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MR S. O'CONNOR: Before we begin, | would likedoknowledge the traditional
owners of the land on which we meet, the Gadigapfee | would also like to pay
my respects to their elders past and present atie telders from other communities
who may be here today. Welcome to the meetingytoitss the St George
Community Housing Sustainability Limited is the &ppnt seeking approval for the
construction and operation of an 18-storey socidla&fordable housing
development at 11 Gibbons Street, Redfern. My niars¢eve O’Connor. I'm the
chair of this IPC panel.

Joining me is my fellow commissioner Wendy Lewinrap right as well as Olivia
Hirst and David Wade from the Secretariat on my |&f the interests of openness
and transparency and to ensure the full capturgf@imation, today’s meeting is
being recorded and a full transcript will be progidl@and made available on the
Commission’s website. This meeting is one pathefCommission’s decision-
making process. It is taking place at the prelanyrstage of the process and will
form one of several sources of information uponaltlthe commission will base its
decision.

It is important for the commissioners to ask questiof attendees and to clarify
issues whenever we consider it appropriate. Ifrgoasked a question and are not in
a position to answer, please feel free to takeythestion on notice and provide any
additional information in writing which we will sslequently put on our website. |
request that all members here today introduce teles before speaking for the
first time and for all members to ensure that tleyot speak over the top of each
other to ensure the accuracy of the transcriptvirigesaid that, we can begin. So
over to you.

MR A. BROOKS: Thank you. My name is Andrew Bredkom St George
Community Housing and | would just like to talki#lé bit about St George. We're
a Tier 1 community housing provider establisheg@&ars ago and we operate solely
in New South Wales. We own and manage over 6500epties throughout the state
that provide home to over 11,000 people. We'reanity working with the City of
Sydney on a number of sites that we’re hoping teelbp into over 500 social and
affordable housing units.

This project at Gibbons Street represents the sag®ject in our almost 1000-unit
development pipeline and we’re very keen to comraanstruction because this
project forms a significant part of our social aifbrdable housing fund which is a
contract we have with New South Wales Departmeiiamfily and Community
Services — the FACS program — which is part ofrthéure directions program
about delivering more social and affordable housiniipe state.

So this delivers 160 of those units in the SAHFRgpaon and our contractual
requirement is that we need to have these complbsteide end of 2020. So in
anticipation of working towards what we hope isoasent for this project, we have
been working with the Tier 1 contractor so thatcsae commence works within four
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weeks of an approval. A lot of work has gone itiis project at Gibbons Street
because fundamentally, we designed this as a pidoe lived in.

We commit to an in perpetuity delivery of sociatlaaffordable housing within the
City of Sydney and therefore as custodians of imgkl for a long period of time, we
take a lot of time to select materials and ameitighin the buildings to ensure the
people who live there for however long — shortlomg-term — that they have a
pleasant life and can enjoy living in a set of apants that provide community
facilities as well as are able to maintain and rgartheir properties because most of
our tenants do have some significant physical aedtal incapacities.

So one of the big features that we have at St @esrge invest a lot in
environmental sustainability. We think that byyding well-insulated, well-
ventilated and modern apartments, we design tetfi8-NatHERS standard. That
delivers a $500 a year saving on electricity Bolstenants and this is probably the
second-highest outgoing for tenants after theit. rét@eping those costs under
control is quite essential for ongoing quality ibé.| So that's an area that we invest
heavily in with the Office of Environment and Hae through their EEP program
and also our financier the Clean Energy Finance@ation who is again very
interested in seeing ESD outcomes.

But we then put that through to the rest of outfpbio because it's not just about
one building or one ..... it's about retrofittingreexisting properties and all our other
new builds so we commit to a standard that we wasee throughout the portfolio.
We advance on this project through the Design Eewceé Program with New South
Wales Government architects in the middle of 201@ the rest of the team will talk
a little bit more in detail about that process, toom our perspective as an end
building owner, we found it very collaborative aamctually added to the amenity
outcomes of the building.

So it was a very constructive process during 20iBvee think that the building
benefited from the involvement of New South Walesh#ects and also the
involvement from the City of Sydney and from thep@gment of Planning as the
consent authority. So we would certainly commeras$ia route forwards and if we
had another building such as this, then we woutthrtdy commit to that outcome. |
think that’'s as much as | would like to say at thisment. | would like to hand over
there to Michael and then to Nick.

MR M. WOODLAND: Okay. Thanks, Andrew. My nangeMichael Woodland.
I’'m from Keylan Consulting, the town planner worgion this project, along with
Rebecca from my office. | will just say a few werdFirst, | would like to thank the
Commission today for the opportunity to presentda. Firstly, | would like to say
we support the department’s recommendation to appitte application.

We've reviewed the assessment report in detaibandonsider it critically analyses
the multitude of technical urban design plan astttitral issues in a very
comprehensive manner. We think it balances thi¢ foum considerations along
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with the ongoing function of this building which Arew spoke about just then. We
also generally support the draft conditions of emssubject to some amendments.
We have tabled a letter the other day to the Cosions We’re happy to talk about
that in detail at a later point today if that's eptable to the Commission.

MR O'CONNOR: That would be useful, yes.

MR WOODLAND: Fundamentally, though, it's arounohing of the construction

of some of the detailed conditions. As Andrew sHid is a unique project, not only
in terms of its design but its critical role thidlylay in providing significant social
and community benefits to current and future getiea. As you're aware, this site
was sold by the City of Sydney as surplus landHerpurposes of affordable
housing. As Andrew spoke about, this proposal s4éK affordable and social
housing apartments with supporting retail and consiakbusers managed by St
George. | want to point out a couple of thingshia department’s report and then |
will hand it over to Nick to talk about the actwgsign of the building which we
think is important.

Page 11 of the department’s report makes the nliiehvwe also agree with — is that
this in itself — we exceed the government’s requésts for affordable housing
projects required under the Affordable Housing SEIPRh only requires a
minimum of 10 years. All of these apartments Wwélprovided in perpetuity. The
application, as Andrew said today, has been thdtreSover 12 months of work
which has included extensive consultation withdepartment, council, design
panel, other agencies, as well as our own commenigjaggement. We’ve taken an
evidence-based approach to all aspects of thisopedpvhich is evident in our EIS
and also in our attachments.

We've also amended the proposal as a result cfigmeficant design excellence
process we've been through our response to sulamssi which we note there has
been only seven public submissions. There has d@&amber of agency
submissions and also the council’'s submission, @guronically, being the

objection to the proposal which brought us herayodwe’ve carefully reviewed all
of the issues in the submission; that’s in ourutleentation. Just at its highest level,
we think this proposal directly responds to onéhefmost critical planning issues
facing New South Wales at this point and that’ssog affordability.

If you look at every planning strategy by the gawaent and by council, housing
affordability — in fact it's now one of the objeaifthe Act — is first and foremost.
And this will deliver affordable and social housiimga very — in an area that’s in
very close proximity to a transport node being RedfStation and in accordance
with the government’s own urban design principlastiie regeneration of Redfern.
The department identified four key issues: desigellence, amenity to adjoining
properties, residential amenity to future occupants also traffic parking and
access.
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In terms of design excellence, as | said, we'venliheough a rigorous process.
We've met with the panel on five occasions. Wells0 independently met with the
council on over seven occasions. Nick will addtéssin his presentation. In terms
of amenity, you will read a lot about amenity issé@r the future residents. Nick
will also talk about that in terms of some of thaavations that we’ve promoted
through this development. So | think now unlegsghnel has any questions of me
we could — | will forward it to Nick which will géhrough a short presentation and
we will talk through the building, the evolution thfe design and how we’ve
addressed some of the issues that have been raised.

MR O’CONNOR: That'd be very good. Thank you.

MR N. BYRNE: My name is Nick Byrne from DKO Ardieicture. I'm the project
architect on this building as well. So hopefullystworks — so as part of the process,
| think we were — just a little bit of history ohi¢ as well — we were one of the first
projects to actually undertake the Design ReviemePRrocess with the government
architects. And what you can see from this is thete has been a fairly steady
progression of the design as well. We've alwaysnheterested in probably
breaking the mass of the towers down to a threeit@sheme as well. So we're just
concerned at the fairly blocky massing of the bodd along Gibbons Street and
particularly also along Regent Street as well.tt®was probably the progression.

There was an additional meeting that we had pestthDecember meeting, but
what is really clear is there is actually an embrakcthe actual process as well and
understanding what the government architects amadlue add that they've actually
added to the process as well. As you're awaresiteesits in this zone through here.
It's probably fair to say this area through herprisbably developed a lot quicker
and it's partially because it's closer to the statiink that sits up through here. It's
undergoing a fairly rapid change though. And mmi® of the planning controls that
sit around the site, we've got effectively a theterey podium which we will talk
about in a little bit more detail at the end of gresentation and then an 18-storey
component of built form.

The three-storey podium is four metres set baak fitee boundaries on both Marian
and also on Gibbons Street as well. The siterg eenstrained really from an
outlook and amenity point of view. It's a tougkesi It has Gibbons Street to the
west which obviously there is a road noise issoauih there and also the station as
well and then north of the site there are a sefid8-storey buildings which exhibit
the same planning controls as what we’re dealirig.w&0 solar access is obviously
tough as well. We do benefit from the park thtgt sn the other side of Gibbons
Street so that we do get some solar access franpaigcular component of the site.

And then further south and east of the site, tieeeSEARS that sits in through here
and there’s also an application currently with acounProbably one of the other key
components that we've been dealing with is thevatitn of William Lane as it sits
through here and runs down to Margaret Street. gxotably the final thing is the
wind in this area is a tough constraint and it teadly been one of the driving factors
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behind the design so it’s just probably that wégtemter breeze — just how we
mitigate that particular component as well. Ag péany process that we look at —
and these are just some of the slides from the BRE’re interested in the context.
So we're just understanding the fact that it isiealways has been a meeting place
and this is pre-settlement times for the Gadided,Bidjigal and the Wangal. And
we’ve used that as part of the emphasis on pulilio ahe scheme as well.

It has always been a transport hub with the 18#diyh Train Station and it has
always been connected to the city, but probablyther thing that's interesting —
and obviously we all know this — but just the agd aature of the housing that sits
there at the minute and how that’s actually gomguolve over time and probably
some of the lessons that we can learn from theimFa streetscape point of view as
well, it's very varied and diverse, but probablyshionportantly, as Andrew and
Michael have alluded to, we're just concerned #trgga new benchmark and that's
not just from a straight built form point of vielmt obviously a community point of
view, so it includes many communal aspects as well.

We've done an extensive streetscape study, sostaeiously — there’s a
predominance of brick, there’s diversity, theregpth, but it's probably fair to say
it's very eclectic so it's probably thinking abdbgt in terms of the way it affects our
scheme. Just in terms of the podiums and the potfieatment and how that has
actually been resolved, we've got setbacks to Gibl&treet and also to Marian
Street and these have been increased over thesprotdealing with the city as well,
then starting to delineate that with a verticaldbugy and then varying the heights of
that as well. So it's trying to get that fine-gralement at the base of the building.

From a tower point of view, as | discussed at theduction, we were always keen
to get that three-tower form and that was reallimdrying to have a really nice
breakup of built form and a nice proportion to wisabtherwise probably a difficult
proportion to deal with — 18 storeys wide so weje¢ a one to one proportion. So
we’ve broken it up into three, started to chamifer¢dges and the corners to get
better views back to the city, incorporating anvecedge at the base of the building
and then open spaces. And probably one of thggtmat’s not shown on this is —
and it's critical to the design — is the curved e&slgnd the chamfered edges of the
building. It's really starting to deal with the md effects of the building as well and
the amenity at the street level but also imporatite amenity of the people that sit
in the building or on balconies.

So it's starting to decelerate that window as ihes from the west, in particular.
Community is an important part of the building, asdAndrew alluded to, this will
be social and affordable housing as a tenure Bledario, so that will be scattered
throughout the entire building, but starting at ¢heund level, we’re incorporating a
community hub which, effectively, is a — it's a zofor the residents to actually
meet. It could also be for the public to meet tigto there, and it’s effectively an
assimilation and education process that could derporated into the building. We
have a bike hub at the ground that will be mandge8GCH as well, so there’s talk
about that in the report as well.
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So itis, in effect, something that will be caréfuhanaged, and we feel that
providing a rate of about 100 or so bike spaceslégjuate for a building of this
scale. And then as you move up the building, yaxehpodium communal open
space and rooftop communal open space, but propailpcknowledging that — and
it's an often forgotten component of communal oppace, really thinking about the
occupants as well and including kids play areasranftop gardens that can be used
for different events and so on. So it's just intpot to acknowledge the fact that
we’ve really embraced the community in this buitges well. In terms of the
materials, again, in line with the contextual asaywe’re suggesting brickwork at
the base of the building.

There is communal art proposed to sit on the sibffdugh here. It's also at the
ground level, in terms of the paving, and ther@ @@mponent of details in the
brickwork that deals with the communal art. Immsrof the materiality, brick at the
base, precast up the building and, again, th&ailfyrabout a longevity of — and
maintenance-free period of the building. So juakimg sure we understand those
constraints as well. In terms of the ADG setbaeksl it is exhaustively discussed in
the report, so — and it's dealt with very well, jugt in terms of the way that the
setbacks have been applied on our site and alsbaply importantly, the adjacent
sites, it’s fair to say when you get a smaller kite 88 — 80 to 88 Regent Street,
becomes more difficult.

So they push the setbacks through here, and aldeeddEARS, but, really, what
we’ve done is that it is a difficulty and it is at+s part of the uniqueness of the site
that we have to look at these compliances and where've effectively applied the
performance provisions of the ADG and examined @dt¢he openings and the
acoustic and visual privacy, how it applies asiits up the building as well and,
again, you can see most of the sites through heeegimilar sort of thing. And then,
importantly, at the top level — and just as an ingrtt point, if you apply this setback
to the top level of the building, it will effectilyerender the development not entirely
feasible. It cuts off so much from nine to 17particular.

And then in terms of the SEPP 1 variation, as Mitias alluded to, there is a slight
breach through here that set — effectively setk fma metres from both Gibbons
Street and Marian Street, but | suppose one dfdlighings that we've dealt with
and one of the obvious issues is when you pushuhding out to the boundary
edges, you have to deal with the wind mitigatiord e’ve done exhaustive wind
modelling to actually deal with that as well.

So, hand on our heart, we can say that the winceitiog works well. There’s a lot
of discussion about the revision of natural vetitlain the building as well, and
what we’re providing is a — effectively, a hybrigsgem. It has a solar panel or a
solar array on the roof. It pumps air down thddng and then into each of the
apartments, providing the adequate amount of natardilation into each of the
apartment without the need for windows to be opahoviding, obviously,
acoustic amenity to the apartments as well, andsthia Thank you.
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MR O'CONNOR: Thank you. Thank you, Nick. Anyoekse that needs to make
any comments to the opening statement or you'itehjeie to back up when the
guestions get to your — is that the story?

MR WOODLAND: 1 think that’'s probably the storyes.

MR O’'CONNOR: Okay. Defer. Fine. Thank you venych for that presentation.
I’'m quite interested in the wind issues. You rdigeon several occasions. Can you
just talk us through a bit more about what youeaelto try and combat that issue?

| know | don’t understand a lot about how you treatd issue. So starting from a
low base.

MR BYRNE: So wind — predominantly, the westedythie problem. It's obviously
cool and it has the — it has enough velocity te - -

MR O'CONNOR: And it's coming straight across ek, so it's a good - - -

MR BYRNE: It's coming across the park. So it lga$ no buildings to - - -

MR O'CONNOR: Yes.

MR BYRNE: - - - protectit. So, really, firstitigs first, the way to deal with wind
acceleration and — is to, effectively, curve thenees of the building as well to
decelerate it as it goes around the corner ordtept it — particularly move it around
the building, as such. So that was probably itemiver 1, and then no matter what
you do, the wind is going to hit the building aeéfectively, go down to the street
level, so it's protecting the amenity at streeeldw providing a continuous awning
that runs from — pretty much, from the laneway it through here, all the way
round to — sorry, | just can’'t move the mouse —@meway that sits through here all
the way round to Marian Street as well. So this#'si number 2. There’s - - -

MR O'CONNOR: So just on that item number 2, sa’y® saying the awning stops
the wind buffeting people on the ground level.

MR BYRNE: On the ground level.

MR O’'CONNOR: Right.

MR BYRNE: Yes. So hitting the building, no maitehat we do - - -
MR O’'CONNOR: And then it runs down the buildirdpes it?

MR BYRNE: Itdoes- - -

MS W. LEWIN: There’s a downdratft, yes.

.IPC MEETING 13.5.19 P-8
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MR BYRNE: - - - run down the building. So it'topping the wind hitting people
at street level.

MR O’'CONNOR: Okay.

MR BYRNE: | mean, we've all walked through Redfend it is a tough
environment through there, particularly that thriosite link to the station. So it's
probably just protecting the people at street levdien there’s additional means of
protecting even this laneway through here, on tlid ean get there. The laneway,
there’s a gate through here with 50 per cent pgyrésimake sure that there’s
amenity to the people that are using that lanewaighwis the, you know, the people
that are going to be loading, garbage truck drivisat sort of thing through there.
And then up at these levels as well, it's againkimg about how we can stop the
downdraft, effectively, in these zones and, alse,downdraft in these zones. So
there’re additional screens that deal with thadl iia fair to say we’ve modelled the
building, I think, twice now and dealt with eacheoof those components in there.

MR O'CONNOR: And so the vegetation, how doesithatand those wind factors?

MR BYRNE: There are screens that sit externallthat as well, and we've
specifically provided vegetation that can withstaimak particular wind resistance.

MR O’CONNOR: Because that's one of council’'s cams, isn’t it? That the
vegetation won'’t have deep soil areas and mighe luificulty surviving in that
environment.

MS K. GRAY: Can | make one point.

MR O'CONNOR: Just say who you are, please.

MS GRAY: My name is Kim Gray. I'm from St Geor@®mmunity Housing.
MR O’'CONNOR: Thanks, Kim.

MS GRAY: Just in terms of the wind, we workedengively with the wind
consultant from the beginning, so a lot of the adermtions, we incorporated in the
design from the outset some of the factors thak Nas suggested. One of the things
to note is that landscaping is — helps to adhetie avcomfort level. So, “If 'm a

user on level 3, will | feel comfortable in thatase for the period of time that I'm
expected to be there?” So the building elemekésthe gates, like the curving of the
balconies, the orientation of the units, they aese-t and the provision of the awning,
they are the components that deal with wind — pgedessafety. So, “Am | going to
be safe when I'm walking along the street?” Aneltfandscaping is used as an
additional component to make those spaces feelaabie when | use them, not
safe, if that makes sense.
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MR O'CONNOR: Okay. And you've mentioned the laag, the area that is —
there’s gates on either side. Was any considergfien — the fact that William

Lane truncates a sort of cul de sac to allowindipatzcess along there or were there
security issues or — can you just talk us throughtwnight have been the concerns
there.

MR BYRNE: We were concerned about the safetyughothere, yes, and this
particular development on 13 to 23 has run theviayethrough as well, so it won't
truncate at our site. It will run through, anthdts always been the intention to run
through as well.

MR O'CONNOR: Right.

MR BYRNE: There has been discussions with theeguwment architects about
keeping that as a public laneway, but we wereqgasterned about passive
surveillance at ground level adjacent to the logdiack, etcetera.

MR WOODLAND: Yes. I think it's worth to point dwalso that this building has
no basement.

MS LEWIN: Yes.

MR WOODLAND: So that creates its own challengeserms of loading and
unloading and the functionality of the buildingo that issue was raised a number of
times during the Design Excellence Process andgsgudsion with council, and we
believe this is the ultimate scenario that wilballthe load and unloading to be
undertaken and also alieve those security issues.

MR O'CONNOR: That lack of a basement must beus,ahough, in terms of cost
— construction, etcetera, without excavation, etegtso - - -

MR WOODLAND: ltis certainly isn’t from that pepective but in terms of
designing the back of house requirements at thengrtevel - - -

MR O’CONNOR: Yes. Sure.

MR WOODLAND: - - - whilst still trying to activat these edges was difficult and
it has been — | think Nick has done a fantasticj@md Kell — in doing that, but
you're right. Obviously, there is cost savingghat regard.

MR O'CONNOR: Okay. Wendy, do you have a questotwo?

MS LEWIN: Yes. Justa few. | think Andrew meried that a number of the
occupants might have some — physically or perhaggaily — are not challenged but
they have some difficulties and | wonder how thaghmhhave been factored into
parking, transport, provision of — do they havecsgleneeds is the question, really,
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and in the way that you would organise transpack-pp, drop-off, circulation at
ground level — in your experience, has there egenta need for - - -

MR BROOKS: So - - -
MS LEWIN: - - - a particular off-street provisi@n

MR BROOKS: We operate a number of buildings atat af them are built to
standard council provisions in terms of car parkifitne Affordable Housing SEPP
actually provides a reduction because it recogritsgspeople in our cohort are not
high car owners and that continues to be the e@akparticularly in a location such
as this, very close to Redfern Station. We tookaty decision that we were going
to have no cars in support of the residential acnodation or the commercial
accommodation, primarily because there’s very gaamkss to a lot of GoGets and
we also felt that the bike system and the bikeis.also more of an encouragement to
those tenants who want to take up a healthy liflesbut we — that’s primarily why

we operated the bike hub.

We will have a presence in the building — abouR3Gstaff — and they'’re there as —
not as admin people but as allocations officers sugpport coordinators. So we
aren’t a primary support provider but we work wathout 100 agencies across the
city to connect with people with the required lewEbupports, whether that's
mobility or whether it's training, and that's preely what the hub is there for. It's
there to run a series of classes and — educatibneaneational classes that, because
we’ve got that presence on site, we know we wilabé to operate it at a very local
level, not just for the people in the building liait the rest of the community in
Redfern. So we want to try and create that opédibg but also provide a safe and
secure environment for our customers.

So we — in undertaking the allocations for the @cbjinitially and throughout its life,
we will be very careful to ensure that we allodatpeople whose needs are met by
the building. 1 think we've got —is it 15 per ¢exdaptable dwellings throughout the
building? We design to a suitable liveable staddaryway throughout all the
apartments, but adaptables we generally try aratéoon ground or close to the
ground floor for travel distances, but again, asialy our population of around about
11,000 people, we don't have 15 per cent who recaitaptables, but we have that as
a minimum benchmark in all our schemes because firoe to time, there might be

a greater number of people requiring that kind fafcality.

MS LEWIN: Sure. With the ventilation system, idyou be able to go into a
little more detail, please.

MR BYRNE: Sure. Sure. Effectively, what we'vetgs we’ve got a net system in
terms of a solar array that sits on the roof.ak two fans that are powered off that as
well. There are two fans for the point of viewttlfaone is inoperable, that you've
actually always got that back-up as well. It purtigsair down the building in two
shafts and then disseminates that into each aighetments itself, and obviously
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that comes with cost and complexity as well, with ampers — all those sort of
things — as it goes through each of the fire cotnpamts as well.

We have analysed also the need to user-operatarttiawith the amount of air
that’s going in there, it's not required to do thaall. We don’t need to do that. We
basically just pump the air in the buildings ashsand that is the system and it does
it to every singable habitable room as well, s® ot just pumped into the living
area. It's done to the bedrooms as well.

MS LEWIN: So does it have a central shaft oF - -

MR BYRNE: It does. Itdoes. It has central- -

MS LEWIN: And it feeds off?

MR BYRNE: Yes. It feeds off at each of the cdaon levels.

MS LEWIN: Okay. And the leakage that you - - -

MR BYRNE: Is by means of a trickle vent.

MS LEWIN: Right.

MR BYRNE: Yes.

MS LEWIN: And that has got some ability to mitiganoise as well .....

MR BYRNE: Yes. Yes. Yes.

MS LEWIN: All right.

MR BYRNE: Well, there’s two ways for the air tetgout of the building or out of
each of the apartments. It's through a tricklet\an- and to be honest with you, we
put a trickle event in every single apartment anyvjast from a straight
condensation build-up, and then the second wai®tare always paths from — you
know, by virtue of the fact that you've got a rahged — you've got a bathroom
exhaust for the air to get back out of the buildasgwell.

MS LEWIN: There’s always, however, a permaneiiitgfor the - - -

MR BYRNE: Yes. For it to move through.

MS LEWIN: For it to flush out.

MR BYRNE: Yes.

MS LEWIN: Yes.
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MR BYRNE: Yes.

MS LEWIN: Okay.

MR BYRNE: Yes.

MS LEWIN: All right. Do you have documents thaitu could send us on the - - -
MR BYRNE: Yes.

MS LEWIN: - - - wind analysis as well as the vi&tion system?

MR BYRNE: Yes.

MS LEWIN: That would be great. Thank you.

MR O'CONNOR: Just a supplementary question - - -

MS LEWIN: Yes.

MR O'CONNOR: - - - on the ventilation systemuriderstand it's solar powered.
What if there’s a problem with power supply. Isa mains back-up?

MR BYRNE: It'sanet---

MR O'CONNOR: Is there a battery storage system-or

MR BYRNE: Yes. It's a net system as it currertperates. So, effectively, at
night, it is running off our mains as well. Soriis always that contingency there as
well.

MR O'CONNOR: Right.

MR BYRNE: Obviously, over time, when batteries better, we would look at that
but, at this point in time, the studies that wedame doesn’t warrant it.

MS LEWIN: Where is your battery store by the way?
MR BYRNE: We don't have one.

MS LEWIN: You don’t have one?

MR BYRNE: No.

MS LEWIN: Would you?
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MR BYRNE: We could. It's just the fact that aatudies that we’ve done today
doesn’t warrant it at this stage. There is roonth@nroof, for argument’s sake, to
actually put that there if needs be, but we haveedbe study of it as well.

MS GRAY: We did some modelling and were advisgdNbrthrop that the amount
of area that we would need to use for the battenyldy basically, obviously, take

out some of the PV panels and the net generataintd — in terms of what it
generates to power the fan and the common ardasnretd is just simply not there.
So it just felt like we’re providing a battery reafor no benefit. Once — if the —it's
connected to the common power, so SGCH will piclang pay for any excess that's
not being provisioned for by the PVs. It's notrgpio be then disseminated out to
individual tenants for their bills. It's part otip- - -

MR BYRNE: Base building.

MS GRAY: - - - operating costs for a common pype

MS LEWIN: Okay. Thank you. Your facade studiese were wondering whether
it might be possible to have a site plan that shyous proposal within the context of
what is being considered adjacent. You have y@aw corridor studies with the
plans of each level for the adjacent - - -

MR BYRNE: More like that.

MS LEWIN: Yes. Yes. However, with the detailgldn arrangement.

MR BYRNE: Okay.

MS LEWIN: You have it in the report, I think, ard -

MR BYRNE: Yes. Okay.

MS LEWIN: - - - it would be very helpful for us tinderstand how your facade has
developed in relation to that habitable rooms andrity, privacy, acoustic and so
on in relation to the other developments.

MR BYRNE: Yes. Yes. That's fine.

MS LEWIN: And also the street structures anddtier pedestrian areas would —
and servicing.

MR BYRNE: Yes.
MS LEWIN: That would be great.

MR BYRNE: So that plan with adjacency and deshbwn inside it.

.IPC MEETING 13.5.19 P-14
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MS LEWIN: Yes. Yes. It's certainly here in wigtour new studies. No. It'sin
here.

MR BYRNE: Page - for instance, page 34.

MS LEWIN: Let’s have a look. So many documerig.
MR BYRNE: That sort of plan there, Wendy.

MS LEWIN: Yes. Yes. Yes.

MR BYRNE: Butin larger — obviously, a larger kxa
MS LEWIN: Yes. Yes. With the — all the adjacent-
MR BYRNE: Yes.

MS LEWIN: That would be great.

MR BYRNE: Yes.

MS LEWIN: Thanks.

MR BROOKS: For clarity, is that adjacent as ergtand the proposed
development - - -

MS LEWIN: And proposed.

MR O’'CONNOR: Exactly.

MS LEWIN: Yes.

MR BROOKS: Yes.

MS LEWIN: And we would prefer to be considerirg, you would be, as well, |
would imagine, the proposal in the context of evag/s desires. The community
hub is some — is a provision that you would be @asfble for in perpetuity, too?

MR BROOKS: Yes. Yes.

MS LEWIN: Okay.

MR BROOKS: The office and community hub will becapied and managed by St
George, as will the bike ..... we see the bikeldess a potential social enterprise, as
well, for residents in the building. So, rathearitjust being a storage, we would like

to activate that with a small repairs area andor. the residents to manage that.
And so we look at the social enterprises within.thelocations that we manage for
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the presence on the ground, because we see thakeag positive contribution that
the building can make, rather than just being aglahere people live.

MR O’CONNOR: | think you've probably answeredglguestion just — that | was
going just in the comments you’'ve made, Andrewas going to ask, have you just
taken the opportunity, because you're building damplex, to place some staff in
some accommodation you will provide or is that cliserelated to the 160 units
above, the provision of that staff? And it soulikis it's the latter.

MR BROOKS: It's absolutely the latter. And wevkanother site in Greensquare
and also on City Road. So we see this as beingt @fcentral hub in the city of
Sydney where we can offer those management senitlesalso operate in the
existing housing estate in Redfern-Moorehead Stvelgith is one of our more
challenging properties. So the more access we tioaservice providers and our
tenants, the better. So on a scale of this, amytlgally more than a 100 units, even
more than 80 units, we want to have a presendeibuilding, not as a sort of back
office for a bunch of accountants or anything likat.

Absolutely for frontline staff who will deal with... person located here, because it's
going to take quite a lot of our own maintenanded we’ve alluded to in the past
that establishing a building is a challenge, buaniag it for a long time and making
sure that we control those maintenance costs [sabig an even bigger challenge.
So hence we go for these unpainted exteriors, lamck..... concrete. We put a
flooring system down that’s not carpet, becaus@ete lot of tenants who cannot
..... occupational therapy issues about allerg&swe go for a flooring system that
lasts for 35 years in residential use, which jumsits the amount of chairs we have on
carpets and repairs and maintenance .....

MR O’CONNOR: Thank you. And another questiont t@gses from a number of
the objections, which | think you've also partlysarered with that response, there
were concerns raised about the fact that this@spEd cent social and affordable
housing and it would be better if it was a mixeslelepment. So — but, obviously,
there’s economies and benefits to you as a prowidierg able to provide that extra
level of service and training and upkeep, etcetésdhat the response to that
guestion?

MR BROOKS: To an extent. | mean, it starts with allegations. So we have to
be very careful about how we allocate our projémts building of this number of
units. We've had experience in the past where /bad a lot of young single men
in a single location. It doesn’t work. It prodsdbe inevitable outcome. So you
have to be very careful about making sure thaatloeations in a building of this
scale match the community within which it exis&o there will be allocations
prioritised for single older women, because we kriogre’s that demand in this
locality. And it varies from community to commupit

So we don't have a single sort of cookie-cutter sige fits all. We do know that
ones and two bed apartments are the highest dertenudih, in the cohorts that we
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serve. And, again, we just have that site preteemake sure that we can address
issues before they become issues. So | thinkitase of when you look at this

building, it doesn’t look like a traditional condeyf social and affordable housing.
It's meant not to. It's meant to look like a prigly managed block of apartments.

And our experience is that when you give peopleadly good piece of real estate,
they will look out for it. If it's well maintainedthey will look after their piece. And
that's part of the sort of underlying training isstthat we try and instil in all of our
tenants, so that we don’t become a neighbour thiaday wants to know. We
actually want to be a front door that people infReelfern community want to come
through and learn life skills, as well as the teaam the building. So we're
absolutely out to be the best neighbour in Redfern.

MR O'CONNOR: Thank you. The question of bicypkerking was one of the
concerns that council raised in its objection& dbde recalls for 160 bicycle
parking spaces to be available for a 160 unit dgrakent. You've argued, by
reference to existing usage of tenants, etcetevther developments you have, that
in reality it's a lot lower than that. But you thgo on to promote this sharing
scheme. And you've talked a little about that.n@au just tell us a bit more about
why you think 80 bicycle parking spaces is adeqt@td60 units.

MR BROOKS: So we find that people in apartmentsudon’t generally own — or
there’s not a high ownership of bikes. And we ledlat all our existing high rise
properties in the portfolio and really came up witfs is the right number for this
location, bearing in mind we're, again, so closéhtransport ..... we also had a
chance to look around a number of the recentlyt buildings in this locality.

And we kind of saw a lot of empty bike stationseryvempty. And we didn’t want

to provide a sort of mausoleum for bikes where iR8dwere there. We wanted to
have — absolutely have something that was activedyl and actively managed. And
hence that bike management philosophy came otieafeisearch we’ve done, both
locally and in the portfolio.

And then what else can we do to make this actaabigtter take up for a healthy
life? And so we said, look, if there are residsédces that aren’t taken up by the
tenants, then we will operate, if you like, a bikeanagement library and up until,
say, midday that’s available for residents in thi#ding. Thereafter we will make it
available on a web or an app for local people @Rledfern community.

Now, that has got to bed down and no doubt thelidoisome tweaks that we will
need as we get into operation there. We don’t w@bt a bike litterer, if you like,

in terms of all these bikes that get left aroud, again, having people based in the
building, we’ve got opportunities to go and collbdtes, rather than let them just
waste away around the city. So that’s the conlsepind the bikes ..... but in terms
of how we quantified it and then how we’re goingatidively manage it, rather than
just say, “We've got a bike store for 160 bikest, lguess what, there’s only ever 40
bikes in it” - - -
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MR O’'CONNOR: Yes.

MR BROOKS: - - - and a big wasted space.

MR BYRNE: And that goes to the location, as weilting right at the front door.
The idea is that you come into the lobby and yduseie that activity in the bike
store, as well. So it's sitting in a front of hewsrea; it's not tucked away in the
basement. So we’ve actively tried to promote thebility of that space as well.
MR BROOKS: Do you have that visual, that 3D viSua

MR BYRNE: |don't, no.

MR BROOKS: It's not there, is it?

MR BYRNE: No.

MR O'CONNOR: So just on that same issue, if #Bteeme is as successful as you
hope it is and you find there is a need for moke Iparking, is there a plan B? Is
there a potential to be able to incorporate mokeshin that space by vertical - - -
MR BYRNE: 1t---

MR O'CONNOR: ---meansor - - -

MR BYRNE: It already is vertically — they are tieally stacked already.

MR O'CONNOR: Yes, | saw the image that you showet's - - -

MR BYRNE: Yes, it is vertically stacked already.

MR O'CONNOR: Yes.

MR BYRNE: | mean, the only — and, obviously, titeer constraint that we have
here is we don't have a basement, so we don't titenge leftover areas to go and
plan bike parking in. So it's a tough one in tewfishe amount of back-of-house
space that we’ve got versus the remaining amourgsidiual, you know, retail,
commercial and office space that we have.

MR BROOKS: We would have to look — if it cameti@at, we would have to look
at areas like the community hub or communityelsewhere in the building to see if

we could — it would be a nice problem to have.

MR O’CONNOR: Yes, certainly would. Yes. And jusentioning the community
hub and other community spaces, there is a megiong, isn’t there, on level 3 - - -

MR BROOKS: Yes.
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MR O'CONNOR: - - - next to the open-space arda®t talk about the different use
that will be put to, and how do you distinguishvbe¢n when you’re down in the hub
and when you're having some - - -

MR BROOKS: Well, the - - -
MR O’'CONNOR: Something occurring in that room.

MR BROOKS: The ground floor hub is mainly whergegnal service providers

will come in and run computer courses, languagssels. One of the popular ones
we have at the moment in Hurstville and Riverwao@hinese dance and choirs. So
that's where the ground floor space is primarilgused. This is more for residents
in the building to use as a quiet space. So wehaile a lot of young families. It's a
covered space or an enclosed space where mumsdadah sit and watch their
kids playing in the play area. It's a quiet infpestion space. We can use it for in-
house events for people to use, either this olethed 17 space. It will be managed.

It won't be available after — | think it's 9 o’cl&dn the evenings we lock this space
at.

MS GRAY: The condition says 10 pm - - -
MR BROOKS: 10 pm.
MR BYRNE: - - - for the outdoor space.

MR BROOKS: The outdoor space. So we don’t wargricourage negative use of
these spaces, for obvious reasons. And what wehéo we open a new building is
we have typically a small booklet which tells peopksentially how to use the
facilities in their unit but also what the hous&suare around public spaces, like,
community spaces. So this will be equipped with swonishings and chairs and
tables and that ..... And it could be used if weehoverflow for competing
requirements for the downstairs community hub feréiow classes in need. So we
want to keep it quite flexible - - -

MR O'CONNOR: Right.

MR BROOKS: - --so thatit doesn't just becomsoa of inside/space.

MR O'CONNOR: And the same question in relatioriite open-space area. So
you've got that level 3 open-space — private ogeaes area, and you've got the — is
it rooftop or almost rooftop?

MR BROOKS: Almost rooftop. The other one .....

MR O’CONNOR: And what's the differentiation abdutw people might use those
two spaces or - - -
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MR BROOKS: | think the lower space is very mucarefor young families. This
is more of a — you will go there if the ground fiapace is a bit too crowded. It's
justa- - -

MR O’'CONNOR: Overflow.

MR BROOKS: Yes.

MR BROOKS: An overflow, sort of, quieter space.

MR BYRNE: Both of them are active zones, thou@u they’'ve got barbecues,
those sort of facilities there. But | suppose wiitis particular zone, we're really
conscious of the wind again. So - - -

MR O'CONNOR: | was going to say your vegetatioitl struggle.

MR BYRNE: So what we've done is tried to semidese it as well. So we haven't
just opened it to the sky and left it that way. 'Véeenclosed it partially on the
rooftop edge and then in terms of the parapetsedis w

MR BROOKS: Since these drawings we’ve actuallyught all the planters in off
the parapet edges about a metre. | think thelesatal300 ..... because we didn'’t
want them to be — well, as soon as they becomeeatia climbing point, then
they’re an axis below the parapets. And then wa'tivant to start having screens
up because it then just creates more of a seresectdsure. So by bringing the
planters in by 1300 we still retain the qualitytioé soft landscaping, but we just deal
out a management issue or potential managemeiet issu

MR O'CONNOR: Okay.

MS LEWIN: The wind is seasonal, isn'tit? | meé#mere are seasonal issues with
it.

MR BYRNE: Yes. Yes.

MR O’'CONNOR: And is there a possibility that thereens can be operable so that
there is a much more - - -

MR BYRNE: | will have to take that on notice.m’not sure.

MS LEWIN: There’s connectivity in it and acced&/ould it be possible also to
have some drawings with a — the plans and secéiblesist, with a bar scale?

MR BYRNE: Yes.

MS LEWIN: Thanks.
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MR O'CONNOR: And just while that slide is on thall, the two lifts — is there a
third lift, a service lift to the left there? Trajust a space, is it?

MR BYRNE: No, that's the ventilation shaft.
MR O'CONNOR: That's the ventilation shaft.
MR BYRNE: Yes.

MR O’CONNOR: Right. And, again, I'm not familiavith what the requirements
are, but two lifts to serve 160 apartments, thatbeen - - -

MR BYRNE: Yes, in an 18-storey building, we'vestied that. Yes.
MR O'CONNOR: Yes. Okay. You've got other quess, Wendy?
MS LEWIN: No, | think that’s it.

MR O’'CONNOR: Okay.

MS LEWIN: No.

MR O’'CONNOR: David?

MS LEWIN: That's it, thanks.

MR O’'CONNOR: No. Any questions of us about tlegess from here or - - -
MR BROOKS: No.

MR O’'CONNOR: Okay.

MR BROOKS: | don't think so.

MR BYRNE: [ don't think so.

MR O'CONNOR: All right. | might draw it to a cke. Thank you, Caitlin. That
finishes the session.

MR BROOKS: Thank you,
MR BYRNE: Thank you.

MR O’CONNOR: Thank you for your time, coming indatelling us all about this
exciting project.
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RECORDING SUSPENDED [11.51 am]

RECORDING RESUMED [11.52 am]

MR O’'CONNOR: Okay. Thank you.

MR WOODLAND: Okay. Look, I thought it would begbably worthwhile just to
go through some of our comments on the conditigkss! said at the outset, we are
absolutely supportive of the department’s repod @Ttommendation, first and
foremost; however, there’s a number of conditimmsa number of reasons we
would like to see amended. Going from the — theeygally in a couple of themes.
The first theme is that we think there’s a few miagrors, and then the other one is
around timing, and Kim may talk to that in termdiud construction timing. We
want some more flexibility in relation to that. duhirdly is around there’s some
conditions there that we think may be problematiterms of our ability to comply.
So | don’t know, Mr Chair, if it's worthwhile jugjoing through the conditions - - -

MR O'CONNOR: Yes, please.

MR WOODLAND: - - - that we've got. And anyonese| Kim or Rebecka or Nick,
just jump in. So the first one, we just think thatn error.

MR O'CONNOR: Yes.

MR WOODLAND: So that's pretty straightforward.h& second one, B7, relates to
— we also think this is potentially an error. We'already committed to the amount
of floor space in the plans. We think by havingttspecific notation there may
cause problems for a certifier. We’re not tryingatnend the floor space, but we
think it has already been detailed. So we thirk, tlust from our experience, may
cause issues for the certifier. As Andrew saithatoutset, the delivery of this
project is critical in terms of funding and so fortSo we're really trying to have this
as streamlined as possible.

In terms of B9, it's relating to we want a littl@& lnore flexibility about the type of
construction certificate, because a lot of the tege conditions are worded, it's any
construction certificate. So we would seek thdidan relation to public domain
works. Just tell me if I'm going too fast.

MR O'CONNOR: No, that's fine.

MR WOODLAND: And jump in as well, Rebecka. B1Ris is an interesting
condition. The department supported our reportagoustic report which supports
the proposal; however, we feel that this is addash condition which has kind of
snuck in which talks about having to comply witke thterim guidelines. We would
prefer that the conditions say it comply with tleeastic report prepared in support
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of the application which has been supported byd#partment. We just think that’s
an oversight by the department.

Condition B22. Again, this one here, this reldtes some of the conditions require
approval from the council. Now, we have consuligtth the council many times
through this application, and we’re happy with thaicess, but we believe
fundamentally that the approval should go backé&secretary rather than the
council. We’re happy to consult with the counoficourse. We think ultimately
these conditions should be at the determinatidheDepartment of Planning as the
consent authority, not the council.

We've found through our own experience it problematen conditions require us
as the applicant to go off to another body, nob@ehe consent authority to give
approval. It provides uncertainty and potentidayge. Happy to continue to talk to
the council, but we think it's more appropriatebtto the approval of the secretary.
Condition number 25 is a similar issue. Again,wald rather it be the relevant
construction certificate, and we’re happy to consith the council, but not be
approved by the council. Condition 20 — conditg®¥ around flooding. | don’t
know. Kim, do you want to talk to this one partanly?

MS GRAY: Yes, definitely.
MR WOODLAND: Please.

MS GRAY: Since we’ve lodged our application, we'started talking to Ausgrid
around the location of the substation on groundrfland in the last iteration of plans
that you're now seeing, you see a revised locaifdhat substation as a result of
those conversations. The issue we’'ve got is thaghAd have asked us to relocate
the substation to an area which is — the levdigatty below the flood level, so
we’ve kind of got — it would create a non-compliarfor us in terms of trying to
satisfy Ausgrid’s asks for us, but the conditiosasspecific around the flood level
detail in parts B to E that it would cause a — wrild basically have to come back
and ask for a modification to address that. Sotwigawould prefer is if the
condition just said compliance with the floodingoet, and then we can absolutely
work within that. There’s a cooling area down ba torner at the end of William
Lane. So the whole site is not flood-affectedim& of what I'm trying to say, and
by putting very specific flood level detail in thgsndition, it makes it hard to comply
with the chamber substation floor level.

MR WOODLAND: Okay. We will move onto condition38. | think that’s just —
there’s a reference to an old BASIX certificate jelhwill have to be have to be
amended through amended plans in the RTS, so yustrasking for that to be
amended to say the approved BASIC certificate,again, showing the relevant
construction certificate.

MR O'CONNOR: Yes.
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MR WOODLAND: Condition B48, this is around wast®rage design. Again,
we’re concerned about anything going back to cddaciapproval. We think it will
create uncertainty if we need to seek council’oesgiment yet again. We believe
that that condition is actually unnecessary andmeuend it be deleted. I'm really
into the rats and mice stuff here. B — conditi@®8Cthis one here, again, it's around
certainty. If you read the condition, it talks abthings going to — referred to and
agreed to by the Local Pedestrian, Cycling andfitr&alming Committee of

council prior to any work commencing on site.

Now, we’re not anticipating that there would be &sues for this community, but
that is a significant risk and unknown for us, hessaany construction — any work
cannot commence until this committee determinesttizd’'s acceptable. So, again,
we’re recommending that it be — our work be devetbim accordance with — in
consultation with this committee and, again, appkly the secretary. So again,
we’re happy to do the work, but that is an extremkenown for us in terms of
potential timing.

Condition C41 is — we believe is just a typo intth&o we think that could be
amended. Now, condition D2 is around constructioars. | don’t know whether,
Kim, you want to talk to that one. We're seekiog further hours than what the
department have put down as their standard comistnugours. Look, there are only
four half an hour each side of the day. Howeveer the construction period of the
building, that does add up to significant time.

MS GRAY: We've got some loading limitations onbBons Street which we’ve
been talking with Council and RMS about. Becatiseiclearway, basically, we
can only use it between 10 and 3, and so thatlaasg pressure on our construction
program, and we thought that it would be great;sfpossible, to have the
opportunity to have a set-up period of half an Hmefiore and afterwards. That's
really what it was about. And | think we askeditdo — you know, that no noise
works would happen during that time but simply tvatcould just get ourselves
started, was the request.

MR WOODLAND: Yes, so we're happy to limit it taohnoisy work. It's just
getting people on-site to get that preparatory vatakted, because over the entire
construction period that does add up to a fairliewrs. Condition E2, we've
already really talked about that, about the speeifi-

MR O’CONNOR: Yes.

MR WOODLAND: - - - figure on there, which is vespecific. We think it's
already covered in A2. E4, again, we're not — ewe&ontesting about the timing
about the — we would prefer it to be a relevanupetion certificate rather than the
occupation certificate. ES5, again, similar isst#appy to do these things, but we
just wanted it to be the relevant occupation desi€, in the event that there may be
multiple occupation certificates. E — what areupeto now? E9, similar - - -

.IPC MEETING 13.5.19 P-24
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

MR O'CONNOR: Same thing.

MR WOODLAND: Similar issue. And similar issueally, again, in E19. But

also in addition to that issue | was talking abed,think it's more appropriate that
be approved by the Secretary, in consultation tighcouncil. We've had many
discussions with council on all of these issueswadeel that's appropriate that it be
done through the Secretary. Same with E20.

MR O’CONNOR: Probably E36 as well.

MR WOODLAND: | would say that’s the same issuaiag E39, again, similar
issue around the relevant occupation certific&®2, we just wanted to add that be
restricted to St George employees, in terms of the

MR O’CONNOR: Yes.

MR WOODLAND: - - - use of the community spaceo, §gain, in the scheme of
things, relatively minor changes, but we think imtpat changes, in terms of being
able to ensure the delivery of this project. I'tamphasise that enough. And trying
to avoid any unnecessary delays, maybe througlgdoia third party for an
approval.

MR O'CONNOR: Yes. No, | understand. Thanks ag@iaitlin. | think we’re
finished now.

MR WOODLAND: Thank you.

RECORDING CONCLUDED [12.02 pm]
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