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MR C. WILSON: Good morning and welcome, everyho@efore we begin, |
would like to acknowledge the traditional ownergha land on which we meet and
pay my respects to their elders past and pres#etcome to the meeting today on
the gateway determination review for a planningpsal seeking to amend the
North Sydney Local Environmental Plan 2013 in iefato 41 McLaren Street,
North Sydney. The proposal seeks to amend theldyERcreasing the building
height control from RL 100 metres AHD to RL 226 nestAHD and increase the
minimum non-residential floor space ratio from %ne to three to one. My
name’s Chris Wilson, and | am the chair of thisgdardoining me on the panel is
Wendy Lewin and Alan Coutts. The other attendédaghew Todd-Jones from the
IPC secretariat. In the interests of opennesgrandparency and to ensure the full
capture of information, today’s meeting is beingareled, and a full transcript will
be produced and made available on the commissicelxsite.

This meeting is one part of the commission’s preaggroviding advice. It's taking
place at a preliminary stage of this process atidavim one of several sources of
information upon which the commission will baseaittvice. It is important for the
commissioners to ask questions of attendees atldriy issues whenever we
consider it appropriate. If you are asked a qaesind you are not in a position to
answer, please feel free to take it on notice andige any additional information in
writing, which we will then put on our website. W@l now begin. So we — our
intention is just to ask you to broadly give usiensary of what — why you think
this has both strategic and site-specific meri - -

MR M. HARRISON: Yep.

MR WILSON: - - - which | believe is probably pant this presentation.

MR HARRISON: Yes, itis. On the first page.

MR WILSON: Yes.

MR A. COUTTS: Before youdo - - -

MR WILSON: Yes. We need to introduce. Yes. @ - - -

MR COUTTS: Would you mind - - -

MR WILSON: For the record.

MR COUTTS: - - -justintroducing yourselves idiually for the record.

MS P. SEIDLER: I'm Penelope Seidler of Harry 3eidAssociates.

MR J. CURRO: John Curro from Harry Seidler & Asistes.
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MR HARRISON: I'm Michael Harrison. I'm an urbalesigner and urban planner
and — from Architectus — and have been workinghisroject for four or five years
now.

MR T. VERNON: Taylor Vernon, an urban plannemfrévrchitectus.

MR P. TRETHEWEY: Piran Trethewey from Ason Grotrpffic and transport
consultant.

MR R. MCEWEN: Richard McEwen, director of Clayg@awner of the building.
MR G. REED: And Greg Reed, a director of ....newof the building.

MR HARRISON: And | might say that unfortunatelyrdheritage consultant
couldn’t be here — Jodie Somerville of GML, who theé heritage work — but | guess
there aren’t — even though it's a heritage itemclvhs part of the project, they
haven't been raised as an issue by the coundieoDepartment of Planning.

MR WILSON: Thank you. Do you want to summarise -

MR HARRISON: Yes.

MR WILSON: Go through your - - -

MR HARRISON: Well, | - - -

MR WILSON: Hang on. We've done the introductiongeah. Let's do that next.
Sorry.

MR HARRISON: The - I've got a comprehensive buébdocument, which | just
want to do a page turn on, and — because theissares like overshadowing and so
forth that are quite detailed issues that courasl faised, and half this document is
overshadowing. So you don'’t have to worry aboatrt@any pages to go through.
The first thing | want to ask is that — at the iddstplanning panel, we actually played
a short video — it was only two minutes — aboutliaekground to the site and the
master planning and so forth, and I'd appreciatehtmw that to you again. It's just
on a screen here. We don’t have to show it — \se-ju -

MR ........... Right. We can put it up on theesn there if you need.

MR HARRISON: No. Just put the computer here.

MR HARRISON: That's fine.

MR REED: | can just put it here - - -
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MR ........... Yeah, yeah.

MR HARRISON: And - - -

MR WILSON: And that's something we can put on aa@bsite.
MR ........... Yeah. If we can put that - - -

MR WILSON: Okay.

MR ........... Yes, of course.

MR WILSON: We will need a copy to put on our witdbs

MR ........... If you can send it to us, that Wbhbe great.

VIDEO SHOWN

MR HARRISON: Thanks for that. So | guess whafnt to convince you today is
that we now — if this planning proposal goes aheadhave the opportunity of
having the best tower north of the Harbour Bridyée will set a benchmark in
quality for new development commensurate with tb@ Billion investment in the
Metro system. So that’s trying to sort of setshene. On page 4 of this document,
there’s — we’ve — you've introduced the planninggwmsal’s increase and height and
the commercial floor space ratio.

Then there’s a summary here of the strategic madtsite-specific merit, and | just
— I need to read through that because it's quifgomant. The — in the North District
Plan, which has now been finalised since lodgimgpianning proposal, it identifies
a need to continue to provide housing close to,jsbsvices and infrastructure. The
plan sets a target of 3000 additional dwelling2681 for the North Sydney LGA,
and the proposed development will maintain a mimmmon-residential FSR of three
to one and also accommodate 224 residential unitbbse proximity to the Victoria
Cross station ..... North Sydney.

In fact, the site’s only — as you see by the plard, you can see our is outlined on
McLaren Street and the Metro — the northern emtithé Metro station is just on the
corner there, about 50 metres away from the Jitee — on that plan you can also see
the southern entry to the Metro on the corner afB8treet and Miller Street, and
the middle of the diagram shows the Ward Streepask site and the two — on Berry
Street, you've got two little office buildings fag Berry Street, and | want you to
note that because that comes up in the presentafio® — as you know, the Victoria
Cross Metro Station was selected — the locationseéescted by the government for
its capacity to accommodate significant growth,,andact, EIS talks about
maximising growth. The $20 billion investment, aating to the economists, as part
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of the EIS for the Metro is boosting economic atfiby $5 billion per annum along
the route, and the northern access to the nevestjust 50 metres from the site.
So the strategic merit is, | think, undeniable.

The site-specific merit. Proposal allows for a miegful conversion, long-term
maintenance of a significant heritage fabric. Efea few words — more words than
that coming up in the presentation. We've gotlist heritage consultants in
Australia looking at it. Within GML'’s team they V& people who are specialists in
Seidler work all across Australia, and so we'vethetbest people looking at it. The
second point:

The proposal facilitates the redevelopment of tleed/treet Precinct and

provides a vital north-south connection betweenmB8&treet and McLaren
Street.

And | will explain that a bit further to go intoldecause it is quite important to
understand in this context. And:

The proposal is consistent with future buildinggigs stepping up to RL 289.
So we’re wanting an RL of 226. That's 60-odd metrelow the highest height
that’s in the current LEP for North Sydney, and highest height sits just south of
Berry Street on the Berry Square development.
MR WILSON: Sorry. What number’s that on this rlap
MR HARRISON: It's---
MR WILSON: It's further south, is it?

MR HARRISON: You can see this 37-storey buildirege. It's that block through
there is the highest height.

MR WILSON: Right.

MR HARRISON: That's — after the — this presertatiwe will step to the model,
and you will see - - -

MR WILSON: Okay.

MR HARRISON: - - - everything on the model.

MR WILSON: Thank you.

MR HARRISON: Page 5 talks about Victoria Cro$® Sydney Metro, and | guess

you know a lot about that. The right-hand photpres the approved indicative
design for an office building of 40 storeys. 40rsys is equivalent to 50 residential
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storeys. There’s potential to go higher, but thathat's approved at the moment by
the government. The diagram just puts it a lbiitemore in context. It shows the
Ward Street block outlined in dashed lines. ltvehour site between the two Metro
station entries. So it's a little uphill walk tioet Victoria Cross north entry, and it's a
level walk to the Victoria Cross south station.

On the next page — this is page 6 — the main tuirsgy is that council has reviewed
building heights in their recent — or a couple eass ago — their capacity land use
strategy, and that's now reflected in an amendretite North Sydney LEP in
October last year, and the key things to note —cgousee those — on that plan — this
is the height plan for the LEP, and the letter mtvis the block to the south, on the
south side of Berry Street, where you can see thiggeer heights of 289 — RL 289,
RL 260, etcetera. So it's —and RL 230 for the fdetation office tower.

MR WILSON: Sorry to interrupt.

MR HARRISON: No, please do.

MR WILSON: So there were no changes made to thedVBtreet Precinct?

MR HARRISON: There were some changes made, andrtiore reflected on
Miller Street.

MR WILSON: Okay.

MR HARRISON: There was no change made to our-siar site changed — RL
100.

MR WILSON: Okay. That's fine. Thanks.

MR McEWEN: Largely because it was deferred toWerd Street Precinct, which

MR WILSON: Right.

MR McEWEN: Yeabh, it's sort of a separate process.
MR WILSON: Yeah, that's right .....

MR HARRISON: Yeah, that's right. Yeah.

MR WILSON: Thank you.

MR HARRISON: The Ward Street Precinct Plan waged out of this until —
and the council, while they’re doing the strategyhe Ward Street Precinct - - -

MR WILSON: Okay.
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MR HARRISON: - - -they won't - - -
MR WILSON: Yes.

MR HARRISON: - - - be changing controls ..... gdb to the planning proposal on
the individual sites.

MR WILSON: Sure. Thank you.

MR HARRISON: Page 7 talks about timing. 2014, tlwners were — actually, |
think the owners were approached by council to lmiok coordinate development
because the Ward Street car park, owned by couheilease was coming up in a
few years and — see what could be done with tleetshlock. Council asked us to
hold off on preparing a planning proposal, and tveiended up submitting a
planning proposal on thé'bf September 2017. That was after the first digdird
Street Precinct Masterplan was exhibited.

Then, in 7 of March 2018 — just over a year ago — in bolehewe met with the
North — the Sydney North Planning Panel, and tlwpsrted going to gateway. The
gateway determination was issued on thé @B3August, and then council requested
a review of that gateway, and that’s why we’re hdd®w, you might think it's a bit
cumbersome going through some of these plans, jbat Want to talk about the
context of the site and how the planning has pssgd, and | will just talk to it
briefly, and our lengthy and detailed involvemendt just on our site but looking at
the precinct.

On page 8 is the draft Ward Street Precinct Ma3n, our drawing of their
information. So everything’s presented the samg wawas done by consultants
called Roberts Day, and they identified a numbetedelopment sites in the Ward
Street Precinct, and they are, fundamentally, iten3, C, B and F on that diagram.
Now, it’s interesting because on this master piaig, 41 McLaren Street, and they
said that we could add another five storeys orofdpe building in this plan. D is a
hotel, and that’s sitting on top of those two dittffice buildings facing Berry Street
which | pointed out in the aerial photograph befoféat hotel is only seven rooms
per floor, and we say that's completely unviabledancil.

The next — building C is council’s car park sitéthwan office building on top, with
residential above the office building. The offfteor plate’s about 570 square
metres — again, unviable and not A-grade offices@s was required by the council
brief to their own consultants. Nevertheless, theyibited this plan. We then
submitted a massive submission. We went througWi¢ looked at everything. We
got a couple of economists and real estate peoptok at the built forms and the
viability and demonstrated to council how thered$ ane aspect of this plan that’s
workable and that, “You really need to look atgaa.”

So we presented what's called an alternative matder This is on page 9, and the
main thing was to get A-grade office space, andtwt way to do that is to have a
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planning system that allows council to amalgamist®ard Street car park with
those two little office buildings fronting Berryret and have a major building, have
14, 15 hundred square metre floor plates, 40 stavépffice space at least, and that
item B is a hotel on top. And we also proposedrhrsouth spine right through to —
between Berry Street and McLaren Street, and thevac.aren Street, if — | don’t
know if you've seen the site, but there’s actuallyolonnade that is on the western
side — the left-hand side — of the building, rumgninrough, and we can extend that
colonnade to connect to the north-south spine ] anlll explain that in a little bit

more detail.

So what we tried to do is put our proposal in tbetext of what really should be a
great future for North Sydney. We still felt timgs a bit underdone. On this
diagram, at that stage, we didn’t know the heidhhe Metro development, and I've
assumed we could go to 60 storeys, but the actaighhis 40 storeys. That's
reflected in the model now. This is what they’vegented to council at the time.
The next page is page 10. We also presented whaalled a visionary master plan,
and | want to note this because this — half of ¥ilggnary master plan the council
has actually finally taken up. The visionary magian talked about building B,
which is amalgamating council’s site.

| must say the council officer said at the timeptiycan’t hold council to ransom,
bribing us to amalgamate.” | said, “We’re not remg you. We're just saying that
— put the planning controls in place to allow tteahappen, and | reckon, 95 per cent,
the market will do it.” That's precisely what'sg@ening. Dexters has bought up
land next door. They will eventually do a dealwsbuncil, and this — and they’'ve
actually proposed this, and this is very similawtmat our visionary master plan was.
Also, building E is currently a 12-storey officeilloing on the corner of Walker and
Berry, and we said, “You could go — put a propéicefbuilding there. I'm sure —
we’re sure that would be viable,” and subsequeh#yowners of that site have said
yes, but it does mean overshadowing that littley8plaza, and so in council’s
preferred master plan, now, they've also accepted they pretty much accepted the
southern part of the street block as the way to go.

On page 11, we thought it was a really good idegetahis north-south spine going.
| actually — a couple of us here worked in 41 MdraGtreet building about 15 years
— worked in that building — and we know the antkraAs you go — Miller Street is
relatively a bit steeper. Walker Street therefstaf a valley. So the actual easiest
pedestrian route from north of McLaren Street tigioto the shops and so forth in
North Sydney is actually right through the middfele street block. So the
opportunity to have a direct connection — you caanfsom Berry Street right through
to McLaren Street — would be absolutely fantastic.

| mean, various incidental open spaces could hapfiehat and widen that. That's
what the video referred to. It's widening the atthort of pedestrian spine and
making it a really interesting place for peopled #ime council has said, “Well, we
don’t really need that because we own half of tigdtt of way on the western side.”
This one here. “We own half of that, and we doeélly need this colonnade.” And
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we’re saying, “Well, that’s fine. The colonnadedado The colonnade adds to —
adds to what you're doing in that right of way.”

So, to confuse things even more, page 12 is, tleem€il decide, in response to our
submission and other people’s submissions, thgtwhoaild review the master plan,
and they employed Hassell, in 2018, who producegptimns. And the first option

is on page 12. And in the plan you can see omighé-hand diagram, they said,
rather than have an open space in the middle dftteet block, why not put the open
space on Miller Street? And that's a good ideaabse you get better light. Miller
street is a — a lot of those buildings are set bac# it's quite a pleasant environment
to do that.

And in fact | was involved in the master plannirfghe — they call it the APDG
street block in Central Sydney; you know, Alfrede®t and Pitt Street and George
Street, with the Lend Lease Tower and Mirvac Toarst all that — when | was at
Council, from 2007 to 2011, as their director df trategy, we looked at a master
plan for that area, and we had a central open sgaeeas overshadowed, but we
accepted that. But Lend Lease now come and daid, We can do better,” and they
put the open space on George Street, and — torbeffihe George Street spine.
And so that’s a similar sort of thinking as hergtlae open space is on Miller Street.
One of the problems is that the development paktitat Council allowed for that
office building to be replaced by a taller officeilding is just not enough for that to
happen, and so the council have — are preferritigrog.

Just going back onto option 1, as far as McLareeebis concerned. Option 1 did
have a tower on our side. It was offset, not syiniced with — symmetrical

building. And they had designated it to be a hofehotel is, you know — it's really
not viable. It needs to be part of a — the — gdadevelopment to be viable. You —
and the council have actually also indicated, @lhmiuld go on top of their building
in Ward Street. So — and it's not — from a heetagint of view, it doesn’t really
work being offset with the symmetrical quality betdevelopment. Nevertheless,
Council proposed a 30-storey — all up, 30 storesd it's part of the exhibited —
these two options.

Option 2 is their current preferred position, altgb at the council meeting in
February they've deferred their position on the teraglan, basically saying they've
adopted our visionary idea for the Berry Streepprties, which is the Ward Street
car park amalgamated with the two little officellings, and also that one on the
corner of Walker Street and Berry Street, whicbugently a 12-storey office
building and — major office building.

So they've adopted our visionary scheme, but teéythe rest of us a bit at sea. And
the rest of us are 41 McLaren Street and the git&® corner of Walker Street and
McLaren Street, which is this one. So these twosart of left out of the plan. Now,
option 2 talks about how — you can see the rightdhaan — they talk about an open
space, in — with a little (b), and then the (d) weescommunity building. So that
was — was presented as option 2.
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MR WILSON: That's the community building thers,if?
MR HARRISON: This one, (d).
MR WILSON: (d), | see.

MR HARRISON: So that's where we were, | guesdata 2018. So then the final
master plan of Council — well, it's not final yepreferred, and it's been deferred — is
on page 14. So as | say, they’'ve accommodatedy-vehreally got our visionary
scheme for the southern part of the street blaolt,rething on the northern part of
the street block.

Now, it's worthwhile noting, our neighbours, at KeLaren Street, on the corner
there — that note, on the left-hand column, saydvidLaren Street was proposed at
12 storeys in the 2017 plan. It's currently thoedour storeys. Then it was 25
storeys in the 2018 option 1, and now there’s ridtwgt all. So you can imagine,
they’re unhappy. One of the reasons why the cbhasi deferred it is because these
people have objected, and the councillors have $ald will come and meet with

the owners and see what can be done.” So itldrstihat state of flux.

MR COUTTS: The difference between the — on pae those two diagrams is,
you've skimmed in your - - -

MR HARRISON: Yes, just for - - -

MR COUTTS: Yes.

MR HARRISON: - - - reference points.
MR COUTTS: Yes.

MR HARRISON: Yes, that's right. That’s not Coulfscpreferred — we’ve just put
it in there to show it all in scale.

MR McEWEN: And | will just say that the main diffence between the preferred
master plan and what was option 1 was the remdakeccommunity building,
which has now gone into the podium of the talladfbuilding.

MR HARRISON: Yes, it was a good idea. So pagetli® overshadowing of Berry
Square: that’s been another issue that’s beeimglayound the last few years.
There is an LEP control that protects sunlight dgory Square between 12 and 2,
though it's mostly overshadowed in that time.

MR COUTTS: Before you go on to the overshadowing

MR HARRISON: Yes.
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MR COUTTS: - --canljustask a question?
MR HARRISON: Yes.

MR COUTTS: Do you have any thinking or — as top@ouncil has basically left
your area as it is, or - - -

MR HARRISON: | think the main reason is that tiveydecided they can’'t go as —
well, things — decisions have not been actuallyengat, but they'd prefer — it looks
like they want to go with the central open spacoeé, they feel our building
overshadows the central open space. | think tiia¢'snain reason. And — but I've
got lots of shading diagrams that talk about that.

MR COUTTS: No, | just want to get a sense if y@ve any feelings on why
Council was taking the position they were with that

MR HARRISON: Yes, | —there’s — there is impagtsthe residents to the west,
and that hasn’t come out strongly — you might comim€aylor — but the main issue
is, | think, shadowing of the newly created opeacsy yes.

MR CURRO: Yes, there’s a real drive to try aneate this sunny plaza in the
middle of a whole lot of modern buildings, andeems to be, you know, pushing in
the wrong direction. Yes, try to provide a tejfactive spine, but it's never going
to be a Sydney open parkland sunny space; it'® ilkee a Melbourne, you know,
laneway, that should have fantastic activity aldng

MR HARRISON: Well, it seems, being a mid-blodkat's sort of inevitable, isn’'t
it, really?

MR CURRO: It’s very difficult to do what you'reying to do.

MR HARRISON: Anyway. So — we’re still on page, Berry Square. That's that
little, really, forecourt of a building on Berryr8et, on the south side of Berry Street,
but it's on that same north-south axis, throughwrard Street precinct. That's how
they control protecting sunlight on it, which ifiy ineffective because it's mostly
overshadowed at 12 to 2 in the middle of wintend/Ao the council thought about
extending the — the control times to in the morniBuit now, with the latest
preferred master plan, as you can see, they’reoging these two large office
buildings to the north-east and north-west of tease. They've decided that —
well, haven’t decided; their current preferencthia the planning control — the
sunlight access control of that space be remowethuse that's the implication of
these two plans — of their planning to date.

MR CURRO: And - sorry, Michael — it might be jusbrth adding - - -

MR HARRISON: Yes.
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MR CURRO: - - - that before these developmenfpba, the design of our
building actually will shape so that there will be further loss of sunshine on that
square - - -

MR WILSON: As a result of your building?

MR HARRISON: That's right.

MR CURRO: So---

MR WILSON: So, justin relation to this, notwitasding there’s implications for
Berry Square from option 2 - - -

MR HARRISON: Yes.

MR WILSON: Yes — you don’t — if your site was @deped, it doesn’t add
additional overshadowing?

MR HARRISON: Well, we — well - - -

MR CURRO: No.

MR HARRISON: The current design doesn’t add addél overshadowing, but
because there will be additional overshadowing fthentwo buildings that are
proposed in Council’s plan, it does open up theoojmity for the top of our
building to be changed, because it's not — it ¢dinbe within the shadowing of the
new shadow that's being cast by the other buildings

MR WILSON: Yes.

MR HARRISON: So we haven't investigated that.t Buthe moment it doesn’t
overshadow.

MR WILSON: And you will be casting a shadow osreadow.

MR HARRISON: Yes. Well - - -

MR WILSON: Well, potentially.

MR HARRISON: - - - we haven't actually done thetailed study - - -
MR WILSON: Yes, yes.

MR HARRISON: - - - to work that out yet.

MR WILSON: That has to be — yes.
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MR HARRISON: There might be - - -
MR WILSON: A procedure.
MR HARRISON: - - - some further - - -

MR COUTTS: But you won't be adding to any overdt:aing, basically, is what
you're saying?

MR HARRISON: It's — that’s our current positicand | think that, if — if it's
decided by Council that shadowing of the spac®isrconcern, well, then the
design might change. Page 16 is — | just wantgulit@ bit of comparison in —and
this might be in the wrong location in this preseioin — but we’'ve got three sites
next door to us to the west: there’s 221 Millene8t — and | will talk about them in a
moment; you will see what I'm talking about — &®il Miller Street, 229 Miller
Street. They're residential developments of masalst of around the 20-storey
mark. And | just — while our development is twitbe height of that, in terms of
density, we're actually at about the same density little bit lower.

And North Sydney Council doesn’t use FSR as thamtrol, so we don’t actually
know the FSRs of those buildings, but if you divide number of apartments by the
site area, the right-hand column basically saysethisting developments on those
three vary from 7.5 to 9.5 square metres of si@ @er apartment; we’re sitting at
10.5 square metres per apartment. And so we'tatiat a slightly lower density,
in terms of numbers of apartments. And so juss+ust understanding the relative
densities.

If you were to use an FSR as a measure, the FSRirosite is 13.1 to one. That's
the residential and commercial together. Thatttprconsistent with Central
Sydney as between 12.5 and 14 to one generallyth@ndour planning proposals
coming in at twenty — 22 to one and being approvédd North Sydney — our
offices are doing an office building in Mount Strred is 22 to one floor space ratio.
So it's — | think the density would be reasonablben you look at those sort — that
sort of context.

Heritage: | think the video sort of explained uitge well. There were sort of — the
main heritage values of the building are how isprés to the street. So the current
building is the stepped form, with terrace gardehise — how it presents to its east
and west elevations, with the interesting — liglshadow and light play on the
louvred facade, and those balconies. And thecdlennade entry. They're the
three most important parts. The interior of thigcefspace — got the plan there of
the, | guess, the seven-storey component of theedfiuilding. The idea would be,
with a tower on top, within | think a metre or dutlee external fagade, that would be
gutted, and a new core and new office space, wgldential above.

As | say, GML have done the work, and we’ve gotvae’ve got a heritage impact
statement, and a — what's the other document? Tt heritage documents
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supporting it. I'd like to hand over to John ttktabout the architectural design of
the tower and how it integrates with the buildintjs — we thought it was very
important, being a Seidler building and a heritégem — the only people to talk — to
go to as architects would be the Seidler officexd A over to you.

MR CURRO: | guess it's probably easier to talkhte architecture when we look at
the model, but just briefly, some of the commeihisua the building and the design.
Of course, we're adding to an existing building,ethis a heritage building. It's a
building that’s built in 1973, and is a particusdyle of Harry’s architecture, which is
quite rectilinear in form. As Michael explaineddhbgh those diagrams, there are
some fantastic facades that have sunblades artdaisenies, and in particular this
stepping terrace front to Miller Street, whichasidiscaped and creates a wonderful
sort of podium scale for North Sydney. And thatsnething that we want to
maintain in developing a tower over the top of it.

So we’'re building a new core that’s running throtigé centre of the building.
Michael mentioned a distance back from the ed@é&sprobably more significant
than what was mentioned, where we’re actually legguite a considerable area
back from the fagade, because that's where thetsteuand the depth of these inset
balconies and so on are, to provide a core thrtlugimiddle and then columns that
go up and provide support for our tower, and dowta the basement and provide
suitable layouts for the basements.

But in particular we want to make sure that theeeseparation between this well
scaled podium that presents itself to the strepésand to set our tower well above
and well back from the edges of this. And thatts/wve’ve positioned the tower
more central to the site; we’ve pushed it as $ar away as we can from the western
buildings, and positioned it well away from theldings opposite on — on Miller
Street, because that's — that was proposed tosbeyabulky building, with over 400
apartments, so we felt that was kind of like thsifpan we needed to be, but in the
same time to create a setback from this wondegfuhting at the front of the

building, which we don’t want to, you know, overvitmeby our tower.

And we've produced a tower that only occupies alaothiird of the site; so it's very
slim. It's very tailored, so that it has two vestym wings. It has re-entrant curved
forms, that come back into that, to allow natuigtt to come into the lobby, rather
than having everything inboard and closed off. Amelwhole thing, as a design, |
guess, takes you through the history of Harry'idecture, where we started off
with more rectilinear buildings, which had interegtforms, and interesting three-
dimensional spaces, to forms that were startirghtv more curves. And then later
in his career, he had curves that were much maréliogar, and counter — counter-
curves. And this, | guess, in one sort of thifgves that development through his
architecture and that’s how it tied back to thethge and, | guess, our way of
presenting this is a valuable return to North Sydne

MR HARRISON: And one of the great advantagesésdouble-height colonnade.
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MR CURRO: Yes. So at the moment, there is alsthgight colonnade as Michael
mentioned. Originally, it had this wavy pavingitithat was a feature of the design
and now, the proposal is that we reinstate thaingavThat could be a feature of this
spine that goes through to connecting the mettbarsouth area and through this
new precinct that North Sydney is trying to creatbe Ward Street precinct. And
also to make this two storey high to introduce @weark like you're shown on the
diagram that, | think, is a number of pages banH, \se’ve had an artwork designed
by Robert Allan if you just, sorry, turn back togeall. This becomes a spine that
opens into the various functions of our buildindpieh is obviously the residential,
the commercial and hopefully, some retail as wedl ereates a connection with
history and something moving forward to add towieancy.

MS SEIDLER: The photo at the bottom is the orgjibuilding with the way the
pave and the ..... sculpture which unfortunatehe of the previous owners took with
them.

MR CURRO: They took away.
MR HARRISON: In their backyards somewhere.
MS SEIDLER: The way the pavementis .....

MR CURRO: So Michael has obviously mentioneddpportunity of this site
being located where it is and the — you know, thgootunity to provide residential
in a location that adds value to North Sydney aked it from being a commercial
centre that closes after, you know, 6 o’clock amudy know, in the same way as
we’re pursuing in the city and everywhere else whgou know, residents are
nearby and they frequent the place and it beconags hively and so on. | think the
rest we can probably talk over the model.

MR HARRISON: Okay. Yes. Because the - - -
MR CURRO: ..... introduction to what the architee is about.

MR HARRISON: And obviously, you're — we're askiggu to approve a couple of
changes to the planning controls and there’s nodeuthe planning controls, there’s
no guarantee of the architecture. So the volumimgning agreement that we have
offered to council, we're happy to — the ownerslappy to — as part of that
agreement — that the Seidler office is the architacthe project. On page 20, a little
bit — and | wanted to start talking about impadtthe tower on the neighbours and
the open space to the south.

Looking at the setbacks, you can see the toweh@mplan on page 20 that, it's set
back 7.4 metres and 8.6 metres from the middleeatjacent right of way or
laneway and the residential development to the 18639 McLaren Street. That's
seven metres set back from the middle laneway.dévé& — I've shown a view line
there. We've drawn a 60 degree angle from the laidfithe southernmost balcony
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on the eastern elevation to show that that the teefback — there’s quite good
outlook retained from that tower.

Obviously, the buildings above the four — | thitik & 12 storey building, isn't it?
The storeys above the seven storey existing resadlen.. have commanding views
of the harbour and so we will be blocking thosewde But that's, sort of — | think
that's an inevitable consequence of being in aifieng environment close to a
railway station. The next building to the soutf229 Miller Street and again, it's
only set back six metres from the middle of theelaay and also only 13 metres
separated from its building to the north and sitreseseparated from the building to
the south. 229 and 221 Miller Street, so bothtafey — 20 — 22 storey buildings —
229 was approved only early last year. Yes. |atdbe independent — at the
District Planning Panel meeting at the time andas a very difficult site because
it's surrounded by other buildings. The buildilgtihe west had a blank wall up to
15 storeys and so it's clear that the buildingarhe sort of size was going to go.
We're a bit surprised at how close it is to the - -

MR ........... It's commercial here.

MR HARRISON: No. It's residential. So all tHeg got is a residential and both
the two southern ones, 229 and 221, are underrootish now. 221 is, sort of,
almost topped out | guess and 221 is just gettingbthe ground. Those
apartments have mostly been sold, | believe. Smably, there will be — there’s
some issues on impact. We believe in terms of sj@ve’ve done a good job of
offsetting our tower, so that there’s still outlolmka reasonable distance from both
those buildings. | think 229 was always a compsadisite and shouldn’t really
compromise our development being ..... on such ehrfarger site, probably four or
five times the size and it could really be much enpresentable.

Visual impact — page 21. This is an interestititeldiagram. So | will just — | will
go from right to left. So building M, at the battaof that little arrow, is the top of
168 Walker Street building M. So that's an 18 esyooffice building which is now
being approved to 29 storeys residential and tisétisg probably a couple of
storeys above ours, so it's equivalent of our 8tests compared to ours at 45
storeys. Building E is our site at 45 storeys.ildng M — Aqualand own it. They
got a DA approved a couple of years ago.

We understand they’ve put it on ice for the timange If | was them — well, they've
got quite a wall of buildings occurring. It wileton the model up there. And if |
was them, | would be going for a taller developrtéete at some point in the future.
So as far as | know, they've put it on ice and keps an office building for the time
being. Building E is our tower at 45 storeys. 1Binig B is the council preferred
master plan for their site at the moment. Buildis the metro tower sitting behind
building B. That's your approved 40 storey offlmglding. Building G — 76 Berry
Street — what'’s that one?
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MR McEWEN: That's the — part of the Ward Streegdct Masterplan on the
south east corner - - -

MR HARRISON: Yes. Yes. That's right.
MR McEWEN: Yes.

MR HARRISON: That's the south east corner of +neo of Berry Street and
Walker Street that — to the north east of BerryeBqu Building K is a development
approval a little bit south in the Berry Streetdido the south. And building L is an
office building, almost finished construction tmay office is designing — 100 Mount
Street — and that’s the one that’s — | think it@se to 40 storeys, isn't it?

MR McEWEN: Yes. 40

MR HARRISON: 40 storeys and — what was the othilg — and that’s one sitting
at 22 to one FSR — well, the council doesn’t ugeR8BR as a control, but it's quite
interesting. Okay. The next page is, sort of, fhibtograph — sorry. | haven't — |
didn’t address the image to the right of page 8a.obviously, the image to the left
is the view from the walking — the pedestrian beicdhyer the Warringah Expressway
and the view from — a view on the right-hand sifipage 21 is from the walkway
just coming onto the Harbour Bridge, so lookingthaards, and you see the cluster
of towers that have been in various stages of ajpprd?age 22 is — just shows our
tower in the current context of development. Saevieoking at the — our existing
building is obviously a small building now compatedhe surrounding
developments that are going on and our planninggeal with the site of design is
really the next generation of development to -ifiktior North Sydney as part of the
city metro. And | think that's a particularly be#ul looking image.

Page 23 — overshadowing adjacent buildings. Soptlan just — we’re basically
talking about two buildings. There’s — the numobee is 229 Miller Street and
number two is 221 Miller Street and so we've gaheacomprehensive shadow
analysis of those buildings coming up. Page 24w, @ bit difficult to explain, |
guess. But running across the bottom, there’stbi@grams. The first diagram —
solid access to living rooms of adjacent buildingih the Ward Street Precinct plan.
So that’s the preferred plan of council.

So the preferred plan of council is no developnognour site and even with no
development on our site, there’s only about thpsetanents on the top couple of
floors are getting two hours sunshine. But mathbt's because of the development
approval of 168 Walker Street that is overshadowing also because the angle of
the sun — there’s sunshine on — start about 1bakchnd — but it's shadowed from
pretty much up to 10 o’clock. So there’s less ttvem hours sun and it's the control.

The next diagram is the option 1 of the councilanp so that the 30 storey hotel
sitting on 41 McLaren Street and shows that thencibs option there effects
shadowing on two of the apartments at the top tfeerene of the buildings. And
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then the next diagram, the third diagram, is oanping proposal. So we're
effecting two or three apartments reducing thdnom the two hour sun they
currently enjoy. There’s further analysis on page The first row of diagrams is in
mid-winter at 9 am, at 10 am and 11 am, and thaleewo buildings — 221 and 229
Miller Street. And the grey represents the ovettshhang caused by the preferred
master plan which is no development on 41 McLarteee® The lighter grey is the
additional shadowing caused by the architect’s gsapand the hatched area is the
additional overshadowing caused by the precinet pfation 1 which have the hotel
on our site.

So you can see that at 9 o’clock, a large pat@building is overshadowed. At 10
o’clock, the 229 has some sunshine. 11 o’clocka# broad sun and then after 11
o’clock, you will see in the shadows that the swves around and causing shadow
again. The living rooms are all set back behinddrdes and so in some ways, you
could say these buildings never would have enjalgedADG level of solar amenity,
but the reason why the District Planning Panel aygxl one of these buildings
recently was mainly because something had to be dath the site and generally,
the amenity of the area north of Sydney balancedttar access issue.

Page 26 is overshadowing the new public spacehe&oouncil’s public space in
their preferred master plan is now in the middI¢hef street block and these
diagrams — the top row are diagrams on page 2. pféferred Ward Street Precinct
Masterplan which is no development on 41 McLaregre&itand it shows at 9 o’clock
a very slim sliver of sunlight coming through an8® much the same. Pretty much
fully shadowed at 10 o’clock. A little bit of st 10.30. Better sun at 11 o’clock
and 11.30. So 11 o’clock to 11.30 and even to/@@,might say there’s some
reasonable sun in that central open space andLth8a onwards, it's really in
shadow. So for the lunch, the critical periodtd 2, the open space is pretty much
in shadow. That's, sort of — that's - - -

MR WILSON: That's without — that's without 41.

MR HARRISON: That's without 41, and that’s quée important thing, | think, to
understand because it just further reinforces Wbhh has said about a mid-block
space. It's pretty hard to expect good levelsunlight throughout the year, and
that’s even without our proposal. So with — ongp2§, we've got the 41 McLaren
Street planning proposal, and so you can see thsti#i’a shaft of light at 9 o’clock,
at 9.30. 10 o’clock, there’s very little light0.BO, little light. 11 o’clock, a little
shaft of light. 11.30, some light. 12 o’clockys®light. 12.30, it starts to go, and
then it's shadow for the rest of lunchtime. Sa,ytbere’s an impact by our
development, and — but on the other hand — sowieelooked — then we decided to
look at the equinox. The council wanted to lookhatequinox as well. So that's
what the next series of diagrams look at. Probalggod idea to focus on 12 till 2.

So this is — on page 30, this is without the toared1 McLaren Street. So you can
see, yes, it looks quite good sun in the mornirgygetting through into lunchtime,
but by — after 12.30 you start getting the spasrshadowed significantly in the
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spring equinox. And then our development, on @&&yesays that spring — actually
getting reasonable sun in the morning from 9 t@9.Starts to close down at 10.
10.30’s a little bit. 11 o’clock, it's pretty muavershadowed. Then a shaft of light
comes through at 11.30 to 12. So there’s halfam bf the shaft of sun because of
that north-south spine, and then it starts to ctn@s again, with no real sunlight in
the middle of — in the lunchtime hours and theraften. And then the summer
solstice. Well, the summer — it's pretty good rreliss, as you probably might
expect, but they're still overshadowed at — afteMZhat’s this one. Sorry. So page
34 was the existing situation without the toweid @age 36 includes our tower. So
pretty marginal impact in summer.

On page — this is a complicated table, but you tdoeed to know it all. Page 38, it's
just really the bottom line. What we did was weed up how many square metres
of that open space was in sunlight at every halfrlod the day, and between 12 and
2 we added up the square metres. So that bott@msihow many square metres of
sunlight that’s in the open space during the dagl,so — of the various proposals.
So the Ward Street preferred master plan, withaut@wer, there’s 1300 square
metres of sunlight in 12 to 2. In our proposadttteduces it to 1100, and if — we've
also been asked, as one of the gateway conditiwasit what if we move the —
shuffle the tower as east as possible, and woaldhtiive some beneficial impact?
And if we move the tower in line with its easteiwundary rather than set it back
from the east and the west, it would be — openumtight a little bit to 1220, but
obviously it's much of a muchness. The same thitigat's the winter. Then there’s
the spring, and then there’s the summer, and ynwsea the numbers — | don’t think
are that significant.

One of the issues that council has said is thatwholly — going to be wholly
shadowed by our development. Well, it's alreadysicantly shadowed, and in fact
we don't really — there will be some sun there,-band we don't, | don’t think,
significantly further overshadow it. I think theta reasonable thing to say. Page 39
— that's the alternative tower location. So thst shows moving the tower to the
east. So | think — so we’re getting — | think theis — it was — | think it was set back
2.5 metres from the eastern boundary. So it moves 2.5 metres, but the — as you
can see by that table, it's a fairly marginal chmimgshadow impact.

MR CURRO: And the impact of moving the tower hat east is an impact on the
heritage building because that’s one of the kegdas that we want to stay back
from. So moving our building and our structurelfier to the east complicates the

MS SEIDLER: Complicates the whole zone.

MR HARRISON: Yes. I mean, if we were gettingigngficant solar improvement,
I'd probably sort of press for that to be consideifgut the heritage advice is that
that's the wrong thing to do. It's a symmetricallding. The tower should be
symmetrical. Seidlers, the design advice is tieesand so — and there’s not — |
don’t think there’s enough merit in moving the tove justify moving it. Page 40 of
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the VPA — just to let you know, the VPA has beghere has been an offer. The
offer is ten and a half million dollars, and thdtased on two methodologies. We
had Urbis look at it, and that's — and then we &lzd Hill PDA. Hill PDA have
done, | guess, the basis for VPA for many courarid developers, and they’'ve
particularly followed, | think — what's it calledthe State Government’s guideline
for doing VPAs.

And so that's Hill PDA’s review, and it's fundamatly based on 50 per cent of the
uplift of the value of the land — from the residualue of the land, which is the way
that the government has said is a good way to.d8atthey pretty much align with
what Urbis has said. The council has said, “Howtteey tell if it's a good offer or
not a good offer? It's all too difficult.” Welif's quite easy. Just employ someone
who'’s independent and has a look at it. Anywag,dffer is made. The right-hand
column is a number of points. | spoke to Helen fddane at Addisons Lawyers just
to sort of — well, about the VPA. She basicallyssthat once it's made, it runs with
the land. It can’t be changed without agreemetti thie council. That — and | think
an important point there is in the middle it says:

An LEP amendment can be made without a VPA in place
This is if council takes ..... the VPA:
The VPA can be agreed to be required at the same ds DA consent.

So there is time to sort things out if council happy with the VPA. Traffic and
parking. There is a condition in the gateway duteation, and there’s a condition
that the Department of Planning want that parkimyutd be reduced on the site. So
we’ve currently got 210 parking spaces proposdtienplanning proposal. There’s
currently 91 existing spaces, and the office’s eghdt this stage is consider having
no more parking spaces than currently on thelsétimg right next to the railway
station. My view is that — well, that's one waylobking at it, but the real principle
is traffic generation, and the current — and thisimation here is provided by our
traffic consultants.

Fundamentally, it says that the planning proposaligdes for 18 parking spaces for
commercial, where it says 91 now for commercial. w&'re hugely reducing the
number of commercial parking spaces, but we're pisposing 197 residential
parking spaces for 224 — 220 units. So almostspaee per unit. And in order to
sell it, make it good for people, it's — and itlbwiously at the premium end of the
residential market — we really do need one spacemé That's quite consistent
with central Sydney, the way its parking works,hwitit's — it averages one space
per unit in central Sydney. So we think it's prblyaunreasonable to just keep the
number of parking spaces to 91.

When you look at the parking generation, the —ijusthe middle here — the traffic
impact assessment by Ason assumed the currentaite generate the following
peak-hour traffic: 35 trips during the am peak @8drips during the pm peak. And
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the current proposal would be 26 trips in the amkpnd 19 trips during the peak
hour. So even though we’ve got all this additioesidential, the actual trip
generation is markedly lower, and then you take adcount, with the precinct, the
Ward Street car park, the intention of council is-— -

MR ........... Neutral.

MR HARRISON: The intention of council is no pubfparking in the precinct. So
that'll reduce traffic generation enormously in irecinct, and so | think that we're
going to ask you, at the end of this, to remové ¢badition.

MR WILSON: And the point is, Michael, that residial car parking generates less
trips - - -

MR TRETHEWEY: That's correct.
MR WILSON: - - - than commercial parking.

MR TRETHEWEY: Yeah. | mean, | think the conditis really speaking to — |
think it's a very sensible condition. If you wetenking of a wholly commercial
development on the site, then you wouldn’t want mrmye than 91 parking spaces
for that commercial development, in order so thatttaffic generation of that future
development wouldn’t exceed what you currently hake suggest this goes further
because it’s significantly reducing the commerpeiking from 91 spaces to 18
spaces, and in traffic not every parking spaceaipsithe same.

Commercial car parking and retail, they’'re whatchass as destination parking.
Residential is what we class as origin parking, aeally, your decisions as to
whether you take the car relies heavily on youlitshid park it at your destination,
and so because you have residential parking heendamecessarily mean that those
residents would use their car. Their decisiong® their car, certainly during the
critical commuter peak hours, depends on the avisflaof parking as to where they
want to go.

And so, by significantly reducing the opportunity flestination parking on the site,
that’'s why you can provide, in purely qualitativenmbers, significantly more

parking, but expect less traffic generation in thisgance. So the condition, as | read
it, is really about capping the traffic generatadrthe site, and not necessarily about
— something we know at the end — how many parkiagess would they count. And
so whilst we would have more parking spaces, tifficrgeneration would be
certainly no more, and most likely less, than wlhabmmercial development with 99
spaces would generate.

MR HARRISON: And, | guess, Council has had a aflehumb, throughout the
precinct planning for the last four or five yedtst no — that traffic generation in the
precinct should be no more than current, or — addeed where possible.
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MR McEWEN: | will just quickly add to that, as Wethat this reduction was based
on the inclusion of visitor car parking as wellou@cil have raised an issue with
that, | mean, as it's sort of just gone throughghecess, and we anticipate that,
going through a DA process, it probably wouldn'véaisitor car parking. So they
probably — the numbers come down even further frdrat’s here. So it was a
reduction with the inclusion of that; take awag thsitor parking, which may have
to happen in the future, then it's an even furtlegluction.

MR HARRISON: There’s probably about 20 visitoasps?
MR McEWEN: Yes.
MR WILSON: 20, yes.

MR TRETHEWEY: And they don’t actually — that'sgaod point, because, whilst |
said “residential parking is origin parking”, resittial visitor parking is destination
parking. So if you are going to remove any parkhmy’s allocated to a residential
development, removing visitor is a good way to nggnéhat traffic, anyway. |
suspect most of these spaces, if they have c#éngiin, they will be parked Mondays
to Fridays, and people will have their cars for asghe weekend and stuff outside
of commuting peak hours.

MR HARRISON: And you will probably know this, bttiere’s been some surveys
done on the Rhodes Peninsula, with all the apatsribare, and we've been
involved with some projects there. The traffic gextion is much lower than
anticipated before the development occurred, becpesple are just using their cars
50 per cent less than what was anticipated. Asgd#rt of — it's just the way people
are changing their habits.

The — on page — 42, in the council report, theyhadle a number of issues; | guess,
we’ve just put them on the — we’ve put them dowreheThere’s about 10 issues
altogether. | won’'t go through each one. Butésgithe main issue they have is that
this undermines — our proposal undermines theegfi@planning work of the
council’s doing. And our view is, that might haveen a valid criticism a couple of
years ago, but it's not really valid now. We'v€&€euncil is in their preferred

position for at least half the street block, sokmew what's happening for the whole
street block except for our site and for the sdgtrmoor at 45 McLaren Street. And
so there — so it’s just a matter of whether yonklsome high-density development
is appropriate on McLaren Street, and whethernbeased shadowing of the open
space is significant or not. | think that’s realfat it comes down to. Item 2:

It unfairly burdens the development — future depeient potential of adjoining
sites, including Council land.

Well, that's obviously not true. The only develogmh potential that's not in
Council’s preferred master plan to date is our aité 45 McLaren Street. I've
talked about the — item 5, the VPA. I've talkedatbthe bottom of the middle
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column, of solar access to adjoining residentge talked about the middle of the
third column, blocking sunlight to the new squa8a I've just put it all there, what
they’'ve sort of said and our response, but | doe&d to go through it all, because
fundamentally, | think, all of the comments are naither outdated or inaccurate or
unreasonable.

Page 43 are the — is the summary, now, of whereeveiting with the recommended
gateway conditions. There were gateway conditparion by the District Planning
Panel, and then gateway conditions recommendeldebgiepartment. And it's a list
putting them all together, and our response. Funeddally, we're quite happy with
all of the gateway conditions, except, we woule ljfou to remove condition (e),
which is about the traffic and parking issue, beeawne believe that that's — | think it
can be consistent with the DCP, and which giveaslnm®st one space per apartment,
and that’s a reasonable position to be.

MR COUTTS: Presumably that would be consideredrags part of the
development consent process.

MR HARRISON: Yes. Well, it has to be. And euden, if Council changes its
rates, it would be whatever the rates are. Butnwhe look at the council rates, and
we look at the city centre rates, and we look atRMS rates, the RMS rates are
slightly more generous; the city rates are preityilar to the council’s DCP. So we
think it's reasonable.

MR WILSON: And the rates that were designed th#® building were actually
North Sydney Council rates.

MR HARRISON: Yes, that's right.
MR WILSON: That was the basis - - -

MR HARRISON: Including the business and everyghwhich might be the —
might be the point where — on the — item (d) is:

Consider what impacts your proposal may have onialjg residential
developments, and what mitigation measures or frith setbacks could be
applied to minimise the impacts.

We have moved the tower over to check that. Wiebelthe advantage — there’s not
sufficient advantage in doing that. We believehage satisfied item (d). But —

well, | guess, our main concern is, if Council reamaif Council is the relevant
planning authority, all these things will be hefafor ever, while we go through
endless permutations unnecessarily. So that buads the next page. So generally
we’re happy with the conditions, but those two thé&y could be either removed or
modified, we would be even happier.
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Page 44 is the conclusion. So it’s pretty cleaatthe proposed LEP amendments
are, the increase in the height and providing &-haven't really talked about the
commercial office space. The current floor spacthe buildings are seven — seven
floors of office space, and while we — that will feeluced slightly because of the
new core coming through, it will, obviously, all hew and upgraded, and it will be
high — suitable to high-end office users, beingtricjose to the Metro station.
Currently the floor space ratio for commercial depenent is .5 to one in this part of
the street block, and we’re saying we’re quite lyapjth a minimum FSR three to
one to ensure that it stays — it’s still provideigeast the current employment
capacity.

The reasons the planning proposal should procqeatately to the Ward Street
precinct master plan — because | think this isafrtbe issues Council has — we've —
and | think these points are — we’re quite faiiyiginced that our tower is consistent
with the mixed-use vision for the precinct as sutthmeets all the council’s
objectives the council had when they were havirghttef for the precinct plan for
the various consultants. At present there’s noroitad timeline on finalisation of
stage 2 of the master plan. It could be immineintpuld take some time. The
master plan is not yet resolved, despite it takiwer four years, and gone through
different hands.

The planning proposal can proceed and still tat@donsideration the final master
plan, because we now know, even though therethialeffort that has been done
and we're a bit uncertain about the future, theeesame common elements, and it's
the southern part of the street block, and urbacespand so forth is fine. And we
think allowing the planning proposal to proceed wikan it could be delivered and
quite well timed with the metro — the station cogion board.

So we're requesting the Independent Planning Cosiaris- there’s — I've got three
items here, and | want to add a couple. We’'reraskou to recommend to proceed
to gateway determination — public exhibition throwgateway determination; that —
| would just ask you to note that it's not necegdhe draft of the VPA to be publicly
exhibited at the same time as the public exhibitidée’re caught — we’re concerned
about getting caught up in endless rounds with Cibutive been on other PPs
where the public exhibition is delayed, delayedaged, months, months, months
and years, because the draft of the VPA is noteajpg the council. And there’s
really — talking to lawyers who have been involwednany, many VPAs — most
VPAs actually don't get exhibited at the same tasdhe PP — as the planning
proposal. It actually does go on for a longerqekof time.

Item 3, amend condition 1(e), about the parkinge Wéuld prefer you to remove
that or amend it. Then there’s two other itemsahtto add. The fourth item I've
talked about is to remove condition 1(d), abounhddurther work on mitigating
impacts on the neighbours, in terms of setbackoaadshadowing. But, you know,
you might leave that.
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And then — but — and then the next most — | guessrtost important one, which |
didn’t actually put in the — in this report: we wd like the Department of Planning
to be the relevant planning authority, not the @ilunThere’s two reasons for that.
Council really hasn’t fulfilled its role properlyp date. But it — but, | guess, one of
the main reasons is, it's actually conflicted.s hhe major landholder in the precinct;
it's our neighbour. And it would be more transparand straightforward for
everybody if the DPE was the relevant planning @ty So that's where we are.
Now, what we would like to do is gather aroundtiedel, just point a few things
out, and sort of open up the discussion to questidr's up to you how you would
like to.

MR WILSON: I'm just trying to work how that worksith the transcript.

MR M. TODD-JONES: [I've asked for a microphonebset up here, so that any
discussions around the - - -

MR WILSON: Okay.

MR HARRISON: Just by the way, in the appendixehdrjust shows the tower
moved to the east, and the impacts on the neigbbmrth-west of it. This model is
the current preferred master plan of the cour8d.they’ve got their site
amalgamated with the two office building — littifice building sites on Berry
Street. Dexters own this and this, and they'veipat submission to Council about
how it could all work together.

So we think that's a real potential happening. tBrithe approved Metro tower, the
arrows all sitting on top, the office building. i$hs in the council preferred master
plan for an office building of — because it's cunttg, | think, about this high — to be
developed on this site. It would also be amalgadhatith — there’s a redundant
substation, electrical substation, fronting Beriye8t; a new one’s being built
behind, and that will be amalgamated together ahdese a property with a greater
result.

The three buildings we talked about: there’s ththern McLaren Street fronting
building next to us, about 12 storeys, and therethehe two buildings that are —
with Miller Street addresses, at around 20 to 2geys. So that’'s the — | guess —
that’s the building that’s of — is the one thatifficult for everyone, because it's sort
of hemmed in. And then we haven’t showed anytloingt5 McLaren Street at all;
that’s to be resolved. But if a tower did occlerth it would be part of the — | think,
this development.

Across the other side here is the — I've forgottenname of the lane, but there’s a
heritage conservation area here, and so Councalinas/s been quite conservative,
and they’ve kept development of heritage houses he¢hey’ve been able to develop
behind. And so | imagine that one — the heighe heto sort of somehow mediate
between us and the kind of conservation area.
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This is the DA. There’s currently an office buiidiof almost that length, 68 Walker
Street. That's the DA envelope, and, again,Was slimmer and taller, | think it
would be better. This — at this height — this lsthe Metro land for their
construction access, and the Metro entry will bénee in the corner of McLaren
Street and Miller Street. This is the height @A for the site and running through
at that height. We’ve put extra height on herakimg that — we would think that
some additional height would occur there one day.

Perhaps we shouldn’t have done that, but the DAadigtis at this height ..... the

way through. Council have just — are calling fmders for consultants to look at all
the area north of McLaren Street almost up toand through the Pacific Highway
and including this block here between Walker Steeet the freeway. Originally —
that has gone now to tender for the consultanisaio at the planning potential and
the like for Metro coming in. Originally, this st&t block between Walker Street and
the freeway was part of the Ward Street Precifitie council felt — | don’t know —
for whatever reason, they excised it out. So tledA\btreet Precinct ..... their master
planning.

So these heights here are the new heights that #ve LEP for development to the
south of Berry Street. So you can see this tovasrthe height up to 289 which is the
highest height in the centre, and you can seeirgisffice buildings, Northpoint,

the old building from the 1970s. This is the daffiower that our office is building.
It's almost — well, it's finished. It’s ..... thatthe ..... building. In the —if you can —
so we still have the north/south spine runningugto

From our point of view, we would prefer the spinebe a wider public domain than
what there is shown. We don’t know why they’'veroared it back down because
having that long shaft of space, | think, is — vebloé much better for the street
block. So who knows what the council will do iretfuture. They might take that
up. You can see the — either side of our siteethex public lane which is owned by
council. There’s right of ways to these buildirfghind, and — so that will always
have cars accessing garages, and — but half K, tbirthat roadway is now owned by
council. It has been dedicated to council, andwacolonnade will just augment
that sort of public domain component.

MR ........... I've actually got the model .that’s our preferred .....

MR VERNON: Yes. So we can just talk about thig.0 So this was, basically, our
master plan.

MR HARRISON: Sorry. What's this one? That's ttmuncil one?

MR McEWEN: This is our one, and this is the calisic So this is what we had
submitted, which has got the wider laneway.

MR HARRISON: | see what you mean, yes.
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MR McEWEN: And there — you can see the wider -eimwider laneway.

MR HARRISON: But Council still have an optiondo that if they want to; it's
just a matter of how the DA gets resolved on tbate the ..... so there’s still a way
to go with that.

MR CURRO: It's probably very obvious, but it'sgiably good to point out the
discussions we've had about setbacks to buildingstlsings, and how we set the
tower back because of this bulk that is emerginigliifer Street and McLaren Street,
but also to respect this terracing of the buildamgl the streetscape around the
building, but also to allow, you know, this buildito have views past. And you can
see, we've undercut our building, to some degle=etto allow that building to get
views past. And this is the way we’ve shaved oif tmwer, when we were trying
not to provide any more overshadowing to the squmaBerry Street.

MR COUTTS: Moving your building east moves itshvay?

MR CURRO: Moving it this way potentially comproses this site, but at the same
time, you can see the depth of this heritage fabade. For us to move our structure
further to the east would have — be very difficaltlo that. You know, there’s a
certain zone that’s probably about three metrep,deem our facade back in, that
represents the structure and the recesses of batsmies, and that’s the basis that's
determined the way we've — we've evaluated thecttine and how we’ve resolved

it, to have as little impact on the facade of theatage building as possible.

MR WILSON: Council’'s adopted a — my understandi@guncil adopts an east-
west transition of buildings, whereas you've addme- | think that's reflected in
here, probably — you've adopted a north-south ttianstype, using — is that right?

MR HARRISON: Yes, well, | think council has botictually. They have both.
They've got east-west and then north-south. Alsdhitgeneralised principle. |
guess, on the other side of the freeway, thereislyna it’s residential, and so the —
ultimately they’ve said, | think, between 9 andi% ..... controls, no more
overshadowing between 9 and 3; the new LEP saygeba 10 and 2. And in effect
we could go up to 55 storeys and not overshadowharmywest — anything east of
the freeway after 10 o’clock. So — or whatevertthe is — yes, 10 till — 10 to 2.
And then there’s — yes, | think — so that’'s — sand that'’s also, | think — it's
probably determining the height of this as well.

MR WILSON: So this is as it stands in the — iniop 2, stage 2, yes?

MR HARRISON: Yes, and their preferred master pl&o — well, actually, that's —
that was our — that's our scheme - - -

MR McEWEN: The only difference is the - - -

MR HARRISON: It's the same height. But thish&tcouncil's scheme.

.IPC MEETING 10.4.19 P-27
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MS W. LEWIN: And would your response be the sastgtegically, if 45 is
developed and achieves a higher .....

MR HARRISON: Yes, because we — the reason whyae’'t go 55 was - - -

MS LEWIN: No, no. So not about the height; ttsdo with the strategic approach
to placing the building, the orientation — sorrgrentation of apartments and so on.
Would that be the same strategic approach if — i -

MR HARRISON: For 45?

MS LEWIN: - - - 45 was developed much more inteely?

MR HARRISON: We —in our visionary plan, | thimke had it up to 20 storeys.
MR McEWEN: I've gotitas - - -

MR HARRISON: You've got itin your - - -

MR McEWEN: Yes.

MR HARRISON: Yes. So we thought that — we —étiding the height for ours,
we thought, mediating the stepping up was the tigihy to do, and being right next
to the railway station, it should be really — relaly tall. It's really unknown what
the right strategy is for 45. You got the cons@oraarea opposite. | would expect
some sort of mediation, a smaller development h8eewe’ve thought up to 20
storeys. The council has sort of gone up and dawd,now has nothing. But with
the new planning strategy for the area north of Meln Street and this street block,

hopefully those things will be further resolved.

MR VERNON: This is actually the envelope from @oik's master plan, and — it
was the original, or - - -

MR McEWEN: It was the — option 1.
MS LEWIN: Option 1?

MR McEWEN: Option 1.

MR VERNON: Option 1.

MR McEWEN: Yes.

MR VERNON: Option 1 or stage 1?

MR McEWEN: Option 1, stage 2, yes.
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MR VERNON: Option 1, stage 2.
MR McEWEN: There’s been a lot of master plans.

MR CURRO: And when you — of course, the kindafg site lends itself to having
wings that face in these two directions, but thats® the — allied with the fact of the
building’s goals, and therefore we’re getting creestilation, and cross-sunshine,
and views, and so on, that helps ameliorate thisdirectional - - -

MR WILSON: And this is all approved?
MR HARRISON: This is an approved DA to — sorrjothat height.
MR WILSON: Okay.

MR HARRISON: And this is — there’s an office hiiflg — there’s now, like, a
cluster of four buildings, and that's approved — B@proved.

MR WILSON: Yes, okay.

MR VERNON: The reason — so at that height — g@son the additional height was
added there was to bring it up to here. And wenkhdl well that Sydney Metro
have been trying to seek additional density othalir sites as they’ve gone through,
and they’re sort of doing future work on future O&Pwell.

MS LEWIN: Taking many steps back, in the earlgistussions with Council, were
there any requests for studies on wind patternsf2an, the amenity of public open
spaces is largely contingent on two things: simland calm space, one that’s not
really promoted as a wind tunnel. And there setenfie nothing in any master plan
that's addressed this.

MR VERNON: We - - -

MS LEWIN: | would suggest that - - -

MR VERNON: We had wind tunnel testing done, byndfech, and they undertook
it not only for our building, for essential amenibut also for the — our alternative
master plans for the pedestrian space. And +ex=all; | mean, it's a long time ago
now — but there were no issues; otherwise we wbale amended to address those.
MS LEWIN: Are we able to request those - - -

MR VERNON: Yes. Yes, absolutely.

MS LEWIN: Yes. That would be good. Are you awaf any testing that was
done by Council that would be able to be - - -
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MR ........... | doubt if they've done any tesfin
MS LEWIN: It seems like a funny way to - - -

MR HARRISON: Well, think of the shadow — also #teadow work they did was
sort of based on this detail of the buildings abtirat we've got access to, so our
shadowing is more accurate; they recognise tBatthe — it went quite well with
Council, but it's just that they just thought it svahead of the process. But - - -

MS LEWIN: Okay.
MR HARRISON: - - - the process took quite a Idimge; you remember.

MR CURRO: But, | guess, the focus is that to hsweh a density of buildings,
whatever the result is in the future, to try antigpublic plaza here, that has to
somehow get sunshine and not get — be windy ah so -

MS LEWIN: Yes.

MR CURRO: s that really the right approach? Yfew to have an active, you
know, corridor through, which we’re all trying togmote, but it should be looked at
in a different way, that has fantastic activityrajdt, and not necessarily relies on,
you know, sunshine and — and calm conditions toenitek fantastic space. And
hopefully that can be found somewhere else. Thdreén discussions about — |
know Michael has said he’s keen on this — that, kioaw, some of the freeways
covered, so that there’s a lot more green spacenaybe ..... but, you know, that’s
probably pie in the sky.

MR HARRISON: No, it's not. Okay, I - - -
MS LEWIN: .....

MR HARRISON: Yes. |think we’re going to have-tdecause we'’re over time.
But look, thank you very much. From here, Matt@rr§a

MR TODD-JONES: Yes. So there’s a couple of thintf | could be sent a copy of
the presentation — a hard copy of that. Obviousive been discussing this today:
what | will do is take a — I've taken a photo oisthand it will be uploaded to our
website, just to know that — just for transcriptfmurposes, that kind of thing. And
the video as well, if we could be sent that, arad’lilgo up on the website.

MS LEWIN: On Wednesday.

MR TODD-JONES: And what's that?

MR HARRISON: Wednesday.
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MR TODD-JONES: Wednesday, yes.
MS LEWIN: Wednesday.

MR COUTTS: So your version of — that version bees Mark Il of the master
plan, doesn’t it? You could tick off - - -

MR HARRISON: On the - - -
MR COUTTS: ---..... termination. It becomes-a

MR HARRISON: And in fact the District Planning i want our option to be
exhibited at the same time as the Council optiont will be looked at together. But

anyway.
MR COUTTS: ..... go ahead with the process.
MR HARRISON: Sorry?

MR COUTTS: This would — you would be going aheath the process; someone
in the council still hasn’t finalised the - - -

MR HARRISON: Yes, | —that's true, we would — Gail - - -

MR COUTTS: Which is what you want.

MR HARRISON: Yes, and — and we think — but on ¢tiger hand, we think
enough is known about the process now, and sonmemgot to make a decision.
Okay.

MR COUTTS: | understand.

MR HARRISON: Thank you very much.

RECORDING CONCLUDED [11.24 am]
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