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Planning Proposal for 302 Parramatta Road, Burwood

1 PREAMBLE

1.1 OBJECTIVES OR INTENDED OUTCOMES

This report constitutes a Planning Proposal (PP) accompany¡ng an application to amend
the Burwood Planning Scheme Ordinance l9zg (BPSO) to allow for a spot rezoning to
enable a site specif¡c additional permitted use at 302-314 Parramatta Road, Burwood
prepared on behalf of Fabcot Pty Ltd by The Planning Group NSW Pty Ltd (TPG NSW.
This PP is submitted to Burwood Council for assessment and determination under Part 3
of lhe Environmental Planning andAssessment Act, 1979 (EP&A Act).

The PP has been prepared and submitted to Councilto seek an emendment to the BPSO
to include an 'additional permitted use" under Clause 78D ol the BPSO for the 3(b)
Business Special zoning, being the use of the land located aI302-314 Parramatta Road,
Bumood for a .liquor store, associated car parking and loading facilities". lt is proposed
that this definition be added to Column lV of the "Existing Buildings, Existing Works and
Existing Uses of Land" table pertaining to the 3(b) Business Special zone. This proposal is
intended to accompany a future application for a modification of Development Consent
No. 2009.006 under Section 96 of the EP&A Act for the subject land to eliminate the
necessity for a residential component of the approved 'mixed developmenf' for the subject
site.

The objectives of this Planning Proposal report include:

To describe the subject site, the locality in which it is situated, current zoning and
explain the current planning control limitations;

To request the amendment of the 3(b) Business Special zoning of the BPSO to
include an "additional permitted use" under Clause 78D of the BPSO to allow the
use of the land for a 'liquor store, associated car parking and loading facilitíes' as
a use permissible with the consent;

To describe the future development intent of the site at 302-314 Parramatta Road,
Bunrvood, which is to request the use of the exisling Dan Murphy's retail
component of the approved mixed development without necessitating a residential
component via a separate Section 96 Modífication of development consent
application;

To address the "Gateway" essessment criteria under Part 3 of the Environmental
Planning andAssessment Act, 1979; and

To provide justifications for the amendments to the BPSO and demonstrate the
Net Community Benefits which willfollow from this PP.

F]ååtå
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1.2

1.2.1

THE SITE

Local and Regional Context

The site is located at 302-314 Parramatta Road, Burwood. The site includes an approved
and constructed Dan Murphy's and associated at-grade parkíng area, which is located
approximately 50m from the intersection of Shaftesbury Road and Parramatta Road,
some 150 metres from the intersection of Bunrvood Road and the beginning of the
Burwood Town Centre.

1.2.2 Site and Legal Description

The property desøiption ís Lot 2 in Deposited Ptan No. 735711.

The total site area is some 4,979 square melres. The subject site enjoys a 40.125m wide
frontage to Parramatta Road with vehicular access/egress currently available via a slip
lane from Parramatta Road.

Figure '1 provides an aerial view of the subject site in íts contexl along Parramatta Road,
as follows:

Locatlon Context

Subject Site

t

Source: Google Maps
by red outllne)
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1.3 EXISTINGDEVELOPMENT

The subject site has been developed as follows:

1' A Dan Murphy's liquor store building and fit-out with an area of approximately
1,452quare metres;

2. An at-grade car parking area with 60 spaces wíth vehicular access/egress both
fronting Parramatta Road;

3. A loading dock on lhe western side of the building.

Retalive to Panamatta

.Sourca.' Near Maps (subject sÍte shown ìn red)

1.3.1 The LocalArea

The site is surrounded by a míx of building types that vary in height and usage. Some
buildings have been developed for the purposes of dwellings, some have been developed
for commercial and retail purposes and others have been developed Íor car showroom
purposes.

Photographs 5 to I demonstrale the existing development styles, heights of buildings and
uses of buildings on propertíes ímmediately surroundíng the subject site.
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Photograph
comer oî
Road.

l: Vlew of Mobìls Serv/ce Stafioa aú
Porramatta Road and Shaftsbury

Photognph Wew of rcsidentlal propert¡es
frcntlng Shaîlsbury Roed, whose rcar yards
sharc the eastøm slde boundary of the sìte.

Photognph 3: Vlew the Photognph 1: View of sllp lane access along ttrcresídentlal propefi at I wfth frcntage oî subject slfe allowlng access into theths serulce Etat¡on to the lmmedlate nofth. property from Parramalþ Road.

The land immediately to the north of the site fronting Parramaila Road has been
developed for the purposes of the Waratah Rugby Park and Stadium wh¡ch are two large
open seeted structures wíth playing field in between,

The properties at 1 to 4 Milton Street (immediately to the south along the rear boundary of
the subject site) have been developed for the purposes of detached dwelling houses and
are of one and two storey construction. lt is noted on the survey that some of these
dwellings have single storey garages erected at theír rear boundaries.

The properties to the west of the subject site at 316 to 334 panamatta Road have been
developed for a variety of showroom, retail, car sales and car repa¡r bus¡nesses. These
buildings vary in heíght and location, which is noted on the survey along the western s¡de
boundary and the aerial photograph at Figure 2.

Further to the west of the site towards Buruvood Road, are a number of commercial and
bulky goods retail uses, including car sales yards.

The properties to the eest of the site have been developed for the purposes of residential
dwellings and a Mobile petrolstation with frontage to Shafrsbury Road. The State Transit
Bus Depot is located on the eastem síde of Shaftsbury Road.

dF
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Buildings to the east and west are illustrated in Photographs 5 and 6.

Photognph 5: Vlew of Pa¡nmatta Road headlng
east and opposfle the site towards Waratah
Park

Photognph 6: VIew ol Pammafiâ Road headîng
wês¿

1.3,2 Character

The site is located in a well-establíshed urban area characterised by predominantly car
repairers, car sales, retail and commerc¡al development fronting Panamatta Road.
Residentialdevelopments to the south and west characterise the street block bounded by
Parramatta Road, Shaflsbury Road, Milton Street and Esher Street.

The site is located approximately 10 kilometres from the Sydney CBD. The subject site is
located approximately 400m to the north of lhe Bunrvood town centre, a major suburban
centre with retailing and a wide range of services. A number of specialty stores, historical
properties, restaurants and communþ services are located along Burwood Road, centred
at the railway station.

Parramatta Road has been developed as the main east-west link from the Sydney CBD to
the Blue Mountains via Parramatta CBD. This portion of the Paramatta Road strip has
strong links to car related services and retailing.

1.3.3 GeneralTopography

The site is located some 150m to the east of the intersection of Burwood Road and
Parramatta Road, These road systems follow natural ridge lines and the intersection
defines the entry point to the Town Centre at its northern point.

1.3-4 Accessiblllty and Transport

Accessibílity to the road network and bus transport is excellent. Parramatta Road is a
major arterial road linking the site to the east and west. Parramatta Road is Metropolitan
Road 4 which provides access to the east to Sydney CBD, wesl to Metropolitan Road 3 at
Homebush Bay Drive and King Georges Road, and to the west via the M4 to Parramatta
and beyond to the foot of the Blue Mountaíns

{¡
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The nearest railway station is Burwood Station, which is located approximately 450
metres to the south along Burwood Road, An alternate train station of similar distance is
Croydon Station accessed along Shaftsbury Road, These stations are located on the
Central Railway Line and provide regular services to Central Station and the CBD in the
east and Strathfield and beyond in the west.

1.3.5 Heritage

The subject site is not located in the viciniÇ of any listed heritage items, is not a heritage
item and is not in a conseryation area.

1.4 EXPLANTION OF PROVISIONS

1.4.1 Burwood Planning Scheme Ordinance

The main environmental planning instrument which affects the proposed development is

lhe Burwood Planning Scheme Ordinance (BPSO).

On 24 April 2009, Council granted approval via Development Consent No. 6/2009 for
proposed development "Mixed development comprising Dan Murphy's Liquor Store and
two residenlial units", subject to conditions under the BPSO.

1.4.2 Zoning

Under the provisions of the BPSO and the associated map, the subject site is zoned 3(b)
Business Special, as shown in Figure 3, as follows:

Ntg2011
-6-
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Figure 3: Extractftom BPSO ìlap

Source.' Butwood Councll (slte oufltned tn grcein)

Flgure 1: Extnct frcm BPSO Table

Source.' B u ìwo od Cou nc Il
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1.4.3 Permissibility

Under the provisions of Clause 22 oÍ lhe BPSO the following is noted with respect to the
zon¡ng:
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The approved development fell into Column lV and as such was a form of development
whích required development consent.

Column lV - Purposes for which buildings or wofus may be erected, canied out or used only with the
consent of the responsible authoriu:

Advetttslng structures; boarding ñouses; bulk stores; car repair slations; child care centres; clubE;
commercial premises (other than those used for rag collecting and dealing); commercial signs;
dweil¡ng-houses or residential flat buildings attached to and used in conjunction with commercial
premises; industries referred to in Schedule 4; mlxú development; motels; motoL caravan or boat
showrooms; motor vehicle smash repair sfat ons; open space; parking; puÞlic buildings; roads;
seM¡ce slål,'ons,' utility installations (other then gas holders or generating works).

The Burwood Planning Scheme Ordinance defines "mixed developmenf'as:
"mixed development" means a dwelling, d,¡tell¡ng house or resldenllal flat bulldlng attached to or
on the same parcel of land as a building used or intended to be used for the purpos€s of a shop or
commercial premises, or any olher use permitted by zoning of the land, whether or not a durelling,
ütelling house or residential flat build¡ng will be used in conjunction with any shop, commercial
premíses or other permitted uses on the land.

The following definitions are relevant as highlighted in bold above:

"rcs¡denl¡al flat building" means 1 or more buitdings on a single allotment of land each of which
conlains 2 or more dwellings.

and

"shop" maans a building or place used tor the purposes of selling, exposing or offering fôr sâle by
retail goods, merchandise or materials, but does not include a building or place elsewhere specifically
delined ¡n this clause, a building or place used for a purpose olsewhere specitically delined in this
clause or a roadside stall.

Therefore, as a consequence, the approved form of development was specifically
designed to include a residential flat building component on the same parcel of land as a
building intended to be used for the purposes of a shop being the Dan Murphy's liquor
store. The residential flat building was designed to accommodale two units on the same
allotment of land as the Dan Murphy's liquor store.

As such, the approved development was permissible with consent under the BPSO,
however the residential component of the mixed development is located within 50m of
Parramatta Road which is considered to not prov¡de for a suitable level of residential
amen¡ty for future users and this in turn has impacted on the feasibility of this component
of the approved development to such an extent that the owners of the land wish to revisit
the suitabíli$ of the first 55m to support residential development given the width and
extent of at-grade parking.

This PP seeks an amendment to the 3(b) Business Special zone lo include the use of the
subject land for a "liquor store, associated car parking and load¡ng facilities' as an
"additional permitted use" of the land under Column lV. This approach can be undertaken
under Clause 78D of the BPSO, which states:

Development for certaln addltional purpoees

78D Noth¡ng in this oñinance prevents a person with the consent of the Council, from carrying out
developmenl on land refened to in Schedule I for a purpose specified in relation to that land in that
Schedule, subject to such conditions, if any, es are so specified.

This approach seeks to recognise the use by the Dan Murphy's as a reta¡l development,
without necessitat¡ng e residential component as required by the Development Consent
for the subject site. This PP is accompanied by a Section 96 application to modify

Aug 2011
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Plannlng Proposal for 302 Parramatta Road, Buruvood

Development Consent No..2009.006 to convert the .mixed development" into the "liquor

store, associated car parking and loading facilities" as proposed in this PP, This approach

is justified below by demonstrating how key strategic planning directions point to having

residential development within the Panamatta Road corridor as a minor and supporting

development being a form of retail development,

1.4.4 Metropolitan Plan for Sydney 2036

On December 16, 2010, the NSW Government launched the Metropolitan Plan for Sydney

2036 to shape the future growth of Australia's major global city,

The Mehopolitan Plan incorporates the fully funded $50.2 billion Metropolitan Transport

Plan. lt will make Sydney a more connected, sustainable city as the population grows

over the next 25 years.

The publication of the Metropolitan Plan for Sydney 2036 follows a scheduled five-year

update of the 2005 Metropolitan Strategy. The Metropolitan Plan advises:

By 2036, Sydney will be more compact, netwo¡ked city with improved accessibility, capable
of supporting more jobs, homes and lifestyle oppoñunities within the existing uñan
footprint.

The Plan seeks to address the challenges facing Sydney through an integrated, long-term
planning framework based on a number of key directions and key policy settings,

including:

1. The Plan advises in relation to "strengthening a city of cities":

This lvletropotitan Plan recogníses the contribution of the entire 'Global Sydney Region'
including all its centres, employment lands and resources in building the productivity and
status of tl¡e city region. lt aims to strengthen Sydney's city of cilies structure by:

t Prcmoting the regional cities to underpin sustainable growth across Sydney

e Achieving a compact, connected, multi-centred and ir¡creasingly networked city
structure

. Containing lhe urban footprint and achieving a balance between greenfields grovtth
and renewal in exisling urban areas

. Suppoñing, prctecting and enhancing nationally and intemalionally significant
infrastructure in the metropolitan area

o ldentifying and planning for inf¡astructure to support Global Sydney

. Constantly strengthening Sydney's capacìty to attnct and rctain global busrnesses
and investmenl

¡ Slrengthenîng Sydney's role as a hub for NSW, Auslralia and South Easf Asra lhrcugh
better communications and transpod connections

¡ Strengthening Sydney's posrTon as a contemporary global tourism destination

c Ensuring Sydney continues to supporl major evenls in iconíc læations and ¡emains
competitive in the global event and convention ma*et

c Planning and coordinating delivery of infrastruclure lo meet metropolitan housing and
employment g rovvth taryets

Aug 201'l
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Plannlng Proposal Ío¡ 302 Parramatta Road, Burwood

2. The Plan advises in relation to centres:

The Metropolitan Plan aims to grow and renew Sydney's network of centrcs by:

t Locating at least 80 per cent of all new housing within the walking catchments of
existing and planned centres of all sizes wilh good public transporl

. Focusing activity in accessible centres and limiting out-of-centre commercial
development

c Planning for centres to g¡ow and change over tìme

. Planning for new centres in existing u¡ban areas and greenfield rclease areas

¡ Planning for utban renewal in idenlified centres where public transport capacity exists
or is being expanded

. ldentifying utþan renewel oppoftunities on Sfafe and Commonwaalth Government
land

t Maximisíng urban renewal oppoñunities in social housing areas by including other
Govemment seryices in renewal programs

. Using urban renewal of social housing to better meet the needs of Aboríginal people

c Providing for the protection and adaplive reuse of heritage items in cenfres
u n dergoi ng urba n ¡e n ewal

t tnvestigatíng the economic case for taryeted Sfafe lnyesfment in u¡ban rcnewal in
more ch a ll e ng i ng I oc a I itie s

. Providing sutricient capacity for the clustering of öusrnesses and knowledge-based
activities in Major and SpecialÁsed Cenfies

. Prcmoting identified future directions for Major and Specla/rsed Cent¡es through
subregional and local planning, infrastructure planning and location of services

3. The Plan advises in relatlon to "transport for a connected city:

This Plan will build on Sydney's transpori network by:

. integnting transporl and land use planning and decision-ma4ing to increase public
transporl use

o implementing the $50.2 billion package of measures in the NSW Govemment's
Matropolitan Transporl Plan, including major rail expansion projects and rcad
upgrades to increase capacity acrosa the transpotl sysfern

. focusing urban renêwal opportunilies around existing and planned transporl capacity

. identifying key conidors for future expansion of the transpo¡l network and identifying
conidors with lortg-term transformative potential for future investigation

. wotking with the Fedenl Govemment to deliver further lranspotf infrcstructurc and
improvements

. developing a 25 year freight strategy to supporl the growing freight task and a
productive economy, focusing on initiatives to get more frcight onto nil

o investigating fuñher neasures to encourage a shift to public tnnsporl and active
transporl íncluding a metropolitan parking policy, modalsfrategies for rail, bus and
roads, workplace travel plans, NSW BikePlan and State Wal4ing Strategy

. implementing the bus prioriU program and other measures across key bus corridors to
imprcve reliability and travel times

. cont¡nuing to roll out the 1,000 new buses focusing on grovvth conidors linking to
employment areas

Hf.tå
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. delivering an electronic integrated ticketing system for the metropolitan public
tnnsport network by 2014

. ensuring coordinated limetabling across rail, bus and ferry seryices and implement lhe
Mode lnterchange Program Io improve the customer experience

It is noted that the Plan seeks to identiff key conidors of which Parramatta Road is one as
shown in the following Figure 5:

Flgure 5: Metropolltan Plan for Sydney 2036 - Ertract Figurc C3

4. The Plan advises in relation to housing Sydney's population:

The Metropolitan Plan will help meet Sydney's future housing needs by:

o Localing al least 70 per cent of new housing within existìng utban areas and up to 30
per cenl in new rclease areas

. Locating at least 80 per cent of new homes within the walking catchments of existing
and planned cantrcs of all sizes with good public tnnsport

. Setting new housing targetE in Subregíonal Stralegies and Local Environmenbl Plans

. Ensuring local planning controls include more low rise medium density housing in and
around smaller local centres

. Examining ways to achieve the Federal targets for disability-frienclly hous¡ng

. Improving housing atroñability by exploring incentives to deliver modemtely priced
rental and purchase housing across all subrcgions

. Setting atrordable housing taryets for State utben ¡enewal projecls on a case by case
basLs

, lmprcving the quality of new housing development and utban renewal by
strengfhening the Government's role in ensuring good design outcomes

FIGURE C3 LONG TEN}I
CORRIDORS FOR INVESTIGATION
TRANSPORT AND URBAN RENEWAL

!canilE5l
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. AppoinlÌng SEPP 65 Design Review Panels for arcas of high grov,rth, including the
Strategic Centres

. New utban renewal mechanisms ¡nclud¡ng the Sydney Metropolitan Development
Authority

5. The Plan advises in relation to growing Sydney's economy:

The Metropolitan Plan will help maintain Sydney's strong and dynamic economy by:

c Ensuring adequate land for economic activity, investment and jobs in the right
locations using new subrcgional employment capecity taryets

. Promoting employment in Western Sydney by facilitating grcvvth in strategic centres
and developing greenfield employment lands with detailed land use and infrastructure
plans

. Establishing a new Employment Lands Task Force to promote and ensure the orderly
development of employment lands

. Ensuring an adequate supply of relail, office space and business par*s focusing
Sydney's economic growth and renewal, employment and education in highly
accesslb/e st rateg i c centres

. Delivering spatial components of the NSW Busrness Sector Growth Plan

. Strengthening clusters of activity ln Specia/ised Centres, pafticularly those for high
grovrth and high value sectors, and suppoñing the emergence of new clusters

. Promoting development of education, research and development clusterc arcund
TAFES, universities and heallh infrastructure rn accessrb/e cenf¡es to foster skills
development, capacity for innovation and lifelong community leaming

. Prcparing and implementing measures fo assrsf development of low cost space for
crealive industries and þusrness slarl-ups

o Strengthening existing and emerying freight and industry c/uslers

. Exploring options to increase the diversity and accessibility of higher education
opt¡ons in Westem Sydney

. Working with the Commonwealth to support Sydney's nationally sìgnifìcant economic
gateways, including meeting future aviation infnstructurc needs and building
capacity in and around Sydney Airpoft and Porl Botany

t Planning for long-term capacity improvemenls for Po¡í Kembla and Po¡l of Newcastle,
as pañ of the NSW Freight Strategy

t Building the capacíty of Sydney's nilfreight netwo¡k

6. The Plan advises in relation to tackling climate change and protecting Sydney's
natural environment:

This Metropolitan Plan will address clímate change and protect Sydney's environmenl by:

. Daveloping a climate change adaptation stnlegy for Sydney in collaboratîon with
Councils

. lnco¡pomting climate change adaptat¡on into centre renewal

. Examining a minimum sustainability bdnchmark for new commercial buildings

o Capitalising on one-off abatement oppoñunities from major projects

o Reducing industrialemrssions by encouraging sharing of energy and by-products

c Contínuing to promote the uptake of low emisslons and renewable energy
technology
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. Establishing a program for updating BAS/X to expand ifs scope and improve its
stringency

. Promoting street tree planting and other green cþver oppoñunities in gnnls
programs, especially in Westem Sydney

e Developing and adopting Sustainability Guidelines to guide major project
assessmenf

c tntegrating envircnmentaltargets lnto infrastructure and land use planning

. Achieving waler quatity outcomes by embedding waler sensífive urban design and
principles and stormwater targets in local plans

. lmplementîng the Metropolitan Water Plan to ensure waler supply for the next 25
years

. Ensuring integrated water cycle managêment for new release and utþan renewal
areas

, lmplementing the NSW Biodiversity Strategy to protect identified priority conseruation
arcas and guide land use Planning

. Planning appropriately for development adjacent to very busy roads

. Avoiding norse-based land use conflict through strategic planning and the
d e vel o p m e nt assessrnenf procosses

7. The Plan advises in relation to achieving equity, liveability and social inclusion:

The Metropolitan Ptan aims to deliver a more equitable, liveable and inclusíve city by:

¡ Ensuing equity, tiveability and social inclusion are integmted into plan making and
planning decision-making

. Preparing críteria to identify major developments that requirc formal social impact
assessmenf

. Seftlng equity, liveability and social inclusion targefs for major utban renewal
proposals

c Ensuring the special needs of pafticular groups arc considered in plan making and
plann ing decision-making

. Ensuring Aboriginal Communily Aclion Plans developed under the Pañnership
Community Prcgram alígn with Subrcgional Sfrafegies

. lmplementing the NSW Homeiessness Action Plan and Regional Homelessness
Action Plans

o Ensuring appropriate social infrastructure and seruices are located near transpotl,
jobs and housing

. Detiveing pa*s, playing fields and public spacas that suit new multiple uses

. Developing Westem Sydney Parklands as a major assef for Western Sydney

¡ Encouragíng regional Aboriginal cultural heritage âssesstnents and develop new
tools and protocols for inclusion in LEPs and other planning instruments

. Ensuring Westem Sydrtey's cultural and a¡Tistic life is strengthened and encouraged
to suqqort future urban grovvth

. Strengthening cultural and retated activities through identification and protection of
appropriate venues, places and clusters

8. The Plan advises in relation to balancing land uses on the city fringe:

This Matropolitan Plan will achieve sustaìnable outcomes on the city's fringe by:

HfrÉ
{'#

21 1.060 RPT - F¡nal Oraff v2 Aug 201 1

-13-



Fabcot Pty Ltd
Planning Proposal lor 302 Parramette Road, Buruvood

. Focusing most Greenfield land release and urban development in the North West
and South West Grovvth Centres

. Planning for at least 70 per cenl of Sydney's new homes to be in existing utban
areas

. Simplifying the land release process to ensure sutricient land is ín the pipeline to
meet housing requirements and avoid price pressures

¡ Delivering an Agriculturc Policy for Sydney to help maintain viable local food
production

. Mapping areas fo inform future strategic policy making with respect to agricultural
activities and rcsource lands

. Promoting agricultural activities positívely in Sydney to reduce land use conflict

. Preparing and releasing guidance on planning for agricultural activities

. Planning for the sustainable management of construction materials

c Finalising and implementing the NSW Soils Policy

9. The Plan advises on delivering the plan:

The Metropolitan Plan provides the vision and spatial context for whole of Government
decrsions which ensu¡e Government investment priorities arc focused on the Plan's
outcomes. The Plan will maximise the affect of Govemment involvement in the
trcnsformation of Strategic Centres and sites, especially utban renewal and Greenfield
release areas and ensure strategic dircctions are reflected in local plans.

Clear pathways for decision-making and practical means of implementation are essenlr,a/
to deliver the Plan's vision and strategic directions, with specific implementation
approaches accompanying the objectives and actions in each chapter. This Plan will
ensure delivery of its objectives by:

Focused investment:

c integrating decision-making across govemment agencies

. devaloping st¡ongly integrated land use and infrastructure planning processes

t prioritising nationally significant infrastructurc

. implementing organisational anangements to ensure well integrated land use and
infra structu re pl a n n ing

. strengthening strategic infrastruclure planning processes through a centralised
inf ra slructu re pl a nn i n g capa bil ity

. enhancing processes for strategic infrastructure project assessmanf and selection

State involvement in strategic places, uthan rcnewal and land release:

. introducing new mechanisms to achieve urban renewal: the Sydney Metropolitan
Development Authotity and the Urban Renewal State Environmental Planning
Poliey

¡ streamlining and deliveing a morc transparent annual land release process

c establishing a Land and Housing Supply Taskforce and an Employment Lands
Taskforce

. review¡ng the precinct planning sequence in Sydney's Gtowth Centres

lmplementation through local plans:

¡ dríving implementation through Subregional Sfratqgies

. aligning subregíonal planning wilh the stralegic directions of the Metrcpolitan Plan

Aug 201'l
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. preparing revised Subregional Sfrategæs in padnership with local govemment and
Sfate agencies

. ensur¡ng LEPs deliver the intent and yield anlicipated under the Metropolitan Plan

Monitoring and review:

. establishing a representative group to oversee and publicly report to Govamment
annually on lhe progress of the Metropolitan Plan

o undeflaking a comprehensive review of the Plan every five years to draw on new
Census dala

. adjusting the Metropolitan Plan to enable adaptation to any major challenges in
line with COAG criteria to identify crítical review trigger points

. engaging the public in the Metropolitan Plan five yearly review

1.4.5 Draft lnner West Subregional Strategy

The Draft lnner West Subregional Strategy (Draft IWSRS) was on public exhibition from 3

July until 5 September 2008. The NSW Govemment is yet to finalise this document and

may make changes as a result of the public exhibition and any submissions received.

The draft strategy states that its role ¡s t0:

'..-act ss a broad framework for the long tem development of the area, guiding government
investment and linking local and state planning rssues- Ihey also provide the datail required to guide

the preparat¡on of Principle Local Environmental Plans (LEPs), which is the key legislation that links
local councils and NSW Govemment in land use planning for each local government.' (p.4)

It is understood Burwood Council has commenced work on the preparation of a

comprehensive local environmental plan in accordance w¡th the standard instrument. All

future strategic planning undertaken by Burwood Counci! must be cons¡stent with the Draft

IWSRS. The Drafr l\ 6RS does not hold any statutory weight under the provisions of

Section 79C of lhe EnvircnmentalPlanning andAssessment Ac4 1979,however it should

be considered in terms of its principles in the preparation of a Planning Proposal to

demonstrate consistency with any desired future character of a site.

The Draft Strategy includes 4 key directions. Of particular relevance to the proposed

development is the key direction lo "promote Parramatta Road as an enterprise
corrtdol, as stated:

3 Promote Parramatta Road as an Enterpise Conidor

Panamatta Road is a delining feature of the inner west subregion and is one of Sydney's oldest and
most strategicatty impoftant roads. lt connecls Weslem Sydney to Sydney CBD and in particular is
the ma¡n Sydney CBD to Panamatta road link, as well as major growth nodes such as Sydney
Olymptc ParR, The metropolitan strategy identif¡es Parramatta Road as an Enterprise Conidor irt

recognit¡on of its unique þusiness environment with a mtx of small offices, niche retail markets and
significant c/usters of caryards and bulky good outlets. ln 2001, around 25,000 people wor4ed in
enterpr¡sês along the road from Sydney University to Parramatla.

The NSW Government and councils, including those from the inner west subregìon, have undertaken
sfrafegic planning wo¡|< to revitalise Panamatta Roed and its sunounding conidor. Opportunities to
revitalise land uses atong the road and suppofting centres, as well as improve local and reg¡onal
transport witl be further considered as paft of any planning of an extension of the m4 motomay to
reduce congestion on Parramatla road and strengthen connections belween Wèstern Sydney and
Sydney CBD and Port Botany.

The NSW Government will release its proposal to extend the M4 motorway for publio comment in
early 2008. Tha M4 extension will provide significant transport benefits lor the movemenl of people
and frelght wilhin and through the subregion. The NSW Govemmenl identifies the need to extend the
M4 molorway ín the state infrastructure strategy. (p.9)
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An enterpríse corridor is nominated as including:

Areas whlch provide low cost accommodation for a range of local and reglonal servr'ces, including
start-up oftices, light industrial, showrooms, building supp/res and retail, which Þeneflt from high
levels of passing traffic (over 50,000 vehicles per day). They provide a valuable buffet befween
residential development and the road. (p.47)

As such, given the nature of the approved development is for a niche retail market and is
considered to be consistent w¡th the Draft Strategy's intention for development of land

along Parramatta Road (which is nominated as an "Enterprise Conidor''), the requested
amendment to the 3(b) Business Special zoning under the BPSO to include the "additional
permitted use' as outlined in this report will help achieve this key direction as it will

eliminate the necessity for the approved resident¡al component of the current development
consent for the subject site, therefore maintaining the "veluable buffer between residential
development to the rear of the site and and Parramatta Road' as mentioned above.

Finally, the Draft Strategy identifies three categories of employment lands, Category 2 -
land with potential to allow a wider range of employment uses enables:

The second categorisation of Employment Lands,s ff,ose which may have potential to accommodale
a wider range of employment uses or more intensive scale of employment activity than currently
permifted under an existing induslrial zone. For example, they could be rezoned in paft to allow for a
higher percentage of office use, or even stand alone commercial development where criterÌa related
to centres can be met, and could suppotl a h¡gher job density or intensity of activity.

Where a wider range of employmenf uses or intensity of activity is considered thís must be able to
illustrate that it will not negatively impact on any sunounding specialised or commerciat centres, but
rather can contribute towards fufther econom¡c growth of these centres.

Such areas are likely to be in areas well serviced by public transpott and where ¡ndustrlal activities
arc not functioning well due to sunounding /and uses or site constraints. ln some c¡rcumstances an
element of residential or other non-employmenf uses may be shown to not impact on the primary
employment funct¡on of the area or will be affected by other land use planning considerations, such
as busy roads, rail lines or environmental constraints. However, unli4e Category 3 landq in these
cases nonemployment uses would only be a relatively minor element of development.

Examples of Category 2 lands may include ëmployment locâtions along road and rail con¡dors well
seru'ced by puþlic transpott, sucf¡ as Enterprise Ønidors, or on eth edge of existing Strategic
Centres wh¡ch oan contr¡bute to their growth. (p.29)

The inclusion of the residential flat building was a minor element of the development and

did not impact on the employmenl generating capacity of the land.

the SMS sub-reg¡onal strategies seek to provide:

t A visiort for the future role of the sub-region;

c Clarity on the future roles of centres;

r Sfagrng and prioritisation of renewal;

o A framework for potentiat agreements between læal govemments concern¡ng:

o Coordinatingplanning

o Funding and development contibut¡ons

o Local transpott

o Open space networks

o Biodiversity

t Aframewoft for prioritisation of Siete infrestructure;

o Housing Íargets (amount, distribution, and mix); and
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a Employment capac¡ty targels for local plann¡ng (amount, d¡str¡but¡on, and m¡x).

Bunryood has been identified as a major centre under the SMS. The SMS has specified
an employment target of 13,000 jobs by 2031 for a growth target of 36.5%.

With specific reference to the group¡ngs of Council's for the 2031 planning targets, the
Bunryood Town Centre is located within the local government area of Burwood and thus
falls into the lnner West subregion with housing targets of some 29,215 dwelling of which
10,995 are to be located near transit nodes, where a transit node is defned as "an area
within 800m of a rail station or 400m of high frequency bus services in the morning peak".

As the site ís located within 400m of the Burwood Railway Station, it is considered that the
requested amendment to the BPSO and "additional permitted use" to the current zoning
will not inhibít the subject site's ability to signifìcantly contribute to the number of dwellings

and jobs within Burwood, and therefore to the targets identified in the SMS.

1.4.6 Draft Burwood Comprehensive Local Environmental Plan

Burwood Council considered a report at its meeting held on12 October20l0 regardíng

the preparation of the Draft Burwood Comprehensive Local Environmental Plan) refer to
Appendix A). This report advised in the summary on page 1:

Aug 201 I
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Prcparation of the drafl Comprehensive Local Environmental Plan (LEP) r.s based on
established principles that protect Burwood's high quality resident¡al areas and use a like-
for-like approach in the selection of new zones and development standards to replace
those in the existing Burwood Planning Scheme O¡dinance 1979. There is provision for
housing and employment grovvth mainly through the take up of exisling capacity, an
expansion of the Strathfiald Town Cenlre, an Enterprise Conidor zone along Panamatta
Road, and a new Local Centre zone along Liverpool Road, Enfield. State Govemment
directions on local planning and matters raised by State agencies and other councils in the
initial consultation largely can be adequately âddressed. lt is recommended that Council
endoße the draft Comprehensive LEP'I key directions and continued consultation with the
Depaftment of Planning (DOP), before preparing a submrssion to the DOP for pubtic
exhibition.

This report advised spec¡fically in relation to land along Parramatta Road as follows:

The Panamatta Road conídor has been the subject of studies in the last decade that
investígated lncreasing its development capacity to exploit its accessibility. Council was
involved in these processes and in 2005 adopted a structure plan for Burwood's section oÍ
Parramatta Road that involved substantial redevelopment opportunities, subject to the
completion of the M4 East Project.

The full conidor redevelopment concept however was not taken further af Sfate
Govemment level.

The character of the conidor as a whole continues to change from one dominated by
industries, car yards and marginal old shopping sfnps, to include bulky goods retaiting and
other uses that take advantage of lhe accessibility, as well as some new residential
development. The draft Comprehensive LEP proposes to maintain this momentum of
change along Burvvood's section of Panamatla Road, and apply the Enterprise Conidor
zone to replaca the BPSO Eusrness Special zone.

Ihls is consístent with DOP advice on plannirtg for the Panamatta Road corridor, which is
c/asslÏred as an Enterpríse Conidor in the draft lnner West Subregional Stralegy. The
following planning principles should be obserued:

e A wide range of functions should be permífted that take advantage of the main
rcad frontage.

. Retail activities should be restricted to those requiring large floor areas and out-of-
centrc locations with good tnnsporf accessiöility; shops that compete with or
detract from the viabílity of Major Centres such as Burwood should not be attowed.

. Given the environmental constraints ol noise and air pollution arising from the
heavy traffic use, residential development should be restricled in the zone to a
minor support function, and where permitted, subject to a specific setback from the
m ai n traffîc th oroug hfare.

. The zone would allow sex serurbes premises with consent and subject to control of
local impacts. The DOP requires that this development must be allowed
somewhere in the Burwood LGA, and the Panamatta Road coridor is considered
to be the most acceptable location.

lMth regard to development capacity, the draft Comprehensive LEP proposes to apply a
height limit of 15m (similar to the 4 fo 5 sforeys height limit for mixed development applying
under the BPSO,). A maximum FSR of 1.75:1 is proposed, comparcd to the 1,5:1 limit for
non-residential development under the BPSO. Neighbourhood shops would be permitted
and shop top housing (which can be located above business premrses as wetl), however a
maximum residential FSR would a/so be applied to maintain housing as a minor support
use in the corridor. The application of a Building Height Plane to manage impacts of
building height on adjoining low density residential areas to the south will probabty be
necessary. More detailed planning controls in thê draft Comprehensive DCP will be
needed to manage the tocalion of housing and access to development within the zone.
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Figure 6 is an extract from this Council report which summarises likely controls in the 86
Enterprise Corridor draft zone,
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Flgure 6: Ertract from Councll Report- 86 Corridor likely controts

It is noted that it was indicated that more work would be needed to manage the location of
housing within the draft zone, This is true of the subject site and the approved residential

component.

1.4.7 Development Near Rail Corridors and Busy Road - Interim
Guideline

The "Development Near Rail Corridors and Busy Roads - lnterim Guideline" was
published in December 2008 by the Department of Planning based on:

The Guideline assists ln the planning, desìgn and assessment of development in, or adjacent to, râil
corridors and busy roads. /f supports spec¡flc rail and road provisions of the State Environmenlal
Planning Policy lnfrastructure 2007.

A "Busy Road' under the guideline is defined as:

Busy road: defined as

Roads specified in Clause 102 of the lnfrastructure SEPP a freeway, tollway or a transitway or any
other road wìth an average annual traffic (AADI) volume of more than 40,000 vehicles (based on the
traffic volume data provided on lhe website of the RTA),

Any other road - with an average annual daily traffic (AADT) volume of more than 20,000 vehicles
(based on the traffic volume data published on the website of the RTA).

Any other road - with a high level of truck movements or bus traffic.

The frontage of the site to Parramatta Road fits within this guideline es Parramatta Road

can¡es more than 40,000 vehicles.

Parl B: Strategic planning context of the guideline indicates that the suitability of land for
residential usage in relation to a 'busy road" should be considered as part of its strategic
context and therefore the zoning of land at the strategic planning stage:

As paft of taking a strategic planning approach, noise and air quality r'ssues shou/d be considered at
the strateg¡c level to avoid or m¡nimise the need 10 address them at ffe slte specîfic stage. For
example, srte se/eclion and considerat¡on of site layout and urban form can asslsf rn reducing
adverse health impacts from motor vehicle emrsslþns, Similarly considering traffic noise issues
upfront at the site selection and design sfage l's essenfþ/ for residentiat, hospitals, childcare centres,
scñoo/s, places of worship and other sensitive development.
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It is considered that elimínating the necessity for a residential component for the subject
site by adding the "additional permitted use" of a "liquor store, associated car parking and
loading facilities' to the 3(b) Business Special zoning of the BPSO will allow for any future
residential development to occur when it is strategically and economically viable along the
Parramatta Road corridor, Future adequate demand will enable a vast improvement in
residential amenity with the site still enabling development which involves residential and
non-residential components. The guideline further states al2.2Transport Corridors in the
Urban Context:

Residential development oflen occurs along busy roads. ln so/??e cases, il is historicat, fhe houses
were there whan the road was a minor road, things changed and now the road is a major afterial
road sewicing the area or regíon. ln other cases, if may have been developed there becausa of the
demand for housing close lo I cenlre, services or public transport. ln other cases, if may have been
the low /and cosfs wh¡ch attracted the development. ln a// caseg the quality of life of the residents
can be adversely affected unless approprlafe site layout, design or other mitigation measures to
minimise noise and air quality impacts have been integrated into the development.

There are a number of other planning considerations relevant to development along busy roads that
also need to be co¡lsidered such as:

t overall visual amenily and

. the design of parking, including tl¡e use of slip roads, rear lanes and shared access ways to
car parks.

Shops, warehouses and showrooms can often provide a valuable buffer betvveen lhe busy road and
adjacent residantial and other noise and air sensitive uses. As a result, il is preferable if residential
usas arê not canied out along a busy road unless it is part of a development which includes
adequate noise and air quality mitigation.

Finally, under the heading 2.4.1 Housing - the guideline states:

Strategic planning should ensure that residential and other sensitive davelopmants are s¡ted so thef
the direct impacts of rail corridors and busy rcads can be avoided or appropriately managed.

Therefore, it is requested that the amendment to the BPSO stipulated above is
implemented for the current zoning. This is to manage-the impact of Parramatta Road on
future residents of the subject site as well as future retãil development oiTland zoned 3(b)
Business Special for the purposes of a liquor store. lt will also ensure the future strategic
and economic viability of any residential development to be proposed within the "busy
road" Parramatta Road corr¡dor as stated in the "Development Near Rail Corridors and
Busy Roads - lnterim Guideline" as prepared by the Department of Planning.
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2. JUSTIFICATION

The following section of this report addresses the requirements under thê NSW

Department of Planning and lnfrastructure's publication "A guide to preparing planning

proposals" - Part 3 Justification

2.1 SECTION A . NEED FOR THE PLANNING PROPOSAL

1. ls the planning proposal a result of any sflategíc study or report?

Yes - this planning proposal is the result of a report prepared by Council (refer to section

1.6 of the preamble to this PP) with respect to the preparation of the Draft Burwood

Comprehensive Local Environmental Plan which indicates that it would need to restrict the

location of residential use in relation to the 86 - Enterprise Corridor proposed for

Parramatta Road.

Council at its meeting held on 12 October considered lhis report and resolved

257t10 RESOLVEO (t)arried Llnanimouslv)

l. That Councíl endorse the key directions f{rr thë draft Bun¡¡ood Cornprehensive LEF
presentÐd ¡n th¡s repon.

2. That Cotrncil note the submissrons nrade lry Sti¡le Govefllûlefit âgetìeìes and other
councrls tn response to fhe s,ti2 consultat¡on

3. That Courrcil endorse contirlued consultation w¡th the DOP on the draft Com¡rrehensive
LEP docurnerrts.

4. That takinç¡ into irccount advice received from lhe DOP a furrther reporl (precedecl by ti
CourrciÌior vrorkshop¡ be pre¡rcrred for Councii seeking approval to the lodgement of a

section 64 submissicrrr seekirrg ú certificale for exhiþit¡on of the dralt Cotnprehettsive
LEP.

5. That additional irrformation þe provided regarding ìnc¡eases to popitlation urider the
Draft Conrprehensive LEP and potentiÊl ¡nlp8ct on infrastrucltlre-

Council at its meeting held on 24 May 2011 considered a further report on the draft

Burwood Comprehensive Local Environmental Plan in response to resolution 4 above, in

which it advised:

l'laximunr Resrdential F,sRs in the 82, 84 tlncl 8G Busitress Zones

The crbjective of a maximum residerrii¡rl FSR provrsiorr is to ensure that in nlixed developments a
reosonable proporlron of floor space is reserved for comnlerciol (business. letâil Bnd office¡
putposes and that nevr devefopnìent ìs not entirely rusidetttial. This encotrages trcÌivated streets
tlrat a safer and more interestirrg. and promotes iocation of employntent and business-generating
activilies closer to poblic transport nodes. This type of control already applies to the itlner parts of
the Bufv,'ood ïo,¡..ll Centre.

lrlaximunl residential FSRs are proposad to apply itt the draft Comprehensive LEP 1o:

The proposed exlensiorr of the Burv¿ood Torvn C:Ðntr€ rrorth along Eunwood Road
tov,"a rds Panamatta Roerd,
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Ïhe exisiing Strathfielcl Tov,'n Centre and ils proposed eastlv¿¡rds extension:

The 82 Local Cerltre zone iìlong Lrverpool Road-Coronation Paracle ill Enfielcl E¿st
and Enfield SJesL and at Georges River Road Cln¡.don Park;

The 86 Enlerprise Corridor zone alorrg P¿namatla Ro¿rcl.

ln addition, while these reports to Council did not specify a m¡nimum setback for
residential development in the 86 Enterprise Corridor, the "Development Near Rail
Corridors and Busy Roads - lnterim Guideline" indicates that where a road carries more
than 40,000 vehicles per day the amenity of residential development will need to be
carefully considered, ln this case, gíven subject site's wide frontage to Parramatta Road
which carries significantly greater than 40,000 vehicles per day including numerous large
trucks and buses, the site would warrant an amendment to its current zon¡ng controls so
as to eliminate the necessity for the residential component of the cunent mixed
development consent for the subject site. An "additional permitted use" under Clause 78D
of the BPSO of a "liquor store, associated car parking and loading facilities" to the 3(b)
Business Special zoning as mentioned in this report, would be justified in light of
resolution 4 trom the Council's meeting on 24 May 2011.

2. ls fäe planning proposal fñe ôesf means of achieving the objectives or
intended outcomes, or is there a better way?

It is expected that dealing with the planning proposal as a spot rezoning to amend the
BPSO is the best means of achieving the objectives and intended outcomes.

ls there a net community benefît?

It is considered that the amendment to the current 3(b) Business Special zoning of the
BPSO in conjunction with the accompanying Section 96 application for the subject site
would constitute a net community benefit due to the site's uniqueness. Given its overall
area, width of frontage to Parramatta Road, the approved development and that the future
controls in the BG Enterprise Corridor zone have flagged the use of a minimum setback to
protect amenity, the proposed amendment to the zoning would be in keeping with the
objectives of the corridor.

It is envisaged that this planning proposalwill result in an overall net community benefit, in
that future residents of the locality and region would still be provided with a wide range of
housing options which may be capable of development on the site as the change would
not prohibit residential development in the 86 Enterprise Corr¡dor but merely implement
the lnterim Guideline considerations as previously discussed.

The site has already delivered substantial positive economic impacts to more than offset
the impact of a portion of the site not being developed for residential purposes.
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2.2 SECTION B - RELATIONSHIP TO STRATEGIC PLANNING
FRAMEWORK

3. /s the planning proposal cons¡sfent with the objectives and ectlons
contained within the appllcable regional or sub-reg¡onal strategy (includíng
the Sydney Metropolitan Strategy and exhibited draft strategies)?

The Sydney Metropolitan Strategy (SMS) City of Cities - A Plan for Sydney's Future
was released by the NSW Government in December 2005. The SMS provided the overall

guiding vision for the future strategic planning of Sydney over the next 25 year period.

The SMS is a broad framework to promote and manage sustainable growth. The Plan set

the platform for more detailed planning in ten sub-regions. The SMS was superseded by

lhe Metropolitan PIan for Sydney in December 2Q10, The planning proposal is
considered to be consistent with the SMS and Metropolitan Plan as it will still enable a 96
Enterprise Corridor draft zone to be implemented along Parramatta Road

The planning proposal ís considered to be consistent with lhe Draft lnner West
Subregional Strategy (Draft IWSRS) and this was considered in the preamble to this

report. Of particular relevance to the proposed development is the key direction to

" promote Panamatta Road as an enterprise conidol' , as stated:

3 Promole Panamatta Road as an Enterprise Corridor

Parramatta Road rs a defining feature of the inner west subregion and is one of Sydney's oldèst ând
most strategically important roads. lt connects Westem Sydney to Sydney CBD and in pafticular is
the main Sydney CBD to Panamatta road l¡nk, as we// as major groú,h nodes such as Sydney
Olympic Park. The metropolitan Btrategy identities Panamatta Road as an Enterpr¡se Conidor in
recognition of its unique buslness environment with a mix of small offices, niche retail markets and
significant c/usters of car yards and bulky good oullets ln 2001, around 25,000 people worked in
enterpn'ses along the road from Sydney University to Panamatta.

The NSW Government and councils, including those frcm the inner west subregion, have undeftaken
strategic planning work to revîtalise Panamatta Road and its suffound¡ng conidor. Oppoftun¡t¡es to
revitalise land uses along the road and suppofting centres, as well as Improve local and regional
transport will be further considered ss ps¡f of any plenning of an extension of the m4 molorway to
reduce congestion on Parramatta road and strengthen connections between Westem Sydney and
Sydney CBD and Pott Botany.

The NSW Government will release its proposal to extend the M4 motorway for public comment in
early 2008. The M4 extension will provide significent transporl öeneflts for the movement of people
and freight within and through the subregion. The NSW Govemment identifies lhe need to extend the
M4 motorway in tñe sfate infrastructure strategy. (p.9)

An enterprise corridor is nominated as including:

Areas which provide low cost accommodalion for a range ol local end regional servrbes, including
start-up offices, light industrial, sihowrooms, building supp/res and retâil, which benef¡t from high
levels of passing traffic (over 50,000 vehicles per day). They provide a valuable bufrer þetween
rasidential development and the road. (p.47)
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As such, given the nature of the approved development is for a niche retail market and is

considered to be consistent with the Draft Strategy's intention for development of land

along Parramatta Road (which is nominated as an "Enterprise Corridor"), the requested

amendment to the current 3(b) Business Special zoning of the BPSO will help achieve
this key direction.

4. ls the planning proposal consisúent with the local council's Community
Sfrafegic Plan, or other local strategic plan?

Council has been undertaking consultation as part of the preparation of the Draft Burwood

Comprehensive Local Environmental Plan and recently considered a report at its meeting

held on 24 May 2011, which advised at pages 36 and 37:

As per Ílem 3 of ihe resokrtìon Councii staff h¿ve continued to coneult lvilh the D()P as follo|s:

The DOP provided informal conlmer"rts on the drerfl Comprehett-tive LEF'
docume¡rtaticrn in late OctobÊr 20 10, identifoing ntainly technic¿l and procedurill
nÌattets. No nrajor or "show:-qtopping'' issues or problems \y¡th ihe dratt Flnll's
strategic direr:tion and progress of v¿ere inclicated-

I he draft LEP documentation was revised and fudher subrnitìed to the DOP
Comnrents !.rere receivedon 3lrtirch 201 f . and Counr:il staff rnet v/ilh the D(lP ûn
23 lrlarch 2tj I I to reviel,/ the kev nlallers. Again the conlme¡lts âttd d¡sc.ussion at
the meeting higlrliglited nrarìnly technical rnattels to t¡e resolved.

It is also releviìnt that:

The State Govenrment made a substantral nunlber of changes lo the Standarc
Instnrnlent (tl.,at provides ihe tenrplate for all Comprehensive LEPs {¡cross NS\,/) on
25 February 2011. These affect Bunvood's draft Comprelrensrve LEP bui there are
no major adverse inr¡iacts

Council staff applied for funding nnder several Sîale Govenlnielrt funding proçlranrs
to help progress the draft Burv¡or¡d Com¡rrehensive LEP. ln i'lalch 2011 the DOP
advised that it harj approved ir grailt under the LEP Accelarstiórì Fund- The funding
irgreenrent lras been accepled and it is conditional or.ì eìr'r rlgr€Êtl tinlÈtable an':l
miìestones being nret for Council to conrplete its sleps in the LEP process, involving
public exhibition in NovenrÞer alrd December 201'l ond the sectíon 08 subnlission
(to the DoP 1o nrake thé LEF) by mid 2012
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The report further advises:

Consultation

Inlernerl cùnsultåtiol) c¡n the draft Com¡'rrelrerrsive LEP documents has coritlnued viith Building and
Del,elopmerrl Brarrch. Exlemerlly apan from ongoing liaioon with the Df,lP as indicüted above,
there hus been no furlher consullatron with lhe public or State Govenlmenl agencies at this stage.
The next fornal corrsult¿rtion will occur wilh the exhibition of thÊ dríìft LEP. Th¡¡t consultation wili
include the general public, Burvrood ratepaS,ers a¡rd residents, Statê Govenrnrent agerrcÌes anci
other i¡lfrastruclurè prov¡ders, A further major report will l',,e made to Council ¡rfter the exhibition
period-

It was resolved that Council would complete the required documents under Section 74 to
enable a Section 65 Certificate to be issued and therefore the draft Burwood
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Comprehensive Local Environmental Plan to undertake its formal consultation phase, as

follows:

1. That Crruncil nôtê the progress nr¿de on develcpntenl of the dralt Contprel'lensive LEP ¡rltd the
actíons pro¡rosed to resolve temerining nlatters rnclicated in tlris repoü-

2. That Council elrdorse cotllinued consultation rvith the DOP, including lhe nrattdatoty pre-rectirrtt
04 submission nreeting. to finnlise the draft Cornprehensive LEP docurnents for the section 64
subnlission.

3. That Cot¡ncil ôpprove the lodgenrent of -c) section Ê4 submission seeking a certifìcale for
exhibitiolr of thê draft Compr€h€nsive LEP.

4 That a further report hÈ brought to Council on conlpiet¡on of the public exhibilion of the rjratt
Comprcherrsive LEP.

5. ls the planning proposal consistent wíth applicable State Environmental
Planning Policíes (SEPPS)?

There are no ex¡sting State Environmental Planning Policies (SEPPS) or known draft
policies that would prohibit or restr¡ct the planning proposal. An assessment against

relevant SEPPs is provided below:

The proposal is consistent with the relevant State Environmental Planning Policies
(SEPPS) as follows:

SEPP (lnfrastructure) 2007

The amendment resulting from the inclusion of an ''additional permitted use" to the current

3(b) Business Special zoning of the BPSO is not considered likely to be 'traffic generating'

as per this SEPP, as such consultation already undertaken as part of the development

Application for the site development which was approved on 24 April2009 is considered

to have been sufficient to manage matters by the NSW Roads and Traffic Authority to
manage any relevant issues.

SEPP 55 (Remediation of Land)

An assessment of site contamination issues was considered with the development

application approved by Council on 24 Apríl 2009 as being satisfactory.

Appendix B provides a summary of consistency with all SEPPS.

Draft Centres Pol¡cy

The Draft Centres Policy provides that sound planning outcomes should promote

developmentin'a network of centres'in order to accommodale'the broad future pattern of
future growth in each region and Council area'.

The view of the Draft Centres Policy is that the commercial make-up and functions of each

centre will vary according to their scale and nature and the catchment they serve; whilst a

large town centre area may provide a wide range of shopping and commercial activities
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commensurate with its role in the city/town, a group of local shops/takeaway stores may
provide conveníence services to a small section of the commun¡ty in which it is based,

The Draft Centres Policy recommends that:

the planning system should be flexible enough to enable centres to grow and new
centres to form

the planning syslem should ensure that the supply of available floor space always
accommodates the market demand, to help facilitate new entrants into the market
and promote competilion and

retail and commercial development should be well designed to ensure it

contributes to the ameníty, accessibility, urban context and sustainability of
centres.

This proposal can be considered consistent with the Draft Centres Policy as it facilitates
the addition of further retail floor space to meet the growíng market demand while at the
same tirne accommodatÍng potential mixed development which locates a residential
component appropriately on the site in relation to Parramatta Road.

6. ls the planning proposal consísfenú with applicable Ministerial Directions
(s117 directions)?

The proposal is consistent with all applicable Ministerial Directions. An assessment
against the relevant Ministerial Directions under Section 117 of lhe Environmental
Planning and Assessment Act, 1979 is as follows.

1,1 Business and lndustrial Zones

The proposal is consistent with this direction as:

. The approved development encouraged employment growth in the Parramatta
Road enterpríse coridor: and

o \Mll not reduce employment related floor space.

3.4 lntegrating Land Use and Transpoñ

The proposal is consistent with this direction as:

o lt increases supermarket and retail choice in Bunrood within close proximity to
resídential areas, therefore en co u ra gi n g pedestr¡an transport;

. Two bus stops are located adjacent to the site on the Falcon Street and Alexander
Street frontages, which are identified as a strategic bus corridors; and

. Consolidates the number of vehicle trips needed as it incorporates a variety of
retail uses and choices.
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6.3 Sile SpecrTlc Provìsions

The proposal is consistent with this direction as it proposes to rezone the site to apply a

site restrictive requirement in relation to any residential component within a future 86
Enterprise Corridor zone as envisaged under the Comprehensive Draft Burwood Local

Environmental plan which indicates a setback restriction is likely to apply in this zone in

relation to Parramatta Road.

Appendix C provides a summary of consistency with all Section 117 Directions.

2.3 SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

7. ls there any likelihood that critical habitat or threatened specres, populations
or ecological communities, or their habitats, will öe adversely affected as a
result of the proposal?

There âre no critical habitat or threatened species, populations or ecological communities
or their habitats on the site. There does not appear to be a need for a Local

Environmental Study.

It is considered unlikely that the site will contain critical habitat as it has been cleared of
vegetation as part of urbanisation of Burwood many yeers ago.

8. Are there any other likely environmental effects as a resulf of the planníng
proposal and how are they proposed to be managed?

No other likely environmental effects are envisaged as a result of the planning proposal.

This plannirrg proposal is not located on land that is affected by any land use planning

constraints or subject to natural hazards. The land is not identified as Bushfire Prone

Land, nor is it affected by potential Flood inundation or subject lo potential landslip.

9, How has the planning proposal adequately addressed any social and
economic effects?

The planning proposalwill lead to positive social and economic effects.

This planning proposal has already achieved an economic stimulus and overall benefit to

the community as it will provide much needed shopping and parking facilities in the area

as well as generating employment opportunities for local residents, while at the same time
providing for choice and competition in the local market. The proposed amendment to the
current 3(b) Business Special zoning of the BPSO will not dimínish these benefits.

There are no known items or places of European or aboriginal cultural heritage.

Therefore, it is not envisaged that this planning proposalwÌll have any adverse impacts on

such items.

The Draft Centres Policy relevant principles are discussed below demonstrating this
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Prlnclple I - Retail and commercial activity should be located in centres to ensure the most efficient
use of transport and other infrastructure, proximity to labour markets, and to improve the ameníty and
liveability of those centres.

The site specific clause is consistent with this Principle.

. Prìnclple 2 - the planning sysfern should be flexible enough to enable all cenlres to grow, and new
centres to form.

A provision, such as an amendment to the current 3(b) Business Special zoning of the
BPSO as is proposed will still enable the site to support residential development in the
future and ¡s therefore not considered to be contrary to this principle.

c Prlnclple 4 - The planning system should ensure that the supply of avaitable floor space always
accunmodates the mar4et demand, to help facilifate new entrants into the market and promote
competition.

Competition between öusrnesses is the most eftective means of detivering efficient, customer
focused goods and services Greater competition, with more opeÍators in a market, creafes
ìncentìves for Dusrness fo seek fie mosf efficient methods of production and produce goods and
seruices that customers want. This should result in greâter choice and hlgher quality and cheaper
goods and services for consumers.

A provision such as that proposed is not contrary to this pr¡nciple.

. Princlple 5 - The planning system should support a wide range of retaìl and commercial premises in
all centres and should contibute to ensuring a competitive retail and commercial market.

A provision, such as an amendment to the current 3(b) Business Special zoning of the
BPSO as ís proposed will still enable the site to support residential development in the
future and is therefore not considered to be contrary to this principle,

Refer to Appendix D for assessment against Evaluation Criteria provided in NSW
Department of Planning Draft Centres Polícy, Planning for Retail and Commercial
Development.

2.4 SECTION D - STATE AND COMMONWEALTH INTERESTS

10. ls there adequate public infrastructure for the planning proposal?

Adequate public infrastructure is provided for the planning proposal:

The site has a central location in Burwood with ready accêss to the
Parramatta Road:

The site is adjacent to existing non-residential activities along
Parramatta Road, with residential uses adjacent to the rear boundary.
This enables a clustering of serv¡ces and provides convenient access to
a wide range of services;

The site íncludes the provision of parking facilities to meet the demand
of the approved retail facility; and

Additional demand on community services can be addressed through

Council's Section 94 Contribution Plan,
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11 . What are the v¡ews of Stafe dnd Commonwealth publ¡c author¡ties consulted
In accordance with the gateway determlnation?

State and Commonwealth public authorities will be consulted following the outcomes of
the gateway deterr¡ination. Consultation can be carried out in accordance with the EP&4
Act.

Ar¡g 2014
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3 CONCLUSION

This Planning Proposal has been prepared to request Council amend the planning

controls contained within the BPSO by inclusion via Clause 78D under Schedule I as an

additionaf permitted use beíng a "liquor store, associated car parking and loading facilities"
for the land at 302-314 Panamatta Road, Burwood.

It is concluded that this planning proposal is:

prepared to ensure all matters required to be addressed under the
requirements for a planning proposal have been adequately addressed;

consistent with State Government policies;

consistent with all Ministerial Directions;

cons¡stent with a decision already made by council in relation to local
planning;

. suitable for the site and will not adversely impact any existing or future
centres in Bunrood; and

. appropriate, as it will bring about a number of net community benefits.

As such, it is requested that Councilsupport the planning proposal.
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