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MR D. KIRKBY: Good morning and welcome. Before Wwegin, | would like to
acknowledge the traditional owners on the land biclvwe meet, the Gadigal
people, and pay my respects to their elders, paspeesent. Thank you for hosting
us for this meeting. Today, we're here to talkwloodification application, MP
09_0216 Mod3, which is in relation to the Meadowb&mployment Area Concept
Plan for next year’s residential/commercial devaiept, the applicant being
Rothesay Avenue Developments Proprietary Limit€dey’re seeking approval to
modify the concept plan to allow serviced apartmesa and associated changes to
ground floor area allocations for stage A.

My name is Gordon Kirkby. I'm chair of this IPCrg&l. Joining me is Professor
Richard Mackay and llona Miller, David Mooney to heyt and David Way to my
right. They are of the IPC Secretariat and theggsisting the panel. In the interests
of openness and transparency, and to ensure wareagt the information, today’s
meeting is being recorded, and a full transcript g produced and be made
available on the Commission’s website. The measrapviously part of our
decision-making process. It's taking place ateiminary stage in the process; it
will form one of the sources of information uponiefhthe Commission will base its
decision. So it's important for the Commission@rask questions of attendees and
to clarify issues wherever we consider appropriate.

If you're asked a question and are not in a pasitioanswer, that’s fine. You can
basically take the question on notice and come baitkyour written response,
which we will then also put up on our website. @pds largely about us listening to
council and your submission. We've read counailismission in response to the
exhibition. As you're aware, following exhibitiothe modification application was
amended to take on board some of the issues ardponse to, | guess, the
department’s discussions with them post-exhibiteord the modification, | think,
was referred out in a modified form, so you're aavaf those modifications. We
know council put a submission in effectively saythgir issues largely hadn’t
changed, but | guess we’re here to listen to y®o.over to you to go through any
concerns council might have or otherwise.

MR D. GOVENDER: Well, I will just start with whe’here from council.
MR KIRKBY: Yes.

MR GOVENDER: So Sandra Bailey, our manager, assest. My name is
Dyalan Govender; I'm manager, urban strategy. BPeawrse is our senior
coordinator, traffic - - -

MR D. PEARSE: Development engineering services.

MR GOVENDER: Development engineering. Sorry.dAme have our

development engineer, Elias, with us as well jodtdlp assist if you've got any
guestions that they might be able to help with.y#s mentioned, the modification
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was, in turn, modified following the initial exhiimn period to which council wrote a
more lengthy submission. Since then, the key ohdmaing the reduction in height
and, at the initial stage, that was probably ongheftwo central concerns to our
initial submission: the height and the impact. wsih that now addressed, it leaves
us with less of an issue, but it's still — therstdl an issue there, as was indicated in
the initial submission, that being general traffeneration and then also the
management of the serviced apartments’ use.

So just to speak to that very briefly — | don’trtkiit’'s necessary to go over the whole
submission again, given you've already clearly atgred it — in terms of the use
proposed — serviced apartment use — council dokamé any in-principle objection
to serviced apartments as a use. It's really thergty impacts arising out of the
intensification of any use of that site, and thaftiess, brings us to the other residual
concern of council, which comes to traffic. Couidijected to the original concept
and has had various objections through the modiifica which have changed,
depending on the nature of the application befsratany given time, but | would
say traffic has been one of the central concerad af those steps.

Acknowledging that we’re now further down the lines still do retain a general
traffic concern with regards to the impact on tegelopment. We note that the
proposal indicates that that’s absorbed largelguth the change in traffic
generation rates applied. However, in councilsawithe concept itself is well above
what council would support in terms of traffic ingpb@and any further increase of that
is of concern. In the same time period that theéic generation rates have
changed, the precinct has also changed. We'velmasber of part 3As that have
come on board; we've had a number of developnamitsloping to council’s
controls as well and, as you will see when you tégaan to the site, if you haven't
already - - -

MR KIRKBY: Yes. We visited before we came here.

MR GOVENDER: Yes. Right. So, as you see, trgrea lot of development has
come online and the precinct is now largely devetbo its controls with a couple of
sites remaining. Similarly, roads across the ayehalso been substantially
developed. Melrose Park to the west also has@oped before it and, recently, a
new education precinct has been slated for the TgifeE All of those developments
have impacts with regards to available transpatibap and traffic implications for
that network, all since that concept and all makivag network more constrained
and that’s really the source of our concern in geafraising the commercial cap to
allow the serviced apartments.

We don’t have an issue with serviced apartmengsiitiple. We understand the
functions they would serve in that precinct, notingt, you know, Homebush across
the way, Macquarie Park up the way, as well — tieeeeneed for serviced
apartments as a mix within our local governmena areve acknowledge that and
accept that. It's really about how much can tlies Isandle within the context of its
precinct. So that's really the nature of counaisidual concern.
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The other note | would make is in regards to sexiapartments if they are
supported on the site and they do come to fruitonncil would be — council asks
that if possible some consideration be given tosuess to ensure that what is
proposed is what is delivered and remains on tke §lo, obviously, if it's simply a
matter of amending the commercial cap, council still have some uncertainty
between this concept of modification and a DA cayimas to whether the DA
actually does turn out to be serviced apartmentgh@ther it turns out to be changes
to the retail — that's a concern to council — ameht furthermore, if it does turn out to
be serviced apartments, what guarantees are trecedncil that they won't
eventually become residential apartments downitiee |

Obviously, that's something that could be dealtwitrough DA — at a DA stage,
but, as | say, it would be helpful for councillifiere was some guidance or some
direction through the approval issued here, shanldpproval be issued, to help
solidify that and ensure council is on a firm fogtiwhen applying any DA
conditions along those lines. So | think that swariges it — yes — but — yes. As |
say, the height issue — the amenity impact of #ight obviously would fall away
with the reduction.

MR KIRKBY: ..... you guys - - -
PROF R. MACKAY: I've got — well, a couple of --
MR KIRKBY: - - - questions - - -

PROF MACKAY: - - -a couple of quick questionsmean, apart from the traffic,
are there other intensification issues that rerofzoncern to council or is council’s
objection now solely the traffic?

MR GOVENDER: There are some concerns with geraranity, as well — so, as
you would have seen on the site, we've got thestusee park area along
Meadowbank and that is oversubscribed, overusesty-heavily used, particularly
on weekends and evenings. While, yes, servicedrapats are of a different form
to residential, you would still expect the transipopulation that comes with
serviced apartments wanting to get out and useofhet space — yes. Again, |
appreciate 40 might not seem large in the scheraa approval of 3000-odd
dwellings, however, council retains that principbjection to the intensity of the
concept and 40 more simply makes it worse rathaar better and we would prefer
not to have decisions making it worse rather thetteb. Yes, there is some open
space to be provided in terms of a plaza but isddectually service that
oversubscription need which is the passive reaeapace in and around that
precinct.

So, yes, there are other impacts that come withattié not just the traffic, but, as |
say, the traffic is really the central one thattvear most — not just from the
community but also from our objections througholmtterms of the other amenity
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impacts we raise in our submission, overshadowingw capture — obviously those
fall away with the height.

PROF MACKAY: Well, just — thanks. Related tothiden, in terms of being very
clear about the grounds for council’s objectiols, @n objection to the changed use,
also to the additional 1300 GFA?

MR GOVENDER: As | say, | don't think we - - -

PROF MACKAY: Because - - -

MR GOVENDER: - - - object with the principle ofiwiced apartments.

PROF MACKAY: Right.

MR GOVENDER: We object with that being above degond the caps currently
imposed.

MR KIRKBY: So the concerns about the impact - - -

PROF MACKAY: So itisthe 1300 GFA — that thatdat’s objected to, not the
use?

MR GOVENDER: Correct.
PROF MACKAY: Thank you. That's really helpful.

MR GOVENDER: But whether it's specifically thaimber of GFA, though, is —
it's hard to put your finger on because how do ymasure the impact of - - -

PROF MACKAY: Yes.

MR GOVENDER: - - - 40-odd serviced apartments2hht impact really in line
with a GFA increase — a commercial GFA increass that impact really more in
line with what you consider to be 40 residentiaraments? It's somewhere
between, | acknowledge - - -

PROF MACKAY: Yes.

MR GOVENDER: - - -it's not —it’s neither, sdHink that ..... that answers the
guestion.

MR KIRKBY: Yes. |think — it's just helpful fous to be very clear on the - - -
PROF MACKAY: Yes. Yes.

MR GOVENDER: Yes. Yes.
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MR KIRKBY: - - - exactly what the council objeoti is .....

MR GOVENDER: So, as | say, it's not to the usgiimciple, but it's to the
additional impact that comes with that use beirgpammodated by increasing either
cap, whether it's a cap on dwellings - - -

MR KIRKBY: Yes. Yes.

MR GOVENDER: - - - or a cap on commercial flopase. In our view, those caps
were set as a response to the objections raiseduncil and the community
throughout in terms of traffic, in particular, lalso amenity impact over space and
SO on, access to services and it's that impactstae objection whether it relates to
a commercial GFA or a residential house - - -

MR KIRKBY: Thanks.
MS MILLAR: Okay.
MR GOVENDER: ..... procedural - - -

MS MILLAR: Then on the traffic impacts, you —tlse concern just primarily the
change to the generation rates or are there amy afipects of the traffic and flow of
traffic around the site that are of issue?

MR GOVENDER: It's primarily generation rates. dras | said, we appreciate
that the generation rate figures have changed $imse that were — since — — —

MR KIRKBY: Yes.

MR GOVENDER: - - - the rates that were appliethatconcept, but, again, I think
from memory under council’s controls, we would h&veen talking something along
the lines of between 1000 and 2000 dwellings ogrdlsites, there has already been a
substantial jump well and truly beyond that. Ttlange in generation rate doesn’t
nearly remove that general concern of the impadherwider network. And, again,
the other — the context of the precinct has alseedaince then and the overall rates.
You may be aware there is a T-map underway, | belias a result of the Melrose
Park development the results of which we haverghdaut | would be very keen — |
will be keen to see what the results of that T-raaga. They do stretch right through
to Church Street.

But even those won't foresee the impacts on theartof the education precinct,
for example, which will be substantial, perhapitke Ibit further away, admittedly,
over on the TAFE site, it still impacts the netwarkd you will still potentially have
motorists displaced, avoiding that location, trytogget down onto Church Street
through here. So it's the general network impatter than specific arrangements,
as | understand it. And I think council has beamlved in some meetings with
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RMS and worked through those issues in terms af kymw, left-in, left-out .....
access to the buildings and so on. Our issuesare general than that.

MR KIRKBY: Okay. Because | was going to ask ardu because | understand
there is a — like a whole package of roadwork ckanghich - - -

MR GOVENDER: There are.

MR KIRKBY: - --we got caughtupin - - -
MR GOVENDER: Yes.

MR KIRKBY: - - - today.

MR GOVENDER: No.

MR KIRKBY: At the moment, it’s - - -

MR GOVENDER: Yes.

MR KIRKBY: - - - a construction zone.
MR GOVENDER: Yes.

MR KIRKBY: And whether there’s any concern aroward/ specific aspects of the
upgrades happening in the area that this developmenis it just more a general

MR GOVENDER: It's —as | say, in terms of the M@Dhand, it's more general.

MR KIRKBY: Yes.

MR GOVENDER: Yes. Going back over the concep,+ yes, there have been

upgrades associated with it — the impacts are aiedeadowbank. | mean, they're
a bit diluted — they’re a bit difficult to isolatd the moment - - -

MR KIRKBY: Yes.

MR GOVENDER: - - - given the amount of constroatigoing on.

MR KIRKBY: We just..... because — it’s quite iateresting sight because ..... is
you come off that loop road - - -

MR GOVENDER: That's right.

MR KIRKBY: - --and bang, it's there, and eqyalyou’re coming off the bridge
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MR GOVENDER: Yes.

MR KIRKBY: - - -it's that first thing. And | apreciate there is approval for the
envelope and - - -

MR GOVENDER: Yes.

MR KIRKBY: ---we..... have had a bit of a loat that, but we’'ve had just — as a
result, I'm not sure — | guess changing to servigeartments may not have that
much of a change, but whether there’s any concern?

MR GOVENDER: Potentially not in terms of — likesdy, that site and — in and of
itself, however, as | said, where that general eamalso comes from is the potential
for the changes further to the west within the pretdo — there is a lot of rat-running
that goes on, not just on this side of the railluag, but right through from the west
of the railway line. That's why | raised MelrosarR, which is, you know, a good
four and a half kilometres away, but we anticigatg will have an impact between
Melrose Park and the railway line, at least, bat th turn will displace people who
are seeking to get to Victoria Road potentially #mely will try to do it further east,
potentially crossing the railway line coming in whiwill then potentially have a
knock-on impact. | mean, it's those general impast the development, particularly
to the west, impacts on the wider network that ddufther constrain those
particular entry and exit points in and around Chustreet where that general
concern comes from.

MS MILLAR: Okay.

MR KIRKBY: Are there any other serviced apartngeintthat Meadowbank sort of
precinct?

MR GOVENDER: Not in the Meadowbank area that #mare of. We do have
serviced apartments in Macquarie Park and ... - -

MS S. BAILEY: We've got them in Macquarie Park...

MR GOVENDER: - - - and | think we have some -Wiest Ryde, potentially, we
have some serviced apartments as well.

MS BAILEY: No. Ithink it's a motel.
MR GOVENDER: It's a motel? Okay. Apologies. rRaps not. And, as | say, |
acknowledge that, you know, serviced apartmentsrsakse from a use perspective

in many respects.

MR KIRKBY: Yes.

.PUBLIC MEETING 16.8.18 P-8
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MR GOVENDER: As I say, particularly given you'get roads and the evolving
precinct on the other side, which will still havaarse commercial there and
Macquarie Park to the north, and even simply wibp Ryde there, but there is some
rationale. | can see that — | understand thaterims of a use — as an appropriate
use, council didn’t raise a concern in that regard.

MR PEARSE: Can I just add the number of — thexg teen — there has — the area
has experienced some boarding house developmeioiusbythat has come around
in Top Ryde and around through West Ryde area dmetearound Meadowbank
train station, so portable housing and short-tecooenmodation, so.

MR GOVENDER: Yes. That's a good point. Thanks.

MR KIRKBY: The only other thing | generally adhet council is whether there are
any issues with the recommended conditions thatagely replacing plans with
plans and - - -

MR GOVENDER: Yes.
MR KIRKBY: ---.... | don't think there’s - -

MR GOVENDER: As I say, the only comment | woulcke to that is, if there is
serviced apartments and there is potential fomaition that helps council at a DA
stage to ensure that if that is the intended amarase that comes out of a
modification, that that is what comes to fruitiom the site, that would be
appreciated, because if it is as general as josaage to the commercial cap, who
knows how long it will be between this approval & being lodged, and what
happens potentially within the market and withia treveloper’s thinking could
evolve, and then decisions made here turn into dHa&s very different and council
is left with a concept approval that doesn’t adjusppecify anything. In that regard,
notwithstanding the reports that go with it, ob\atyif there’s a condition, that helps
us more; it gives us more weight; gives us maibtnto ensure that a DA is
consistent with the intent of the decision madehddid | miss anything in that?

MR PEARSE: Can | just expand on a bit that Dyasdked about in regards to
traffic generation rates and the questions askedtahat. There’s — one point |

think council would like to make is just that tHele from — | mean, we’re going

from commercial to residential. Both uses actubdlye an alternate — sort of a peak-
hour period, so that’s one thing of concern. Obsig, serviced apartment is going
to be similar to a residential type arrangement@rdmercial would also — would
have an alternate peak-hour to that. So that weylou know, that would

exacerbate traffic generation effects, but paréidulduring the morning peaks and
evening peaks.

| would also — one more thing | would like to add-unfortunately | haven't had the
opportunity to review the traffic generation rategraffic modelling in detail — in a
significant level of detail, but | just put it thég committee — whether there has been
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any — you know, whether the consideration of thmxi@g any discount being applied
to commercial rates in the original modelling basadhe fact that that use may be
ancillary to the residential use of the site int#u@a. You know, | would well
perceive a traffic modelling would take that intcaunt, but if it was a retail use,
such as a Coles, or Woollies or, you know, commaéstore, that that would be seen
as ancillary to the residential use and there wbeltess — there would be a discount
there for traffic generation for that use also.

MR KIRKBY: Yes.

MR GOVENDER: Whereas the serviced apartment.less
MR PEARSE: Yes. And it's a standalone.

MR KIRKBY: Okay. Anything further?

MS I. MILLER: | guess just one last point on yamgagement with the community
and any particular concerns that have been raigdyau particularly since the
final, you know, proposal?

MR GOVENDER: So, obviously with the public megtiand the changes to the
modification as they arose, we did notify the callois through an information
bulletin we have with the councils. It is publiayailable. | don't recall receiving
any direct correspondence from community membaeutsl would have to take that
on notice and confirm. Most of the concerns l'aesed have been echoed with the
councillors, but | would say traffic is the firstéforemost. It was no doubt a
concern that was raised in the original modificats it was put and | would
anticipate it's retained throughout.

It is a general community concern that we get stestily with development in the
precinct, and so, for what it's worth — well, itght not have come as specific letters,
correspondence. Certainly, the comments counsilawve made in response to this
proposal has been to reiterate that traffic conttegp have, and they have spoken to
residents in the area who echo that.

MR KIRKBY: Okay. Anything further you would likeo add?

MR GOVENDER: Great. No. That'sit. Thank yar £oming out.

MR KIRKBY: Thank you very much for having us. \Mave obviously a public
meeting - - -

MR GOVENDER: Yes.

MR KIRKBY: - - - which | think, Dyalan, you are---

.PUBLIC MEETING 16.8.18 P-10
©Auscript Australasia Pty Limited  Transcript in Golence



10

15

20

25

30

35

40

45

MR GOVENDER: Yes. I've registered to speak, &mebn't be raising anything
other than what has been raised here - - -

MR KIRKBY: Sure.

MR GOVENDER: - --and | don’t intend on dwellirmg it for too long, but - - -
MR KIRKBY: Sure.

MR GOVENDER: - - - yes —the councils - - -

MR KIRKBY: No. That's fine.

MR GOVENDER: - - - are very keen to ensure owifian was as clear as
possible.

MR KIRKBY: Great.
MR GOVENDER: So yes.
MR KIRKBY: Thank you.

PROF MACKAY: Did we advise council who the loecaémbers are going to be

MR KIRKBY: Yes. Can we have five speakers - - -

MR GOVENDER: Okay.

MR KIRKBY: - - - of which the local member is s#ing somebody along.
MR GOVENDER: Okay. Great.

MR KIRKBY: He won't himself be able to attend,tthe’s sending someone from
his - - -

MR D. WAY: Natalie.

MR GOVENDER: Okay. Yes.

MR WAY: She’s with - - -

MR KIRKBY: And the councillor as well.
MR WAY: Sorry. I'm just —it's Jordan - - -

MR GOVENDER: Jordan Lane?
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MR WAY: That sounds like the right one.

MR GOVENDER: So that would be Councillor LaneesYy Okay. Great.
MR KIRKBY: Okay. Thank you.

MR GOVENDER: Thank you. Cheers.

MR KIRKBY: Meeting closed.

RECORDING CONCLUDED [11.59 am]
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