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Preface

A Planning Proposal is the first step in proposing
amendments to Council's principle environmental planning
instrument, known as the Ryde Local Environmenta! Pion
RLEP) 2014, A Planning Proposal explains the intended
effect of the proposed omendment and also sets out the
justification for making the change. The Planning Proposal
is submitted to the NSW Department of Planning ond
Envirecnment (DP&E) for its consideration, referred to as
the Gatewuay Determingtion, and is glso made available to
the public as part of the community consultation process.
This report sets out the reasoning ond justification and
ussesses the relevant maiters for considerogtion namely the
$117 Directions and other relevont provisions,
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1.5.

e Preliminary Site Investigation {PSl) prepared by Benviron dated May
2016.

The planning proposal is considered appropriate for the following reasons:

. Achieves the objectives and outcomes of A Plan for Growing Sydney by
utilising existing infrastructure to provide new housing within existing
built urban environments to achieve growth and investment for
Sydney.

. Located opposite a major retail, commercial and employment node,
the development can provide density close to transport and
employment, accessibility and affordability in a more effective way
than traditional suburban/detached housing, and deliver genuine
public transport orientated development. The proposal achieves the
underlying objective to achieve TOD.

. Locates housing within a quality environment, close to work, transport
links and established social facilities and retail outlets.
. Provides housing choice to service increased numbers of working

couples, single occupancy households and couples with no children.

. The development can boost the economic viability of the Top Ryde
Shopping Centre and additional local population will support local
services.

. High density in this location accords with TOD principles.

. The proposed development that will follow the PP adopts a high
quality urban design and use of quality materials and finishes.

. Additional housing provides a residential presence, increase diversity
and safety and reduced journey to work times which in turn improves

quality of life.

. Improves the safety and security of the public domain spaces to the
east of the site due to the increased opportunities for casual
surveillance

. It provides opportunities for new homes or rental accommodation

which is required in Ryde given that the median home price is $1.48m
with the median unit price at $673 000.00. Dwellings are simply not
affordable in this area and other housing options are required.

. The proposal represents the efficient use of available land, sustainable
and energy efficient development and has the effect of relieving urban
spraw| pressures in outer areas in keeping with local and state
consolidation objectives.

Given the above the proposal accords with metropolitan and Councils
planning objectives; is likely to satisfy Council and SEPP 65 design controls at
the site development DA stage; is in the public interest; and satisfies the
overarching objectives of the Environmental Planning and Assessment Act,
1979 and Regulation 2000.
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1.6.

1.7.

1.8.

The Planning Proposal has been prepared in accordance with Section 55 of
the Environmental Planning and Assessment Act 1979 (EP&A Act) and the
relevant Department of Planning Guidelines including ‘A Guide to Preparing
Planning Proposals’.

The Planning Proposal report comprises eleven Parts. Part 1 is the
Introduction; Part 2 provides details of the subject site; Part 3 provides a
brief overview of the area’s social profile; Part 4 describes the concept
development proposed over the consolidated site (5 land parcels including
the two lots that a the subject of the Planning Proposal); Part 5 contains info
on Ryde LEP 2014 and DCP 2014; Part 5 provides a preliminary assessment
of the Concept Development under the SEPP 65 Apartment Design
Guidelines; Part 7 comprises the Objectives or Intended Outcomes, Part 8
comprises the Explanation of the Provisions; Part 9 comprises the
Justification; Part 10 is the Conclusion and Part 11 is a reference list of
documents and websites consulted to assist in preparing the Planning
Proposal. This report addresses the relevant 5117 Directions.

Having regard to the above the PP is deemed to be appropriate and should
receive favourable support by Councils Strategic planning staff, Councillors
and the Department.
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The most common occupations in Ryde (State Suburbs) included
Professionals 27.5%, Clerical and Administrative Workers 17.3%,
Managers 13.6%, Technicians and Trades Workers 12.3%, and Sales
Workers 8.6%.

In Ryde (State Suburbs), on the day of the Census, the methods of
travel to work for employed peopie were Car, as driver 56.5%, Bus
13.2% and Car, as passenger 4.9%. Other commaon responses were
Train 3.0% and Walked only 3.0%. On the day, 20.5% of employed
people travelled to work on public transport and 61.5% by car (either
as driver or as passenger).

Of the families in Ryde {State Suburbs), 49.4% were couple families
with children, 34.1% were couple families without children and 14.8%
were one parent families.

In Ryde (State Suburbs) 17.7% of single parents were male and 82.3%
were female.

In Ryde {State Suburbs), of couple families, 25.6% had both partners
employed full-time, 3.3% had both employed part-time and 20.4% had
one employed full-time and the other part-time.

In Ryde (State Suburbs), 93.3% of private dwellings were occupied and
6.7% were unoccupied.

Of occupied private dwellings in Ryde (State Suburbs), 54.5% were
separate houses, 12.2% were semi-detached, row or terrace houses,
townhouses etc, 33.1% were flats, units or apartments and 0.1% were
other dwellings.

In Ryde (State Suburbs), of occupied private dwellings 8.0% had 1
bedroom, 31.9% had 2 bedrooms and 36.1% had 3 bedrooms. The
average number of bedrooms per occupied private dwelling was 2.8.
The average household size was 2.6 people.

Of occupied private dwellings in Ryde (State Suburbs), 30.3% were
owned outright, 30.7% were owned with a mortgage and 35.7% were
rented.

In Ryde (State Suburbs), of all households, 69.7% were family
households, 25.7% were single person households and 4.6% were
group households.

In Ryde (State Suburbs), 41.9% of occupied private dwellings had one
registered motor vehicle garaged or parked at their address, 31.8%
had two registered motor vehicles and 11.5% had three or more
registered motor vehicles.

Source: http://www.censusdata.abs.gov.au/census_services/getproduct/census/2011/

communityprofile/S5C12023
13
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3.2

3.3

3.4

In terms of this Planning Proposal it is relevant to note that at least one third
of dwellings are units or apartments, containing either 2 or 3 bedrooms.
While family households dominate, possibly due to the historical
development of the area as separate houses, thirty five percent of
households are couples without children and one quarter of households
contain a single person. Sydney wide there is a trend of vertical living with
markets confirming the desire of new home owners to live in new
apartments rather than older residential dwellings that require more
maintenance and are fast becoming too expensive. There is also the demand
generated by older generations to down size. Further the median house
price is 1.48m and the median unit price is $673, 000.00 thus dwellings are
no longer affordable.

In 2011 the majority of residents in the area worked full time, in white collar
based professions, for 4G hours per week or longer. The majority of these
travelled to work by car - as the driver or as a passenger and it is therefore
not surprising that vehicle ownership in the area is high with over 41% of
occupied private dwellings having one registered vehicle garaged or parked
at their address and 32% having two vehicles for private use.

The rezoning supports the key trends found for the Ryde Town Centre and
Top Ryde area as there are more households that contain couples without
children or single households that will require or desire smaller dwellings
and housing options. Tenants or owner occupiers will be provided with a
range of apartment varying in price depending upon size, aspect and floor
level with the future development. The future proposal will offer a range and
choice of dwelling types within the development. The proposed
accommodation will be brand new; require less energy to maintain due to
SEPP 65 compliance; is well located so as to negate the need for transport to
local shops and services and will offer lower running costs overall compared
with older separate houses in the vicinity. The proximity of the site to the
Ryde Town Centre and other major areas like Parramatta, Chatswood and
Macquarie Park and even central Sydney will makes the site appealing for a
number of reasons.

14
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4.3

4.4

4.5

The inclusion of concept Development Plans at the Planning Proposal stage
is to provide Council with additional information demonstrating the project
can be delivered within the development standards applicable under RLEP
2104 (plus state polies such as SEPP 65) whilst respecting, to the extent
necessary, the amenity of the adjoining low density residential zone.

The preparation of the architectural plans represents an investment by the
proponent that would not ordinarily be required at a planning proposai
stage. Greater understanding and certainty is provided as a result of the
architectural plan bundle to the community and the Council. The proponent
also achieves greater levels of certainty because the critical DA issues are
canvassed at the PP stage. The submitted plans assist with the
understanding of the likely built form outcomes arising from the
foreshadowed amendments to RLEP 2014.

The concept Development Plans have therefore been prepared for the
Development Site demonstrating its redevelopment, facilitated by the PP
rezoning of SP2 zoned land to R4, can occur without significant
environmental impacts on the adjoining R2 land and the urban fabric of the
area. The design principles, broad demographics and site specifics utilised
in preparing the plans for the Development Site include:

v" Appreciation of the locational context of the site in terms of
its juxtaposition to the Top Ryde Shopping Centre, Civic
Centre and the Ryde Town Centre precinct.

v" Awareness of the current social and economic population
statistics and trends moving forward for the area.

v" Knowledge of household trends in relation to family, work,
leisure and entertainment.

v Demolition of the existing structures (three buildings).

v’ Site preparation works across the site to prepare for a RFB
development with basement.

v Location of sewer services line across rear of property.

v" Fall across the site of up to four (4) metres from Blaxland
Road towards Samuel Street to the west.

v Existing low density dwellings adjoining the site to the south

and west.

Access to the site from the side road on Blaxland Road.

Retention of mature street trees on Blaxland Road.

Deep soil planting along rear boundary to increase visual

separation and privacy to adjoining dwellings.

¥ Stepping of height of the buildings across the development
site to respect and minimise potential impacts on the
adjoining dwellings and the enjoyment of their properties.

v' Separation of buildings to ensure adequate residential
amenity for residents of the development.

ANANEN
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5.4

consolidated site whilst respecting the lower density character of the
adjoining properties to the west and south. The design steps down the site
from Blaxland Road towards Samuel Street. The residential character and
amenity of the area is maintained and enhanced by good quality, well
designed residential development. The site is in close proximity to shops,
employment, services, entertainment and public transport. Additional
demand for services increases demand for local workforce which in turn
supports the aims of the RLEP. The site is not challenged in terms of
environmental constraints and is an existing underutilised urban lot capable
of supporting residential development in the form of flat buildings. Overall
the PP satisfies the aims of the RLEP 2014.

Any future Development Application (DA) that is lodged for the development
of the land will be tested again against the aims of RLEP 2014 and will be
assessed under S79C of the EP&A Act 1979. The submitted Development
Plans do not offend any of the relevant aims as detailed below.

Relevant Aim Comment
{2) The particular aims of this Plan are | The rezoning facilitates the proposed
as follows: Development across the five sites

fronting Blaxland Road.
(a) to encourage a range of

development, including  housing,
employment and recreation, that will
accommodate the needs of the
existing and future residents of Ryde,

The orderly and economic use of
land is achieved by the rezoning as it
allows the sites to become part of a
larger development site, The need
for additional apartments in the area
is established by the area’s social
profile  and broader strategic
directions for Ryde LGA and Sydney.
The loss of the site as a place of
worship is not significant and other
place of worship sites exist in the
LGA given the permissibility of the
use in other zones. The proposed
concept Development Plan proposal
will be tested under a separate
assessment to ensure the aims under
cl. 1.2 of RLEP are achieved.

(b) to provide opportunities for a | The concept Development Plan
range of housing types that are | provides a mix of dwellings
consistent with adjoining | comprising 1, 2 and 3 bedroom units.

development and the  existing High density development is
environmental character of the

. consistent with the adjoining and
locality,

emerging character of the Top Ryde
area. The design and layout of the

29
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proposal steps the height and
density of the development down
towards the low density dwellings
located to the south and west of the
development site. It is the stepped
pavilion style approach which makes
the scheme acceptable. The
proposal also steps to follow the
11m height control line which
ensures the overall scale of the
proposal is consistent with lands to
the north. Separation at the rear of
the Development Site and rear
dwellings provides the necessary
visual buffers.

{c) to foster the environmentol, | The development site is ideally
economic,  social and  physical | |ocated directly opposite the Top
development of Ryde so that it Ryde Shopping centre and Top Ryde
develops as an integrated, balanced Town Centre Precinct. This Town
and sustainable city, Centre contains a wide range of land
uses that cater for the needs of new
residents to the area. The provision
of this type of infrastructure (i.e.
retail and support services) supports
the need (request] to increase
housing within 100m of the TRSC.

{g) to preserve and improve the | The concept Development Plans
existing character, amenity and | sybmitted with the Planning
environmental quality of the land to Proposal demonstrate that the
which this Plan applies, proposed development respects the
adjoining low density area by
complying with height as the land
siopes across the site to the rear
from Blaxland Road towards Samuel
Street. The built form presentation
to the street will be enhanced by
new active residential edges fronting
Blaxland Street. Dwellings to the
rear will adopt screening devices as
required plus deep soil landscaped
area to ameliorate any perceived
impacts of the development.

30
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5.6

Land Use Table — Existing Zone

No. 176-178 Blaxland Road is currently zoned SP2 Infrastructure (Piace of
Public Worship), as follows:

Zone SP2 Infrastructure

1 Objectives of zone
* To provide for infrastructure and related uses.
* To prevent development that is not compatible with or that may detract from
the provision of infrastructure.
s To ensure the orderly development of land so as to minimise any adverse
effect of development on other land uses.

2 Permitted without consent
il

3 Permitted with consent
Roads; The purpose shown on the Land Zoning Map, including any development
that is ordinarily incidental or ancillary to development for that purpose.

4 Prohibited
Any development not specified in item 2 or 3.

A Place of Public Worship is defined as a building or place used for the
purpose of religious worship by a congregation or religious group, whether or
not the building or place is also used for counselling, social events, instructian
ar refigiaus training.

The following RLEP 2014 development standards apply to the SP2
Infrastructure site.

. Clause 4.1 Lot sizes: N/A.
. Clause 4.3 Height of buildings: N/A.
. Clause 4.4 Floor space ratio: N/A.

In effect a greater level of certainty is provided under the PP for adjoining
residents. A place of worship typically has amenity impacts and residents
have been acclimatised to the low frequency use of the site. Under different
operating conditions the Church in theory could expand particularly with no
height or FSR controls in place. This would leave a rule of thumb assessment
under any future application to construct a new facility.

32
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5.7

5.8

Land Use Table — Proposed Zone

It is proposed to zone Lots 22 & 23 DP 6046 (No. 176-178 Blaxland Road,
Ryde) to R4 High Density Residential, as follows:

Zone R4 High Density Residential
1 Objectives of zone

« To provide for the housing needs of the community within a high density
residentiaf environment.

s To provide a variety of hausing types within a high density residential
environment.

» To enable other land uses that provide facilities or services to meet the day to

day needs of residents.

2 Permitted without consent
Home occupations

3 Permitted with consent

Bed and breakfast accommodation; Boarding houses; Business identification signs;
Child care centres; Community facilities; Dual occupancies (attached); Dwelling
houses; Environmental protection works; Home-based child care; Home husinasses;
Home industries; Multi dwelling housing; Neighbourhood shops; Places of public
worship; Public administration buildings; Recreation areas; Residential care
facilities; Residential flat buildings; Respite day care centres; Roads; Secondary
dwellings; Serviced apartments; Shop top housing

4 Prohibited
Any development not specified in item 2 or 3.

A ‘Residential Flat Building’ is a permissible with the consent of Council.

The following RLEP 2014 development standards apply to the proposed R4
High Density Residential zone:

. Clause 4.1 Lot sizes: 580sqm (min)
. Clause 4.3 Height of buildings: 11.5m {max)
. Clause 4.4 Floor space ratio: 1:1 (max)

RLEP 2014 Clause 6.2 - Earthworks, Clause 6.4 - Stormwater Management,
Clause 6.6 - Environmental sustainability, Schedule 2 - Exempt development
and Schedule 3 - Complying Development will also apply to any future
development of the jand.

33
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The following table is a preliminary assessment of the concept Development
Plans against the provisions of the R4 High Density Residential Zone
provisions contained in RLEP 2014, the relevant controls in RDCP 2014 and
the provisions of SEPP 65 and its associated Apartment Design Guidelines, A
more detailed assessment of each is provided in Parts 5 & 6 below.

Requirement

Overshadowing

As per SEPP 65

RLEP 2014 Proposed
Development Standard
Site Area 2989sgqm
FSR 1:1 (max) 1:1
GFA 2989 (max) 2988.6sam
HOB 11.5m (max) 11.5m
RDCP 2014 Provisions

. ; 56
Car parking 45 {min} -56 {max)
SEPP 65 (ADG) Provisions
Solar Access 70% 100%
Cross Ventilation 60% 94.9%
Adaptable Units 10% 10.3%
Single Oriented south facing units 10% 0%
Communal Open Space 25% 25:4%
Deep Soil 7% 10%

Complies

34
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5.10

Ryde Development Control Plan 2014 (RDCP 2014)

The

RDCP 2014 contains the following objectives for the development of

land within the LGA, as follows:

1.5 Objectives of this Plan

Objectives

The objectives of this Plan are:

1

The

To achieve o responsible development control system that has sustoinable
environmental outcomes;

To enhance the existing amenity and character of the City of Ryde;

To creote vibront, vioble and economically sound employment ond living
centres;

To ensure new development is appropriate for its site and context;

To ensure that urban centres and special areas are identified and their special
gualities protected and enhanced;

To provide guidelines for specific development types and development sites ta
ensure appropriate high quality development.

rezoning of the subject land for residential purposes achieves these

objectives given that:

The concept development presents a sustainable outcome for the
consolidated development site. The site amalgamation is a logical and
practical use of the land. It does not isolate any properties between the
R4 lands to the north and residential development to the south and
west.

The concept design demonstrates that the consolidated site provides
the opportunity for development that will complement the existing and
future amenity of the Top Ryde area. Active residential edges improve
safety and increase the vibrancy and vitality of the area.

The development is appropriate for the consolidated site, in this
location, given its locational context and site opportunities and
constraints.

The development of the consolidated development site will increase the
supply of housing in the Top Ryde area, in line with Council’s and the
State Government Growth Strategy. Additional housing supply will
make housing more affordable.

The concept plans submitted with this Planning Proposal demonstrate
{plan package includes shadow diagrams) that the site can be developed
in accordance with the development standards of RLEP 2014 and RDCP
2014 applicable to the R4 High Density Residential zone, while
respecting the adjoining low density (R2) zone and existing properties.

35
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5.11

¢ All parking and required services can be accommodated on the site.

The site is not subject to the provisions of Part 3 — Development Type, Part 4
— Urban Centres, Part 5 — Special Areas or Part 6 — Specific Sites of RDCP
2014,

Part 7 — Environment, Part 8 — Engineering and Part 9 — Other Provisions are
applicable and will be addressed as part of any assessment of a development
application by Council at a later date.

The following more detailed assessment of the concept Development Plans
is provided below:

Setback from Boundaries

Setbacks along Blaxland Road are proposed to range from 4.65m to 5.34m to
the main front walls and balconies. Stairwells protrude forward of this line.
The adjoining building to the north is constructed on a nil boundary setback
and the detached dwelling to the south is setback 9.17m. These setbacks
reflect the commercial nature of the site to the north and the location of the
dwelling on what was a main road previously. The requirement for such a
large front setback is superseded by the realignment of Devlin Street
through this area. The site is now located on the side road, set well back
from the alignment of the arterial road. The average of the two existing
setbacks is 4.5m. The front building maintains this sethack on each level.
Based on the location of the property and the development typology
proposed, the proposal is considered appropriate. Overstated front
setbacks area simply not required or warranted for infill residential
development this close to rather large scale town centre developments. The
front setback proposed has allow compliance with internal separation
distances and provision of suitable rear setbacks.

Side setbacks to the southern boundary are 6.04m and 6.767m which is
acceptable for the scale and depth of building proposed. The access
driveway is located along the southern boundary {in the same location as
the existing driveway to the rear of the subject site). The side setback to the
northern boundary is 3m to the rear building and a nil setback to the front
building. (refer to Drawing No. 160330-07 - Site Plan which shows the
relative position of the buildings to development on the northern side of the
land)

36
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The rear building {(western pavilion) is setback 6m from the rear boundary

with deep soil planting proposed within this private open space area.

Landscaping embellishment will assist with softening the visual impact of the

proposal and reduce any potential overlooking or visual impacts to and from

adjoining residential properties.

The current design of the buildings has allowed for adequate building

modulation and articulation along rear and side boundaries to reduce visual

bulk when viewed from adjoining properties.

5.12 Traffic and Parking

An Assessment of Traffic and Parking Implications Report has been prepared

by Transport and Traffic Planning Associates, dated April 2016. The

report

assessed the proposed Concept Development (39 units, two buiidings and

basement parking with access from Blaxland Road) in relation to traffic

generation on the area, access to and from the site, circulation within the
site, parking numbers and servicing of the site {ie waste management). A
copy of this report is submitted to Council, under separate cover. By way of

summary, the report states:

“The traffic generation of the existing uses on the site would only be
some 2-3 viph however the additional movements - AM Peak = 8 viph
and PM Peak = 6 viph - represent a quite minor traffic generation
outcome in the context of the road system in the area. It is apparent
that there will not be any adverse traffic implications resulting from
the development particularly due to the traffic signal controlled
gccess provision at the Devlin Street / Blaxland Road / Parkes Street
intersection.”

The envisuged development will provide o total of 56 busement
parking spaces (46 residential and 10 visitor), including 5 accessible
driver spaces, which is considered to be suitable and appropriate
given the location which is convenient to public transpart and other
facilities.”

The existing access driveways will be removed and vehicle access for
the development will invelve a 5.5m wide combined ingress/egress
driveway located at the southern site boundary. This driveway will
accord with AS 2890.1 and will provide suitable sight distances for
entering and exiting vehicles.
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The design of the internal ramps, aisles and parking bays will occord
with the criteria of AS 2890.1 and 6 with suitable provision for
accessible parking. The simple two-woy circulotion system will
provide for flexible and efficient access with o minimum of potentiol

conflict points.

Refuse will be removed from the street by Council’s refuse vehicle as it
is not feasible to provide for collection in the basement level due to
the significant change in site levels. Small furniture vans, etc. will also
be able to stand in this bay while other small vehicles (service

personnel, couriers, etc.) will also be able to use the

visitor spaces.

Details of the turning path assessment for the Council vehicle are

provided in Appendix C utilising the area where 3.0m
be available.

headroom will

The envisoged residential apartment based development subject to
the Planning Praposal will be a suitable and appropriate outcome for

the site on Blaxland Road, Ryde..... This assessment

that:

* the envisaged development will not present any
implications

has concluded

adverse troffic

s the envisaged parking provision will be quite appropriate and

adequate for the uses
e the envisaged access, internal circulotion

and servicing

arrangements will be suitable and appropriate to normal design

criteria.”

5.13 Residential Amenity — Solar Access, Ventilation and Access

A preliminary assessment of the concept Development Plan has been

undertaken pursuant to the provisions of SEPP 65
Apartment Design Guidelines. Refer to Part 6 below. By

and the associated
way of summary, the

plans either comply with the minimum standards or are identified as being

capable of complying — subject to more detailed pians
DA stage.

and reporting at the

38
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5.14

5.15

5.16

5.17

Stormwater Management

A stormwater management system is to be provided in accordance with the
requirements of Part 8.2 Stormwater Management of this DCP. The site is
capable of complying with these requirements.

Tree Preservation

The Concept Development Plans show the retention of the mature Eucalypt
Street Trees at the front of the site. New deep soil planting and {andscaping
is proposed within the site, particularly along the rear and western
boundaries to reduce any visual privacy impacts from the site into the rear
yards of the adjoining dwellings. Any development is to comply with the Part
9.5 Tree Preservation.

Waste Minimisation and Management

The storage, management and collection of waste is to be in accordance
with the requirements of Part 7.2 Waste Minimisation and Management
provisions of RDCP 2014. Bins would be moved to the temporary bin room in
corner of building at street level which would then be collected by Council.
This would avoid the bins being on the kerbside. The submitted plans
demonstrate that the proposal is capable of complying with Council’s
requirements.

Site Specific DCP

As detailed above and within this report the site is subject to the updated
flat building design provisions under the ADG and the additional provisions
where relevant of the RDCP 2014 with regard to the assessment of
environmental impacts. The site is not of a size to warrant a site specific
DCP. The future development application will be subject to the RLEP
development standards being height and FSR. The ADG will be the primary
tool to establish setbacks, site coverage, deep soil and landscaping etc. A
range of comprehensive Australian Standards will also apply to the future
proposal. Thease are the same controls and guidelines Council currently use
to assess development of similar or greater size and as such are deemed to
be adequate to control and manage future development on the site.
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provide relief and increase the
effects of light and shade. The
future DA will be subject to a
detailed assessment under S79C
of the EP and A Act 1979 which
considers butk and scale and the
requirements of SEPP 65. The site
slopes to the rear and has cross
fall thus the built form has been
designed to step with the slope
and comply with height given that
height is determined from the

existing site levels.

residents and each apartment, resulting in a
density appropriate to the site and its context.

Appropriate densities are consistent with the
area’s existing or projected population,

Appropriate densities can be sustained by existing
or proposed infrastructure, public transpor,
access to jobs, community facilities and the
environment.

The development site proposes to

contain 39 residential units with a

FSR of 1:1. This is considered

appropriate for the area in terms
of population growth in the
immediate area and the broader
planning principle of wurban
renewal and consolidation in
areas close to public transport,
employment and services. The site
is ideally situated in this context.
The site is accessible from the
TRSC with [ift service provided
within the overhead bridge.
Regardless the transition form the
site to the TRSC is reasonably
level. The resultant density is the
same as the R4 lands to the north
but is significantly less than the
density provided in the Top Ryde
town centre. The future
development will provide all
parking on site. The consolidated
site is quite large and has the
capacity to support the proposed
39 dwellings. Each dwelling will
have its own private open space.

4sustainability ©
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privacy, storage, indoor and outdecor space,
efficient fayouts and service areas and ease of
access for ail age groups and degrees of mobiity.

the
the
opportunities and constraints of
the development site. The plans

shape and layout of

development reflects

demonstrate that the
development is capable of
adequately addressing  issues

related to setbacks, open space,
communal open space, deep soil
planting, management,
privacy and overlooking.

waste

Good design optimises safety and security within
the development and the public domain.

It provides for quality public and private spaces
that are clearly defined and fit for the intended
purpose.

Opportunities to maximise passive surveillance of
public and communal areas promote safety. A
positive relationship between public and private
spaces is achieved through clearly defined secure
access points and well-lit and visible areas that
are easily maintained and appropriate to the
tocation and purpose.

A CPTED report can be prepared

and submitted at the DA stage.
Generally the concept
Development Plans do not raise
any obvious concerns regarding
safety of residents entering or
leaving the site. Adequate casual
surveillance is provided intra site
and to the front setback areas.
The entry is clearly identified and
residents are provided with clear
sight lines to the entry,

8 Housing diversity and so

Good design achieves a mix of apartment sizes,

providing  housing choice for  different
demographics, living needs and household
budgets.

Well-designed apartment developments respond
to social context by providing housing and
facilities to suit the existing and future social mix.
Good design involves practical and flexible
features, including different types of communal
spaces for a board range of people and providing
opportunities for social interaction among

residents.

The pr'opo.séd hoﬁsing mEk is.

considered appropriate in relation
to the social profile previously
discussed for the Ryde area,
particularly in the vicinity of the
Top Ryde Shopping Centre and
Ryde Town Centre and Civic

precincts.

9 Aesthetics

Good design achieves a buift form that has good
proportions and a balanced composition of

Details of proposed materials,
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buildings.

redevelopment there will be
impacts associated with change
however the impacts of this
development will he within the
limits set but the Ryde controls.
Some level of impact s
contemplated by the controls and
it is likely the impacts will be
within these controls when the
formal DA is processed following

gazettal of the planning proposal.

Objective 3C-1
Transition between private and public domain is
achieved without compromising safety and security.

The Concept
capable of complying.

Development is

Objective 3C-2
Amenity of the public domain is retained and
enhanced.

The existing mature street trees
are proposed to be retained.
These Eucalypts are an important
element of  the existing
streetscape along this frontage. A
more detailed assessment will be
contained within the future DA
when submitted. The future DA
will be supported by an arborist
repert which will be reviewed in
house
experts.

by Councils landscape

Objective 3D-1
An adequate area of communal open space is
provided to enhance residential amenity and to
provide opportunities for landscaping.

Design Criteria

Communal open space has a minimum area equal
to 25% of the site.

Developments achieve a minimum of 50% direct
sunlight to the principal usable part of the
communal open space for a minimum of 2 hours
between 9am and 3pm on 21 June (mid-winter).
The communal gpen space should have a minimum
dimension of 3m.

The Plans show that sorr.l.é”25...4%

of the site area is available for
landscaping and communal open
space purposes. Adequate solar
access is available to each of the
principles areas, being the centre
courtyard, side and rear setbacks.
The central communal space is
provided with adequate direct sun
light and will have access
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and private open space. stage.

3G Pedestrian access and entries

Objective 3G-1 Complies.
Bullding entries and pedestrian access connects to
and addresses the public domain.

Objective 3G-2 Complies.
Access, entries and pathways are accessible and
easy to identify.

Objective 3G-3 No pedestrian links required for

Large sites provide pedestrian links for access to this specific site. Blaxland Road

streets and connection to destinations. .
connects  directly to the

pedestrian overpass over Devlin
Street to the Top Ryde Shopping
Centre and Ryde Town Centre

aread.

Objective 3H-1 Redundant Crossovers and

Vehicle access points are designed and located to driveways will be reinstated and
achieve safety, minimise conflicts between

W r rivew
pedestrians and vehicles and create high quality one new crossover and driveway

is proposed to be constructed
along the southern boundary of
the development site. Pavemnent
details to be submitted at the DA
stage.

streetscapes.

Integrating car parking within apartment buildings | Parking for the proposed
has a significant impact on site planning, landscape development is located at lower
and building design. On-site parking can be located

w the fron
underground, above ground within a structure or at ground level, belo th ront

grade. building.
Objective 31-2 No details provided. Capable of
Parking and facilities are provided for other modes complying Details to be
of transport .
submitted at the DA stage.
Objective 3)-3 The preliminary traffic report
Car park design and access is safe and secure. concludes that the proposal is
satisfactory in terms of traffic
generation, parking provision,
circulation and access.
Objective 31-4 Complies.

visual and environmental impacts of underground
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Ceiling height achieves sufficient natural

ventilation and daylight access.

Design criteria

Measured from finished floor level to finished
cefling level, minimum ceifing heights are:
Habitable rooms: 2.7m

Non-habitable rooms: 2.4m

2 storey apartments: 2.7m for main living area
floor; 2.4m for second floor where its area does
not exceed 50% of the apartment area.

ensure compliance with floor to
ceiling height standards. Details
to be submitted at the DA stage.

Objective 4C-2
Ceiling height increases the sense of space in
apartments and provides for well-proportioned
rooms.

Noted.

Apartment size and layout |

Objective 4D-1

The layout of rooms within an apartment is
functional, well organised and provides a high
standard of amenity.

Design criteria

All apartments are required to have the following
minimum internal areas:

Studio: 35m?

1 bedroom: 50m?

2 bedroom: 70m?

3 bedroom: 80m?

Every habitable room must have a window in an
external wall with a total minimum glass area of
not less than 10% of the floor area of the room.
Daylight and air may not be borrowed from other
rooms.

Design guidance
A window should be visible from any point in a
habitable room.

Concept plans demonstrate a

high residential
amenity in the floor layouts and

internal design.

quality of

Development  Plan
Dwelling mix
combination of one hedroom,
three

noting

Concept
complies. is a

two bedroom and

bedroom apartments,
that the two northern units are

townhouses.

Objective 4D-2
Environmental performance of the apartment is
maxirnised.

Design criteria

Habitable room depths are limited to a maximum
of 2.5 x the ceiling height.

in open plan layouts {where the living, dining +
kitchen are combined} the max habitable room
depth is 8m from a window.

Concept Plans have been

prepared to comply. Details to

~be provided at the DA stage.

Objective 4D-3
Apartment layouts are designed to accommodate
a variety of household actlivities and needs.

Design criteria
Master bedrooms have a minimum area of 10m2

Concept Plans have been
prepared to comply with these
provisions. Details to be

submitted at the DA stage.
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Common circulation spaces promote safety and
provide for social interaction between residents.

DA stage.

complying with CPTED principles
for the safety of residents.
Details to be submitted at the

- AG Storage:

Objective 4G-1
Adequate, well-designed storage is provided in
each apartment,

Design criteria

* In addition to storage in kitchens, hathrooms
and bedrooms, the following storage is provided:
o Studio: 4m3

o 1 bed: 6m3

0 2 bed: 3m3

0 3 bed: 10m3

At least 50% of the required storage is to be
located within the apartment.

Details to be submitted at the
DA stage.

Objective 4G-2

Additional storage is conveniently located,
accessible and nominated for individual

apartrments.

Details to be submitted at the
DA stage.

Acousti privacy .

Objective 4H-1
Noise transfer is minimised through the siting of
buildings and building layout.

.T.He”b.u.ildi.ngs .wi.I.I .be“capable of. |

complying. Details to be
submitted at the Construction
Certificate stage.

Objective 4H-2
Noise impacts are mitigated within apartments
through layout and acoustic treatments.

The buildings will be capable of
complying. Details to be
submitted at the Construction

“4J'Noise and pollution

Certificate stage.

Objective 4J-1
In noisy or hostile environments the impacts of
external noise and pollution are minimised
through the careful siting and layout of buildings.

The site is close to Devlin Street,

being an arterial road. An
acoustic  report  would be
submitted at the DA stage and
would include any
recommendations to
acoustically treat the front

apartments, if necessary.

Objective 41-2

Appropriate noise shielding or
techniques for the building design, construction
and choice of materials are usad to mitigate noise
transmission.

attenuation

As above. Subject to any
recommendations of an Acoustic
Assessment of the site and its
surrounds.
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large areas of deep soil planting
proposed along the rear and
side boundaries, where availabie
to soften the appearance of the
development when viewed from
the detached dwellings next
door.

Objective 40-2
Landscape design contributes to the streetscape
and amenity.

Concept Plans retain the existing
mature street trees which are
creating the
amenity and streetscape along
Blaxland Road.

significant  in

- 4P Planting on structures .

Objective 4P-1
Appropriate soil profiles are provided.

Concept plans only. Details to be
provided at DA stage. There are
no early indications of any soil
instability that would affect the
proposed development of the
site,

Objective 4P-2
Plant growth Is optimised with appropriate
selection and maintenance.

Details of proposed plantings
will be submitted at the DA
stage. There are no early
indications of any detrimental
issues relating to plant selection

for this site.

Objective 4P-3

Planting on structures contributes to the quality
and amenity of communal and public open
spaces.

Noted. Details of ail landscaping
and outdoor areas, including the

central courtyard will be

40 Universal design_

submitted at the DA stage.

Objective 40-1

Universal design features are
apartment design to promote flexible housing for
all community members.

included in

Developments achieve a benchmark of 20% of the
total apartments incorporating the Livable
Housing Guidelines’ silver level universal design
features.

Concept Plans indicate that a
minimum of 4 units will be
ddaplable.

Objective 4Q-2
A variety of apartments with adaptable designs
are provided.

Details to be provided at the DA
stage.

Objective 40-3
Apartment layouts are flexible and accommodate
a range of lifestyle needs.

Concept Plans demonstrate that
the proposal is capable of

complying.
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6.3

costs. complying.

The Concept Development Plans, submitted as part of this Planning
Proposal, serve to demonstrate satisfactory achievement of these
provisions. The proposed concept Development Plans for the consolidated
site either complies or is capable of complying with the provisions of RLEP
2014, the relevant provisions of RDCP 2014 and the principles and provisions
of SEPP 65 (ADG).
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Council’'s adopted Vision for this area is:

“Ryde Town Centre will be an attractive place to live, work and visit. The
future choracter of Ryde Town Centre will build on its historic role as a
community and retail hub catering for leisure and learning, shopping and
business. This Part identifies strategies and controls that will shape the
future development of Ryde Town Centre to create an attractive,
accessible and unique enviranment in which to live, work, shop, and visit,
High quality built form will define and edge public spaces.”

The site is located on the edge of the Town Centre and fronts part of Precinct
1 (Civic/Mixed Use). It is also directly opposite Precinct 6 {Commercial Edge
(north}) of RTC.

The development concept presented in this Planning Proposal achieves
Council’s vision for this area. The site, and neighbouring properties, will need
to have continued vehicular access as Blaxland Road is its only legal frontage.
It is noted that the DCP denotes a ‘preferred civic plaza place’ adjacent the
frontage of the site. No details are provided and the future development is
part of the current architectural design competition currently on exhibition.
Regardless of the future scheme it is clear the scale and form of buildings will
increase in this area.

Qverall, the Planning Proposal and Concept Development complements the
long term vision and function of the Ryde Town Centre. Additional residential
accommodation will support the likely civic role of the current Councit offices
to the south.

2. Is the planning proposal the best means of achieving the objectives
or intended outcomes, or is there a better way?

Yes. Advice received from Council officers indicated that Council would be
willing to consider an amendment of RLEP 2014 to facilitate a residential
development on the subject land and adjoining sites.

An amendment to the Ryde LEP 2014 is the only feasible way of achieving the
desired future redevelopment of the consolidated site. It will provide greater
certainty and this Planning Proposal has enabled the new planning controls to
be informed by an urban design analysis that has tested the built form
outcomes for the site and the immediate area.

The loss of the SP2 land is not significant in any way as churches are
permissible in other zones under the RLEP 2014. Clearly there is no demand
for a church use and residential use is the most appropriate given the demand
for housing and the rising prices of singular residential homes.
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e recognise our highly prized environment — the harbour, the coast,
our mountains, parks and open spaces — and how to safeguard
these places.”

Goal 2 of that Plan reads: A city of housing choice, with homes that meet our
needs and lifestyles. The rezoning and development of the consolidated lfand
parcel focuses on achieving that goal, as follows:

e |t provides more housing in the Ryde LGA;

e |t provides housing choice in a well-serviced location;

e It will help meet changing household needs in the area and a range
of lifestyle choices

e |t seeks to address population growth in the immediate area in
close proximity to work, shopping, leisure pursuits and community
services

e It willinclude accessible and adaptable dweliings to assist residents
who are aged, disabled or other incumbent by allowing access to
families, friends and services

e |tislocated in easy walking distance to work, services and a variety
of entertainment and social activities

* [treflects the demographic needs of this local Ryde community.

e It is an example of urban renewal and infill development that is
appropriate to its location and neighbourhood context.

The proposal is considered consistent with the following objectives of the
strategy:

e Providing additional housing opportunities adjoining an existing
town centre and shopping precinct that itself is still growing and
attracting investment;

e Boosting development opportunities on the consolidated
development site by offering a density and scale of development
that optimises the development potential of the land while
respecting the residential amenity of adjoining low density
properties;

* Maintaining environmental quality;

s lessening energy costs and ongoing running costs of housing
through quality design

» Reducing car dependence;

¢ Improving access and proximity to employment opportunities;

e Assisting with metropolitan housing targets;

e Providing diverse and affordable housing to reduce transport costs
and inefficiencies;

¢ Improving environmental sustainability and efficiently using
resources and infrastructure
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4, Is the planning proposal consistent with a council's local strategy or
other local strategic plan?

Yes. The proposal is consistent with Council’s adopted Community Plan — the
Ryde 2025 Community Strategic Plan. This Plan is the long term strategy that
describes the vision for the City of Ryde as ‘the place to be’.

The Plan contains a number of challenges and opportunities that are relevant
to this Planning Proposal, as follows:

1. Meeting the needs of a growing population

Sydney’s population is expected to grow to six miflion people by 2036, with
an average annual rise of 56,650 people. As af 30 June 2011 the
population of Ryde was estimated to be 108,371.By 2031 that figure is
forecast to reach an estimated 135,508. While these are the forecast
figures, Ryde’s populiarity is likely to bring even stranger growth than
predicted.

2. Addressing the needs of a changing population

We are living longer with an ever increasing life expectancy. By 2036 the
number of people across Sydney aver the age of 65 will more than double,
to just over one millian people, ar17% of the overall population. in keeping
with national predictions af an ageing population, figures provide clear
predictions of an ageing population in Ryde. It is estimated the number af
peuple aged aver 65 will increase, and represent 15.4% of the population
by 2021, We aiso anticipate an influx af younger residents moving closer
to employment and educatian opportunities, together with our
mufticultural population continuing to grow.

3. Offering suitable housing options while maintaining the
characteristics of our suburbs

In 2011 there were 41,755 dwellfings in the City of Ryde. The metropolitan
strategy has a target for 12,000 dwellings by 2031. We are witnessing an
increasing under supply of housing, with a higher demand for villas, units
and rental properties. We are also moving towards smaller households,
projections show that from 2007 to2027 there will be a 43.8% increase in
lone person households, making this the dominant housing type within
six years.

4. Creating a strong economy and employment closer to home

There are over 33,000 businesses operating in the City of Ryde. Our
growing City Is predicted to create over 21,000 new jobs, amounting to
around 80,000 peaple working in our city by 2031. With increasing
opportunities across our booming City we anticipate this predicted number
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Heritage

2.1 Environment
Protection Zones

Not relevant

2.2 Coastal Not relevant
Protection
2.3 Heritage Not relevant

Conservation

2.4 Recreation
Vehicle Areas

Not relevant

3. Housing,
Infrastructure

1 July 2009 (Except
for new Direction 3.6
- effective 16
February 2011)

The proposal is to be

zoned fand for high
density residential
development. The

concept plans submitted
in support of the
planning proposal
demonstrates that the

development site s
capable of complying
with the refevant
development standards
and controls  while
maintaining  adequate
residential amenity to all
existing low density
development adjoining

the development site.

3.1 Residential Zones

No change to the
existing LEP provisions,
zoning or development
standards that apply to
R4 zoned land. The
scheme adopts the same
11.5m height and 1:1
FSR controis currentiy
applicable to the R4
zoned lands to the north.

3.2 Caravan Parks
and Manufactured
Home Estates

Not relevant

3.3 Home
Occupations

Not relevant

3.4 Integrating Land
Use and Transport

Not relevant

3.5 Development
Near Licensed

Not relevant
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Aerodromes

3.6 Shooting Ranges

Not relevant

4, Hazard and Risk

1 July 2009

4.1 Acid Sulfate Soils

Not relevant

4.2 Mine Subsidence
and Unstable Land

Not relevant

4.3 Flood Prone Land

Not relevant

4.4 Planning for
Bushfire Protection

Not relevant

5. Regional Planning

1 July 2009 ({Except
for new Direction 5.4
effective 29 Nov 2009
& Direction 5.2
effective 3 Mar 2011
& Direction 5.9
effective 30 Sep 2014)

5.1 Implementation of
Regional Strategies

Not relevant

5.2 Sydney Drinking
Water Catchments

Not relevant

5.3 Farmland of State
and Regional
Significance on the
NSW Far North Coast

Not relevant

5.4 Commercial and
Retail Development
along the Pacific
Highway, North Coast

Not relevant

5.5 (Revoked 18 June
2010)

Mot relevant

5.6 (Revoked 10 July
42008)

Not relevant

5.7 {(Revoked 10 July
2008)

Not relevant

5.8 Second Sydney
Airport: Badgerys
Creek

Not relevant

5.9 North west Rail
Link Corridor Strategy

Not relevant

6. Local Plan Making

1 July 2009

6.1 Approval and
Referral
Requirements

This planning proposal is
consistent with these
provisions.

6.2 Reserving Land

Not relevant
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for Public Purposes

6.3 Site Specific
Provisions

This planning proposal
seeks to rezone the
subject site to an existing
zone already applying in
the environmental
planning instrument that
allows that land use
without imposing any
development standards
or  requirements in
addition to those already
contained in that zone.
The PP is essentially a
proposal to continue the
current R4 zone to the
south to include two SP 2
zoned sites. The SP 2
use of the site is no
longer viable or required
and its loss has no

of the Metropolitan
Plan for Sydney 2036

strategic planning
implications.
7. Metropolitan 14 January 2015
Planning (Except for Direction
7.2 effective 22
September 2015}
7.1 Implementation Generally consistent

with A Plan for Growing
Sydney, Dec 2014. Refer
to comments in Part S,
Section B {3} above.
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The Architectural plans submitted as part of the Planning Proposal include
shadow diagrams. These demonstrate that the proposal, as presented, will
not unduly impact on amount of sunlight enjoyed by any of the adjoining
low density residential developments. Minor shadowing for a short period
of time in the morning will be experienced by the property on the southern
boundary. This impact is considered to be minor, short term and significantly
less than the SEPP 65 provisions.

The Council has advised the proponent that it is willing to consider the
Planning Proposal to rezone the land subject to any submission to Council
demonstrating how the proposal would address the transition from high
density residential development (with a FSR of 1:1 and height of building -
11.5m). The Concept Development plans show that compliance can be
achieved. The built form provides a transition to the bulk and scale of the
Top Ryde Shopping Centre.

Based on the details contained in this Planning Proposal, as supported the
Architectural Plans and Traffic Report, the proponent requests that the site
be rezoned from SP2 to R4 High Density Residential pursuant to the current
and relevant provisions of RLEP 2014. The only mechanism available for this
to occur is to prepare a PP application seeking amendment to RLEP 2014 and
the relevant RLEP 2014 Map Series_006 {as relevant to subject site). No
change to the current development standards or provisions as they relate to
the R4 High Density Residential zone are proposed or required. The Concept
Development Plans demonstrate that the consolidated development site is
capable of redevelopment in compliance with these provisions.

This PP has been prepared pursuant to Section 55 of the Environmental
Planning and Assessment Act 1979, and the relevant Department of Planning
Guidelines including ‘A Guide to Preparing Planning Proposals’. In fact the
application includes significantly more information than required under the
guide,

The proposal is submitted to Ryde Council for consideration and approval
pursuant to the Gateway Determination and Section 56 of the

Environmental Planning and Assessment Act 1979. The amendment need
only apply to the subject site (being No. 176—178 Blaxland Road, Ryde).

Ve

Andrew Martin MPiA
Principal
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Areas Commercial NUFS (inc amenities) Units _nm%u_‘x:..m

. REQ RESIDENTS: (0.6-1.0) SPACES /STUDIO/1BED, (0.9-1.2)/2BED, (1.4-1.6)/ 3BED, VISITORS: 1/5 UNITS. DCP 2014

ADU = Adaptable Units
9.3 RATES
GFA COM GFA RESI Retail Office Café Studio ADU 1Bed ADU | 1+ Study ADU 2Bed ADU 3Bed | Abu [Required Commerecial Residential MIN Residential MAX | Provided
Basement 3
Basement 2
Lower Ground 378.30 m2 5 1 0.00 4.40 6.60 26.00
Ground Level 461.10 m2 6 0.00 5.40 7.20 30.00
Level 1 917.00 m2 2 8 2 0.00 11.20 14.80
Level 2 673.00 m2 5 3 0.00 8.70 10.80
Level 3 489.00 m2 6 1 0.00 6.80 8.80
Mezzanine 70.20 m2 0.00 0.00 0.00
[ 0.00 m2 2,988.60 m2]| 0.00 m2 0.00 m2 0.00 m2 0 0] 7 0] 0] o] 25] o] 7 0 SubTotal 0.00] 36.50 48.20
| 2,988.60 m2| 0.0% [ 17.9% | 0.0% [ 64.1% [ 17.9% Visitors 0.00] 7.80 7.80
Total Units 39 Total 44.30 56.00 56.00
of which are Adaptable 4
__u_ducmm_ Compliance
Site Area 2,989.00 m2
Control Requirement Proposed Complies

Floor Space Ratio 1.00 : 1|MAX 1.00:1 v
Gross Floor Area (GFA) 2,989 m2|MAX 2,988.60 m2 v
Building Height 11.50 m|MAX 11.50m v
Car Parking 45.00(MIN 56.0 v
Motorcycle Parking (1/15units) MIN v
Bicycle Parking (1/10units) MIN v
Solar Access 70%|MIN 39 100.0% v
Cross Ventilation 60%|MIN 37 94.9% v
Adaptable Units 10%|MIN 4 10.3% v
Single orientated south facing units 10%|MAX 0 0.0% v
Communal Open Space 25%|MIN 760 m2 25.4% v
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