NORTHBRIDGE

PROGRESS ASSOCIATION

21 July 2024

Willoughby City Council
Mayor Tanya Taylor

tanya.taylor@willougby.nsw.gov.au

Dear Mayor Taylor

Please find following the Northbridge Progress Associations submission on the
development application (DA 2024/106) incorporating 57-69 Strathallen Avenue,
Northbridge.

Executive Summary

The Northbridge Progress Association (NPA) as a representative body of the
community in Northbridge, does in principle support initiatives that add to local
housing options that help address the housing shortage in Sydney, and land
development in Northbridge that increases the diversity of housing options
available e.g. downsizers, affordable housing (essential workers), build to rent
etc.

The NPA noted recently with some concern the Sydney Morning Herald article of
July 11, 2024 that highlighted the 2021 Census that showed Northbridge, like
another five postcodes in the Willoughby LGA, does not house one essential
worker (police, firefighters or paramedics). We have noted the DA Applicant
proposes to provide 4% affordable housing consistent with WCC requirements.

The significance of this development at the gateway to Northbridge is not lost on
the NPA. The DA includes the amalgamation of the Northbridge Hotel, the
Northbridge Village and the Northbridge Dry Cleaners sites and will be the
largest currently proposed development site in Northbridge (2,428sgm).

All these Lots have either a history that highlights potential issues or concerns
within our community of either: -

e development scale and height,

e potential chemical contamination on parts of the site (we refer to
our previous submission dated 29 January 2020 for DA2019/359),

e heritage considerations and social impact on the community with
the loss of the Northbridge Hotel building & business
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The NPA acknowledges that some in our local community would judge some of
these issues as important enough to object to this DA.

However, the NPA in principle cannot find reason to object to DA 2024/106 on
the basis of representing the community, although understand some residents
may be adversely affected. We have assessed at a desktop level that the DA
appears to be in alignment with projected land use and development plans for
these Lots when referenced against the WCC Local Centres Strategy 2036, and
the recently updated Willoughby Development Control Plans (DCP).

We have noted the Statement of Environmental Effects report dated 17" May
2024 prepared by Gyde Consulting. The report includes summaries of relevant
risk assessments/reports that address one of our major concerns - potential
chemical contamination from the previous use of parts of the site as a Petrol
Station and a Dry-Cleaning business.

We note in Detailed Site Investigation (DSI) report prepared by JBS&G Australia
Pty Ltd - to investigate and characterise the potential contamination on the site,
and to assess the suitability of the site for the proposed development.

The findings have been summarised on page 53 in the report prepared by Gyde
Consulting as: -

It is concluded that any potential contamination and impact of
contaminants that may be present on the site, can be suitably mitigated
and remediated. Given the inclusions of the above recommendations, the
site is considered suitable for the proposed development.

In our submission, we have referenced in more detail, the complete summary of
the DSI conclusions and note a reference to a remedial action plan.

As per the JBS&G recommendations, a comprehensive Remedial Action
Plan (RAP) was prepared and is provided as Attachment 15. The RAP
identifies site management and mitigation measures that are to be
implemented as a minimum requirement during remedial works of the
site.

During the demolition stage, should any assessments be made that indicate any
chemical contamination, air-quality or water spillage issues that exceed the
tolerances allowed by Law e.g. Environmental Protection Act, or the approvals
for this DA, the NPA expects that timely, open and transparent communications
are provided to the community.

We would welcome any opportunity to discuss how this communication could be
implemented further with Willoughby City Council (WCC).
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We request that WCC as part of the approval process duly note the concerns of
those within the immediate vicinity of the development who have made
submissions and work to address them as far as possible.

The concerns for traffic management, development scale impacts (shading &
views) and social impact with the potential loss of the Northbridge Hotel, are not
lost on the NPA but subject to a successful and risk-free construction process,
we would hope that this development will be a value add to the Northbridge
community.

1. Site Background & Development Impact

The WCC Control Plan 2023, states that Northbridge is at an entry point to the
Willoughby local government area from the south. The business precinct is
focussed on a major arterial route along Sailors Bay Road, Eastern Valley Way
and Strathallen Avenue.

Indeed, this development application is at a very important location, being the
entry point of the business precinct of Northbridge as you enter Northbridge
from the south, coming up the hill of Strathallen Avenue. The location of the
Northbridge Hotel at the corner of Strathallen Avenue and Baringa Rd has been a
very important landmark for decades that identifies with your arrival into
Northbridge.

The WCC Development Control Plan 2023 states in Performance Criteria 10.2 (d)
create high quality design elements for buildings on prominent corner sites to
identify the gateway entrances to the town centre. The importance of this site is
undoubted given its location.

The NPA notes that in the WCC Local Centres Strategy 2036 (issued in 2020),
key recommendations on page 51 point 5 - increase heights up to 5 storeys for
amalgamated sites in B2 Zone on Strathallen Avenue. We noted the pictorial
identified the corner sites east and west of Strathallen Avenue on Baringa Rd.
The recent development of the corner site of Strathallen Avenue & Baringa Road
west, has created a ‘Marker Building’ (as described in the WCC Local Centre
Strategy 2036) that has established a high quality residential — shop top
building. The development opportunity now on Strathallen Avenue & Baringa
Road east, is now a mirror opportunity to create another ‘Marker Building” and
continue the new look for Northbridge as you enter from the south.

With the amalgamation of the Northbridge Village site, the Northbridge Dry
Cleaners and the Northbridge Hotel, this site takes on even more significance as
the largest current development land site in Northbridge. The NPA have noted
the Design Statement made by Bates Smart Architects on 2nd May 2024 that
states The development has been designed addressing Clause 6.23 'Design
Excellent’ of the Willoughby Local Environmental Plan 2012. The NPA is not
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suitably qualified to comment but requests WCC validates this during the
planning approval process.

The NPA notes in the Australian Bureau of Statistics (ABS) 2016 Census, that
approximately 18.5% of people in Northbridge (1,168) were over 65 years of
age. With twenty-four apartments proposed in this new development, the
potential opportunity for downsizing within Northbridge does increase.

The NPA have noted the long-term traffic and parking management assessment
made by the independent consultant employed by the developer (MLA Transport
Planning): -

The proposed development has been estimated to generate 18 vph during
the busiest peak period. This level of development traffic is considered to
be low and will not create any noticeable traffic impacts to the local road
network.

Overall, from a traffic and parking perspective the proposed development
is considered to be satisfactory.

The NPA is not suitably qualified to question this assessment but notes the
concerns of some residents on traffic flow and parking in Baringa Road given the
location of the car park entry/exit point in Baringa Road.

We would expect that WCC will test the assumptions and data used by MLA
Transport Planning to validate its conclusions. Should feedback from residents
suggest local traffic and parking impacts are higher than envisaged, we would
suggest that WCC undertake a traffic study and review parking conditions in
Baringa Road within twelve months of completion.

2. Demolition and Construction Management

The site is the largest current development proposal for Northbridge and is
located near one of the main intersections in Northbridge i.e. Sailors Bay Road &
Strathallan Avenue (both State Roads). The site borders the main public
transport route to the south/City along Strathallen Avenue.

The construction traffic management plan (CTMP) report prepared by MLA
Transport Planning (MLA) at 4.7 Public Transport, states:

The proposed construction activities will not have an adverse effect on the
public transport operations in the vicinity of the site. Public transport
services can continue to operate as they presently do.

In addition, the bus stop in front of the site on Strathallen Avenue will
remain in place and will continue to be operational.
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We would question this assessment as the main bus-stop in Northbridge is
located immediately outside the Northbridge Dry-Cleaners and therefore may
require further consideration.

The NPA has also noted the MLA prepared CTMP (point 3.5) expects 30 two-way
vehicle movements per day with 19m long truck and dog with some 12.5m long
heavy rigid vehicles being used for construction waste, removal of spoil, delivery
of material & concrete for a period of up to 50 weeks. This will undoubtedly
impact local traffic conditions.

We suggest that the Principal Contractor considers a communications
management plan with residents along Baringa Road and Strathallen Avenue,
that provides adequate information on any pending heavy traffic movements,
particularly during the stages of demolition and early construction.

The CTMP has noted that construction workers on-site during any given time
would be a maximum of 50 workers. As highlighted in figure 3.1, 80% of
workers are expected to arrive between 6.00am-7.00 am given the
commencement of working hours is 7.00am. Section 3.14 states that on-site
parking for workers is not proposed and at section 4.6 a series of measures to
encourage workers to use public transport has been proposed.

We would question whether these measures are viable or substantive enough to
not prevent a serious increase in the pressure on local parking by construction
workers along adjoining local streets. The potential increase in disruptive noise
from construction workers parking along local roads prior to 7.00am outside of
residential properties is in our opinion very high. Adequate monitoring of these
arrangements should be implemented to ensure residents are not overly
impacted.

The impact from a construction process estimated at 96 weeks on the local
community cannot be underestimated. A proactive communications management
strategy by the Developer and the Principal Contractor is important to ensure
community expectations are met.

3. Environmental issues and contamination

Our submission of 29 January 2020, for DA 2019/359 highlighted the
environmental concerns from potential chemical contamination given the prior
business use of 59-67 Strathallen Avenue by a Petrol Station. These concerns
have been highlighted in various reports now presented as part of the Statement
of Environmental Effects prepared by Gyde Consulting for this DA.

The Northbridge community is reliant on these reports and the assurances made
should remedial action need to be taken. The community will have little
tolerance to non-compliance. We reference some of the statements made in the
reports given their importance.
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A Detailed Site Investigation Report (DSI) was carried out by JBS & G Australia
Pty Ltd, and we quote: -

A Detailed Site Investigation (DSI) was carried out by JBS&G in order to
investigate and characterise the potential contamination on the site, and
to assess the suitability of the site for the proposed development.

The DSI included sampling on several areas that were identified as areas
of environmental concern that require assessment.

The overall conclusions of the DSI found that:

e “The potential sources of contamination identified at the site included;
anthropogenic fill materials of unknown origin used to create existing/current
site levels, former structures potentially containing hazardous materials and
historical industrial activities (including dry-cleaning, service station and motor
garage). As part of former site operations, liquid chemicals (dry-cleaning fluids)
were likely disposed in a sewer pit within the northern portion which has resulted
in impacts to site media. In addition, there is potential disused underground
storage tanks (USTs) as associated with the former station still present within
the central portion of the site.

e Given the existing pavement and operational nature of the site, pavement
removal and subsequent test pitting was not feasible. As such, considering the
observation of varying levels of building and demolition wastes in site fill, there
is the potential for additional fill materials at the site to contain asbestos

e FElevated levels of heavy metals and PFOS were reported in site groundwater
but not considered to be sourced from historical activities at the site and
are indicative of background conditions within the surrounding
environment. As such, these impacts do not require further assessment or
remediation.

e Consistent with previous investigations, chlorinated hydrocarbon impacts
were reported in shallow groundwater at the site. The areas of greatest
groundwater impact were downgradient of the former dry-cleaner and
require further assessment / remediation to address potential vapour
intrusion risks to future occupants of the proposed building.

e It appears the former operator disposed of dry-cleaning fluids down the
sewer pit at the rear of the building which has caused impact to soils and
groundwater. The elevated pose a potential unacceptable health risk to
occupants of the future building and will require further assessment and
potential remediation to address health risks (via vapour intrusion) to
occupants of the building.

e It is considered that further assessment in the form of human health risk
assessment (HHRA) will be required to determine if chlorinated hydrocarbon
impacts in site soils, groundwater and soil vapour will pose a risk to future
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site users under the proposed development and downgradient receptors.
The HHRA will develop site-specific risk-based criteria that will inform the
extent of required remediation at the site to be documented in a Remedial
Action Plan (RAP)”.

As per the JBS&G recommendations, a comprehensive Remedial Action Plan
(RAP) was prepared and is provided as Attachment 15. The RAP identifies site
management and mitigation measures that are to be implemented as a
minimum requirement during remedial works of the site. The action plan for
remediation is detailed in Section 6 of the RAP.

JBS&G conclude that:

"Subject to the successful implementation of the measures detailed in this
RAP and subject to the limitations in Section 13, it is considered that the risks
posed by the identified impacts at the site can be appropriately addressed and
that the site can be made suitable for the proposed land-use associated with
the proposed development”.

"As such, having regard to Clause 4.6(1)(b) of SEPP (Resilience and
Hazards) 2021, the land will be/can be made suitable after remediation for the
purpose for which the development is proposed to be carried out subject to the
actions recommended in this RAP”. It is concluded that any potential
contamination and impact of contaminants that may be present on the site,

4. Heritage & Social Impact

The Northbridge Hotel ‘Pub’ has been a landmark for decades (since 1931). It
does signify to some the entrance to Northbridge when entering from the south.
The Pub has always been a good community meeting point and as noted in
many submissions, a venue of choice for special occasions. The loss of the Pub
will have a negative impact on the local community, but we would hope that
venues like the Northbridge Golf Club and/or new venues are established to fill
the gap should the development proceed in its current form.

We would support efforts that take into consideration Council’s recommendation
that interpret or incorporate elements of the Northbridge Hotel into the DA that
would assist retaining the Pub in some form. We would welcome discussions with
WCC and the Applicant, to discuss the feasibility of such.

We note the pre-lodgement meeting with WCC on 7% February 2024, that has
been summarised in the Gyde Consulting report that the question of Heritage
was discussed and WCC comments are: -

Council recommended that further documentary and physical analysis be
conducted on the property to assist with a thorough understanding of how
the place is perceived in the context of the NSW heritage Guidelines, as
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well as the local Northbridge and the wider community within the
Willoughby LGA.

Council further recommends:

e An experienced heritage practitioner conduct an assessment in
accordance with the NSW heritage guidelines for assessing significance to
determine whether the building retains any significant attributes which
may deem it worthy of being retained.

e The report includes a comparative analysis to compare and contrast the
subject place against other similar buildings in the surrounding districts
and against the NSW Heritage themes.

e That consideration be given to interpretation or incorporating any
existing hotel building elements into the design to assist with retaining
any significance relating to the place.

We noted the response:

A Demolition Report has been prepared by Urbis (Attachment 16). This
report carries out a comprehensive assessment of the significance of the
heritage value of the site and the buildings on the site. The buildings on
the site are not listed heritage items.

The Demolition Report addresses the requirement of potentially retaining
the buildings on site, and it is the conclusion of Urbis’ assessment that the
retention of the building is not required, and that demolition of the
buildings to accommodate the proposed development is supported.

Should you wish to discuss this submission further please do not hesitate to contact me.

Yours sincerely

Ractel

Rachel Blazey
President, Northbridge Progress Association

Cc
e  Willoughby City Council General Manager, Hugh Phemister
hugh.phemister@willoughby.nsw.gov.au
e  Willoughby City Councillors for Sailors Bay Ward;
o Hugh.eriksson@willoughby.nsw.gov.au
o John.moratelli@willoughby.nsw.gov.au

o Roy.mccullagh@willoughby.nsw.gov.au
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