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L "_COUNCIL SUBMISSION in response to pubhc exhrbltlon of Proposed
Commercial Deveiopment at No. 396 LANE COVE ROAD: (Nos 32-46

' WATERLOO ROAD)&No 1 GIFFNOCK AVENUE, MACQUARIE PARK
- (MP10_0200) R |

: :_._Summary of lssues SRTEES

L *The ma;or |ssues of concern to Councﬂ may be summansed as

“Issues associated with probrty in the Part 3A process
- “Urban Design issues _ :
: Traff;c |ssues '

- ‘._. . ' e

"-Inadequate communitv consultanon and mapproprlate tlmznq of publrc

I __:ﬂexhrbrtlon

'.: ._:.Inadequate communlty consultatlon and inapproprlate tlmlng of pubho exh|b|t|on - '

"':'_':The proposed deve!opment rs Iocated in a commercral prec:nct tt occuples a very o '
_“important:site within Macquarie:Park: corrrdor being immediately - focated next to the -

. ﬁ-'__;:.fnew Macquarle Park ‘Railway Station. - The Department has chosen to place the
~-proposal on public exhibition in the lead up to the Christmas- New Year break. The "~ .-

estruncated. and ill-timed ‘exhibition period means that it has not been possible to fuliy -
. “engage Councilin an assessment of the, pro;ect nor to present the proposal to other
. bodies set up to- promote development in Macquane Park. - As a result, examination
. of the project :and what it ‘may have to offer- Macquarre Park has been severely :
. diminished., | Coupled with the oomotdent exhrbitaon of the nearby Aileragrove Major N

: : '__'.EF’I‘OJect Apphcanon LR

" ";Et is noted that Councrl reased th!s issue in response to the Jssumg of the DGRS for_ A

s ;3'the project on the day before Good Fnday In its: ietter dated 21 Aprsl 2010 Council - s

33_Furfher Councn‘ asks that the Department constder sendmg future requests for T e

" information ‘relating ‘to" Part-3A- projects away. from significant holiday periods = =
S including  Christmas — New: Year and Easter. The ‘Department will no doubi
- appreciate " that. these are . times ‘when “all - orgamsat:ons ‘are ..short staffed ©

(particularly-when coupled with school holidays) makinga response within the -~ S
L "4 day request period” unreasonable ‘and impractical, - It is noted that the ‘current ° DROS SR AR
o request dated 1 April 2010 was received by Councrf 7 days aftef the nouona!- SRR A R

5 :‘commencemenr of the 14 dey/equest period

ffit is dlsappoantmg that the request has been unheeded The manner and t:mmg of SIS
o the public - gxhibition clearly fails: the tost ‘of the - Departments own Guidelines for N

”"'-_:"::.;.'_Major Project - Communlty Consultation (October 2007). It is considered ‘neither =~
0 fadequate” nor-“appropriate”. It ‘has certamiy not avoro‘ed notrfymg dunng holfday S
B -*-;j._perfods(page4ofthe Gurdeimes) SRS T o SRR SIS

L ';.:":'f_lssues assoclated wrth probxtv m the Part 3A DI’OCGSS

L Assocrated wsth ihe ebove issue ihe Deparimeni needs io be mmdful of ‘the ﬂndmgs T

'-:iﬁ'-.of the ICAC: report into the exercise. ‘of .discretion under Part 3A of the =

T '_1zEnvrronmental Pranning - and ~ Assessment Act 1979 and “:the State o
3 j__;Envrronmental Piannmg POIICY (Major Development} 2005, comcldent!y released



N December 2010 The Commrssron notes that the Part 3A system is cnaractensed S

by alack of pubitshed objective cfiteria and contains elements that are discretionary, -

ﬂpartrcutarty with regard to land uses that' would otherwise be prohibited or exceed
- existing - development standards. It observes - that notw;thstandmg safeguards .in e

-process,the existence of this wrde discretion to- appmVe projects that are contraryto
. Jocal ptans can ‘create @ community. perception of a lack of appropnate boundaries . -
~and  provide. difficulty - for observers in knowing ‘what - might or-might ‘not be @ -

e : -_reasonabie decision in particular ‘circumstances (Chapter 2, page 9). Where a

i pro;ect "involves: srgnlt"cant departures “from’ -adopted. planning controls, it lS-;"....

" particularly. tmportant to ensure that the process of assessment. and consideration is -

. open and “transparent. : For these' reasons the Department shoutd consrder-;'_'_-_'.-'_'- .

- ;extendlng the exh:bltlon penod for: thls pro;ect

Jﬁ.:';Urban“ 'Des'i'c:t'n' ieeues- R

o fCouncn s Ctty Urban Pianner has revrewed the 29 archltectural drawzngs from PA 02- = i
'-'_:'001 to F‘A-Oo‘ 04 agalnst the Macquane Park ptannlng controts R L R

. ‘Overwew

1 The proposed pro;ect is outsrde the Ryde Looat Envnronmentat P!an 201(} :
2 Deveiopment Control- ptan 2010 part 4.5 - Macquarie Park corridor requtres

- that new buildings o have a minimum 4 Greenstar Office ratlng tt is not clear T

what the proposed Greenstar ratmg of this burldtng wxll be

: S __The fotiowsng comments atm to explam why tnrs IS the case but atso motude o

: - 1 Locetion and bu:idrng form

The proposed buutdmg is toceted on the promtnent corner. of Waterioo and t.ane -
':' _Cove Roads. It is adjaoent to the Macquarie Park. raltway station.

~The -building form is consistent with the . Macquarie Park DCP and the as yet_ -
unrealised” “Amendment 1" of - RLEP. 2010, 1t has” the potentrat to provide a0

._*dramatlc cormer-in-the: streetsoape Helght and” massing .are. approprtate to its .

" does not comply with the exzstmg LEP.

g opportumty 0. create a more dynamlc group of bulldtngs by varying ‘the footprmt';- : |

- immediate context and the wider Macquane Park area in. relatton to the DCP but_

The 'smaller buildings have a Very.: snmrlar bnttdrng form footprmt and separation_ i
-along: Waterloo Road. Whllst this'is generatly consistent with the DCP. there is'an™ -+

-and: separation, This™ coutd also assrst in: prov:dsng dttferent c;haracter to ‘the :

o -. _gftandscape areas between the bu:idlngs

2 Buridlng arttculatlon

""':":"Burlding arttoulatron refers to the three dlmensronat modulatlon and modelhng of a-;:_'f':

L dn providing visual interest, human ‘scale and a hierarchy of texture and detail to-a
oo fagade. It is dtSt!nCt from the building: fhassing. and. form: (whrch has been reoognlsed,”

Ssiiabove), “An-urban desrgn review of the’ development suggests that the artacutatton ot
o ;_'-Zthe fac;ade needs to be furtherdevetoped Thts mciudes : - Sl :

Better def[nttlon of the top and mrddle of the burtdrng _ :
Stronger deflnttron of the corner of Watertoo and Lane Cove Road

= ~building fagade (such as the interplay-of light and shadow). Articulation shouid assist s



.. __Stronger articulation of the elevatrons The elevations: do not show
- sufficient articulation of the facades. There is some- attempt to break up
- w0 the fagade of ‘the smaller buitdings on Waterloo Road but thls is not
g }- contlnued through to Cool]nga Street : :

: 3 BUIldlng —- Street lnterface

: :’.‘j _ ;-'Pedestrlan actlwty at thls comer Slte Will grow as the. preolnot develops
L The proposal encourages, pedestnan aetrvuty and prowdes pedestrlan tlnks
... through the site. .
»The ‘area around the statlon forecourt needs be contarned to defrne the

.streetsoape and separatlng |t frorn the large landscape area. (altematrvely

. see below) .
e The oolonnade (or an awnlng) should extend between burfdings to provucte '
& rprotected pedestrian access, :
e Each of the iandsoape areas ehould have rts own character wh:oh shouid i

‘be reflected in their physical size.. For example widening. the area closest. .- '

7 ‘to Lane Cove Road could help this area function as a semi public plaza -
~and extensmn of the station forecourt/ civic frontage Another example the
1 next-area - could ‘narrow and be- an: aetlve retatl ‘street’ encouragrng the
i pedestrians 10 Giffnock Avenue, :
s “The DCP. calls ‘for active street fronte ‘in the prec:mc:t The proposal rs_

s ;'::'_;_largely compllant however it should further. consider ' : o

- 1. Having active uses oni-all building corners

2 F’Iaolng the building lobbies away from comers.

-3, Activatlng the mternal streets between bulldmgs

.' _' Trafflc tssues

' Councri s Sen!or Traff ic Eng neer. has revrewed the traft" iC. reports subm!tted WJth the :

. application and has raises significant concerns regarding the veramty of the dataand S
o .':'_--._"[".';:Outcomes These concems are detarled below. " T T

s .flncorrect and eutdated data used

U 3_"The appllcant 8 trafﬁc consultant (ARUP) has not used the most up to date verston of o
. the Macquarie Park Base Paramics. Model whlch has been updated progressively.
SR ‘during. 2010 fo. reflect signifi cant transport management changes within the- ex;stmg
- .road network that influiences the operation of Macquarie Park from a transport =
-+ .management perspective. ‘Without the use of appropriate calibration techmques
. (which are not documented:in the written part of the: report in any. form) for the .
- Hlocalised area‘as detailed in Council's Traffic Impact Assess process for Maoquaue
Ll Park Corridor: Development Applfoatfons the modelling outeomes generated will not
-+ be areasonable representation of likely traffic demands i in the area. ltis underetood
S 'that the NSW Roads and Traﬂ" ic Author[ty shares thls coneern T R

";Counmt recommends that the Department of Plannmq dtrect the appllcant to [
. undertake_the following: actions/processes, so that the impacts of the =~
. proposed development on the existing road network and determined to- a"'- RN

= ':moderate l hlqh deqree of certalntv. dlven the scale of the development

The appllcant purehase the most up- to date modelllng mformatson from - :f-': :

';Coenosl which can be sent. out almost immediately ‘subject to the ="

| """---';f"payment of appropriate - fees _being ' paid  in- full “throtigh - Councrls'._'-.:"_':'._..:'::'E

. Customer Service Team (thts has ‘already been. discussed-with the

;"-'{apphcants coneultant who is very muoh aware of the appropnate L



ST -process and fees. as thls has been dlscussed ‘with them at tength in. the '
o early: palt ‘of 2010). The base line information used for: ‘modelling .

- purposes: was NOT -sourced from the City. of Ryde and therefore the
accuracy -of- the outcomes “derived ‘from thrs base hne modeifmgl

~information cannot be guaranteed); and:. - -

» The applicant follows the detailed methodology (in FULL) prescrzbed n. o

~7 . ~ihe supporting documents (Reference Document No.1 and No 2) whsch |
Loeseocan be downfoaded from the Csty of Ryde websnte IR

e The apphcant (at the trme of submzssmn) of the updated report to DoP_'_ -
S (including modeltmg information - — - files  etc), jointly - submit - the
- documentation “to: ‘Council. o exped|te a. parallel review process o

ensure that appropr:ate responses can. be prowded : S

Note The above process is. predlcated that the applrcant s trafr ic consultant
gurchasmg the appropﬂate trafﬁc modeillng mformation - :

S }';:{)thertrafflc matters

“No deta:ls are. prov;ded m the Trafﬂc report on current mtersec‘uon performance {LoS =

'._Delays Queue Length -etc.) and-the relative change due to the new development - o
DR -supenmposed This must be undertaken to allow ease of review, utilising - aaSIDRA
_'_'whfch is mdustry standard tt 1s understood thet the RTA concurs on this pomt '

L '-;'Counc:l is surpnsed that for such a scale of deveiopment there is no ment:on of L

- infrastructure zmprovements espec;ally at adjoining intersections where the rmpacts-
o of the: development from a traffi ic generation. perspectwe (cumulative addttlonal tratt" c_

: -'.._-ﬁgeneratron zmpact of 800vph) are !lkeiy o be the worst




