
*ffi*- ìÈjir%*sø
lÞ¡-:.lÌ,,iíI. {)ì1y {:{x'rii.rì;

3i-ì ËrsilJi's Slr(Ì¡,i
jli¡t:,,{'¡,,i,jj{ filìf1i iù*Ì
riì'ì lìi1ìarrìa.rii

flr¿r¡re iíì?J il1ÌiÐ ii:iriifi i;r
¡:ílí) i:]il ä41ì ilr i',i: i:rtìl .,';' li ;ar iì;,;.ìi r:'i.;
frax i*3i ,*ì1i¡ li:it*

g * $ *rurl.txrÐ'r;r¡¡ er(Ìla*¿lv¡í+ å¡. rt rjrr-1;{rv"r}u
lvvrçl; f irrì{llviûk. fì$}r¡, Ð Þ'J,;}ri

t?*netv*îck üïty
ü*un*il

{r sqr}}Èô pf {trJ,{i}'¡ìttniìy

Our Refl F2012/O0089

{ontact Officers: Jøanna Hale and Scstt Williamso:n

7 Septembêr 201?

Di'rects¡: General
NS\{t DeBartment rf .Flånning and Infrastructure
23-33 Bridge Str,eet
SYÐNÊY NSW 2.OOü

Attention,: Ms Caraline Owen

Ðear Madam,

FI*N¡¡IriI G PROPSOAL: ROYAL RAI$ÐIJUIC K RACECOU RSE
REF: (P,F-ãO f 3-R&fì¡ ÞW*0O1*0t); &

STATE SIGNTFXCANT ÞEìT.ELOPMENT ÀPPLICATIONS .RCIY L RAN DWICK
HOTËL REFr ($SÞ 5og?-2o11)

tr ,refer to the abovementiÉned prcposâls being concurrently assessed by the
Þepurtrnent of plaftníng and Infrastructure and regar,ding the Randwick
Racecourse.

€ouncil ap'preeia,tes the opportunity to, ¡.eview the proposals, and prnvldes
eoniment in rel¿tisn tCIr

H The proposed Randwick LEP 1498 (Consotidation) amendrnent, oee.klng to
permi:t additicnal hote$ mstel. serviced apartrnent, conference and
ba,rlr€staüFant uses te Schedule 2, wiËhïn the r,spëctator preclnct' of the
Royd Randwlck,R.acecorrrse {RRR};

o The :concurrefit State $lgnlfltanÈ Þev.*lôprnent Appllca,tìon for an e.lght
storey hotel facility comprising 170 rÇoms¡ anciJlar)r restauran[ bar¡
conf,e'renee: facf I ities ä nd Þasemen t pa rkin g

It ls noted that the proposal has the potential to deliver so,cial and eccnorttic
þenefits to thê cornrntlnîtyr} utËl¡sihg the establlshêd, Randwiek.Racecottise facillty,
and suppo-rting the wider concentration of event-basêd, recr€êtional and qultural
destinations.

The proposal also pr,ovides strong s nergies witlr ,the jeint plann,ing andradvocacy
f,or li$ht r,ãfl frorn Central Svdney to Randwick bei*g promoted by CouneÌ{r the
Austrállan î,s¡f Club and ,the Unlversity of NSW, and under investigation by the
St¿ te, GoV,erï rfi ent.



Notwithstandfng this, it cannst be ignored the Racecou:rse pËecinet is located
withín a sencitive, highly r.esidentiaf csntext, Morenvern the site is an impcrtant
gateway to Randwick, It fs imperative the proposal responds appropriately to this
csntext, nritlgating potential detr.lmental impacts both in terms üf huitt form and
the significant intensífication of the operation ln this lecafien.

While eo,nsidering the prÍmary use proposed for motel/serviced apartment
ôccorfimcdation ls suitable in pri*ciple, Council is of the firm view ihe proposed
built form requires slgnificant reflnement tc provlde a better interface with the
adjaining public spaces and heritage elements. Detailed comments below are
prcvided on speclfie aspecls of the Flannlng Proposal and State Significant
Developrnent Application.

TI-IH PTANHT$G PROPSSAL

IheFlanning Freposal seeks to amend Schedule 2: "Ðeveloprnent of land f*r'
cer[âin additional purposes', of the Randwick Local Environmen,tal Plan 1998 -
Consol'idatis¡ {R,LEP}" to lnel*de additisnal perrnitted uses ûn the Royal Randwick
Racecourse site,
The following addibional uses a,re proposed::

. fvlatel - meãns a building providing short-term aceomrnodêtion for travellers
and tourists, but (in Part 2) does not include a building elsewhere defined in
this clause (Clause 49 of Part 5:o,f RLEP).

' Se¡.vÍced äpärtment - rnÊans a dwelling which ls cleaned and otherwlse
serviced or maintained by the owner or rnanager of the building or the
cwner's or r,flanager's agen't, and whish provides temporary accom'modation
tor people whose pr:incipal place of residence Ìs elsewhere.

. l{otel - means a building or place specified in a hotelier's licence granted
under the L,íquor Act 1982"

' Ê.estaurant -.rneans a bu¡lding or place used for the pr€v¡sion of food o.r
drink.(or bothl, whether or not for consumption on the prenrrises or fer
takeaway.

' Function centre - means. a buitding or place used for the holdlng of évents,
functions, conferences and the like, and ineludes convention centresn
exh:ib-ltion centres and reception centresr ,but does nst Ìnclude an
entertalnment facility.

General comments

The motel and serviced apartrnent uses proposed are generally consistent wlth
the broader strategíc context for the Eastern Subreglon and Randwick Education
and l-l'eatth SÐecialised eentre,.and provide potentlal to support th€ cofitlnuÌnE
viãbil¡ty of the Racecourse and its co¡.e functions of horse racing and trai$ng.

The proposed location withln the Racecourse Spectator Precinct is considered
suitable, ln that it will maintain the concentration of public and event-based
activities fn one part of the Racecourse, and can positively contribute to the wider
rlUster of recreation, leisure and sporting dest¡nãt¡rnS, ineluding Centennial
Parklands, the Sydney Crlcket Ground and Faotball Stadíum.

The hotel, motel and serviced apartrnent uses proposed to be added to Schedule
2 of RLEP ar,e supported,. Thís ,is ûn the baSis that these uses are confined to a
single bufldinglfaeilþ only, and lseated in the Spectator. Fl.e€¡nçt as outl¡ned in
Appendix 5 of the Department of Plannlng and lnfrastructure's (DP&I) Planning
Proposal,
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It ls irnpõrtant that the deveìopment ifsÊlf is related to the use and enjoyment af
the Racecours'e as a regionelly signifíCant ôpÊn spacë asset, and its core event-
based activities and the functisns of horse racing and tralning, Ccuncil wsuld nat
support hatel {ie: bar'} actlvlties as the primary use of the dev.elopment.

It ís recomn"ìended that an up to date master pla:n (suggesied in the fo¡m'of an
update to the Racecourse ÞCP) is prepar,ed for the site cûnsistênt with Cl4ûA of
the RLEP, to allew a rnûre hcl'istic understanding and consideration of the
cumulative impacts cf this and fulure development prcposals for the Racecourse.

Çoncern remains with several aspecfs of the desígn, including visuãl,impact,
relationship with the streetscape and public dom$n, heritage context, pedestrían
amenlty and safety, and amenity lmpacts an sur'rounding areas, The cemments of
the DF&I interna} urban design review are nated andlts recçmrnendatians f*r
desígn aíneûdments ta,be reflected in revised Þevelopment Application drawings
are supported. Fu¡'ther details are included u.nder the cor¡r*ents on the SSD
application.

Randwick Local Environmental Plan 1998 - Consolidation {RLñ:F)

The fÕllawing cûmrnënts en the Flanning Froposal are provlded in relatitn ts the
relevant aspects of RLEP:

Perrníssibfe Uses
It is noted that a restaurant is ah:eady per:missibte wjth csnsent in the 6A'Qpen
Space zo¡e in RLEP, and a restaurant or café is pernissible, with censent in the
REl - Public Recreation zone in,the draft'LEP, Thereforê th€ P-lanning Proposal
may not need to make reference to these uses.

,Fu:nctisn centre acÈivities are generally considered sultable for the S,Bectatcr
Precinct, and align with its existing event-based nature. ln the technical drafting
af any amendment to RLFP, care shor*ld be taken tø eRsu¡'e,that inclusion ot
*.¡nction centres as a aew use d*es nCIt inãdvertently affect its pe.rmÌssibiÍlty in
other zo,nes, where,they may be currently permiss,lblê under the broader term of
,business ,premises.

6Â-gpenSp*ce: Obiectives of the zone (RLEF)
The,additlr¡nal perrnissíhle uses of rnotêl, hotel and service apartments in the
FlannÌng Proposal are csnsidered genera,lly consistent with'the objectlves of the
6A-Open Space zone, listed befow. Thls is conditional upon any development
pr.op,csed being dir.ectly related t¿ ths core functÍons sf ,the Raceccurse, and
enhancing the Racecourse as a regionally significant open space asset.

. To idantif.y pub'licty çwned'iand used or capable aÍ belng ased for Pub[ic
recreationa I purposes,

t'To a{law devetapmenf that'prom,otes, ar is related to. ihe use and
enjoyment af open spåce.

,. To iilentÍû and protect land intended to'he acquäed'fçr. pu,blÍc open sp.aÇe,
, Ta,.ld.entify 6¡15 :pratect natural featur¿s that contriþ$fe.s fo the cha,racter øf

.:!: liål;" the sustaìnabte manasement or the tand.

Ð_e.yqloprnqnt in,oper,r Space ¡qnes
Any development sn the Racecourse must address Clause 38{1} cf RLEP, whÌeh
requiresthe consent authority to consider¡
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a) fñe need for the proposed develøpmenf on that land, and
b) ,whether the praposed develapment promates or ls related to the,use and

enjoyment of open spa,ce, and
c) .fåe ínpact af the propased development on the existíng or likely future

use and character afthe land, and
dj the need fc reta'in the la'nd før its exisfing or likeÍy future use,

It ls important that the proposed activities are,related ts the role ànd,furrction of
the Racecourse. The use of the proposed development as a hotel (ie: bar) as its
primary purpose would not be considered ccnslstent w¡th the above clausê,, and
may be unsuitnble for a site in out-of-centre localion, whieh ls nÕt surrounded by
other acHve uses, and provides poor opportunities for passive surveillance, After
da'¡,k in particularn the area is not heavily used, and is nst iocated on pedestrian
desire lines that connect tt other d,estinatisnsllocations.

In the technlcal drafting of any amend:ment to RLËP, it is recomrnended that it
reflects the intention that the development proBosed on the subject síte is for the
prfmary use of a molel and se'rvíced aparlments,

The desiEn, scale and visual i'mpact cf the preposal as outllned in the SSD
applieation is eonsidelied to have a poor impact on the character of the
Raceeû,urse site'and surrounding eoatext. These lssues are fs'rther discussed in
the detaìted'cornments on the SSD app{icatFon (EIS}.

Site Specif,ic Þevelopment Co.ntrol Plans
Clause,40¡4, of RLEP requires the consent authority to consider develoþment
applica,tions fsrsites over 1S,$û0 sqm in a¡ea in the context of a sjte specific
Development Control Plan (DCP), prepared for the development of the land. The
existing Royal Randwick Racecourse DCP (2007) does nat identify a hotel,
motellserviced apartments ot. functisn centre for the site, but does nste the need
for div,erslfication ef event-based act¡vltles to suppcrt the future viabllity of r.acing
cperations on the site.

It is cençidered prafera'ble for the Flanning Froposal and SSD applicatfon to be
assessed 'ia the.co-ntext of an up to date averall m€ster p[an for: the Racecourse,
which would ållow â fufler understanding of th.e relationship of this proFosa¡ w¡th
the existTng and future proposed development on this part of the site.

The EIS ineludes a summäry of the ATC-s vislon fsr Randwick Racecourge ln
Sections 1.2 and 1.3, and re.fers to a braad concept plan, It is nsted however,
that the coneept plan or visìon has not been formally presented to the Council or
community f'cr consideration o¡ endorsement, and co.ntains,some inconsistencies
with the DCP.

The Planning Pr.opcsal notes that the hotel develcpm.ent ia pårt of a hollstic
redeVelopment of thê Raceeeurse siten but the potential cumufative lmpacts of
developmentsûv€rtime on the Racecour.,Ëeare not able to be understood or:
considered as part of the assessment of the hotel SSD application.

While ìt iS understood that ÐCPs do not apply to State Signif¡cõnt Þeveloprnen,l
identified in the S.tate and Reg:ional Þeveloprnent SËFP (SRÞ SFPP), the
Racecou.rse DCP was recommended as a relevant:policy hy Counciln and has been
llsted in the,Director Gener:al's Requlrements f,er the SSÞ Apptication, An updated
sile speciflc:Dtp is- sugges.ted as a sultahle docurnent to formalty articulate the
braadei lûnE ter,rn Vision for tfie Raceco'urse,
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Þraft Randwick Comprehensive LFF (draft LËP)

The fr¡llowing additional comr¡ents are macle in relatíon to the draft Randwick
Cornprehensive LEF (dr:aft LËP),, currently with the Department of pJanning fsr
fi:nalisatitn and future gazettal"
These cûmments are in response to specífic additional uses proposed in the ATC's
Planning Froposal to be included ln the draft LEP, when gåzetted. The additianal
uses proposed ín Schedule 1 of the draft LËP are proposed to include "food and
drink,premiggg"n l*teulist and vlsitor aecommodation" and "function centres",

The definilion of food a,nd drink premises ln the draft LEP is an umbr'etla term that
íncludes restãurants and cafes, and pubs as perrnissib-le uses. Sirnilat'ly, lourist
and visitor accomrnodation is an umbr-ella term that permÍts baekpackers
accsmmodation, ín addition to serviced apartments and hotels,

These,brcader defi,nitlons are not supported, and it is sugEested that the
appropriate Stand:a¡:d InstrumeRt definlttons consistent with the additional uses
proposed Ín RLEP are;

- hoteformotelaccommodation
- serviced apärtment* restaurant or café* function centre

Under the Standa,rd Instfument, the definitions of hotel ot m,otel accommodation,
and restaurant or café both allcw for service of liquar, and therefore the inclusion
rf "pub" as a specíflc permlssible use is considered nelther necessary nor
suitable.

The EfS notes the deve*opment appllca,tlcn is for a hotel with ancillary
eonrerence, restau¡¿nt and bar faqillties. Therefore any sale or servlce of liqucr
should only occ*r as an ansíHanf conìponent sfthe oBeratisn ofthe propcsed
hctel sr restaurant use.

Comrnents sn the Ju*ificatien provided in the Plann'tng Froposal

Comments äre mäde belsw against certaln aspecbs of the justification, based on
the key criteria defined in the Department of Planning and Inf¡-astructurels GÉride
to F, kn;ning Proposa ls.

In general the Pro,posal is cansidered'to meet th:e justification ct iteria relatlog to
its csnsiste.ncy with the broader strategic cÕntextl and,, provided the,highlighted
issues are addr.essed, ls able to provlde å Ret comrnunlty benêf¡t-'CöRcerns
remain, hcwever, in relatÍon to the Froposal's desfgn and visual impact, its
compatibility wÍth the context, and arnenityimpacts. Th.ese are surnma¡.ised
below, and ih addressed fr¡rther detail in,the csmmefits,sn the EIS.

The im:mediate context wfthin
'sjlìtahtÊ¡ lrowever tlte lo€atÍCIn is alss :clCIse to estäblished ¡.esiden,tial areas and
,Kenslngton TCIwn rentre to,the west and a tecêgfilsed ñeighbourhood centre to
the narth east. Car€ should: betaken in the deslgn, constructi:on and operation of
any d,evelopment ln order to create a positive, complernentary relationship wlth
,thase esËahlished areas.

This'includes ensurlng appropriate.rfieasures are in place to avold adverse effects
on su'n:ou'rlding neighbourhoods, especially after dark, such as pot€ntia't neise,
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liglrting and social ämen¡ty impacts associatecl with hotel, restaurant and function
centre o'perations.

As noted prevlously, this afso lncludes ensurlng that any food and beverage uses
are related and ancl$aryto the hotel operation, tatherthanthe primary use of
the building,, as this'¡s an out çf centre locaiTcn opposfte a pa:,k, and nüt well
s-ituated to provide passive surveillance of night tlme activlty

What is the im.pact an the arneníty in the location and wíder cammunìty? Wîlt the
p u.þ I i a do fl'a.i n i n p'roue?
The proposed development appears to orlent ltself towards the Racecsurse rather
than Aliso'n'&oad, with back-of-house uses, services and landscaping at podium
level facing Alison Road, While the ai,m ta place the hotel within the Racecourse's
Iandsqaped setting is acknowledged, the development effectively turns its back on
the public domain, creating a blank feçade at street }evel with poor pedestrian
amenity. A rev,lsed approach to site strategy, built farrn and streetscape interface
are consldered essential and are reiterated in the.comments provided befsw in
r:elatisn to the concurrent t-lotel SSD a.ppllcatlon.

Other ãmenity irnpacts include concerns relating tc the proposa,l's v¡suâ* impact,
including potential safety and amenity issues,with reflectivity and glare generated
by the facade fronting Alison Road, and design issues lncludlng disprop*rtlonate
scate relationships, bulk, articulatlon and materials and details, These are also
addressed in detail in the com,rnents on the SSD appTication.

Atthough it ls noted that State Significant Development proposals are not subject
ts review by a Design Review Fanel, thts is a maJor pr'oject in a highty pr'or*inent
and culturafly signifieant locatisn, The adviee frcrn ÞF&Is inte¡rRal urban des,ign
unlt is noted, and the recommendations for design irnprcvements ts be
incorporated into revised development application d¡:awlngs ls supported.

4rB there any otfier iikefy eauir,unmeatal ef ts
rnanaged?
The Racecsurse slte and the locatisn of the :prsposed development contaiR highfy
signÌficant heritage valses. The Raeeceurse itself is fdêntifled as a Heritage
Conservation Area in RLEP (and draft LEP), and there are 2 items of high or
exceptisna' heritage signifìcance in close pr,âximfty to thê,proposed hotel site.

Additionalfy the site lies ad¡'acent to the state signiticant Centennial Farklandso
and tþe fto.rth.Randwiek Her:itage Conse.rvatÌ.sn Aiea. The development proposal is
nol considered to positively address the hêr¡tage €üRtext of the overatl and
immediate site.

While the proposaÌ suggests consultation with the state government Heritage
offlce is not necessa,rl¿, it'is reco,mmended tha't corfiments âr€ sÕught and
provided frorn the Heritage Sranch of the,ûffice of Envlronment ênd Herltage, and
that any recÕftìtî.eñdations are taken into account pr¡ûr to flnatising the design,

llow has the proposal adequately addressed any socíal and econamìc effects?
In Frinciple:th.eproposed hûtel {accantmodation) use :elaled to and supporting
therRaçecourse functions,is supported, While not speciflcally the subject of'the
cr*rrent,Flanning: Frcposal and SÞÐ applieatton, the ETS alk¡des to the vislon of
the ATC fo¡ the Raceceurse tc Include "a retafl offer:ing to cor,nplement the
Kensinglon retaif village". It ls considered that standalone retail or commercial
uses in the Spectator Preclnct are not consistent wifh the cûre event',based
nature of this Prectnct, nor wtth the surrounding contex,t.
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Potential socia{ irnpaets of the proposed restaurant and,bar uses shoufd be
Iïana!,êd tû ensure it does not oFerate in such a way as to create adverse
impacts on public safety and enjoyment af the locatity, Further commenlç are
included in the SSD. application on this issue.

Whqt are the vJews of State a:nd CammsnwÊAltÍ1 public authorÍtíes cCInsulted ín
Acco rd a ft c q. with th e G A.tewzy. d fterm i na tí on ?
The Planning Pr.oposal and SSD applicaÈion appear essentiallythe same as a
pr,elin:rinary proposal discussed with Council officers pr.ior: to formal lodgement of
the Planning Proposal.

At that tírne pr,elimi:nar.y feedback from the Council indÍcated that the proposal fcr
o¡e hêtel (for accomrnodationJ in the locatlÕn proposed within the Spectator
Precinct could þe potentially suitable, but thät th'e prcposal woü,ld need to satisfy
Councll and the cernrrJunity that it will enhance the use sf the'Racecourse site for
its primary purposes of racìng and training. and will not detract from surrounding
uses, in particular ne-ar:by cûmmerc¡al and'residentíal areas.

lVhile nating the potential suitab-ility of the use, C,eltncil offícers expressed
coficerns about the scale¡ design a,nd visual impact of the proposed hotel, and
suggested that a best p:ractlce independent design review shor.¡ld be undertaken
to inf.arm the design development.

The design appeãrs unchanged si¡rce these earlier discussions, hcwever the
review hy ÞF&Ik,urb.an desÍgn unlt ls noted, and its recornrnendatisn for revised
development applicatÍon drawings to be provided addressing design concerns is
suPpqrted-

Is there adeauate public lnfrastructure?
The proposed development and its intensification of use of the Spectator Precinct
impacts on the avaflable traffic a:nd servlees ì:nfrastructu,re. The rnateriej prov,ided
ïn the SSÞ applicatlon fn this regar.d doeg not pravide sufficient detall or
otherwise adequately address the infra*tructu,re reguirements far the
develoLprnent. Thls ås further addressed i¡l cornments prtvided in the SSD
application,

Csnditicn,s .of Gate,way Deterrn inati on

The,Gateway D:eterminatien of 1"8lu[y. 2OX2 was ¡ssued subject to the fellowinE
matters being edd,ressed for the.purpases of pu,þlic exhlbition:

* Heritage

' Traffic and access

'Visrial inrpact
r Stcrrlw¿ter mürìag ement

It is *nderstood from d¡seßsions with the Australlan Turf Cf ub that the above
issues are intended to be addressed throu,gh the documentation provided as parh
sf the SD,Ð application. Therefore, the detalled comrnents'and reeommendationç
provided below on these issues in relatíon to the SSÞ application's EIS are also
relevant to consJderation of the Plannlng Froposal, It is not considered th:at the
EIS has s.atisfactorily addressed all of the above matterc, and that revised
development application drawings and documentatisn should,be provJded to
address the rcconr,mendationç priû,r ta determlnation,
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STATF SIGNIFICANT ÞEVËLOPMEF¡T APPLTCÅTTON 35Þ 5OO2-2ü11;

Fur,ther to the above cornments regar:ding the Planning Froposal fcr the s*bject
site, Councíl provides its cornments Ìn relatlon to the State Significant
Developrnent Applieaticn being concurrently exhlblted fcr a 170 room, I storey
hotel with:ancillary restaurant, bar, conferenee facilltles and basement pôrking at
the Racecourse,

Council acknowledges the pr.oject has the potential ts deliver social and econsmic
benefits to the community, utilising the established Randwick Raceeourse f,aci[i'ty,

Importance sf the site

NctwfthstandinE the potential suitabllity the event-based na'ture af the Spectator
Preeinct provides, it cðnnot be igncred the site is of immense significance tothe
Randwick area and ls sited within a sensltive context. Notably, the site exists
wi,[hin:;

r A highly prominent gateway location io the Randwick Local Government
Area and the greater Ëastern suburbs;

. AR important and highly trafficked transpert eorridor of Altsan Raad and
Ðarley Street;

r An estab-lished resldential settlng of the greater racecourse site. with
residential sites as close as 70 metres frsm the proposal;

. An inffuential location with regard to the heritage significance of;
o: Adjslning her:itage itenns af the Members Stand and Turn*ife

Building;
o The Racecourse Precinct Conservation Area;
o The adjti'ning North Randwick Censervation Area;
o The state significant Centennial Fa:rklands.

It is Ímper.ative the eu'r¡.ent application r.esponds syrnpathetically to th:is context,
rnitiga.ting detrimental impacts boËh in tÊrms sf 'bullt form and the operational
lntensifieation propæed in thÍs locatlon. The followlng key jssues are raised, hy
Council in relatlçn to the proposed hotel.

Built fi¡rm

It is imperãtive the highly piominent nature of the sit* inform äny suþsequent
sfte strateEy., built fsrm and finer grained bcitding detall. The degree to whlch this
äppeârs. to have been overleoked Wlthln the cu¡'rent scheme is of lssue to Councll.

o Slte Slfalegy and bu¡ldlng envelop,e;
T,he,applicant eørnpler:-nen,ts the design {tf the proposal wlth the label of a
landmark b'uïld?ng, Þespite thls, the site strategy gives deslgn prefêrence to
addressing thq ,internal Ínterests sf,the räcëtëurse rather than'defining the public
spaces external to the site.

Ceuncll would reitera,te the.si-te is not only hi$hly praminentr buf impor.tantly
provides frontage to the Racecourse Precinct Conservation Area, the Heritage
Mernbers Ståhd and Tr:rnstilei Cêntennial Park and adJoins the North R.andwiek
ConservätioH Area,

Th.e hotel eompànent is.elevatcd such that the bulk of the structure presents an
lntimidating,rïass ahgvc the street,,The mass is oddty p[aeed; aligned such that a
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si:ngle, 33 metre higlr corner of the bulldlng abuts the streetscape. The imposing
natu,r,e is reiterated by a setback of r,oughly two rnetres to Alison Road.

At pedestr:ian fevel, this pr*posed siting and form of elght staries sf buitding bslk
wíll intro.duce an effect to the Al:ison Road streetscape rivalled only by a rlensity of
þuilt fsrm asscciated wi'th a town centre. This impact wífl prove entirely
íncompatfble with the open space character of the locality. While the design
attempts to relleve bulk to lower podlum levels through the columned design, the
mass and rninirnal setback above the street intrcdu,ce an effect comparable to an
ú-verpãss to the pedestrian realm on Alisan Road. The underside of the hotel
component will be highly visible, while the proposed surface treatment to be
applied is uncl,ear.

The significant buildlng bu,lk, heiEht and depth of elevation lntegrated with a

rninimal setback to the *treet, all serve ts emphssise.ä firûnufflentalist design
rationale. The resulting built form intrcduces an element that fs incongruÕus wi'th
surr.oundfnE development and obtrusive to lmportant and highly trafficked public
sp.aces,'The en,velope provides negligible response of form or ma'terial in the
cor.itextof the im,mediately adjoining her:itaEe cornponents, including the
Members Stand ar renraining Turnstile Building. With the top heavy êppÊarance
proposed, the bullding would loor¡r menacingly overthese heritage buildings.
While the southern elevatisn provides irnpraved lnterest thtough fenestration, the
curve of the racetrack is nst celebrated within the archltectural r€spense,

Tfie heiglrt of the development is argued to be modelled on larger elements in the
loca{ity, includÌnE that of the Randwick TAFE buildlng and the racecourse's QE3
Stand, These buildings ãrÊ rÌot representative of the general scale and characte¡
e,f development in the tocalíty, and are not eonsidered of sufficlent design quality
or relevance.in terms of their sitlng er function ts the proposed hotel
development to warrant ernulãtion.

Farts 3 and I of the Þirector General's Requ,irernents provide that the seheme
infarm appropriate gateways, massing, seÌbacks and treat¡nent of her:itage
significance wlthin design. The extent to which the scheme achleves these
intentions as'they relate to the gateway of Alison Road,'the $tate Heritage
Centen,nial Parklands and adjoining conservat¡en Areas, is not su,pporled"

ReeornmendatåoR:
The ÞepartmÊnt of Planning and Infrastructure is strongfy'urEed to:pursue large
scale design amendments with the applf cant. A formal revfew of the design
should be undertake¡ by an independent expqrt; sueh as thÈ GoveramÊnt
Archit*ct, prior te determination.

Any high quality streetscape outcome would involve substantial redistribution oi
the hotel building mäss, stepping down the built form toward the sbreet and
subs,tantial increase to the pl'oposed setback. A fsrm that celebr¡tes the curved
alignr,nent of the racetrack wo¡¡ld þettei.add to the sense of pface and those
butldings extstlng within the spectator preclnct and Racecourse Precinct
Gonservatlon Arca"

These coupled with articulating elernents and improved material use to break up
the hor,izontatrity of the buifding and flat façade ts Atissn Road, would amount to a
sig n ifica nt-ly i,mpr¡ved' response to :slte, context,

o Inter¡al ia)¿or.rt
Inter*ally. the podÌum ccnfiguration,trocðt€s back of hquse uses of kitchens,
arnenities, plant and corridors to the streetscaBe elevatisn up to second floûr
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level, whetê 6urh, helght ls achieved to provide significant flarkländ and C3Ð
víews to the north over Centennial Park.

Below second floor level, the layout r¡akes nô use sf the nor:th facinq aspects to
i*ternally distribute light, The scheme presents blænk walls to the street at these
lower Bodiurn levels- emphasislng low priority of presentation and interface to the
adjoining public spaces, It is understood the focus of the buíldlng lies within the
racecourse¡ however thls does not omit the need for hlgh quality archltectural
,solution in the way the building defines a¡d addresses the pubflc space of Afisen
Road.

The open second flsor terra,ce and pool ãreas are elevated and highly exposed to
wealher condltlons, rnost notably from the south, The built forrn ls expected ts
funnel wlnds through the raughly three rnetre high ter.race a¡,ea. The standar.d of
âmenlty wilhin these spaces,d:nrtag ev€n mlld weather events is expected to be
low, ccmpar:.¿ble tç that of a wind tunnel.

Recommendation:
Further design development is necessâ:rv in order to find alternate means of'
disguising beck of hcuse operations f,rorn the extericr of the building and
Ìmproving the interface with A.lison Road, maklng better use of the site's northerly
aspect.

Further design development is required to devise means by which a wind tunnel
effect to the exposed second floor terrace and pool areas could be avoided,
lmproving amenity.

o Façade treatment;
Irnproved lntegratîon cf arÌiculating and modufating eler,nents is essential tc
impr-evi:ng the,a'ppear:arlcê ãÍìd relationshlp sf the, dev'elopment te the publîc
realrn, The currentscheme attest$ to a *closed.façade franting AlÍson Rcâdo to
offset eçoustic irnpacts; This appr,oaeh ernits any rel¡ef. to the presentation of the
building envelope, accentuating the mass and horizontality of an elevated box to
the adjoining public spaces"

a) Víeprfirn Átban Road lcokirg.væst

Tfie external r:nater,ials,,used, r,elate poor!¡¡ to the-;her.iteg* Turnstile and Members
Stand structLrres, as well as the adjoining heritage conservation areas the
building dominâtes, The use of a graphic decal to provide vísual lnierest is
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un$atisfacttry far a development of this size, prominerlce or withln such
irnmediate preximfty to elements of heritage significance* The preposed equine
decals are nst ref{ective of a hlgh quality landmark development, of which the
appllcant seeks"

Large spans of'glass will lntroduce distracting glar"e to motorists on the busy
thoroughfare of Alison Road, as acknowledged by the applicant's reflectivily
consuftant, The extensive use of glazed surfaces and absencê of screening will
incite heavy reliance upon mechanisal ventilation, given unobstrucled solar
exposur€ to the n*rth and west elevatians, where the praposed suites ma,ke use
of these elevations to obtain views.

RecommeLdêtlo.n:
The Department of Flanning and lnfrastructurè (ÞP&I) is strongly urged te pursue
large scale design arnendrnents with the applicant. While noting and supporting
the comments frcm the DF&I urban design uni!, it Is recomrnended that a formal
review of'Èhe design, including revisions, shot¡ld be undertaken by an
independent exper.t, such as the Governrnent Architecl, prior to determination.

The façade trealment requires suþstantial redesign to imprcve visual interest in
the hatel comBonent sf the building, make some effort to offset bulk and scale
and improve the interface of the development with the street., The applfcant
shoutd lnvestigate a taçade treãfrnênt af greater lifespan and qua,liËy than the
pr,oposed equine ther¡red decals, pr.avidÍng articulation, glare e,ffset and rellef
from solar exposure,

o Siqnaqe;
The pr,oposal includ,es ground level signage related to the ca,rpark and f,oyer entry,
as well as reoftop signage. In relatíon to the praposed carpadc and foyer signs,
the detail of the slg¡age is not clear and further detail is required-
signboardslindividuat iletters/free standing signagelfixed to,a surface' In relatisn
to the roof,top signage, the application proposes one north faci¡g and one south
facing sign, each having a total Tength of 38m and a heïght of 3m.

Councllrs Þeveloprnent Control Plan for Outdoor Advertising lncludes OÞjeetives
and Csntrols far signage in Op.en:Space Zones, Objecbives and contruls seek ts
rninirnise the visual irnpact cf outdoor adverHsing and ensure that it is low ke¡r in
äppearance, Within Business Zones, ro.af signs whieh project above the parapet
of'the buildirng are nst per:mitted. The proposed rooftop slgnage having a total
area of over 100m2 [s not considered to be low key. The iflurnlnation cf'sueh large
signage wil,l reçult in imr¡ensely negative impact upon Centennial Par,k¡ the,
adjoining cshservation areäs and wlll be prevalent aqross Randwiek.

Recommendatíon:
The'propos-ed rsof top slgns to the hotel þuilding are not s,uÞpCIrted and shoufd be
delêtçd, being of excessive size and inappropriale locatisn. The illumination of
thfs sígnage is flrmly, opposed by Councll.

Full detaÌls âliê reeult*d to adegua,tely assess the proposed carpår:k and fo,trrer

slgns, lncfudlng whether the signage c€rïpråses signþoards or individ.ual Íetters,
and whether the signage is free standing's-ignage ar fixed to a surface'

Fleritage,AdViee

Adv.iee,was sought fio,m Council's Heritage pl,anner in,relation to the ÞF,o:Pasal. The
followlng advjce was provided,.
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o $it¡ng
The site for: the proposed bui,tding is at the far easterR end of the Spectator
preeinct where the track nreets the Alison Road boundary. Exísting structures
which relate to the track are all set much furbher back fr:om the stteef.

The site has elements ef State Heritage signiflcance ar.rd ccmments of the
He,ritage Office will also be Ìmportant ta consider,

o Forr-n
The eRvelope of the tower will apparently be of a similar height and bulk of the
new and modified stands, br¡t will be considerably higher than heritage structures
inctuding the Officlal Stand and adJacent singte storey lncluding the Swab ßu,ilding

and the Turnstile building. The ove¡alf height of the tower will be around 20m
higher than thê ädjäcent Official Stand and ar*snd 29,m higher than the
T,ulrnstÍles bullding, with the underslde of the pajecting tower aro,und 9,5m above
the parapet of lhe Turnslile buÌÌding, The visual dominance of the deve.lopment in
¡.elation to the Turnstiles buildlng is lllustrated by the submitted photomontage'

There ãre crnterns that the approval of a bulky structure to the east af the
ûfficial Stand, with a reduced, setback from the track, will dcminate the O'f,f¡cfâ[

Stand when viewed f¡om the Infield Precinct and the Spectatcr Preclnct. Ther,e

ar€ csncerns that the approval of a bulky structu,re so close to Alison Road will
dorninate the entry Ìnto the 9peetator Prectnct

The Urban Design Statement suggests that the proposed "glazed wrêp"
ihc*rporating abstraet eguine .imagery wlll mefd the building w¡th i,ts 'parkland
setting,, Ðespite this surface treatment, it is considered that the proposed hotel
will have consider:abty greater prominence in the Alison RoaiJ streetscåpe than the
new and rnadlfied stan:ds due to its minimal :setback frcm the street, The
recommended red.esign should, afso consider these issues.

o Viewq
The Urban Þesign Statement and Staternent of Fleritage Impact submitted wllh
the applicatlon: suggests that important \¡¡e\Áts into the site from Alison Road and
Þarley Road will be ,mãlntained by the proposal. Diagrams which have been
included indicaæ that'Ëhe ,siting of tbe podiurn and the height of the underside of
the tower above th,e gr:ound wilt maintain these views. This approach has been
Unsuccessfully adopted on the Tempe Hot¡se slte, wh.ere supporting columnS and
the overbearing form of the apartments above considerably detract from the
õppr€ciation and enjoy,ment of the vlew of the l¡istoric buitdïng,. Given the 12m
hê¡ght of :the proposed colu,r¡rng whicltsupport the tower above the ground, there
a¡e-concerns that the publicspaces below the tower wtll have a poor standard of
amenit,y.

o Tree removal
The For:t Jackson fig which is to be removed tO accommodate the proposed
huilding has þeen, idenÈifled as: having Exce'ptionãl significance. The loss of a
further rnature tree wfthin the Spectator Pree-inct is regretfed' and the
recornmended redeslgn process should include options to retãirÌ and lntegra'te the
tree with the hotel design,

o Trackside har
While:thê Frcposed bar structure wlll interrupt the open svi,e€p of the trackside.in
frcnt of the existing s,tands, includlng thê Of'ficials" Sta:nd,,the new stands and the
propased br.lildi'ng {and woutd preferably,be deletêd), it is noted that the proposed
structure has a modest faotprlnt and ls,single s,tûrey ln scale'
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o Tur¡stiles'buildtnçr
Detalls of proposed conservatlon works are not clear as any notes on the
çlevation are ftlegiþle in electronic format. Details af the proposed interpretative
installatlon for the Turnstile building wlll include reinståternent of ,openings and
replacement of ,missinE doo:rs to forrner ticket booths. Appropriate conseRt
conditions should be íncluded requiring the submission of further detail.

o Aboiiginal He¡i:tage
The Aboriginal Heritage a:nd f{istorical Archaeology Pr.eliminary Assessrnent
prepar,ed by Ar.chaeslogical and Heritage Manageme::t $olutions should be
s*bnritted to the La Ferouse Lecal Aboriginat Land Counclf, for: thelr inf,ormation,
Any comments or concerns raised by the Land Councíl shculd be lncorporated into
the report.

Cansultation witþ the La Perouse tocal Abo¡.iglnal Land Counci:l shculd cÕntlinue,
regarding Aboriginal cuïtural heritage manägement and interpretation at the
Racëcourse.

Shculd ar.ty unexpected historlcaf archaeological remains or Aboriginal objects be
encountered in fhe course of the proposed development, u¡ork should cease in the
immed,Íate viclnlty, and the ûfflce of Envirsnrnent and l.leritage should be
contacted for adyíce,

Þeveloprnent Engineering advice

Advice was so.ught frorn Cor¡ncil's Sevelopment Engineersin relation to the
proposal. The rclfswing advice has been prcvided.

A major appllcation of this nature would normally be d,eveloped in consultaticn
with a number af staleholders, includlng Randwick Cþ Council. Councilt
Þevelapment,Engineering and Integr:ated Transport Secti.ons have had üttfe or no
co¡tact te date with the applicant regarding the develcpmeñt prtptsal and there
is no. evldence of prìor consu{tatien wlth elther: the RMS or STA. The STA have
raised a number sf concerns regard¡ng the proposal and ite potential adverse
ir*pact on the bus [ane and cpe,raticn of buses serving the raceeourse in g,eneral"

Glven that Alison Road is under the ca,re and contreì of the RMS, many of the
trafJic ¡leasures preposed wlth the development may not be f*asible. The traffic
measurês praposed in the submlssion include changes to the oper:etion *f tr¿fflc
signals at the ccrner of Darley r¡ad and Alison Road and the introduction of a
r:ight turn bay in Alison Road. Both these fneasur€s are fundarnental to the traffíc
rnanagernent of the developrnent proposal and both measures req.uir,e the fult
support of the RMS prlor to proceeding.

o,Drainane Ccr¡*m.erlts
The applleant has,:praVided a rånge of storRrwater / drainage related technical
¡sports which effectiv,ely state thai the proposed de,velopment is suTtably
prqtected from stêrm$/ater inundation for all e.vefit$ u:p to the crit[cal 19q AËP
(pfus a freeboard) and that the proposed deve.lopmen.L does not ralse ex.isting
flood levels withÌn or adjacen,t to the rêcecourse fcr sta¡ms up to thè critical 19fo

AEP, Prlor to approval of the development full and detailed modelling should be
prepar-ed and the censqltant respons¡ble for the. nrodeliing should certify that all
hahit¡ible flo.or fevels, openlngs .ãfid the ,entry /exit points to the basement
€arpêrk are protected,uF to the cr.ltical loloAEF flood level plus 50.0rnrrÌ freeboard.
Sirni,tarl , the consultant responslble ¡or the r*odell,ing should certify that any
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var¡AtÍons tC the ltlo AEP flood levels with¡n or adjacent to the proposed
development as a result of the proposed works ar.e negligihle, {ideally less than
0,0lrnetres).

The development pioposal shsuld be designed to strueturally withstand
hydrostatic pressure/storrnwate¡ inundation f¡.om floodwater during the probable
maximum flsod {PþlF) event as defined, in the Floodplain Management Manuaf
(Ne.w SCIuth Wales Government, January 20.01),

The applicant has stated that the internal drainage network will be designed to
accommodate a I fn 10 year storm flow, Councll gg¡g¡¿1ly requires that all
ínternal plpellnes must be capable of discharging a I in 2S year storm flow,
However the minimum pipe size for pÍpes that accept stsrmu¡ater from a surface
intet pit must be 150mm dlameter, The site must be g'raded to direct a,Hy surplus
run-off ('i.e. ahove the 1 in 20 yêår storm) tø the proposed drainage
,(detentionlinfìltratio.n) system,,

The subjeet development site ls lccated in an area thät ls ccvered by Councilts
onsite stsrmwatef detention policy. Stûrmwâter discharg.e fronr bhe development
site must not exeeed that whrich.would occur from a 1 in 10 year storm of t hcur
duratian for" the existing site eonditlons. All cther sto¡:mwater run'off frcm the
above slte for allstorms up to the t in Zt year storm is to be re.tafned on the site
for gradual releage to the receiving. drainage system as required bv Cçuncil.
Provísion ¡s to be made fcr satisfactery over.land flow shuuld ã storm in excess of
the above ,pârarr"Ìêters ücâur. Insufflcient infarmatisn is provided to assess
compliance wlth Csuncil's onsite stprmwater detention palicy however it is
assurned th,at by draining the development back tow*rds the existing tnsite
detent¡on slrstêmsw.ith the racecüur,se council? reguirefients can be met,

o Groundwater Csmments
The geotechnical r€pÊrt states that there wilf :be minimal excavation within the
watertaþler (posslbly only the fift over-run], Randw¡ck City Council is experiencing
eleveted groundrvater levels across a nu¡nber of areas, The subject site has the
benefft of extensive and extended gr.oundwater monitorittg data and should be
able ta accurately determine the potentlal for encsuntering Erû$ndwêter nÕw and,
in the fu,tu:1.e. Council recommends that all basement levels, (and certalnly the lLft
over-run) are designed as fully tanked systems. The structural design of the
huilding should be carried aut by,sultably qualifted engineers experienced in the
design of structures located within or in elose ,proxirnlty tü the lr¡¿ter table'. The
structural design *f the buílding shûuld be prepared ln close consultation wlth
sulttibly quelified geotechnlcal engineers who have fully açsessed' the
grõundwatêr condltisns and soil pt"ofile,

The assumptiûns used as the basis,for developlng,the structu,r"al design should be
m-onitored and tested at all stages of the propased development's cÕnstruettcn.
No dewatering of the site shou.ld be carried out w¡thCIut the,applicant first havinE
obtafned all ,neeessary ficences and approvals, (e.g. temporar¡r dewateÍlng licence
f,r¿m Èhe Offlce of Water.). Ceuncil supports suitable groundwater recharge should
any ter*porary dewatering be proposedlr.equired'

o Traffic Comments.
The develeipment proposal has a basement carpark with 50 spaces and then a
r,ange of options. fer ¿ccommsdating overfJow parklng, lncluding visitor parking,
The par.king provision withln the basement is significantly lower than that
required by Council's ÞCP - Parking aild the sugqêsted: options ftr providing
additional ,pat:king ä,F€,not sufficiently deffnitive for eou,ncif to have surety that the
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pãr*ing pror/islûn wilt be satìsfâctory to câtÊr for peak hotel demand d.uring race
daylspecial events.

It 1s noted thät the ATc, uNSw and Randwick l-lealth Campus has been wcr.king
with the Council and the State Government for the introduct¡CIn of tight rall ts
Randwick. llrwever, ln the lnterlrn period it is recornfiended that sustainable
transpmt and acçess measures are put ln place,

The applicant needs to clar:ify all options for meeting parking demand ancl commìt
to preparing a detalled parking strategy/managenoent plan covering atl potential
peak par:klng dernand scenarÍos, Council, the racecaurse and the hotel operator
need definite guidefines for the prcvislon sf parki:ng at all times. The parl<ing
provision shsuld in accordance with Cou'ncfl's DCP - Parking and the parking
layou! acc€.ss aisles, Ëalllp gradients, hefghl cleârances etc should be in
açcsrdance with the rele,vant secticns of AS 2890.1-20Û4.

The apBroved heavy vehlcle traffi:c rì1ãnagement plan for a recent major non-
recing event cn the racecourse/ the ãtlZ Future Musi* Festival, relied on heavy
vehictes entering the racecourse off Aliso.n Road and travelllng areund the
per,imeterof the racecourse beforeentering the infield. The location and extent of
the proposed development eliminates ähis travel route. Council recommends that
anll aBproval for this proposal be condltlonal upon the applieant entering ¡ntÕ

dialoguelnegotiatlo.ns with eounctl to deternrîne a suitable alternate heavy vehícle
¡.oute withi,n the raeeeourse.

Transpart Êngineertng advice

Advice. was souglrt frorn Council's t{anager nntegrated Transport in relation to the
praposal. The fcllawing advice was provided.

û It is cansidered that the ¡'eliance,,by thê applÍcant, on hotel trip generation
data f¡srn the United S,tates af Arnerica is unusual and should not be used
in the Randwick, Sydney, Australla context. This data may have no
r.elationship at all to likely behavTour in Randwisk, Trip generation surveys
of similar tourist hotels in,other r€gionâl centr,es of S dney (such as Bond,i

l Cha.tswood I Nor:th Sydney) would produce.'more robust fÍgures for this
applicaticn"

e, Glven that the trip generation ffgures are guestioned in the point above,
the impacts of the ''Ç*mings. and goings' frçm thls hotel are d.ifficult to
quantify. The effect o¡ the operation of the signaÌs cannot p.roperly be
gau,Eed, The lilcely'resullaht delays tc a,tl other rnovements at the slgnals
cannot be assessed, Ultirnately the operatlon of trafflc signafs and the
effÍcie,nc)¿ of the State Road netwsrk (Alison Road being a State Read) is
the r€spûnsibllity of Roads and Marltirne Servlces {RMS), It [s considered
that ttre Council should defer to RMS for comments on the expected
impacts of th'fs proposal on tt¡e'operation of the sig,aalised intersection and
the llkely impacts ta,the gtäte and local réad syst€rrìs.

o Notwithstanding the above comments, it is noted that the proposed

'rãcÈcourse road' ,con:tlnues beyond the proposed hetel driveway
çomewhere into the further" râcecourse land. trt is unk*or,r¡n whatt land uses
this,additisnal. spur r.oad wiil be servleing and it ls unknswn as to the ,likely
traffic generated by this spur road, These figures must be supplled and
,tnclrrded in ,the assessr,nent of the perf,s,rmance tf'thê traffic slgnals and
the r:oad system.
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s The propcsed gÊôn:Ìetry of the 'riEht turn in' lane fcr eaçtbound Alison
Ræd traffic seêfis ctmprûrnjsëd. It would sêern, from the images
pr"ovlded, that a larger vehicle (truck / bus) may nCIt be able to exect¡te an
efficient r.ight tur:n into the site if exiting vehicles are propped ln
'racecourse road'awaiting a green signal, Also, the proposed length sf [he
right turn bay into the site would seem insufficient to cater far any but the
most minimal of dema:nd. Any significant right turn demand would qufckly
-tail back' west along Allson Road throttling the through traffic capacity
down tc a single lane" Again, thls is a speeific mafter for the consideratisn
of the authority mandated with the care and control of the State Roacl

system and of t¡:affie signals within [tlSW, Roads and Maritime serv¡ces,

o lf 'looking at a redesign of the tr:affic signals, it is consÌdered that the
applicant must lnclude the provision of an additÍonaI pedestr:ian facility
across Alison Road, west cf Darley Read. The deve[apment includes a
puþlic þar and will also have facilities available for public events. Visitors
ts the þar or to pu'blic events wíll choose their own location for parking.
Despite the suggested provision of arnple par"king on and adjacent to the
site it san be expected that there will be nunrbers cf visitors who, far their
ûwn reâsôns, chocse to park in nearby streets. Getting these pedestrians
quickly and safely ãcross the State R.oad, Alison Road, is a priority. It is
for their protectlon tha,t pedestrlan sÍgnals acrsss the western {Alison
Road) arm cf the intersection are requÌred, in addition to the current
slEnals on the eastern side of the i¡rter,sectiorl.

o The'applicant suggests that visltors to the proposed facility can utilise
near-by Bus-Way area: parking spaces (outside major event times) and that
an addiÈional ov.erflow parking area ran also be stilised. It,. is considered
,that a sound. Farking Management Flan must be prepared addressing
,these matters. The plar: must indicate what signage will be utilised where.
It must irrldicate what eve*ts I occurrenses will trigger the allocatlon of
.hetel stãff resources dedicated for the s*le purpose of parklng and traffic
controf . Thls Plan shsuld be approved by the Çouncll and should inclu.de a
provision for a quarterly report ts the Council informing a{l details of the
use of the overflow parking (dates, timês' no, of vehicles etc). Atso,
depending on the ebserved, mËasured änd reptrtÊd ir*pacts of the Plan,
the Cauncll sfiould retain an ability to alter the condltions applying tc the
Parking Ma,nagçment Plan (for :example, to redefine tlre n'tr'iggers', require
additional stafring etc)

o The Loading area seÊrns te be ä very difficult facility to a'ccess. The
turning movements are very tight and a num,ber of csnflict points hetween
servfce vehicles and car park gr.rests¡ as wel] as pedestrians, seem
apparent., Consideration should be.given to a redesign of .this facÍlity, to
reduce lìkely conflict polnts and to introduce a "rnor.è understandable"
acc€ss facÌtity for Allivery dl'ivers. The currêntly proposed tight
configuration will likely resuït in'serviclng f¡om lraceeourse roâd"

o The sightlines between r*øto:rists and cther manoeuvring vehicles seem to
be:sub-standard. Mctorists {guests tr valets} leavi,ng the porte-cochere
wishing to aceess the underground parking rnay net s:ight vehlcles
fr:nerginq f¡om the undergtîound, par:king in sufficJent time to take evasive
action. The, proxirnity of all these driveways (porte-cochere /'delivery
dock/ sarpark ing'ress I carçark egress), gÍves rise ts concerns about
safety, At times all of these movements could be very busy (e'9. at the
end o,f a rriajo,r râc€ tî,Êetirìg) and the like.lihood ôf an fncldent eould be'
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gr€at, Añsther resultaÊt of the praxi,mity of these driveways is a possible
'locking up' of the local system as "trieky¡ manoeuvres are attempted
between users. Considerettori must be given to better separatlng these
vehicle ãccess points for safety nnd oper,ationel reasons.

o The proposal will generafe an iRcreêse ln use of the nearby bus stop (for
services to the City / Central). GJven this lfkely increase in use of the bus
stop lt ls considered that the applicant should make provision for a
lacalised widening of the shared path hehind the existing bus shefter", se
as to better accemmsdate an increased congregatton of bus pãFsengers on
this path which operates as a major cycle fÍnk shared path âccess to the
Unlverslty of NSW,

o Transport ,4ccess Guides (TAGs) for specif'l.e events such as f{ajar Race
Ðays must be developed for this faeilíty. The Transport Access Guide must
be :prepared fn accordance with the RTAfs Guide to Praducing and Using
Transpcrt Access Guides and other guidelineslstandards conside¡'ed best
praetice.

o The location of this propesed fecility may Fernove the ability for larger
truck csmþinatlons to,service major events (e.9. Future Music Festivtl) at
the rôcecourse. Freliously largelr truek aceess vt¡as dtrected ts the
resfdential Wansey Road for ãccess to the i:nfleld. This resulted ln unsafe
traffic situations and caused safety loealised congestion,. Recently these
truck combinations have had äccêss d,irectly off Aljson Ro'ad' The
applicant must guarantee that direet access for targe truck ccrnbinations,
assoctated wi,th major evenfs, can still be prevldedr w¡thout cottlpromising
safety or traffic,flaw on roads and streetç (eqpecially residential streets)
alongside the racecourse.

o To imprcve tr:affic safety (inetuding pro,tecting pedestrians/patrons
attendÍng t.he event),, the propon.ent should engage a suitably quatified
traffic consultant to appl¡¡ to RMS, to reduce the speed limît on Alison
Road, b:etween Anzac Parade and Darley Roado frçm 7ûkr,nlh tc 60kmlh,

o Given: the critical tocution of this preposal,'advice provided by the RMS,
STA, Tränsport for NSW, should be properly considered and, as
ap¡ropr.iate, inËorForated as condltions of dAvelopment cÕnsenl.

These çcmmenfs r:aise significant lssues that may affect the fundar¡ental design,
footprint, layout, access and circulation of the proposed hotel. IL is recommended
that these [ssues are lhoroughly reviewed and addressed, a,nd incorporated lnto
revised development ap pl ica tion d rawi n g sldü€u mentatit n,

Landscape and signif¡Ëänt trÊe advice

Advice was s.ought ff,am Council's Landscape Developnient,Officer in relatlon to
the propasal- The following advice was prcvided ïn'response.

Ther.g are four major¡ måturÊ, nati,ve trees that will be affected by this
development. Âlt bhese trees are clearly visible along tlre All,son Rodd frontage,
and they. a,re alss llsted a$,''scheduled trtems & ott¡er cêrâponents/assoclated
plantlngs' ln Volume 3 of Council's Significant Tree Register.

o Trêes 4tr and, 42n as dscurnented in the above referenced reports, are
,shc,,vn aF:bei'ng retained, in conJunetion with the prçpesed developme*t,
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These trees are Port lackson Figs, (Group Þ, item 32), are 16*18rn tall x
12-14m across, and are close together, in a northeast-southwest
alignrnent, northeast øf the existing grandstand building. Tree 41 ls
further away fr,om the works. so õny impacL will be minimal. The Tree
Management Flan specified: in Appendix O of the Arbo¡:lst's Report must be
implemented to ensure the preser.vatlon of Tree 42, as the close proximlty
of excavation and construction works will require detaíled supervision, with
the pruning of lower limbs also to be required, for elearance reasons,

o. Trees 45 and 45 are marked for removal. Tree 43 is a 15m tall Silky Oak
and Tree 45 is a 16m x 12m Port Jackson Fig, Tree 43 is an associate
planti,ng, of relatively low landscape value and no objections are raised to
fts rernoval to allow fsr the driveway/footpath, with a replacement
Moreton Bay Fig to be plantÊd ln ,thê oBen ,grõss area tCI-its ssuthwest,

o Tree 45 is a significant tree, pårf of the group D plantìng, whieh is in direcl
conflict with the works, and while transp,lanting was considered, it is not a
favoured option by either the Arborist o'¡' Cauncil, ThE removal of T45 as
shown is not supported at this stage and Council believes that
eve-ry consideration should be given to a redesþn of the
development to facilitate retention of this,tree,

The landscape details as docurnented i:n the planting plan are generally
satisfactory

Envircnmen*al l{ealth Ádvice

Advice was souEht from Council's Environmental Health Unit in relation to the
proposal. T*e foÌlowing advice wâ$ prüvtded,

o Land Contanlnaiion
A repor.t prepared by,Dougles pärtriers co¡:¡:lpleted a Fhase 1 contamlnatiCIn report
that fûund the potential for contarnination ts be low and esntamination risk,wðs
largely .due to impartatfon of fill. The report recomrnended ã phase 2
contami*ation report be undertaken to asssss' presence for contamiRants.
Following thls assessment appropriate RAP and EMP plans will he drafted.

The cønsr,rltant confirmed based on the stte htstoryl a,nd fleld observations the site
has a relatívely lêw petential ,fsr confaminatisn r¡rlth the exception irï]ported flll
placed on the sÍte.

The consultant also confírms the site can be made sultable for the proposed
.cornmercial use subject to further investigation and rernediation of csntaminated
.soils identifled.

Apçroprlate condítions including valídation eomptiance 'wlth requlred crlterla
(DECC Guldelines) should be a requirement of any determination,

o Acoustics
The potentìal noise issues associated wlth this development are considered to be:

Noise fror,n plant a*d equiprnent and operatÌon of the hotel a¡d,associated, uses
within racecourse:

t
'ü

I:upact
Id:entify

of eNisting ambJent n establish'nolss crlterla
operational noise s0urces

18,



r Rerriew compliancs with noise criteria
r Detsrmine noise cüntrols rêqL¡¡red. '

The report canfirrns based on dfstance propagåtiûn of noise and shielding noíse
impacts associated wlth mechanical plant will not, be sig:nificant and can be
nßa:nãg gg âPPrsPrlatel''

Acoustic Lsglc have assessed' potential impact from construction, operat¡tn anc¡

internal acoustic levels for the hotel, Acoilstie LoEic have reeommended the
fallowing:

o A detailed const¡:u¡ctisn noise managemenL plan be cCImplêtsd;
o Tfie building st¡'ucture and façade be provided with acoustic treatments;
o Meehanlcal plant be treated with a,coustic attenuatíon meäsur€s;
o Detailed ãttenuatiçn rneasures be undertaken at construction cÊrtff¡cat€

staEe to determine appropriate acoustic controls,

Approprlate conditians includinE compliance with the acoustic assessment shauld
be a condition of arty deterrnination.

o Eqod S+fety:
Compliance with thE relevant legislation and guidefines including fixed 'food

facilÌlies should be imposed upon any consent issued.

o Wasþ¡ngnagemenl
Operatian sf the facility will generate a variety of sclid and llquid, wastes includíng
biological wastesr.a,Rd requires a range of managernent strët€E¡es.

ApproprÌate conditions should be incfuded in any consent issued,

Env.irûRmÊntal and Residential amenity;

The racecuur:se is lccated withln an established residential context, of which
continualllr râlËes,issue for Council th,roughout race days and majar events,
placing slgnlfieant strain upan Councll resources. The su,bject appl,ieation Row
see,ks tc ope,raÈe a :large scale licensed prernises, thereby increas]ng accessibility
of alcohsl and esta,b'lishing an operation not restrlcted tc the parameters of
allqcated race days and special events.

o Operational'intensification
There is a concern r*g"rding a,")/ proposed intensification of licensed premises or
promotÍnc ease ol accesã to alcEhol within the raeecourse site.

Thosê aÉËr:ibutas of the praposal pertainÍnE to inc¡.eased patrons, Ínereased hours
of oBer.aticn (lncluding operation ortside of allocated race days) or provision of a
stand alone licensed premises, would all contribute to such an intensification and
would be unlikely to gain favourable view of Council, The speclfics of this
orpera,t¡onal detail haVe nüt bÊeñ'räad,e enti:rely clea,r withln the.subrnitted
decurnentation,

The provision of any licensed bar and restauränt facilities rnust be consìstent with
the core event-based nature of the racecourse site, and with the surrounding
context. Of substantlal concern ls the posslbillty of the current proposal initiating
a new entertalnmen,t,p,reeinct withln the raeecourse, whlch no åonger solely servÊs
the.oper,atien and race day events sf ,the AT0. a,nd which malt cr€ate frequent
ongcing soçial,ameni-ty ån.d safety impacËs on the sur,roundi,ng area.

t9,



The site is isoiated f¡'om simílar äËtivit¡es by Centennial Park and the greater
rãcecourse site, providing little oppårtunity for passive su,rvelllance at night, Any
increase in oBerational intensity mav accentuate recurring environrnental imBacts
ts surraunds of noise, vandallsm, trespassing, antisüciäl ,behaviout. transport and
wãste. These issues are presen'tly restr:icted to race da¡¡s and maJor events on the
site. The ahllity of the operator to ccntinually and proactively mitigate
environmental impacts wlthin the established resìdentiaf surrounds of the
'racecolrrse¡ is questionable,

Fl¡rtherrnore, the lnfarmation received by CauncÌl provides only a vãgue indication
sf additional rn,ftigatlon m€asur€s for a potentially significant increase in
patronage, by way of a Functisns and Events Management Plan and ths broader
EtS. Withln the dscurnentation, Lhe applieant is not forthcoming on i,mmediately
relevant operati*nal issues sf ¡naximu,m patrön capacity, tradinE hours, staff and
security, prcactive nlitiEä:tiun and preventative measures fur excessive no¡se,
anti-sacial behaviourr transport and gener,ãl management ef the premises. It ls
çonsidered that a sígnffÍeantfy improved Plan of l4anagement is requfred te, enable
thorough assessrnent of the proposed operation,

Recommendation:
The appli:cant shsuld Bffvide furth:e¡: detail on the operational impacts assocíated
with the devefcprnent" includfng (as a 'minirnum) specifÍc lndlcatisns of ]patren
capacity* tr.ading hsur,s and managemÊnt p'rovisions,

Should the proposed, bar and restaurant g$es räce¡v€ endo,rsement, their
operation:should ,be managed by ensuring such uses are related to the hotel (ie:
aceommsdaticn) cperation, tt ls inrperative that strict conditions be imposed in
order to pr:atectthe amen[ty cf surrounding residents, safety of patrons and the
wider community,.

Section 944, Þevelopment Contributlons

Councfl.'s Seet¡ûn 944 Þevelopment Cûntributions Plan applies to develop:ment [n
the ra:cecourse precinct. Pursuant to this :plan, a contr¡bution af 1û/o of the totaf
cost of r¡rorks shall be paid to Council. A condition of consent could be applied in
the interest o.f enforcing the plan,

Applicable
LêVv

s94A
Levv

€ategory Cost

$430,00t
Þocumentatic¡ notes

$43,1 mfllion
1..0%

Þevelopment cost
$200,t00 and over

CguncTlts Sec,tion 944 :Development eont¡ibution Flans ma,y¡.þg' inspected at the
Cr¡s,torner Service Centre, Administra.tive Cen,tre, 30 Frances Street, Randwick or
at w,ww, randwiek,nsw. gov.â u.

Conclusion

While the proposed developr,rrent stand,s to providê the Aust¡:alian Turf Club and
greater .Randwlck :locality with .ecoñomic and social bênefits, the distlnct
environmental impacts of the development cannot be ignored. Council raises
se,rious coflcern around the impã-cts
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