So they’re two
serious things that we would raise.

MS LEESON: Okay.
MR J. HANN: Right.

MR McDONALD: And lan and Craig may have otheriss that come up from a
planning sense.

MR HANN: All right.
MS LEESON: Thank you.

MR ARNOTT: The affordable housing component. dteéiwasn’t specifically
mentioned in the list, but | think we do want tovepheight, and just the history and
the process to some extent as well.

MS LEESON: Okay. Thanks, lan. All right. Wdlm sure we can cover all those
as we go through. Why don’t we start with youuss and concerns, and then we
will come back to the agenda and make sure thateygicked up things as we go
through.

MR McDONALD: Yes, that's fine.
MR ARNOTT: Okay.
MR McDONALD: Do you want to lead off with - - -

MR ARNOTT: Yes. So, lan Arnott, again. If il right, | will run through what
we have put together as our issues for today’singeett may be that Greg or Craig
come in at points - - -

MS LEESON: That's fine.

MR ARNOTT: - - -if that's okay. Thank you. Shrstly, just —I'm sure you're
aware of the history of this application, that B¥C firstly approved 350 dwellings
on the site. The proponent at that time challertbatithrough the court, seeking 450
— still less than is now on the table today — @andyugh what was quite a long
mediation process — it was very community-involaed community-driven, to

some extent — a resolution was arrived at at 40€llothgs. So the owners of the
properties have since changed and are going -etlvgproperty owners are now
going back to something that had already been gir@iong process of resolution.
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| think there is a level at which community confide in the planning system can be
undermined through these sorts of things. Obwviguyslu have to consider the
proposal on its merits, | appreciate that, butaherd been that long process of
reaching a resolved outcome. Just in terms ofrésatlved outcome, a lot of the
focus of that was how the development on the sitged to the surrounding low-
density residential area, and the height being @onated to the centre and
transitioning down, and location of public openapa that as well.

So the public open space in the previous propasatpu’re aware, was located to
the Artarmon Road frontage, very accessible andsegbfor public use. And you
have got open spaces, one, but | will just sahiatgoint that our concern is that the
location of the public open space is to the redhefsite, primarily, and, really, will
largely be — there will be a sense of ownershippereeive, by the development
itself and so become more like communal open sffarepublic open space. In
terms of the height aspect, it was really previpgstpping down to what was, |
think, a maximum of three storeys. Four storeysrdat that part of Artarmon
Road, but three storeys along Richmond Avenue, avjplablic open space in front.
Sorry, | can turn the plans this way, if it helps.

MS LEESON: You're right.
MR ARNOTT: So this was the approved proposalisTfinow what's on the table.

MR R. MILLER: Just identify what you're referrirtg, for the record, if you
wouldn’t mind.

MR ARNOTT: So | am referring to the concept prsalopage 11.

MR MILLER: Thank you.

MR ARNOTT: At which they have a comparison ofsgixig approved layout — site
layout and proposed site layout. You can seeithiaks about four storeys height
all around, but the RLs are, in fact, considerabbye. In this instance, 4.5 metres
more than the height that was approved. Herepoisly no height, but in the order
of 2.6, and 92.2, 94.8, 2.6 again, so with thatmtivere as — sorry, the southern end
also having four storeys. So there’s another - - -

MS LEESON: So within the RL limit of 105.4 - - -

MR McDONALD: Within the maximum limit there’s nchange - - -

MS LEESON: But they have lifted.

MR McDONALD: - - - but there has been a lift assahe site up to that maximum
limit.

MR HANN: All right.
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MR ARNOTT: And, specifically, around the periphef the site - - -

MR HANN: Right.

MS LEESON: Yes.

MR ARNOTT: - - - where we have perceived the nsestsitive location to be.
MR C. O'BRIEN: And the community has, as well.

MR McDONALD: So there’sno - - -

MR ARNOTT: Craig O’'Brien talking there. Sorry.

MR McDONALD: | guess, in elevation, you know, th& no transition. It's just
immediate to the height and then drop off. Se - -

MR MILLER: So - it's Russell Miller. Just so lacify that, in the diagrams they
provided us with this morning — I’'m not sure whag diagram number is, but | will
show you the diagram — their point was that it'sydwo and a half storeys above the
street level. Is that what you're referring to?

MR HANN: This would be in building A, as proposédhink - - -

MR MILLER: Building A and - - -

MR HANN: - - - for example.

MR MILLER: Yes. Isthat-- -

MR ARNOTT: Do you want to have a look at thata@r

MR MILLER: | simply give that to you to - - -

MR McDONALD: Yes.

MR MILLER: - - - clarify what your concern is.

MR O’BRIEN: So this is a document prepared byBepartment of Planning
which refers to the plans that they reviewed fromproponent, and what is shown
is buildings that are of four storeys in heightt aof two storeys in height.

MR MILLER: And there’s a photo montage on pageoi the report, figure 11,
which is the copy that I've given you a larger cagy So, again, | was just simply

trying to identify - - -

MR ARNOTT: The concerns.
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MR MILLER: - - - what your concern about the faioreys issue was.

MR ARNOTT: Well, the concern is the interfacetémms of building form, as
well. Although that is the subject of further dment applications, obviously.
So once the number of storeys, the maximum RLstesbéished, the extent to which
these concept plans are adhered to is no guardmtegh that. As you can see in
the concept proposal, in — sorry. In that nortlstemn corner of the site, there is an
existing Channel 9 building there that, at thaktimvas set back to provide
landscaping forward to the building to provide &®uto the residential area. It was
a two storey with pitched-roof form to provide somationship to the surrounding
area. This is a more dominant form pushing forwarthe street frontage, and,
again, the RL has been increased from that prelyi@proved to establish
additional- at least one additional storey in thaation. Having said that, this is
reading as two storeys, but said to be four storeys

MR MILLER: Yes.

MR ARNOTT: | think there is a section that indies that one level is below
ground, in effect.

MS LEESON: Yes.

MR ARNOTT: And, presumably, not appearing in gegspective, but one level up
on the roof, somewhere, if they're identifying faoreys as being the number of
storeys there.

MR MILLER: Thank you for identifying that.

MR ARNOTT: That's fine. And just while we’re tatkg about those areas below
ground, or subfloor, if you like, it would seemrtee that a common principle of
establishing a floor-space ratio, or in this ins@&rperhaps, the maximum number of
dwellings would be to not incorporate in that exatad area for the purpose — that
may be a justification for a variation to a stamddown the track, but the
fundamental floor space ratio is really establighinlk and scale above ground, not
in a subfloor area, | would suggest.

MR MILLER: Okay.
MS LEESON: Okay.

MR ARNOTT: So the additional floor space and dlaiglitional number of

dwellings are achieved, as we see it, through eateavor base — subfloor areas that
don’t — or there’s no demonstration that they'rpatale of achieving the amenity
that's expected for such dwellings under the apantdesign guide, and also
through the increased height around the periphketiyeosite, both of which we think
are not acceptable, and going contrary to whah#gstiated outcome was previous.
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MS LEESON: And you've had Allen Jack+Cottier airg counsel and reviewing

MR O’BRIEN: They’ve provided urbane design adyiges.

MS LEESON: Yes, and their advice on these issuésrms of increasing the RLs,
the basement in sunken courtyard apartments —wan& their comments around
that?

MR ARNOTT: So they were concerned with the iraed with the neighbouring
residential properties on Richmond Avenue and Artar Road, and they were
concerned with the excavated courtyards forwarti@fproposed building line, and
how those excavated courtyards were not charatiteoisthe street.

MS LEESON: We were shown examples of other placepgorted to be in the area
that had a similar topology of lower courtyard feases below the street level; is
that - - -

MR HANN: It's in Artarmon Road, as we were leditelieve.

MS LEESON: In Artarmon Road?

MR ARNOTT: Is it the Castle Vale development?

MR ..........0 ... Castle Vale?

MS LEESON: They didn't indicate which developmémwas, but - - -

MR HANN: | can’t- - -

MR ARNOTT: The Castle Vale development is in mé®n — around 1980s — built
around 1980s. It does have courtyards for lowés wvithin that development. It's
on the eastern side of this site and faces WilloydRoad on its eastern side. | can't
picture, myself, excavated courtyards there, buduildn’t say that there aren't,
because of the topography in that area.

MS LEESON: No.

MR HANN: Right.

MR ARNOTT: In this particular location, we're ntatlking about the same level of
topography. This is certainly at the western ehithe site is up on the ridge top,
virtually, and relatively flat. So it hasn't — itthere are — the excavation occurs
where there’s topography, but | guess my point abamell, there is an amenity

point, but also establishing FCR and number okes®and number of units based on
excavated area just seems to be fundamentallyasgrity what | would see as
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establishing controls across a broad site. It beagomething that comes through at
a more detailed stage.

MS LEESON: All right. Thank you. We will havesée visit in due course, so we
will make sure that we’re very familiar with thersaunds and the site.

MR ARNOTT: Sure. Yes. If | can just touch oc@uple of other things. There —
and Greg may want to say a little bit more aboist-thcouncil does own portion of
Scott Street. It's a portion that dissects thiegr, &lthough enables connection at one
end — at the southern end of that. The developoheggn’t respect it as a street, |
would suggest. It — the development has beenrsssig although not including the
site area for their calculations or for the purgoskopen space. It, for all intents and
purposes, is part of this site. It — the severestdevelopment proposed
immediately adjacent to Scott Street is in venselproximity, and that’s not very
characteristic of that area, being developed witloeasonable setback, landscape
setback, etcetera. I'm just, again, referringdagep11.

MR HANN: Sorry. You're talking about as parttbis modification application,
the seven storeys?

MR ARNOTT: That's right.

MR HANN: Yes. Okay. No, I just wanted to beanle

MR ARNOTT: That's right. So this is identified aeven-story building.
MR HANN: Yes.

MS LEESON: Yes.

MR ARNOTT: This is identified as an eight-stotayilding. Scott Street — sorry, if
| just — so the dotted line area there is counaihed land.

MR HANN: Right. Yes.

MR ARNOTT: It---

MS LEESON: And so they had — on the concept agrihere was eight storeys
fronting Scott Street on that instance down todhrere, and now it's seven and

eight?

MR ARNOTT: Well, not exactly. This proposal es&ged the purchase of Scott
Street. So the — Scott Street was becoming pdineasite.

MR HANN: Right.

MR ARNOTT: And in that instance was — you knowadl with in that - - -
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MR HANN: Incorporated within the — is that right?

MR McDONALD: Into the one design.

MR ARNOTT: That's right.

MR HANN: And that’s part of the concept - - -

MR ARNOTT: In this instance, it's not includedtime site, and council did make a
decision previously not to proceed with selling tb&ireet. If the development
proceeds, | think council may very well seek torgdethat view, and would not like
the development to proceed until they’'ve had theoojinity to readdress that
situation if it's leaning towards an approval.

MR McDONALD: Yes, but of course - - -

MS LEESON: You mean in terms of ownership?

MR McDONALD: That's right. It's a council-ownead reserved at present.
MR HANN: Yes.

MS LEESON: Yes.

MR McDONALD: It's used as a road, so it's a pehioad. As lan said, there is a
resolution of council not to sell, but in its prasérm that setback wouldn’t comply
with our normal setbacks from a public road. Sgreleither needs to be some sort
of amendment to the design, or we go back and userthat sale of land back into
their - - -

MS LEESON: Okay.

MR McDONALD: But to leave it as a public-ownedrpon of road is a bit of an
anomaly within that development, as it stands.

MR MILLER: Just to be clear for me, we're talkingout the building on the
corner of Artarmon Road and Scott Road, which sgieated seven storeys.

MR HANN: This is building G and building F.

MR ARNOTT: There is that building, and there’s tbne beyond it that’s
designated as eight storeys.

MS LEESON: Yes.

MR HANN: Thanks.
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MR MILLER: Eight storeys. Right.

MR HANN: Yes. So it's building G and Building Breg, what you're saying is
doesn’t meet the setback requirements for a pub#d?

MR McDONALD: From the public road. That's rightes.
MS LEESON: Thank you.
MR HANN: Thank you.

MS LEESON: One other — sorry. | will let you twough your issues, then we will
come back to — if — pick up thinks that we - - -

MR ARNOTT: Okay.

MS LEESON: - - - might have not - - -

MR ARNOTT: Just from our perspective, it wasrn&ar. There has — there is a
four per cent affordable housing in the origingbaqval, and they’ve proposed five
per cent for the additional component that theg&eking. It's not clear from the
documentation — or not clear to us from the docuatem — as to whether that is
envisaged to be on top of or contained within therfspace ratio that their — that is
identified for the site — the number of units, 460ts, that are identified for the site.
MS LEESON: That - - -

MR ARNOTT: So---

MS LEESON: That is something that we would likedalk through with you. So
what we understood from the proponent this mormiag that there would be a four
per cent affordable housing contribution on theiflspace attributed to the concept
plan; anything above the concept plan, which ihéeorder of 7000 square metres,
would be affordable housing, calculated at a r&t mer cent on that. So you'd have
4 per cent on the - - -

MR McDONALD: On the original?

MS LEESON: Onthe - - -

MR McDONALD: For the base - - -

MR ARNOTT: So---

MS LEESON: For the base.

MR McDONALD: Yes.
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MS LEESON: And five per cent on the uplift, ifiydike, the additional floor space.
That’'s how it was confirmed to us this morning. Wée a question —and I’'m not
sure if that’s Council’'s understanding.

MR ARNOTT: Conceptually, that is our understamdirHowever, | wasn't aware
that their intention was that to be by means ofoa@tary contribution, because - - -

MS LEESON: And that we’re not clear on yet; sisomething that we will have to
come to grips with, and we’d like Council’s view whmether that affordable housing
would be delivered by way of a monetary contribtow by way of units within the
development itself. Does Council have - - -

MR McDONALD: So we do accept both, but our prefeze has been to accept the
units, because we like to see — | guess — you knawdivergent range of, you know,
different units throughout the local governmentarather than them all being
concentrated in one facility that we’ve, you knawenstructed or delivered. So the
preference is within the development, but we depta cash contribution - - -

MR ARNOTT: Right.

MR McDONALD: - - -if there’s no — if, you knowhe circumstances dictate.

MS LEESON: Okay.

MR ARNOTT: For somewhere offsite, then it woulel - -

MS LEESON: Yes.

MR McDONALD: Yes, we would take the - - -

MR HANN: - - - part of - - -

MR McDONALD: cash, and we would - - -

MR HANN: - - - funding it for - - -
MR McDONALD: - - -deliver that - - -
MR HANN: - --an offsite - - -

MR McDONALD: Yes.
MS LEESON: Elsewhere.
MR McDONALD: Elsewhere.

MR HANN: - - - affordable housing.
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MS LEESON: Okay.

MR ARNOTT: And, with that, we — our DE specifisBnimum size of unit to be

MR HANN: Yes.

MR ARNOTT: - - - dedicated to Council for an affi@ble housing provider to
manage. And, obviously, sometimes, when you adihepotal amount of floor
space, you might not get the exact amount, sehiéisextra bit that becomes a
monetary contribution.

MR HANN: Okay.

MS LEESON: Right.

MR HANN: Understood, yes.

MS LEESON: Okay, understand.

MR HANN: Yes.

MS LEESON: Does that also lend itself to the @ndCouncil had around the mix
of dwelling units that would be provided? Theresvaconcern there. I'm not quite
sure that I've read enough of the documentatiorioyenderstand what Council’s
concernison - - -

MR HANN: [ think, in one of your - - -

MS LEESON: - - - dwelling mix.

MR HANN: - - - submissions, and you had - - -

MR O'BRIEN: Yes.

MR HANN: - - - quite detailed set of - - -

MR O’BRIEN: The concern was the reference, inphgposed approach, to market
or — it gave flexibility in what could be providead | think the council was seeking
a more even distribution, rather than a flexiblprapch, whereby an argument could
be mounted that, based on market concerns, theitgajbunits should be one- - - -

MR HANN: Yes, okay.

MR O’BRIEN: One-bedroom.
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MR HANN: All right. And you've — that's documead in one of your
submissions, | think.

MR O'BRIEN: Correct.
MR HANN: Okay.
MS LEESON: Okay.

MR HANN: In terms of the ranges that you'd suggdsvould be appropriate from
a Council point of view for the - - -

MR O'BRIEN: Yes.

MR HANN: For the distribution of unit types - - -
MR O'BRIEN: Yes.

MR HANN: Call it — okay.

MR O’BRIEN: The last response the council mads wat to any specific
percentage, but there was a reference earlierim@loreports, and submissions - - -

MR HANN: This was late 2017, | think, was the dhat | — a December 2017
submission you made.

MR O'BRIEN: Yes.

MR HANN: Yes. Okay.

MS LEESON: Broadly speaking, what would Counaiieference be in terms of
dwelling mix? You said you’d mentioned some petagas early on, but your most
recent submission doesn’t. Does Council havew vie an - - -

MR McDONALD: | don't know if we've got that - - -

MS LEESON: - - - ideal dwelling mix?

MR McDONALD: | don't know if we've got that on ysut we could probably pull
that out and send it through, if you don’t haveCitaig.

MR O’BRIEN: That's the last response to the Dépent - - -
MR ARNOTT: That doesn’'tsay - - -

MR O'BRIEN: - --June 2018.
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MR ARNOTT: - --any percentages.

MR McDONALD: Can we send that through?
MS LEESON: Thank you.

MR MILLER: Are you dealing with page 8 of 267

MR ARNOTT: No, Craig is looking at our submissitanyou, which proposed
conditions — our proposed conditions — is thattfigh

MR MILLER: Ah, right.

MR O’'BRIEN: And — sorry.

MR MILLER: Thank you.

MR O’BRIEN: That was to the key sites assessmeation of the Department - - -
MR ARNOTT: Yes, sorry; notto the IPC. | castu - -

MR MILLER: Can you just identify the date and- -

MR ARNOTT: 6 June 2018.

MR MILLER: °’18.

MR ARNOTT: A submission to New South Wales Depaatit of Planning key
sites assessment.

MR MILLER: Thank you.

MR ARNOTT: James Groundwater. | can just saijtle bit more around that
affordable housing. It would seem to me that whatéPC arrive at as being an
acceptable FSR height and number of units forditésestablishes the bulk and scale
that is considered acceptable, and so any affaedadlsing units should be
contained within that; shouldn’t be in additiontto

MR HANN: Yes.

MS LEESON: Right, yes.

MR ARNOTT: And- --

MS LEESON: Yes.

MR McDONALD: Within the FSR, yes.
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MS LEESON: Yes.

MR ARNOTT: Yes. And obviously that to some exteiill — the proponent will
potentially want to keep the maximum number of sifor their own purposes and
contribution, potentially. We would say that theydenefit in providing it on — the
affordable housing — on site.

MS LEESON: Right. Thank you.

MR ARNOTT: Just a couple of other quick thing&e do want to talk about the
offer of a VPA and contributions around that. TDmginal offer, with the
modification, was more than double what the offenow: it was $4 million; it's
dropped to $1.5 million.

MS LEESON: When you say “the original offer” -al’sorry; | didn’t quite hear —
did you say, with the concept application, or wifie MOD 1?

MR O’'BRIEN: With MOD 1.

MR ARNOTT: With MOD 1, yes.
MS LEESON: Right.

MR HANN: Right.

MR ARNOTT: Thank you. The offer on the table nisw$1 million for open space
improvements at the rear of this site, that agaay not be the way or the need that
Council sees money best used for open space- fi&ssive recreation is not the area
that we really feel that the need for open spaeg ikis point in time. It's also in an
area that, again, like the location of their owofthe public open — what they’'ve
identified as public open space on their site adlye- if you like — | don’t want to

say “acquisition by stealth”, but an ownership gticen from the development. It
benefits the development; the extent to which & greater public benefit is
arguable, | would suggest. And I think, if thesemoney to be provided which they
wish to specify for the purpose of open spacehautd be at Council’s discretion
where in the general area that can be used tpbmstle for the open space needs of
the increased density that comes with this devedsm

MS LEESON: We understand that Council has natrextinto any negotiations
with the - - -

MR McDONALD: | might be able to - - -
MS LEESON: - - - proponent yet; are they awdrgour preference?

MR McDONALD: Yes, | might be able to speak totthyaickly. So lan’s already
mentioned that there has been offers made. Colasii’'t accepted those offers to
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date; in fact, Council has resolved not to enitr any negotiations because of its
philosophical position on the development. It feHt it couldn’t put out a mixed
message to the community that it was doing comrakdeials, if you like, with the
applicant at the same time as opposing the devenpnBo Council took the
position that until a determination was made, itildo’t enter into those agreements.
Now, we understand, that is also a risk to Coubeitause - - -

MS LEESON: Yes.
MR McDONALD: - - - there is a timing risk arourtdat - - -
MS LEESON: Yes.

MR McDONALD: - --and it's one of the issues thee’ve raised with both the
Minister for Planning and the Premier, to say thatwhole process isn't that
favourable to Council. It's sort of trying to peat the interests of its community, but
it's expected to have all of this commercial aremgnt undertaken, ready to go, in
the event that a determination is made that istessarily in line with Council’s
position. So Council said, “No, we wouldn't plagth ends of the game.” However,
we note that there is a draft condition that hanlggaced into the report. | guess,
our position is, whilst we're appreciative of thefil condition, that seeks to get an
agreement resolved before, | think - - -

MR ARNOTT: Within six months.
MS LEESON: Within six months.

MR McDONALD: Within six months — our preferencewd be that — first of all,
we haven’t agreed to any position put forward tyets so the four million, or the
one and a half million in the subsequent offerseh& been agreed to. Our position
would still be that the IPART guidelines set thedglines for agreements, which is
around about 50 per cent of the uplift. So wekhire quantum being offered is too
low. We don't have a valuation at this stage,dautbest estimate of uplift would
probably be in the order of eight to 10 millionldo$, so the quantum is sort of north
of four million, closer to five, in our opinion.

MS LEESON: Did that include affordable housirftg 8 to 10 million, in that
assessment?

MR ARNOTT: Council have - - -
MS LEESON: Orwasita- - -

MR ARNOTT: Sorry — Council has a ..... provisiornthe LEP as it stands that
enables affordable housing. We consider the affdedhousing in addition to that.

MR McDONALD: So it's not part of the planning agment.
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MS LEESON: Okay.

MR McDONALD: It's separate. So — | realise iidifficult process, and not real
sure how you and — you would go about this. Buiwwweeld seek some further
modification, maybe, to that condition that alloussto continue to enter into a
planning agreement, probably more in line with #&RT guidelines - - -

MR ARNOTT: So---

MR McDONALD: - - - rather than relying on the eff- - -

MR ARNOTT: Yes.

MR McDONALD: - - - that’s already on the table.

MR HANN: Okay.

MR ARNOTT: So if | can just elaborate a little -

MR McDONALD: Sure.

MR HANN: - - - bit, Craig, the — if you go lookinfor IPART guidelines, you may
not find them, because

MR HANN: No, I - - -

MS LEESON: Okay. If you can pointthemto - - -

MR HANN: | do have a copy of them; funny - - -

MR ARNOTT: Of what we're referring - - -

MR HANN: - - - you should say that.

MR ARNOTT: - - -to, do you mean?

MR HANN: Well, | have a copy of the IPART guidedis.

MR ARNOTT: Right, so what we're referring to istaally a submission made to
the Department of Planning in which they recommiatrdducing a guide for the
starting point of negotiations between Council dadelopers whereby councils
capture 50 per cent of the uplift in land valuea tisey’ve been quite specific, in
IPART, in their submission to the Department; igtnot actually, at this point - - -

MS LEESON: Isnotina- - -

MR ARNOTT: - - - contained within a specific geithe that they’ve produced.
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MS LEESON: Okay.

MR ARNOTT: Having said that, we are also in tiegess of reviewing our own
VPA policy, in which we’re adopting the advice ##ART. So - - -

MR HANN: Could | - - -

MR ARNOTT: And we have drafted a condition tolegge the condition that seeks
to direct - - -

MR O’BRIEN: 34A.
MR ARNOTT: - - - negotiations. It'sin - - -

MS LEESON: Has that been forwarded to the segattéhat draft condition — the
alternative that you would rather seek?

MR O’BRIEN: Not yet, no.

MR McDONALD: Are you happy if we forward that thugh to you, or do you
want us to - - -

MS LEESON: Yes.

MR McDONALD: - - - dictate it now, or - - -

MS LEESON: | think we're happy for you to forwaitdhrough - - -

MR McDONALD: Okay, yes.

MR HANN: That would be - - -

MS LEESON: - - -in the interests of time.

MR McDONALD: Yes, thank you.

MR HANN: Di, may | ask a question more on thipit® lan, it's John Hann. Just
in relating — you referred briefly to the LEP. Suenably your LEP has a provision
for VPAs?

MR ARNOTT: Affordable housing.

MR HANN: No, I'm talking about, now - - -

MR ARNOTT: For VPAs?

MR HANN: ---VPA, yes.
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MR ARNOTT: It doesn't.

MR HANN: Right, okay.

MR ARNOTT: And we’ve recently done Chatswood CBbategy — so that's for
the CBD itself — where we’ve been grappling with tiext stage of producing an
LEP based on that strategy, and how to incorpahaige sorts of provisions - - -
MR HANN: All right.

MR ARNOTT: It's a notoriously difficult area ---

MR HANN: Yes. No, | just want to know the - - -

MR ARNOTT: - - - | think, to navigate.

MR HANN: - - - status in relation to the — just fclarity — so | just - - -

MR ARNOTT: Yes.

MR McDONALD: Sure.

MR HANN: - - - wanted to understand, on - - -

MR ARNOTT: Yes.

MR HANN: - - - behalf of the - - -

MR ARNOTT: Yes.

MR HANN: - - - panel, that — whether the LEP rsféeo VPA — has provision for it

MR ARNOTT: It doesn't.

MR HANN: - --or not.

MR ARNOTT: It doesn't

MR HANN: Okay. Thank you. Thanks, Di.

MR ARNOTT: If I may — | will just say something affordable housing in that
respect, as well: that the affordable housingunexisting LEP is on top of the FSR,
but within our strategy is to be incorporated ia #5R, because we very clearly
recognise that principle, that bulk and scale,l#istaed by FSR, is what the
expectation is at a strategic stage, and so t@pdion top of that is not a valid
outcome, in our view.
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MR HANN: | understand.

MR ARNOTT: So that's the principle that we’re nancorporating into future
documents, and a principle that we see here.

MS LEESON: But you have a current document thgs st's additional to the FSR.
MR ARNOTT: We do.

MR McDONALD: Sothe LEP - - -

MR ARNOTT: We do.

MR McDONALD: - --does say that. So we've hadifierence of, | guess,
direction - - -

MR HANN: Yes.
MS LEESON: Yes.

MR McDONALD: - - - with the new strategy documenhat we’re preparing, and
the new LEP will reflect the new position of Codras - - -

MS LEESON: Okay.

MR ARNOTT: And | would just say that | think yoassessment on this proposal is
about bulk and scale, you know. And — so — | m#ay’re presenting it on a bulk
and scale purpose. So if you are thinking of pgtany affordable housing in
addition to that, you have to consider the bulk scale that that may result in.

MS LEESON: What's the status of the work you'mendj to change that that says —
under the LEP, affordable housing would be withiea ESR? Do you have a draft
LEP? Do you have - - -

MR ARNOTT: Well, we've got a CBD strategy thater Chatswood CBD. We're
on the brink of going out on exhibition for a loc&ntre strategy and housing
strategy, and we see those — and we’re not quitbeobrink, but we are working on
an industrial strategy as well, or employment latrdtegy. We see that those
documents will develop through to an LEP and D@Rd we — the department has
given us a three year timeframe to 2021. Sodtdemprehensive LEP that will be
based on the strategy direction that those docisraeat

MR McDONALD: So if | can just add to what lansaying, the CBD strategy was
adopted just over 12 months ago by council, has bedorsed by the Greater
Sydney Commission, and we’'ve had a number of plapproposals.

MR HANN: Right.
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MR McDONALD: There's 12 in total in the systermdal couldn’t tell you how
many of - - -

MR O’BRIEN: You've had approximately six that leagone through council and
been supported.

MR McDONALD: And have all followed the new strgiephilosophy, if you like.
MR O’BRIEN: Including the affordable housing appch.
MR HANN: Right. Okay.

MR ARNOTT: So the majority of the planning proptssthat we've had have been
within the CBD following on from the strategy thas been adopted, and we suspect
that, following our local centre strategy and hgsstrategy, we may get similar sorts
of — you know, planning proposals coming throu@urry, | will just find my

papers. Sorry. Thank you. Thanks. | think walmost there. We would just say
that any public open space and roads through theisould be 24 hourly accessible
to the general public, and there’s any specifiorrys One point that | haven't
mentioned, but we were talking about the contrimgicomponent.

They originally offered 3 million for traffic, | ihk, specific to the Willoughby
Road/Artarmon Road intersection. That has beencextito 500,000, and we say
that works at the Willoughby Road/Artarmon Roaeiséction are really as a result
of this development and not a public benefit, thay should be doing works to that
intersection to ensure that that intersection dpsras it does today — that there’s no
further impediment to the community as a resuthefr development on trafficking
around the site.

MR HANN: Yes. Okay.

MR ARNOTT: Our understanding, at least, is therée will be, certainly, increased
gueuing in Artarmon Road. | think one of your digss of us was the pedestrian
crossing o the southern side of the intersection.

MR HANN: Yes.

MR ARNOTT: Certainly, if the development goes athewe see that as the most
direct address through to public open space, aaw dfficial. It potentially will
cause further delay to traffic movements from Artan Road and the intersection
generally, and so that’s the dilemma, | guess,+thaiu know, to achieve what is a
reasonable expectation, if the development doeshgad, has a greater impact on
the community. And so we see that the intersectsaif — this development should
not impact on the community level of service andezience that the community
current has through there, and the contributionsiishbe in addition to that work.
The contributions are the public benefit, in effexdt to retain the existing status
quo.
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MR MILLER: Just while you're on roundabouts, I#@n, might ask you — in your
submission, which I've now found, you talked abth& Artarmon Road/Scott Street
roundabout. We had been given to understandhibais now not required. Is that
your position — the council’s position?

MR McDONALD: I'm not sure — Craig, have you gbettraffic report?

MR ARNOTT: It might be something we need to taiknotice, if that's all right.
MR McDONALD: Yes. We might .....

MR O'BRIEN: Yes.....

MR HANN: It would be helpful if you would come tlato us.

MR MILLER: Yes.

MS LEESON: So on the one hand there was somficteafalysis that said it's no
longer required, and not putting that in would atliureinstate a number of car

parking spaces, and council had a concern abosiblosar parking spaces as well.
So there will be, | think, a couple of issues therehe council to think about and

MR McDONALD: There's always a trade-off, yes. @k
MS LEESON: Yes.

MR MILLER: [I've got a second question, if | mightYou've seen that we have
been provided with a report from the governmentigect; do you have any
comments on that report?

MR ARNOTT: Well, just while you're finding tha€raig, and you may want to say
some things too, but certainly very aware of tikeincern as well about those
subfloor units, and putting off to a later datet lissessment — that just feeds in, |
think, to the point that | was raising earlier abaliance on those - - -

MR O’BRIEN: So the — just on that issue, the ®mlevel issue — it's noted that
the government architect concludes:

It is recommended that the sunken level is further explored, dimensioned and
detailed to ensure that the generic section provided in the concept plan
documentation functions across all building edge conditions.

MR MILLER: Yes. We understand what the repostssawe’re just interested in
what your view is of the aspects of the report.
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MR O'BRIEN: Yes. | was getting to the condititmat the department have
proposed — in the amended conditions talks abdildibgs A and B, and what the
government architect office talks about is acrbgssentire site, and in particular
buildings A and B and C, which are on the ArtarfRwad/Richmond Avenue
corners, and not just A and B buildings.

MR MILLER: Thank you. Was that the only point thre government architect’s
report?

MR O’BRIEN: The conclusion that was made:

The site is not within walking distance to local services such as a supermarket,
and thereisno train station. Thereis a bus to Chatswood which requires
walking down the steep hill to Willoughby Road, and a 20 to 30 minute bus
ride. Assuch, it isexpected residentswill mainly drive to access essential
services with potential public domain impacts.

MR MILLER: What do you say about that?

MR O’BRIEN: So | guess that’s one of the issues toncern us in regards to the
increased density from 400 to 460 dwellings.

MR ARNOTT: And just our principle — our housingeategy that we've been
working on is obviously in close proximity to publransport and services, and
easily accessible for that purpose, and not torbeiging density in areas — more
outline, if you like, retain the character and saail those other areas. And — yes.
Sorry.

MS LEESON: How is Willoughby going in terms of eiig housing targets?

MR ARNOTT: Very easily. Chatswood is probablg theavy lifter in that respect,
but we’re well on track and we’re — for that we &deen given reasonably low
targets; 1250 in the five-year period, which wiekhwill be easily achieved, and
we’ve got planning proposals that are very closactuieving that amount.

MS LEESON: Russell took you to the governmenhiect’s report, which was
good. The department’s assessment report — aiee¢bacerns with any aspects of
the department’s assessment report or draft condithat you would like to bring to
our attention?

MR ARNOTT: | guess we're —we — as Greg mentigiveel have - - -

MS LEESON: That we haven't talked about.

MR ARNOTT: We appreciate the contributions onat tiney’ve put in, but we will
provide you with a redrafted version of that.
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MS LEESON: Yes.

MR ARNOTT: We would like clarification along thmes of the affordable
housing component that we discussed.

MR MILLER: So is there anything in there that hve@ven't already discussed that

MS LEESON: Are there any conclusions of the Dapant’'s assessment report
that Council has issue with? | mean, | think newhie opportunity to - - -

MR ARNOTT: What's the level of service - - -

MR McDONALD: Yes, sure.

MS LEESON: - - - talk through - - -

MR McDONALD: Yes.

MS LEESON: - - - your level of comfort with theepartment’s assessment report.
MR ARNOTT: So it does change the level of service

MR HANN: You did refer to child care — the prows of a child care facility — as
being a permissible use, although, we note, tknawledge, it's not specified as to
where that might be and any details. And | thinkeading your — probably your
December last year submission — it related mamiyé transmission facilities and
radiation. Was there anything else that conceyoedn regard to the childcare
facility?

MR ARNOTT: Look, | would say, traffic would be d@ssue.

MR HANN: Okay.

MR ARNOTT: Traffic and parking - - -

MR HANN: Right.

MR ARNOTT: - - - and drop-off. Those issues always issues around child care

MR HANN: Yes.

MR ARNOTT: - - -and usually at peak periods, doese people are dropping off as
they're trying to get to work, and so the extenmivtach that exacerbates those issues.
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MR O’BRIEN: And if that was occurring close tcetlirtarmon Road frontage,
whether that would have any adverse impacts onibgclp traffic in Artarmon
Road, that would be an issue for the council.

MR MILLER: Yes.

MR ARNOTT: Well, I---

MR MILLER: Okay.

MR ARNOTT: Well, | suspect, yes, that, but alaterever it's in the site, it would
likely impact on traffic - - -

MR MILLER: All right.
MR ARNOTT: - --in Artarmon Road.
MR MILLER: Okay. Thank you.

MS LEESON: We've talked about Scott Street, tiAprovisions, the affordable
housing. Height we’ve talked about generally, tigio the height and - - -

MR ARNOTT: Particularly around the - - -

MS LEESON: - - - bulk issues, and how - - -
MR ARNOTT: - - - perimeter where we - - -
MS LEESON: - - - the perimeter’s - - -

MR ARNOTT: - - - were talking about.

MS LEESON: - - - treated - - -

MR ARNOTT: Yes.

MS LEESON: - - - and how the RLs work there. ¥Yeugiven us a bit about the
history and the process. We've talked through soaféic issues. We've talked
about the value uplift sharing policy that Couriboking to work on the back of
the IPART recommendations. There any other gaudohn.

MR HANN: Di, just on that matter, | noted thatuydid seek advice from Hill PDA
regarding the VPA, | think, in one of - - -

MR McDONALD: Yes.
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MR HANN: - - - your submissions. Is that somathiou feel would be of benefit
to the Commission in understanding this matter?

MR McDONALD: In fact, Hill PDA has just completeapiece of work for us, in
general, for the entire local Government area,@m We should be applying VPAs
to these type of developments. So we can provtterehe general information or
both that and the specific — what specific stufswaCraig, that they provided - - -
MR O’BRIEN: We did obtain a specific report.

MR McDONALD: Okay. Well - - -

MR O’BRIEN: And if we're happy to hand it overgw - -

MR McDONALD: | don't see a reason why not to.

MR HANN: Now, these documents are generally - - -

MR O’BRIEN: Uploaded.

MR HANN: Unless they’re under — become publi@ V& need to - - -

MS LEESON: Unless there’s any - - -

MR HANN: - - - make you aware of that.

MR McDONALD: Can we review the document and - - -

MR HANN: Perhaps you can take that on notice @mde back to us - - -

MR McDONALD: Sure.

MR HANN: - - - on that matter.

MR MILLER: Could I just go back to the GovernméeXrthitect’s report, and your
comments about open space, which | understood,Understood the Government
Architect to be saying that he thought this washaproved outcome in relation to
public open space. And that was one of the isgad thought you might bring out
in your comment, but - - -

MR McDONALD: | think we recognise — sorry.

MR MILLER: - --you didn’t, so let me put thai {ou again.

MR McDONALD: Sorry; didn’t mean to talk over yod think we recognise it's

an improvement over the original. | think what i@l saying — and what lan was
saying earlier — is that we still feel that thera’better outcome, still, rather than
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having all that open space towards the back, wihereuld be perceived by the
members of the public that it may not be open spatiee public.

MR MILLER: | understand the point.
MR McDONALD: Yes. Yes.

MR MILLER: So you disagree with the Governmenthitect on the location of
the public space, relevant to the - - -

MR McDONALD: Yes.

MR MILLER: Relative to the original plan.
MR ARNOTT: Iguess-- -

MR MILLER: s that what you - - -

MR McDONALD: | wouldn’t disagree with the Architein regards to the
comment that it is better. | think we agree thiatbetter.

MR MILLER: [ see.

MR McDONALD: Butwe're saying, there’s still a ther solution again that we
think they could have gone to.

MR ARNOTT: For example, this is located at thest frontage, but it doesn’t look
as though it's been treated in any special wayakenit attractive or anything. |
mean, obviously, you know, design can do that. iBiiat component was put here,
with this coming through, you're getting a setba€lall of the development from the
low-density residential opposite - - -

MR MILLER: I'm sorry; you're going to need to seribe that - - -

MR ARNOTT: Sorry.

MR MILLER: - - - alittle more carefully - - -

MR ARNOTT: Sorry.

MR MILLER: - - - because they - - -

MR ARNOTT: Yes,so—S0-- -

MR MILLER: - - - can't actually see what you're -

MR ARNOTT: Yes, that's right, there’s a recordigging on, isn't there?
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MR MILLER: Itis best to forget it for most purpes, but - - -

MR ARNOTT: So the — in their proposal, the oppace component, situated
entirely to the rear of the site: if that was sfmred to the front of the site, and the
central spine still running through - - -

MR MILLER: | see.

MR ARNOTT: - - -thatis a— provides setbacldelvelopment to the low-density
residential opposite; it provides a more publiccpetion of their right to use that
area; and, | think, it's that sort of thing thag've talking about. So | would have
said that this was easily identifiable as publiemgpace - - -

MR HANN: Yes.

MR ARNOTT: - - -this alotless so; and thasid@ within the concept plan can
achieve that greater public open space use anthbiNigy. | would also just say that
| think the applicant’s submission has made quit& about design excellence, or —
there is already conditions within the approvaluiggg design excellence through
this process with future development applicatiofbat’s a requirement through
conditions of consent, so that's not a justificatior this proposal; that’s already
embedded in the existing consent.

MR MILLER: So, just so that I'm clear, you're kathg about page 35 of the report

MR ARNOTT: |am.

MR MILLER: - - - and the village lawn located the upgrade — in figure 20, at the
southern end of the site. You would see it wowdbtter placed at the northern end
of the site?

MR ARNOTT: That's - - -

MR MILLER: That's - - -

MR ARNOTT: That's my view.

MR MILLER: That's - - -

MR ARNOTT: And with appropriate design - - -

MR MILLER: [ understand.

MR ARNOTT: - - -to make it a publicly - - -

MR MILLER: More inclusive.
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MR ARNOTT: Yes, that’s right.
MR MILLER: Yes, | understand.

MR McDONALD: And retention of the central nortbtgh running spine; we see
that — that was the improvement we saw.

MR HANN: Yes, all right.
MR McDONALD: That's picked up an improvement- -
MR HANN: Yes.

MR McDONALD: - - - but the balance of land at theuth should be brought to the
north.

MR HANN: Yes.

MS LEESON: And that begs the question, then, abbbwf the village lawn on the
southern side. If that were to be transferredhéortorth, would — how that would
terminate that open space running centrally thrabglsite — so whether you would
expect it to be a bit of open space at the bottord,some - - -

MR McDONALD: | - that's right.

MS LEESON: - - - moved back, so that there - - -

MR McDONALD: | think you would require that.

MS LEESON: Yes, okay. Okay. So it will be part-

MR ARNOTT: It---

MS LEESON: Could be part of that one.

MR ARNOTT: | mean, itis also, you know, what tihaeans as well in terms of
more development here, to replace the — sorry -eevelopment at the - - -

MR HANN: Yes, yes.
MR ARNOTT: - - - southern side - - -
MR HANN: Yes.

MR ARNOTT: - - - and the potential impacts ofttlea properties below, etcetera
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MR HANN: On Walter Street.

MR ARNOTT:

So---

MR HANN: Yes.

MS LEESON:

MR ARNOTT:

MS LEESON:

MR ARNOTT:

MS LEESON:

MR ARNOTT:

MS LEESON:

There would be overshadowing issubsre would - - -
That's right.

There could be - - -

Potentially.

- - - consequential issues.

Yes, that’s right.

Yes. Okay. Thank you.

MR McDONALD: I'm not aware of anything else onrdist of things. I'm quite
comfortable. I'm just happy to answer any quesitirat the panel may still have.

MR ARNOTT:

I may just ask, in terms of — we’vetgocouple of things to come

back to you with - - -

MS LEESON:

MR ARNOTT:

Yes.

- - - as a result — what sort of timé mean, we’ll try and get those

back to you as soon as possible, but - - -

MS LEESON:

| think, if you could get them to @srfy shortly, that would be ideal,

so that we'd have time to consider those befordnawe the public hearing, which is
in a couple of weeks’ time. They should come khckugh David - - -

MR McDONALD: Through David, yes.

MR ARNOTT:

MS LEESON:

MR ARNOTT:

MS LEESON:

MR ARNOTT:

Yes.

- - - the secretariat.

Yes.

You need time to go through the HlAAwork, to - - -

Yes, yes.
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MS LEESON: - - - decide what you feel free togerfeel comfortable to send
through.

MR ARNOTT: Sure.
MS LEESON: But the sooner that you can, obviously

MR McDONALD: So if we —yes — if we aim for thee of this week — because
most of the other stuff's - - -

MS LEESON: | think that’s ideal.

MR McDONALD: - --ready to go; itjust- - -

MR ARNOTT: That's fine.

MS LEESON: End of this week would be fine.

MR ARNOTT: That's fine, okay.

MR McDONALD: That'd be great.

MR ARNOTT: Okay.

MR MILLER: Just sure that David had any questions

MS LEESON: David? No?

MR D. KOPPERS: No.

MS LEESON: Anything else, John?

MR HANN: No.

MS LEESON: No.

MR MILLER: Nothing from me.

MS LEESON: Russell? No. Well, thank you veryaimu We did manage to cover
off on our issues as we went through there, sésthaen terrific. Thank you. I've
got a greater understanding of Council’s view deva things now.

MR ARNOTT: And we do very much appreciate the anpynity to - - -

MR McDONALD: Yes, thank you very much.

MR ARNOTT: - - - present our position to you.
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MR HANN: Thank you.
MS LEESON: Thank you.

MR ARNOTT: Thank you.

RECORDING CONCLUDED [11.25 am]
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