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LATE ITEMS 

11 NIGHT WORKS PERMIT - Macquarie Shopping Centre Development  

Report prepared by: Team Leader - Environmental Health 
       File No.: CRS2011/1153090 - BP13/331  
 

 
REPORT SUMMARY 
 
Following approval from Council, night works re-commenced at Macquarie Shopping 
Centre on Monday 18 February 2013.   No complaints have been received 
concerning the current works. 
 
A further application has been submitted to carry out night works from Thursday 14 
March 2013 to Friday 12 April 2013, subject to the same noise level limits.   In 
addition, special approval is sought to increase the noise level limit to 69dB(A) 
between 7.00pm - 11.00pm on Monday 18 March 2013, Tuesday 19 March 2013, 
Tuesday 2 April 2013 and Wednesday 3 April 2013 to enable demolition work to be 
carried out over Link Road. 
 
Most of the proposed works are expected to have a low impact.   However, the 
demolition of the concrete structure over Link Road is expected to have a medium 
impact. 
 
This report recommends the approval of the proposed night works, including the 
increased noise limit to enable the demolition work to be carried out over Link Road. 
 
 
 

RECOMMENDATION: 

 
(a) That the application for approval to carry out night works from Thursday 14 

March 2013 to Friday 12 March 2013 be approved subject to the following 
conditions: 

 
1. This approval commences on Thursday 14 March 2013 and expires on 

Friday 12 March 2013, unless sooner suspended or revoked. 
 

2. The scope of works are limited to the works listed below and detailed in the 
Acoustic Report submitted with the application for approval: 

 Limited services diversions 

 Removal of facades 

 Limited preparation works for bored piers 

 Limited construction of bored piers 

 Limited construction of pier caps 

 Installation of preliminary steelwork. 

 Demolition of overhead concrete structures. 
 

3. All feasible and reasonable practices must be implemented to control the 
emission of noise. 
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ITEM 11 (continued) 

 

 
4. Unless otherwise approved, the work may be carried out on Monday to 

Thursday nights between 7.00pm and 7.00am the following day. 
 

5. The demolition of the overhead concrete structures may be carried out 
between 7.00pm -11.00pm on Monday 18 March 2013, Tuesday 19 March 
2013, Tuesday 2 April 2013 and Wednesday 3 April 2013 

 
6. Unless otherwise approved, the noise level (Leq, 15 minute) from the 

demolition and construction work must not exceed the following noise level 
limits at the most noise affected residential premises in the vicinity: 

(a)  evening period (7.00pm - 11.00pm):  62dB(A) 

(b)  night-time period (11.00pm - 7.00am):  51dB(A) 
 

7. The noise level (Leq, 15 minute) from the demolition of the overhead 
concrete structures must not exceed 69dB(A) at the most affected residential 
premises in the vicinity. 

 
8. All potentially affected residents must be notified of the proposed works at 

least 48 hours before the works begin. 
 

9. A manned 24 hour telephone contact line must be provided for affected 
residents to report noise problems. 

 
10. A noise logger must be installed to continuously monitor the noise level at 16 

Cottonwood Cres, North Ryde. 
 

11. A suitably qualified acoustical consultant must be employed to carry out 
attended noise measurements for each construction activity undertaken, and 
when complaints are received about the level of noise, to ensure compliance 
with the noise level limits. 

 
12. Where the noise exceeds the noise level limits, appropriate remedial action 

must be taken or the work must cease as soon as it is safe to do so. 
 

13. Council must be notified in writing within 24 hours if the noise level limits are 
exceeded or any noise complaints are received. 

 
14. Weekly noise monitoring reports must be submitted to Council before close 

of business on the Friday of the following week. 
 

15. The weekly noise monitoring reports must include the following information: 

 The type of monitoring conducted (eg. routine monitoring of construction 
activities or following complaints) and a brief statement of the 
measurement method. 

 The noise limits specified in the approval. 

 A description of the nearest affected residences or, in the case of 
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ITEM 11 (continued) 

 

complaints, a description of the complainant location and complaint. 

 A plan or diagram showing the location of the noise generating works 
and monitoring locations. 

 A description of the instrumentation used. 

 The name and qualifications of the personnel carrying out the monitoring. 

 The weather conditions during monitoring. 

 The dates, times and durations of monitoring. 

 A clear description of the construction activities taking place during the 
monitoring. 

 The results of the monitoring at each monitoring location, including a 
comparison with the relevant noise limits. 

 A clear statement outlining the projects compliance or non-compliance 
with the approval conditions. 

 The reasons for any non-compliance and details of any remedial action 
taken or strategies proposed to minimise the noise. 

 
16. Council may suspend or revoke this approval for failure to comply with the 

conditions of approval or if significant numbers of complaints are received. 
 
(b) That the Group Manager - Environment and Planning be given delegated 

authority to determine future applications to carry out night works unless a 
direction is received from Council to the contrary. 

 
(c) That the Group Manager - Environment and Planning be given delegated 

authority to suspend or revoke any night works approval granted. 
 
 
 

ATTACHMENTS 
1  Elton Consulting Community Consultation Activities Report - February 2013  
2  AMP Weekly Acoustic Monitoring Report 18/2/13 - 21/2/13  
3  Acoustic Logic Construction Noise Report 27/1/13 - 20/2/13  
4  AMP Weekly Acoustic Monitoring Report 25/2/13 - 28/2/13  
5  Acoustic Logic Construction Noise Report 23/2/13 - 4/3/13  
6  Acoustic Logic Review of Construction Noise Criteria 1/3/13  
7  AMP Capital Acoustic Report - March 2013  
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Report Prepared By: 
 
Craig Redfern 
Team Leader - Environmental Health  
 
Report Approved By: 
 
Scott Cox 
Manager Environmental Health & Building 

 
Dominic Johnson 
Group Manager - Environment & Planning  
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ITEM 11 (continued) 

 

 

 
Background 

 
On 12 February 2013 Council considered an application from AMP to carry out night 
works at Macquarie Shopping Centre from Wednesday 13 February 2013 to 
Wednesday 13 March 2013 and adopted the following resolution: 
 
That the following conditions to apply in the consent granted: 
 
(a) That AMP be granted approval to continue night work at the Macquarie Centre 

subject to the following conditions being met: 

 Submission of a monthly noise event plan by AMP 

 Ensure that there is a Noise monitoring unit located in Cottonwood Crescent 

 Installation of double glazing and acoustic seals as agreed with the Body 
Corporate 16 Cottonwood Crescent 

 Weekly reporting of Noise to Council 

 Immediate notification (next business day) of exceedances 

 The noise level (Leq, 15 minute) from the construction work must not exceed 
the following noise level limits when measured at the most exposed boundary 
of the most noise affected residential premises: 

(a) evening period (7.00pm – 11.00pm) 62dB(A) 

(b) night-time period (11.00pm – 7.00am) 51dB(A) 
 
(b) That AMP review traffic management of the site to alleviate the negative impact 

of construction on business within the Macquarie Centre including display of 
prominent information regarding the use of public roads. 

 
(c) That AMP confirm that the dust generated from the site poses no health risk to 

residents. 
 
That the following conditions also apply: 
 
1. Construction work may be carried out in Link Road on Monday to Thursday 

nights between 7.00pm and 7.00am the following day. 
 
2. The scope of works are limited to the works listed below and detailed in the 

Acoustic Report submitted with the application for approval: 

 Limited services diversions. 

 Removal of facades. 

 Limited preparation works for bored piers. 

 Limited construction of bored piers. 

 Limited construction of pier caps. 

 Installation of preliminary steelwork. 
 
3. All feasible and reasonable practices must be implemented to control or 

minimise the emission of noise. 
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4. The noise level (Leq, 15 minute) from the construction work must not exceed the 
following noise level limits when measured at the most exposed boundary of the 
most noise affected residential premises: 

(a) evening period (7.00pm - 11.00pm):  62dB(A) 

(b) night-time period (11.00pm - 7.00am):  51dB(A) 
 
5. All potentially affected residents must be notified of the proposed works at least 

seven (7) days before the works begin. 
 
6. A manned 24 hour telephone contact line must be provided for affected 

residents to report noise problems. 
 
7. A suitably qualified acoustical consultant must be engaged to carry out attended 

noise measurements for each construction activity undertaken, and when 
complaints are received about the level of noise, to ensure that the noise level 
limits are being met. 

 
8. The noise monitoring program must include the maximum noise levels (LMax or 

L1) from the construction work, and the extent to which these levels exceed the 
background noise level (L90) and the number of times this occurs during the 
night-time period, together with an assessment of the potential sleep disturbance 
impact. 

 
9. The noise monitoring report must include the following information: 

 The type of monitoring conducted (eg. at a particular stage or following 
complaints) and a brief statement of the measurement method. 

 The noise limits specified in the approval. 

 A description of the nearest affected residences or, in the case of 
complaints, a description of the complainant location and complaint. 

 A plan or diagram showing the location of the noise generating works and 
monitoring locations. 

 A description of the instrumentation used. 

 The name and qualifications of the personnel carrying out the monitoring. 

 The weather conditions during monitoring. 

 The dates, times and durations of monitoring. 

 A clear description of the construction activities taking place during the 
monitoring. 

 The results of the monitoring at each monitoring location, including a 
comparison with the relevant noise limits or background noise level as 
applicable. 

 A clear statement outlining the projects compliance or non-compliance with 
the approval conditions and potential sleep disturbance impact. 
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ITEM 11 (continued) 

 

 The reasons for any non-compliance and details of any remedial action 
taken or strategies proposed to minimise the noise. 

 
10. Council may suspend or revoke this approval for failure to comply with the 

conditions of approval or if significant numbers of complaints are received. 
 
11. That a review of these arrangements be undertaken within a month and be 

brought to Council. 
 
Discussion 
 
A further application has been submitted to carry out night works from Thursday 14 
March 2013 to Friday 12 April 2013. 
 
A number of reports have also been submitted by the applicant and are ATTACHED. 
 
Community Consultation and Response: 
 
No complaints have been received concerning the night works, which re-commenced 
on Monday 18 February 2013. 
 
According to the Community Consultation Report prepared by Elton Consulting a 
flyer was distributed to notify nearby residents of the re-commencement of night 
works and the project information line has continued to operate 24 hours a day. 
 
AMP has also offered to upgrade the windows and window seals at 16 Cottonwood 
Crescent.   However, the approval of the Owners Corporation is required before this 
work can proceed. 
 
Noise Monitoring Results: 
 
A number of noise monitoring reports have been submitted for the current approval 
period. 
 
Attended measurements on 18 February 2013 found that the noise level from the 
facade removal work was below the evening noise level limit of 62dB(A).   However, 
the work had to stop at 11.00pm because the night-time noise level limit of 51dB(A) 
could not be met. 
 
The facade removal work continued over the next two weeks between 7.00pm - 
11.00pm (Mondays to Thursdays only) but the other works that were scheduled to be 
carried out at night were completed during the day or re-scheduled. 
 
Continuous noise logging also continued to be carried out and an additional noise 
logger was installed adjacent to 16 Cottonwood Crescent on 25 February 2013. 
 
According to the reports submitted there is no discernable difference in noise levels 
during periods when construction work is taking place and when there is no 
construction work and a review of the logging results provided supports this 
conclusion. 
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ITEM 11 (continued) 

 

 
Traffic Management: 
 
AMP have engaged Colston Budd Hunt & Kafes (CBHK) to carry out a traffic 
management review and provide recommendations to improve flow and 
convenience. 
 
CBHK have also been asked to review the directions for motorists in surrounding 
streets.   Currently, there are four variable message signboards to advise motorists of 
the best access – two in Herring Road, one in Talavera Road and one in Waterloo 
Road. 
 
Dust Emissions: 
 
AMP engaged Noel Arnold & Associates Pty Ltd to review the work practices on the 
site and to comment on the likelihood of an increased health risk due to dust 
emissions from the site. 
 
The review revealed that all asbestos materials identified on the site were removed 
under controlled conditions by licensed asbestos removal contractors and air 
monitoring carried out during the work found no detectable asbestos fibres in the air. 
 
The review also found that there was the potential for dust to be generated during 
excavation works and concrete cutting operations and that the measures being taken 
to minimise the emission of dust, including the use of water misting canons and dust 
screens, were considered good environmental practice. 
 
The review concluded that it is highly unlikely that the works have resulted in any 
increased health risk to neighbouring residents. 
 
Proposed Works: 
 
Approval is sought to carry out night works on Monday to Thursday nights between 
7.00pm and 7.00am the following morning from Thursday 14 March 2013 to Friday 
12 April 2013, subject to the current noise level limits. 
 
In addition, special approval is sought to increase the noise level limit to 69dB(A) 
between 7.00pm - 11.00pm on Monday 18 March 2013, Tuesday 19 March 2013, 
Tuesday 2 April 2013 and Wednesday 3 April 2013 to enable demolition work to be 
carried out over Link Road. 
 
Noise Impact Assessment: 
 
Details of the construction activities proposed and the proposed noise control 
measures are set out in the following table: 
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Proposed Works – 14 March 2013 to 13 April 2013 

Construction Activity Construction Methodology Control Measures 

Limited services diversions in 
Link Road.  Will require partial 
demolition of some kerbs, 
gutters and road surfaces.  
(Note: works will be 
undertaken where possible 
during the day except in high 
traffic areas where operations 
will pose a safety risk to both 
the workforce and the general 
public) 

Sawcutting of road/concrete will 
require use of road saws and 
excavator.  Sawcutting to be 
undertaken during the day.  
Excavation to proceed at night. 

Acoustic fencing located in 
proximity of noise source. 

Excavator to have reversing 
beeper acoustically treated. 

Removal of facades in Link 
Road to expose existing 
structure.  Work at height over 
the road precludes work being 
undertaken during the day. 

Using cranes & boom lifts for 
access.  Use hand power tools 
to remove facade. 

Trucks to remove demolition 
materials from site. 

No use of Jack Hammering 
(power tools only). 

Boom lifts to have reversing 
beepers acoustically treated.  
Trucks to move forward through 
Link Road from Waterloo Road 
to Talavera Road.  Materials to 
be loaded carefully into the 
trucks for disposal from site. 

Limited preparation works for 
bored piers.  Will require 
removal of some kerbs and 
gutters and excavation of 
gardens.  (Note: works will be 
undertaken where possible 
during the day except in high 
traffic areas where operations 
will pose a safety risk to both 
the workforce and the general 
public) 

Sawcutting of road/concrete will 
require use of road saws and 
excavator.  Sawcutting to be 
undertaken during the day.  
Excavation to proceed at night. 

Acoustic fencing located in 
proximity of noise source. 

Excavator to have reversing 
beeper acoustically treated. 

Limited construction of bored 
piers in Link Road.  (Note: 
works will be undertaken 
where possible during the day 
except in high traffic areas 
where operations will pose a 
safety risk to both the 
workforce and the general 
public) 

Using various piling rigs for 
drilling and concrete trucks for 
pouring concrete. 

Excavators & dump trucks to 
remove spoil. 

Acoustic screening to be located 
in proximity of noise source. 

Excavator/piling rig to have 
reversing beeper acoustically 
treated.  Concrete trucks 
directed to drive forwards as 
reversing beepers cannot be 
silenced. 

Limited Construction of pier 
caps.  (Note: works will be 
undertaken where possible 
during the day except in high 
traffic areas where operations 
will pose a safety risk to both 
the workforce and the general 
public) 

Using excavators to remove 
soil, preparation of tops of piles 
and carpenters assembling 
formwork. 

Concrete trucks delivering 
concrete 

Acoustic fencing to be located in 
proximity of noise source. 

Excavator to have reversing 
beeper acoustically treated.  
Concrete trucks directed to drive 
forwards as reversing beepers 
cannot be silenced. Works to 
start at the centre of Link Road 
away from residents. 

Installation of some preliminary 
steelwork in Link Rd.  Work at 
height over the road precludes 

Use of crane and mobile access 
equipment to install steelwork 

Steelwork to be installed with 
soft slings to secure steelwork.  
Bolts secured hand tight or with 
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Construction Activity Construction Methodology Control Measures 

installation whilst the public is 
utilising Link Road. 

the use of electric torque 
wrenches. 

Boom lifts to have reversing 
beepers silenced. 

Demolition of overhead 
concrete structure over Link 
Road.  Safety precludes this 
being undertaken with the 
public on Link 
Road. 

Using cranes & boom lifts for 
access. 
 
Use hand power tools to remove 
sections of facade. 
 
Use of crane and mobile access 
equipment to reach elevated 
sections.  Sawcutting to be 
undertaken during the day and 
evening period only. 

Approval sought for works will 
be completed in the day and 
evening periods only.  No works 
to be undertaken after 11:00pm 
(Night Period).  Noise level not 
to exceed 69dB(A). 
 
Demolition to be undertaken 
using sawcutting with screening 
where possible in preference to 
hammering methods.  300tonne 
crane to be setup in Link Road 
to lower sections.  Concrete 
sections to be removed from 
site for crushing. 

 
According to the Acoustic Report submitted with the application most of the proposed 
works are expected to have a low impact.   However, the demolition of the concrete 
structure over Link Road is expected to have a medium impact. 
 
The demolition work over Link Road will require closure of the road for safety reasons 
and cannot be carried out without exceeding the current approved noise level limits.   
However, restricting the work to between 7.00am - 11.00pm on two periods of two 
days should minimise the impact on nearby residents. 
 
Other options considered included closing Link Road for 5 days between 7.00am - 
7.00pm and closing Link Road for 12 days between 3.00pm - 11.00pm. 
 
Following consultation with the retailers and acoustical consultant, AMP believes that 
the option proposed is the best option for the following reasons: 

 Closing the road for 5 consecutive days is likely to have an adverse impact on 
retailers, customers and local traffic. 

 Extending the work over 12 evenings will have a greater impact on nearby 
residents. 

 Closing the road for part of the day may confuse customers and create traffic 
management issues. 

 
An assessment of the potential for sleep disturbance has also been carried out and 
concluded that the potential is low. 
 
In addition, the installation of improved glazing and other acoustic treatments to the 
worst affected residential premises will further reduce the noise impact. 
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Future Approvals: 
 
Based on the effectiveness of the recent noise management strategies it is 
recommended that future approvals be delegated to the Group Manager - 
Environment and Planning unless otherwise directed by Council. 
 
This will also allow a more thorough assessment of the noise impact as the current 
process only allows 2 weeks collect and analyse data. 
 
Financial Implications 

 
Adoption of the recommendation will have no financial impact. 
 
Conclusion 

 
AMP have implemented the measures required to control and monitor the noise 
during the current night works and have been consulting with the community to 
minimise any potential impacts. 
 
The control measures and time restrictions proposed for the proposed night works 
from Thursday 14 March 2013 to Friday 12 April 2013 are considered appropriate 
and it is recommended that the application be approved subject to conditions. 
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12 STAMFORD MAJOR PROJECT MODIFICATION APPLICATION - DRAFT 
SUBMISSION. 110-114 Herring Road, Macquarie Park. Lot 1 DP780314  

Report prepared by: Client Manager 
       File No.: MIN2010/6 - BP13/350  
 

 
REPORT SUMMARY 
 

An application under the former Major Projects legislation to redevelop the Stamford 
Hotel site in Macquarie Park was approved by the NSW Planning and Assessment 
Commission (PAC) on September 26 2012.  The proponents have now lodged an 
application under Section 75W of the Environmental Planning and Assessment Act to 
modify the approval granted.  The modification seeks additional building height and 
gross floor area (and hence an increase in unit yield) and a number of design 
changes.   
 
The application was publicly notified by the Department of Planning and 
Infrastructure (DoPI) from February 6 to February 20 2013. Receipt of the application 
was reported in the Councillor Information Bulletin on February 14 2013. 
 
A draft submission in response to the application is attached for Council’s 
consideration.  
 
 

RECOMMENDATION: 
 
(a) That the attached submission be forwarded to the Department of Planning and 

Infrastructure. 
 
 
 

ATTACHMENTS 
1  DRAFT SUBMISSION  2 Pages 
  
 
Report Prepared By: 
 
Glenn Ford 
Client Manager  

 
Report Approved By: 
 
Dominic Johnson 
Group Manager - Environment & Planning  
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Background 
 
Council has received notice from the NSW Department of Planning and Infrastructure 
(DoPI) of an application to modify the Major Project approval for the Stamford Hotel 
site at the intersection of Epping and Herring Roads in Macquarie Park.  The original 
application was approved by the Planning Assessment Commission (PAC) on 
September 26 2012.   
 
Council’s earlier submissions to the Department on the original applications objected 
to the proposed development on the basis of excessive height and FSR and the 
consequential impacts on traffic, environmental amenity and services.  The 
Department’s assessment report recommended a reduction in the scale of the 
development and this was accepted by the PAC in its determination.  
 
The project approved by the PAC includes heights ranging from 4 up to 18 - 20 
storeys (depending on detailed design) and a Floor Space Ratio of 2.13:1.  Both 
height and FSR significantly exceed the planning controls which would have applied 
under Ryde Local Environmental Plan 2010 (i.e. 15.5 metres height / FSR of 1:1).  
Conditions attached to the PAC approval reduced the heights of some buildings and 
reduced the overall FSR from that originally sought by the proponent.   
 
The modified proposal seeks to reinstate height and FSR to the development.  As 
such it continues to exceed the current planning controls and also will exceed the 
draft maximum height and FSR controls being considered by Council for Macquarie 
Park.  As such, if the new controls are adopted at some time in the future, the 
modified project, if approved beforehand, will have already exceeded them.  In this 
regard it should be noted that there are seven separate buildings proposed on site 
with one exceeding or reaching the proposed height limit of 45 metres (i.e.  Building 
L), two at just over 45 metres (Building C & Building D) and the remaining four below 
45 metres (but above the current RLEP control of 15.5 metres).  While the Macquarie 
Park DCP identifies that a “significant building” should be located on this corner of 
Herring Road and Epping Road, a building of the scale and orientation of Building L 
and was not anticipated.  The approved building is already the tallest approved in the 
whole of Macquarie Park and proposed modification seeks to make it 6.2 metres and 
2 storeys higher. 
 
The Council considered a report on Macquarie Park planning controls at its meeting 
of November 27 2012.  The suggested height and FSR controls for this site are 45 
metres and 2:1 respectively.  The modified proposal for the Stamford site seeks a 
maximum height of 22 storeys (approximately 75 metres) and FSR of 2.28:1.   
 
As part of this application, modification is also being sought to delete the proposed 
internal roads on site (with replacement by a Right-of Way for pedestrians).  The 
applicant’s submission again makes reference to recent reports to Council on future 
planning controls for Macquarie Park that are yet to be determined.  
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The modified proposal seeks to apply Council’s Development Control Plan (DCP) 
rates for car parking to replace the Roads and Maritime Services (RMS) rates that 
apply to the current consent.  Council’s controls are more generous than those of the 
RMS and if adopted for this proposal (and combined with the additional unit yield) will 
increase the amount of car parking on site.  The actual number of spaces cannot be 
calculated until the mix of dwellings is determined but a figure of 594 spaces has 
been adopted for the proponent’s submitted amended traffic report considers that the 
additional traffic load is acceptable.  
 
On the positive side, the proposed Statement of Commitments has indicated the 
dedicated of four adaptable units for affordable housing (two at Stage 1 and two at 
Stage 2).  The current approval has conditions requiring two units for the whole 
development.  The current conditions require dedication of the units to Council for 
this purpose.   
 
Financial Implications 
 
Adoption of the recommendation to forward a submission to the Department of 
Planning and Infrastructure will have no financial impact.   
 
Options 

 
A draft submission to DoPI is attached for Council consideration.  Council may 
choose to endorse it or amend it as it sees fit.  The adopted submission will be 
forwarded to the Department.  
 
Summary 

 
The proponents for the Stamford hotel site hold an approval to redevelop the site at a 
height and scale that exceeds Council’s current controls for height and FSR. The 
modified proposal will exceed mooted height controls for the site by a lesser degree 
but involves an overall increase in height of the tallest building.  The approved 
proposal already exceeds both the current and proposed FSR control for the site and 
the modification seeks to increase the extent of non-compliance from 2.13: to 2.28:1.  
The justification given for the additional uplift is based on a claim of better urban 
design outcomes for the site.  However, it is considered that any such benefits can be 
achieved without increasing the scale of the whole proposal beyond that already 
approved by the Planning Assessment Commission. 
 
A draft submission to Department of Planning and Infrastructure that objects to the 
additional uplift in the scale of development is attached for Council’s consideration. 
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RESPONSE TO MODIFICATION APPLICATION FOR MP10_0112 & MP10_0113) 

110-114 Herring Road, Macquarie Park Concept Plan & Stage 1 Project Application 

(STAMFORD SITE) 

 

SUMMARY OF CHANGES 
 

The Modification application submitted to the Department of Planning and Infrastructure (DoPI) 
advises that the project has been amended to  
 

 Increase overall height 

 Increase Floor Space Ratio (FSR) and Gross Floor Area (GFA) 

 Delete proposed roads 

 Make design changes  
 

SUBMISSION 
 

Height and Floor Space Ratio 
 

Council’s original submission for the project raised concerns about the proposed height, scale 
and floor space ratio (FSR) for the proposed development.  The height and FSR were significantly 
greater than the planning controls under Council’s operative planning scheme and also larger 
than proposed under any mooted amendment at the time.  The Department’s assessment report 
to the Planning Assessment Commission (PAC) recommended that the height and FSR be 
slightly reduced and this was reflected in the approval issued by the PAC.  With the PAC 
amendments, the approved FSR came closer to a density that is considered appropriate for the 
site.  However, if this modification is approved, the height and FSR for the project will be pushed 
back to the levels proposed under the proponent’s Preferred Project Report.  As such, Council 
does not support a modification to the project that increases the FSR.  For the same reason, 
Council does not support a modification that increases the height of the project beyond the 
maximum approved by the PAC.  
 

Future Planning Controls 
 

The Modification heavily relies on a report to Council dated November 27 2012 relating to future 
planning controls for Macquarie Park to justify changes to the roads on site.  The report has not 
yet been adopted by Council and will be the subject of further consideration in early March 2013.  
It should be noted that for the subject site, the above report includes a proposed FSR of 2:1 and a 
maximum height of 45 metres.  The approved Concept Plan for the site already exceeds these 
draft controls.  The proposed Modification will exceed them by a significantly greater degree.  For 
example, the proposed 22 storey building will be approximately 72 metres high or 27 metres 
above the maximum height proposed (a variation of 60%).  The proposed FSR exceeds the draft 
control by 0.29:1 (or 14.5%).   
 

Herring Road Urban Activation Precinct 
 

The subject site has been included in the Herring Road Urban Activation Precinct (UAP) 
associated with Macquarie University Railway Station and the Macquarie Centre retail area. The 
implications of this inclusion should be considered by the Department in its assessment of this 
modification. 
 

Community Benefit 
 

If a justification for approving a project that ignores prevailing and proposed planning controls is 
the community benefit that may be otherwise provided, then concern is raised that the proposed 
modification appears seek further uplift while removing some elements previously offered as 
providing such benefits.  It is now proposed that roads previously proposed on site will not be 
constructed.  This position is in keeping with work currently underway by Council to review the 
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fine-grain road network proposed for Macquarie Park.  Given that this will be a substantial saving 
to the applicant and a corresponding loss of public benefit, the value of the road construction and 
dedication should be transferred to some other benefit to the community of equal value (either 
cash or works-in-kind).  
 

Any proposed additional community benefit to offset the savings to the project which will flow from 
reduced construction costs for infrastructure should be clearly identified.  Similarly, the offset for 
any increased FSR and height should be clearly identified and quantified.  In this regard, it is 
noted that in the report submitted by the proponents (Section 5.3, Page 23) that subject to the 
modification being approved, the Statement of Commitments will be modified to include 
dedication of 4 units for affordable housing (previously 2 units were proposed).  The Statement of 
Commitments should be fully revised and presented to the Department and endorsed as prior to 
determination of the application so that all community benefits are clear and transparent. 
 

A pedestrian link is proposed and this will need to be protected by conditions and actions 
enabling public access (through a Right-of-Way) and requiring a design that is amenable to safe 
and obvious public access.  
 

The practical issues of access for emergency vehicles and waste collection on private roads 
should be revisited prior to determination.  It was previously proposed that the roads across the 
site would be dedicated to Council but as this is no longer to be the case, the expectation of 
unencumbered access cannot be assumed. 
 

Car Parking 
 

The modification to increase the rate of car parking provision on site appears to undermine claims 
made for the project as transit oriented development.  The expectation expressed in the 
modification is that every unit must have a car parking space.  The proximity to major bus routes 
appears to be ignored and a suggestion that under provision of on-site parking will lead to “illegal, 
unlawful and random (informal) parking impacts” in and around the site may be better addressed 
by reducing the density of the development and the related parking demand.  If the Department is 
of a mind to support the increase in car parking, then Council’s Development Control Plan 2010 – 
Part 9.3 - Car Parking and the relevant Australian Standards can be nominated as these are the 
controls that Council uses to assess Local Development Applications.  
 

Determination 
 

In terms of process, it is considered that the modification application should be referred to the 
PAC for determination.  The original application was determined by the PAC and it should have 
the opportunity to consider if the reasons for its recommended changes being put aside are no 
longer relevant.  
 
Summary 
 

The current approval for the Stamford hotel site allows for a redevelopment at a height and scale 
that exceeds Council’s current controls for height and FSR.  The modified proposal seeks 
additional height to the tallest building on site and a much greater FSR built based on a position 
that the urban design and amenity of the proposal is enhanced.  In this regard, Council is not 
convinced that the urban design and amenity improvements and other benefits cannot be 
provided in a development that meets the parameters for height and FSR set by the PAC in its 
original approval. 
 
The changes sought to increase the rate of car parking provision suggest that market imperatives 
requiring each unit to have at least one parking space outweigh any touted credentials for a 
transit oriented development.  The proximity to the railway station is used as an argument for 
higher density while distance from the station is used to argue for a higher rate of car parking.  
Proximity to major bus routes along Epping Road which provides other transport options for this 
site appears to be similarly treated to justify one but not the other. 
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In short, Council would support a modification to the approved proposal that makes it better 
without making it bigger. 
…………………………………………………………………………………………………………………. 
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