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MR P. DUNCAN: Good morning everybody and welconBefore | begin I'd like
to acknowledge the traditional owners of the landubich we meet and pay my
respects to elders past and present. Welcome tmdleting today and this meeting
is on the request for a rezoning review for a plagproposal seeking to amend the
Hills Local Environment Plan 2012 in relation t@phing controls applying to
multiple sites in the Showground Station Preci@etstle Hill. The proposal seeks to
amend the Hills LEP 2012 by adding a new key sitagse and amending the
associated LEP maps to identify the subject lamduding a bonus incentive floor
space ratio and bonus incentive building heighis#afor these key sites and
including a requirement for the provision of comntyifrastructure and affordable
housing on the land if the bonus incentive floaaapratio and height is utilised.

My name is Peter Duncan and | am the chair of B panel. Joining me on the
panel is Carol Austin. The other attendees araéwdvicAnespie from the
Commission Secretariat and Dan Keary and Brentrizafrom Keylan Consulting,
who are assisting the Commission Secretariat @pituject. In the interests of
openness and transparency and to ensure the fitlirezof information, today’s
meeting is being recorded and a full transcript kel provided and produced and
made available on the Commission’s website. Thetimg is one of part of the
Commission’s process of providing advice. It isng place on the preliminary
stage of the process and will form one of the s\aurces of information upon
which the Commission will base its advice.

It's important for the Commission to ask questiohattendees and to clarify issues
whenever we consider it appropriate. If you akedsa question and you’re not in
the position to answer, please feel free to takegtiestion on notice and provide any
additional information in writing. We will also ¢im place that on the website.
Thank you, and we will now begin. So | think tarstwith we've got an agenda, so
we might work through the agenda. The first itsrsouncil’s assessment of the
proposal. If you could cover that for us and aagkground that you wish, and then
council’s view of the Sydney Central City Plannidgnel’s decision. At the end of
that then we might have some questions and dismssi

MS M. MUNARI: Not a problem.
MR DUNCAN: Thank you.

MS MUNARI: All right. So the proposal had beeut in prior to the showground
precinct being rezoned.

MR DUNCAN: Right.

MS MUNARI: So there was in — | suppose, even ni@ekground would be the
introduction of a rail line —a metro line — thrduthe Hills Shire with the
Showground Station included was, you know, fundgthle government in around
2011. In 2013 the State Government released aloostrategy that identified what
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kind of development might be appropriate in thetamns around the stations and
identified growth over a 20-year timeframe for thasations. In response to that, the
Showground Station was identified as a plannedipeced think they’re called now.
They've had several names since then. And the irepat of Planning led the
process for that station precinct. So they haveedomajority of the work, |
suppose, in getting the planning controls to thatdbat they are now. This
proposal was lodged with council prior to that pmetplanning process being
finalised.

MR DUNCAN: Okay.

MS MUNARI: So it was lodged at a time when thesas a bit of uncertainty about
what would actually happen in the showground pramd what kind of timeframe
we’d be looking at for that.

MS C. AUSTIN: So prior to 2013?

MS MUNARI: No, sorry. So prior to, | think, abbu- -

MR ........... Prior - - -

MS MUNARI: It was lodged in - - -

MS MUNARI: - --2016.
MS AUSTIN: Okay.

MS MUNARI: SO, sorry, the 2013 strategy is sonmggithe Department of
Planning released as an overarching strategy - - -

MS AUSTIN: Yeah.

MS MUNARI: - - - for the whole corridor.
MS AUSTIN: Yes.

MS MUNARI: And then, as — within that - - -
MS AUSTIN: Okay.

MS MUNARI: - - - there’s then the next stage, @is the precinct planning,
which is more detailed - - -

MS AUSTIN: Yeah.
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MS MUNARI: - - - where they've actually come ujithvfloor space ratios, heights,
zones — that sort of thing — and that’s the s@lafining controls that are currently in
place, and they were put in place in December 2017.

MS AUSTIN: Yes, yeah.

MS MUNARI: But this planning proposal that wetdealing with was lodged prior
to that being put in place.

MR DUNCAN: Okay.

MS MUNARI: So it has been — or had been with aluior some time while the
precinct planning process was ongoing. They kinguo parallel for a period of
time. Ultimately the Showground Station Precinanping proposal, if you like,
was made by the State Government in December 2€d ¢a@uncil didn’t formally
consider this proposal until April 2018. So thasmafter that precinct plan was in
place. Council's assessment primarily focusedhennfrastructure benefits that
were being put forward by the proponent and th# farim and urban design
outcomes and how those would relate to the pregiact as it has been put in place.

So the precinct plan has quite a deliberate urleaigd background in terms of
studies and testing that was undertaken, you kbgwhe State Government and
with council’s involvement of having obviously theghest densities concentrated at
the station’s site, at the centre where the, yawmkmew infrastructure’s going to be,
and then tapering away with a reduction in heigistyou move further away from
the station. This planning proposal sought togase some of the heights further
away from the station and almost, you know, actieesoad from the station, having
them be as high as they would be, essentiallyherstation site itself.

The infrastructure issues that we looked at redatearily to regional infrastructure.
So there’s a lack of a school for the precincter&hrs, you know, approximately

9000 dwellings we anticipate will be delivered mat precinct and at the moment
there is no school to cater for that. That's stnimgtthat has led to a dwelling cap

on the precinct being put in place. So in the pilagn controls, in the Hills LEP at

the moment there’s a 5000 dwelling cap, and umtisé regional infrastructure issues
are resolved, that cap is not going to be liftedfaa as we're aware. | don’t know if
you have any more background on that, Brent.

MR B. WOODHAMS: Yeah. Well, itis. The schoglthe principal reason for that
cap and there is work underway to try to resoha thsue, but it's not — I'm not
aware of it being close to being resolved by n&a.- - -

MS MUNARI: So the identification of land is a dleage and a majority of
landowners and developers in the location are atsiydooking for significant, you
know, additional density on other sites or otheatens in order to provide that
land. So it's proving to be a challenging thing.
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MR WOODHAMS: Very challenging. In order for aiyate landowner to dedicate
one hectare of land for nothing for a school, thvl/require a substantial uplift in
density, and the concern is that the extent oftupiat would be required would
result in an unacceptable built form and urbangtesutcome. So, needless to say,
the investigation is ongoing. The departmentakilog into it. It - - -

MS MUNARI: With the Department of Education. Hfre obviously involved, as
well.

MR WOODHAMS: With the Department of EducationutBt’s an unresolved
regional infrastructure issue, and part of the [gnwbhere is that for us to be
proceeding with a planning proposal to further @se density in a precinct that is
already subject to significant regional infrasturetcomplaints, we are of the view
that that wouldn’t be appropriate.

MS MUNARI: Sorry. That assessment also dealbwhie voluntary planning
agreement offer that the proponent had put onahlet You have all of the things
that the panel had. So you have our report andesponse to the rezoning review
criteria and that sort of thing. So within the sggthere’s an assessment of what we
believe to be legitimate public benefits withinttbéfer and what things we felt were
something that should be provided with developraeytvay, or things that are
going to be facilitated throughout DCP that we tjittuwvere not an additional public
benefit that would warrant any further density e@ase on the property.

So there are two principal things that we thougétemvorthy of consideration. That
is the additional public parks, so approximatel9®8quare metres for passive open
space within the precinct, and the widening of Nedioh Avenue further. So that's
sort of a spine road down the centre of the pré¢iat will be carrying a lot of
traffic, as well as providing a new, | suppose, koow, key road to get to the
station. So a key pedestrian desire line, as Wwelh within the precinct. So the
widening of that road not only for traffic purposeswell as providing sort of some
amenity for future residence and providing a key ¥za them to get from, you
know, wherever in the precinct — | get to Middletdis a nice wide street, it's got
some nice trees, it's got, you know, space. Issmthe big tall buildings at the
station. It helps with legibility.

We thought that was something that was really wooficonsideration. So those are
some of the primary things that we looked at indhsessment. Ultimately our
recommendation to the council was to considernglko the Department of

Planning about whether they would be open to arthén changes to the planning
controls. It should be — you know, it's within treport, but | will make the point
that we didn’t do any further urban design testinga reduced yield or reduced
heights. That was something that we would do itheeight that the councillors
were going to be keen to go and talk to the departrabout further exploring those
public benefits and whether we wanted to considehér density.
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In the end, they felt that the Showground Stati@tinct needs time to do its job.

So it was only, you know, put in place four monpher to them considering this, so
that's approximately 12 months prior to now. klhg needs some time to actually
allow those planning controls to allow some develept to occur, to allow
something to happen, and that we don’'t have anypetimg reason and that they
didn’t feel the public benefits on offer were enbugf a compelling reason to change
those controls.

MR WOODHAMS: | might — yes, timing is a criticesue because it was rezoned
in December of last year, and since then, we'vefbadmajor development

applications lodged with a combined yield of ov80@wellings, and we've had a
further six - - -

MR KEARY: Sorry, Brent. How many?

MR WOODHAMS: Over 930 dwellings, combined yiel80o they’re currently
under assessment.

MR DUNCAN: In the last 12 months?
MS MUNARI: Yes.

MR WOODHAMS: Yes, since the rezoning, and theleen a further six pre-
lodgement meetings for other sites - - -

MS AUSTIN: So have they been approved?
MR WOODHAMS: No, under assessment - - -
MS MUNARI: They’re under assessment.

MR WOODHAMS: Under assessment, but there’'s befemther six pre-lodgement
meetings for other sites with a combined yield 01000 dwellings. So what that
indicates is that there’s development activityha precinct and the condition hasn’t
changed or to warrant a further change to the pignrontrols — the new planning
controls that have only recently been put in place.

MS MUNARI: And | guess that fed into, you knowhere we sit now, knowing
that, you know, really, the decision that was miadmrrect because we have a
development activity happening. We have peopleiegnim wanting to do
development - - -

MR WOODHAMS: Yes.

MR DUNCAN: Yes.
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MS MUNARI: - - - and that’s exactly what the plprecinct process was supposed
to do, get a rezoning in place and get some agt@gtually occurring.

MR KEARY: And do all those DAs substantially colpmvith the controls? Are
there requests for variations of the controls?

MR WOODHAMS: Yes, there are some requests - - -
MR KEARY: Yes.

MR WOODHAMS: - - - for variations. It's a littlbit — certain standards, certain
controls.

MR KEARY: Right.

MR WOODHAMS: Height and certain locations, buatk to be expected when
you're — you know, with any DA - - -

MR KEARY: Yes.

MR WOODHAMS: - - - that comes in, but, generatlyey comply with the floor
space ratio requirements.

MS MUNARI: We have built into the DCP as well sembility to be flexible with
things like height. We’ve found that we can gahsdetter urban design outcomes
if we do allow a little bit more flexibility, partularly when it comes to things like
where the riparian corridor is that part of thig $iacks onto. You know, one of the
key problems with the urban design here is, obWouwgiite bulky buildings that
overshadow this, sort of, public domain space gatian corridor that we're going
to be embellishing and turning into a nice pathveayd we really want that to be a
place that feels open and vegetated and keepsltaeicter of the location. Whereas
if you've got, you know, very tall buildings oveestiowing it a majority of the time,
it really won’t have that. You know, the vegetatimight suffer. It just doesn’'t have
the right urban design feel about it. So we fimak tsome of those variations — none
of them are really leading towards significant @age density or anything - - -

MR WOODHAMS: No, it's - - -

MS MUNARI: - - - like that. It's more - - -

MR WOODHAMS: Density’s - - -

MR KEARY: Yes.

MS MUNARI: It's more built form, you know - - -

MR WOODHAMS: - - -in accordance with controls.
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MR KEARY: Right. Right.

MS MUNARI: - - - massaging to get it to be rightthe location.

MR WOODHAMS: It’s all about how the floor spacelocated on each of the sites.
MR KEARY: Yes.

MR WOODHAMS: So what we’re really after in thisgginct is to have slender
built form that creates better skyline - - -

MR KEARY: Yes.

MR WOODHAMS: - - - better distribution of floopace. It reduces the
overshadowing impacts.

MR KEARY: Yes.

MR WOODHAMS: And that allows for greater landsedmpen space at the
ground level, ground floor common open space.

MR KEARY: Yes.

MS MUNARI: And those are key character consideret in this area, knowing

that it's suburban area transitioning to soraefan urban hub around this new
station, but being mindful that on the peripheryhait, we still have suburban areas
that are not going to change that still have tlegify streets and the feel of openness
and trying to retain that through DCP controls. it3oimportant to allow some
flexibility to get that to happen.

MR DUNCAN: Okay.

MS MUNARI: So, yes, that's essentially where wetg the — the council has, you
know, obviously considered that report and felt thare wasn’t sufficient merit in
warranting a change, and that was the decisiontthatmade, and then, yes, we went
to the panel’'s rezoning review. Their decisiorviobsly, was favourable towards us
in that it shouldn’t proceed, but they did haverthete on the end that they thought
that the compromise position had merit. | suppmsehoughts on that are that, you
know, we gave our councillors the option to consttiat compromise position, and
they felt there wasn’t merit to go with it.

So, you know, it was something that we put fornesdfficers to give them an
avenue if they were of a mind to consider thosdipldenefits and give them an
option to say you don’t have to go with — as muslihe developer’s asking for,
potentially, to really consider those public betgefiGive them that halfway point, so
that they — they’re not put off by the substantialease in density and not giving
those public benefits a fair chance. And that&lyewhat that recommendation is
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about, you know. These things are legitimate putdinefits. Do give them a fair
chance, but, ultimately, what they’re offering & enough to warrant the change to
those controls.

MR WOODHAMS: And, plus, with the outstanding regal infrastructure issues,
that would still be an issue - - -

MS MUNARI: Yes, that's still - - -

MR WOODHAMS: - - - which would affect the compr@e — the alternative
planning proposal.

MS MUNARI: Yes.
MR WOODHAMS: So - - -

MS MUNARI: And as | say, we didn’t do the urbamsihn testing. You know, we
came up with a number that we had used in anotieeinet. Basically, what you
can get, we've got a key sites provision in anofirecinct where we’re giving a 20
per cent bonus to some sites where they amalgadelieer some public benefits,
that sort of thing. We basically just applied tapproach to this site, take what they
can get under their current controls, and if weedhem an extra 20 per cent, then
that would be what we think could be an appropnedg to do it.

MR WOODHAMS: But even then, there’s uncertainty.

MS MUNARI: Yes, but we didn’t test heights, flospace ratios, built form — it's
an extremely large site with a lot of options ablosy that built form could be
arranged and designed. None of that was actugtipeed with that compromised
position. So there was still, essentially, a whadev planning proposal preparation
and justification - - -

MR DUNCAN: Right. If - - -

MS MUNARI: - - - required to — for that to realbe a legitimate option. It was not
something that we did the work for. It would hdneen something the applicant
would have to have done. And as far as we're awhey haven't - - -

MR DUNCAN: And if - - -

MS MUNARI: - - - done that — or they haven’t peesed it to council.

MR WOODHAMS: No, they haven’t come back with that

MS MUNARI: No.
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MR WOODHAMS: But to go back to the planning prepbthat was submitted, we
do believe that the development standards thatahegeeking would result in an
overdevelopment of the site. The bulk and scalb®fdevelopment is excessive.
The tower floor plates are quite large — very laggpecially at the 12and above
storeys. Poor separation between buildings, eke@essershadowing of common
open space areas, excessive overshadowing of exjgablic open space,
inadequate interface with the riparian corridar.ohe of the urban design
assessments, it showed built form within the rgoagorridor.

MS MUNARI: Just obviously - - -

MR WOODHAMS: And what that indicates is that tfevelopment standards that
are being sought are excessive and would resalt mverdevelopment of that land,
and that — it indicated to us that the developrstaridards that the state government
put in place as part of the plan precinct prograenewprobably what was appropriate
or whatis - - -

MR DUNCAN: Right.
MR WOODHAMS: - - - appropriate for that particulacation.

MS MUNARI: Since this proposal was consideredccbyncil in that rezoning
review, we’'ve completed the contributions plan daglelopment control plan for the
precinct. So that wasn't part of the plan pre@mrbgram; that was council’s
responsibility. So we have some controls that dédl the things that Brent was
talking about, like, you know, setbacks to deslgrse. You know, more slender
tower floor plates and get those outcomes thatent@lking about within the
landscaping and the open field with vegetation.l Sappose the applicant didn’t
have the benefit of having that DCP in place ttofe) but what it shows us is that
what they were proposing wouldn’t comply and worddult in a lot of variations to
that that would lead to, probably, a refusal ofAibthose were the development
standards because they couldn’t meet the mordetttiesign elements in the DCP.

MR KEARY: And does the contributions policy adsseaffordable housing and
community infrastructure - - -

MS MUNARI: No.

MR KEARY: - - -as proposed in the planning preal®

MR WOODHAMS: It — the contribution plan addressasal infrastructure.

MR KEARY: Yes, yes.

MR WOODHAMS: Provision of infrastructure, thats the essential works list.

MR KEARY: Yes.
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VPAs that deal with these kinds of contributions th -
MR WOODHAMS: Not that I'm aware of, no.

MS MUNARI: No.

MR WOODHAMS: No.

MS MUNARI: Well, the contributions plan is now place. So as a condition of
consent, when one is issued - - -

MR KEARY: Yes.

MS MUNARI: - - - they will have, you know, a paymt under that contributions
plan - - -

MR WOODHAMS: Yes, they'll pay - - -

MS MUNARI: - - - as part of their conditions.

MR WOODHAMS: They'll pay in accordance with the -
MR KEARY: Yes. Yes.

MR WOODHAMS: - - - rates within contribution plan

MR KEARY: But you're entering into VPASs for coittutions above and beyond
what’s in the contributions plan?

MS MUNARI: No, not at this point.

MR WOODHAMS: No. No, that would be up to themnbake an offer if they
were to - - -

MR KEARY: Yes, yes.
MR WOODHAMS: With a development application,liey were to - - -
MR KEARY: So there’s no VPA policy as such.

MR WOODHAMS: We are working on one.
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MR KEARY: Right.

MR WOODHAMS: Yes.

MS MUNARI: But not specifically for - - -

MR WOODHAMS: But not specifically - - -

MS MUNARI: - - - the Showground precinct.

MR KEARY: Right.

MR DUNCAN: For the whole area — the whole couiaeéa, is it?
MR WOODHAMS: Yes.

MS MUNARI: Yes, so | mean — and it's more admiragive, | think, the way we
deal with VPAs.

MR KEARY: Yes.

MS MUNARI: Because there is this plan precinet,know, set of controls now
and we have a contributions plan and we have a D@éh't think we’ll get a lot of
additional - - -

MR KEARY: Yes.

MS MUNARI: - - - voluntary planning agreementef$ because we’ve dealt with
what we can under the planning framework that’slalbke to us, and it would be —
yes, the option for a developer to put that forwiatiey wanted. We find in The
Hills that, generally, we tend to get more voluptplanning agreement offers with
planning proposals, rather than DAs where someaezking to do something
above and beyond what the current infrastruct@aéwork deals with.

MR KEARY: Yes, yes.

MS MUNARI: That's where we start saying, “Welby're now creating a shortfall
in infrastructure. How are you going to resolvat®i And that’s where voluntary
planning agreements tend to come in. A majoritgwfareas are covered either by
our section 7 — no, is it 712 now?

MR WOODHAMS: Yes.

MS MUNARI: Sorry.

MR KEARY: Yes, yes.
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MS MUNARI: 94A plan.

MR WOODHAMS: 94A, yes.

MS MUNARI: So we have a 94A plan that covers - -
MR WOODHAMS: Yes.

MS MUNARI: - - - the whole shire and then we havéhink, 19 — we’re up to 19
now - - -

MR WOODHAMS: Yes.
MS MUNARI: - - - contribution plans for - - -
MR DUNCAN: What - - -

MS MUNARI: - - - various areas including our rase areas, growth centre
precincts, that sort of thing. They all have citmitions plans - - -

MR WOODHAMS: Yes.

MS MUNARI: - - - that are specific for that dewpiment that's happening. So it’'s
rare that we get a voluntary planning agreemeretr géfst with a DA. There are a
few around, but not very many.

MR DUNCAN: If — you mentioned before the — a nienbf proposals you have
before you in this area and also pre-planning disioms. What would be the
sequence and timing of that deliver, should alséhbe approved?

MR WOODHAMS: As far as development - - -

MR DUNCAN: Yes, so they're - - -

MR WOODHAMS: Development horizon? We would haveyet back to you - - -
MR DUNCAN: But that would be fairly immediate.

MR WOODHAMS: That would be fairly - - -

MR DUNCAN: If you've got them before council now.

MR WOODHAMS: One would think that they would waatget them onto the
market reasonably quickly.

MR DUNCAN: Yeah.

.IPC MEETING 19.12.18 P-13
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MR WOODHAMS: Because we do have a precinct tlaagtdnly recently been
rezoned for 9000 dwellings. The market can orkg tap a certain - - -

MR DUNCAN: A certain - - -

MR WOODHAMS: - - - amount of yield - - -

MR DUNCAN: Yes.

MR WOODHAMS: - - - per year.

MR DUNCAN: That's right.

MR WOODHAMS: So one would think that they wouldnt to get - - -

MR DUNCAN: So I think the number you mentionedsWaoadly around 2000 by
the time you added both.

MS MUNARI: Yeah.
MR WOODHAMS: Yeah, yeah.
MS MUNARI: Pre-DAS - - -

MR WOODHAMS: When you add the pre-DAs and the D&t have been
lodged, around about that mark.

MS MUNARI: And that's — so that's within about h2onths we’ve had discussions
on those, and that’s two-thirds of the cap - - -

MR DUNCAN: Yes.

MS MUNARI: - - - already.

MR DUNCAN: Yes. That's right.
MR WOODHAMS: So the - - -
MS MUNARI: So - - -

MR WOODHAMS: When you count the Landcom land anges. We're going to
get the cap pretty quickly.

MR KEARY: These are all on amalgamated sites?

MR WOODHAMS: Sorry?
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MR KEARY: Are these DAs on the amalgamated sites?

MR WOODHAMS: Yes, yeah ..... larger sites anda#f bnd half. So we have a
couple applying to sites that are less than 10gd@Dare only seeking the base and a
couple on the — with larger amalgamated sites, visicelevant.

MR DUNCAN: And the cap — caps itself, when yolkeéa about the infrastructure,
you mentioned the school. Was there also operespabat, as well? Were there
other — the transport, | assume, is generally thérene rail - - -

MS MUNARI: Yes.

MR DUNCAN: - - -is delivered, the road’s upgradeThat’'s within — so the caps
then really around the school - - -

MR WOODHAMS: It's principally the school.

MR DUNCAN: Okay.

MS MUNARI: Yes.

MR WOODHAMS: Because - - -

MR DUNCAN: Not open space, okay.

MR WOODHAMS: No, not open space.

MR DUNCAN: Okay.

MS MUNARI: We've resolved a lot of open spacaiss - - -

MR WOODHAMS: Yeah.

MS MUNARI: - - - within the contribution’s plan.

MR DUNCAN: Okay.

MS MUNARI: So weren’t necessarily part of the gret planning process, but
since making the contributions plan we’ve identifadditional playing fields, local

open space and funding mechanisms to deal with Bat’s - - -

MR DUNCAN: Okay.

MS MUNARI: - - - primarily through that mechanisn®o that's not really the
reason - - -
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MR DUNCAN: And the showground space itself: hattconsidered public open
space in your plan?

MS MUNARI: | suppose it is, but it's not going $erve as an active recreation - - -
MR DUNCAN: Okay.

MR WOODHAMS: No.

MS MUNARI: ---space. It'smore ofa- - -

MR WOODHAMS: It's a recreation cultural facilityit's going to be subject to a
separate master planning exercise.

MR DUNCAN: Okay.

MS MUNARI: Yeah. It's not, you know, fields fdids to play soccer and football

MR DUNCAN: | understand.

MR WOODHAMS: Yeah.

MS MUNARI: - - -and everything. It's - - -

MR DUNCAN: | understand. Carol, have you got auestions on the proposal?
MS AUSTIN: No, I think I'm fine.

MR WOODHAMS: If | could also point out, with thgublic benefits, whilst they
are good public benefits, they shouldn’t be usgdgofy a built form and urban
design outcome that is inadequate in terms ofdbgeis which we discussed earlier.
A poor built form - - -

MR DUNCAN: Okay.

MR WOODHAMS: - - - and urban design outcome.

MR DUNCAN: All right.

MS AUSTIN: Sorry, | just had one question. Coutli talk me through how you
think you’ll resolve the schools issue. So if yann't have land for it now - - -

MR WOODHAMS: Yeah.

MS AUSTIN: - - - the more DAs that you approvee tess flexibility you have
going forward - - -
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MS MUNARI: Yes.
MS AUSTIN: - - -to address that schools issue.

MS MUNARI: | suppose the first thing to point dst | guess, it's not actually
council’s responsibility to resolve the schoolislisomething that the State
Government is doing. It was their plan precinal #meir corridor strategy that led to
this, so they’re responsible, | suppose, for dgahith that. The State is also
responsibility for education, so it is about thepBement of Planning and the
Department of Education working together to findagipropriate site and location
and service the growth that has been put in pl&ce.Brent does have more detail
on the process, because we have had some involvemen

MS AUSTIN: Yes.

MS MUNARI: - - -in the discussions - - -

MR WOODHAMS: Have had some involvement and ieré’s an opportunity in
the deferred area to possibly investigate a siteab we said before, that’s an
ongoing process.

MS MUNARI: So — sorry, can | just interrupt fon® second? Sorry. The deferred
area is a part of the Showground Station prechrattwas deferred, funnily enough.
A section that they didn’t do rezoning or anythorg So it's actually on the
opposite side of the creek.

MR DUNCAN: Can you just roughly show us wheresibn this plan?

MS MUNARI: So roughly it would be over here.

MR DUNCAN: Looking at the figure in the — figufiein council’s document, yes.
MS MUNARI: So it would be over here.

MR DUNCAN: Okay. So it's to the sort of left tie showgrounds site in your
diagram figure.

MS MUNARI: Yes. Soit's down - - -

MR DUNCAN: Okay.

MS MUNARI: - - - over there. So when Brent'skialg about that location, that's
where he means. It’s within the overall precibet, not part of this planning

proposal - - -

MR KEARY: So - - -
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MS MUNARI: - - - or part of the key residential -

MR KEARY: - --does it remain zoned - - -

MR WOODHAMS: Yes, existing.

MR KEARY: Existing. What's the existing zoning?

MR WOODHAMS: Light industrial.

MR KEARY: Yeah.

MR WOODHAMS: Light industrial. But it was idefied as a deferred area
primarily as a way of doing further master plannimgyk to get a better design
outcome and have a better interface to the ripaandor. So that —the ..... riparian
corridor, which basically is the open space thattis the precinct, that will play —
as the precinct develops, it will play a significamle in providing passive open

space to the people within this precinct.

MS MUNARI: That's right. Sorry, I'm happy to tebthat for you, you know, after

MR DUNCAN: So we're looking — just for the recomde’re - - -
MR WOODHAMS: So that’s the - - -

MR DUNCAN: - - -looking at a map here preparedtioe zoning of the Hills area;
is that right?

MS MUNARI: Yes, that's right.

MR DUNCAN: Yeah.

MS MUNARI: So this location is sort of where thighese planning proposals area.
MR DUNCAN: Yes.

MS MUNARI: And this white area here - - -

MR DUNCAN: s the deferred area.

MS MUNARI: - - - is the deferred area with thel reutline - - -

MR DUNCAN: For the very reason of what we're tatik about, which is looking
for provision of other things.
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MR WOODHAMS: That's primarily — the idea is thaith the riparian corridor that
will need substantial embellishment in terms otlea&orks, revegetation, provision
of passive open space facilities, and that costseycand as a way of enabling
developers to do that work, that's why their —thester planning exercise is
underway: to identify what additional developmpatential that that land needs in
order to offset the cost of rehabilitating and t@Nging the open space - - -

MR DUNCAN: Yeah.

MR WOODHAMS: - - - corridor. And it's also whate're trying to do is get some
additional employment opportunities within the pnet, as well.

MR DUNCAN: So you said that the Department of &ation and Planning are
actively looking at it. It's in the process anath - -

MR WOODHAMS: Yes.

MR DUNCAN: - - -you've had some involvement hat.

MR WOODHAMS: Yes.

MR DUNCAN: Yeah.

MR WOODHAMS: But it is quite uncertain right naas to whether - - -
MR DUNCAN: You haven't got an outcome.

MR WOODHAMS: - - - a school in that particulacktion will be the outcome of
that particular process.

MR DUNCAN:
MS MUNARI: | know we didn’t answer it - - -
MS AUSTIN: No.

MS MUNARI: - - - which is, you know, when do ydhink you might resolve it,
and | guess - - -

MS AUSTIN: Yes.
MR WOODHAMS: Yes, timing. It - - -
MS MUNARI: We don’t know - - -

MR DUNCAN: It's out of your hands.
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MR WOODHAMS: It's uncertain.

MS MUNARI: - - -is the answer. Itis a bit.

MR WOODHAMS: And that uncertainty, as it is stithcertain, when we’re
looking at this planning proposal, which is seekiadurther uplift density — | mean,
it has already been rezoned — should we be doatgathilst there are those
unresolved regional infrastructure issue, and ouncil’s view is no, we shouldn’t
be doing that.

MS AUSTIN: So with these deferred sites, am htim concluding that in addition
to it being a potential location of a school, ialso a location for future job
opportunities. So it’s light industrial - - -

MS MUNARI: Yes, we’re hoping.

MS AUSTIN: Okay.

MS MUNARI: We’'re hoping.

MS AUSTIN: Okay. So is the collocating of sch®ot an industrial area, is that
something you would - - -

MS MUNARI: We don'’t believe it would necessarilg industrial in the future.
That's just its current zoning - - -

MS AUSTIN: Okay.

MS MUNARI: - - -and that's what it's remained bscause it's been deferred from
this planning process. We envision that it wibhipably transition to a higher order.

MR DUNCAN: Employment - - -

MS MUNARI: You know, a B6 or B7, you know, a —mamercial employment - - -
MR DUNCAN: Right.

MS MUNARI: - - - rather than industrial.

MS AUSTIN: Okay.

MS MUNARI: | mean, | think that's a long-term dod&robably not something
that's going to happen in the immediate term.

MR DUNCAN: Yes. Understand.
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MS MUNARI: But, you know, with these substaniiareases in residential that
we’ve got in the station precincts and how fasthek they’'re going to come, we
really need to match that with job opportunitiesye need to make sure that there’s
enough land around to development to occur thatigees the jobs to match that.

MR DUNCAN: Okay.

MR WOODHAMS: Yes. So within this precinct, there there’ll be about 20 to
25,000 people, and if you — but go off our currage brackets, around 18 to 20 per
cent of the population is of school age. So thaltisut 4000 school aged children
just within this precinct. Now, | note some of tihv@robably won’t go to school
within the precinct. They’ll go outside, but a stantial portion will. And so we
really need a new school, K to 12, within this jmet

MS MUNARI: And we need to give the Department&afucation the opportunity
to provide that because, you know, their remibipriovide education for anyone
within their catchment. So if that — you know 2@ years, we’re looking at that
catchment being there, they need to make surehtbgive got enough land and
enough space to cater for the children that thektthey’re going to get.

MR KEARY: Okay.

MS AUSTIN: Along the ..... rail line and sort ofe or two stops away, are there
education facilities that have got excess capdbdycould accommodate all those
additional - - -

MR WOODHAMS: That would be up to the DepartmehEducation to look into
where they have some additional capacity withistaxy schools, figure out how
much they can accommodate there and where theyeatpw schools, but the
requirement for a school was — in this particutemakion, was identified as part of a
plan precinct program. So they recognise that - -

MR DUNCAN: It was in the - - -

MS MUNARI: Anecdotally, my understanding is, ibere’s really not. The next
closest station is Castle Hill which is sort ofthp other end of Showground Road
near Castle Tower Shopping Centre and that — thepgte a big residential
catchment going in there and there is an exigimgary school and it's at capacity
without this development occurring.

MR DUNCAN: Right.

MS MUNARI: Going in the other direction, you tetalget towards the business
park, and there are some schools in that locatiointhey’re not really on the train
line. You know, it would be — you know, probablyyie a kilometre and a half
away from the station, that sort of thing. Notllseaomething that you would want

.IPC MEETING 19.12.18 P-21
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

to see primary school aged children navigatinghesr town, that walk and train ride.
Further than | think a typical catchment for a @mnschool particularly would be.

MR DUNCAN: All right. So we’ve covered the asse®nt for the proposal. What
about your view that — you want to say somethingualyour view of the planning
panel’s decision.

MS MUNARI: I think they made the right call.
MR DUNCAN: Yes.

MS MUNARI: They did their assessments againststh&tegic merit test and the
site specific merit test and, you know, when yaklat those requirements, the
controls were less than five years old. Has angtishanged to warrant something,
you know? | don't think it has because this plaecpnct process was done in
response to the rail coming which is sort of thggbst change happening in the area,
and that’s done. That rail was there when thegeddt; it's there now. Nothing
else has changed that really gives rise to inangabie density. You know, there are
still the outstanding infrastructure issues thataresolved at this point in time, and
we don't have a, you know, clear date when thahiriig resolved. So it would be
unwise to proceed with that at this point.

MR DUNCAN: So as | understand, that was the cdsngosition in April as well

MS MUNARI: Yes.

MR DUNCAN: - - - when they assessed that proposal
MS MUNARI: Yes, that's correct.

MR DUNCAN: Yes.

MS MUNARI: And that hasn’t changed, you knowthink we — we would like to
see the controls stay as they are for at leasfitleayear period, give an opportunity
for certain actual development to occur on the gdotio see what’s happening, work
through any issues that we have with the built farmd design. | mean, this is, you
know, a very large precinct with a long road ohgidion ahead, and | anticipate
there will be revisions of these plans, you knoteast every five years.

MR WOODHAMS: Yes ---

MS MUNARI: But I don’t know that those are goitmresult in substantial
increases in density. | think that they will bewnd, you know, improving design
and making sure that we create a community thaksvoNot, you know, towers
with no open space and no vegetation.
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MR WOODHAMS: And excessive bulk.

MS AUSTIN: So once the school issue is resolvethat it ceases to be
constrained in development and then go to 9003 unit

MS MUNARI: Yes.

MS AUSTIN: - - - you believe that 9000 units daandeveloped within the existing
planning - - -

MS MUNARI: Yes. So we've calculated that basedtwe controls that - - -
MS AUSTIN: Okay.

MS MUNARI: - - -are in place now.

MR DUNCAN: Yes. Okay. Andrew, have you got dasther questions?
MR McANESPIE: No.

MR DUNCAN: Carol?

MS AUSTIN: No, thank you.

MR DUNCAN: Well, | think unless you've got more &dd, | don’t think we’ve got
further questions at this stage.

MS MUNARI: No, | mean, the report and our respotsthe rezoning review
criteria was reasonably comprehensive. Obviousiygu have anything that comes
up through your assessment to our discussion, @E@s#act us. You know, we have
no problem responding over the phone or comingairaif you need — council’s
closed from the 21to the 29, but I'm back on the™. | think you are too —no - - -
MR DUNCAN: Right.

MR WOODHAMS: Yes, yes, I'll be back.

MS MUNARI: You're back.

MR WOODHAMS: I'll be back. I'll be back.

MS MUNARI: So we’re around.

MR DUNCAN: So we wait — January. We have urité £nd of January - - -

MR WOODHAMS: You'll getin touch with someone - -
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MS MUNARI: Yes.

MR DUNCAN: - - -to complete this. So we may o®ivack in January if - - -
MS MUNARI: Yes, and that’s fine.

MR WOODHAMS: There’ll be people there availaldehielp you out.

MS MUNARI: Yes, absolutely.

MR DUNCAN: Okay. Well, that's been comprehensivihank you.

MS AUSTIN: Yes, thank you.

MS MUNARI: All right. No worries. | will arrang for just a little bit more detail
on the development applications and the numbedsveflings to be lodged as we
discussed - - -

MR DUNCAN: That would be helpful.

MR WOODHAMS: Yes.

MS MUNARI: - --and I will — we can leave thaittvyou - - -

MS INGLIS: Look it up.

MS MUNARI: But I'll send you an electronic versio

MR DUNCAN: Well, maybe send the electronic versic -

MS MUNARI: Yes — are you sure - - -

MS INGLIS: Yes, these are done in - - -

MS MUNARI: Yes, | can give you - - -

MS INGLIS: Yes, it's on an electronic versionsye

MS MUNARI: - - - an electronic version, yes.

MR DUNCAN: Any — and what we're talking about teeas the zoning - - -
MR WOODHAMS: That's the zoning - - -

MS MUNARI: Yes, the map we referred to.

MR WOODHAMS: That's the land zoning.
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MR DUNCAN: So if there’s anything like that yohink that would assist us,
please feel free to send it through.

MR KEARY: Well, we can readily obtain that. Tl - -
MS INGLIS: There are just the zoning maps - - -

MR KEARY: This is the zoning maps from the - - -
MR WOODHAMS: | can provide a zoning map.

MS INGLIS: - - - from the LEP and a copy of thieoB/ground Precinct structure
plan from the DCP - - -

MR KEARY: Yes.

MR WOODHAMS: Okay. | can provide a zoning maghnall the DAs identified
and - - -

MR KEARY: That would be handy. That would be tdgn

MR WOODHAMS: - - - pre-lodgement locations.

MR KEARY: So we know the location of the DAs ah@t would be helpful.
MR WOODHAMS: That'd be helpful.

MR KEARY: Yes. Yes, that would be - - -

MS MUNARI:  Yes, because this map does show thatjt was prepared a little
while ago, so it’s best - - -

MS INGLIS: Yes---

MS MUNARI: - - - if we update it.

MR WOODHAMS: | prepared an updated one yesterday.
MR KEARY: Right. Okay. In preparation for today

MR DUNCAN: All right?

MS AUSTIN: Yes. Good.

MS MUNARI: Making sure you know.

MR DUNCAN: Okay. Megan - - -
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MS MUNARI: okay. Wonderful. Thank you so much.

MR DUNCAN: - - - Bronwyn, Brent, thanks very much
RECORDING CONCLUDED [10.30 am]
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