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ITEM NO: DPG 08
FILE NO: 326354.2015
SUBJECT: Planning Proposal for Middleton Grange Town Centre

RECOMMENDATION
That Council:

1. Endorses in principle, the Planning Proposal to rezone land at 60-80 Southern Cross
Avenue and 45-65 Hall Circuit, Middleton Grange.

2. Supports increasing the reservation of land designated exclusively for a public purpose
to 3,000m? to reflect the intensification of uses and increased density within the
Middleton Grange Town Centre as a result of this Planning Proposal.

3. Delegates to the CEO the authority to approve the final Planning Proposal to
administer this rezoning, for submission to the Department of Planning and
Environment for Gateway.

COUNCIL DECISION
Motion: Moved: Mayor Mannoun  Seconded: Clr Mamone

That Council:

1. Endorses in principle, the Planning Proposal to rezone land at 60-80 Southern Cross
Avenue and 45-65 Hall Circuit, Middleton Grange.

2. Delegates to the CEO to negotiate with the proponent regarding increased open
space to support the increased residential density, including the completion of a
comprehensive Social Impact Assessment.

3. Delegates to the CEO the authority to approve the final Planning Proposal to
administer this rezoning, for submission to the Department of Planning and
Environment for Gateway.

On being put to the meeting the motion was declared CARRIED.

Councillors voted unanimously for this motion.

Minutes of the Ordinary Council Meeting held on Wednesday, 16 December 2015 and confirmed on Wednesday, 3 February
2016

Chairperson
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Planning Proposal for Middleton Grange Town
Centre

DPG 08

Liveable Safe City

Strategic Direction | pgjiver an efficient planning system which embraces sustainable
urban renewal and development

Key Policy Urban Development Plans

File Ref 326354.2015

Report By Ash Chand - Executive Planner
Approved By Toni Averay - Director Planning & Growth

EXECUTIVE SUMMARY

Council has received an application for a Planning Proposal to rezone land at 60-80
Southern Cross Avenue and 45-65 Hall Circuit, Middleton Grange. The site is known as the
Middleton Grange Town Centre.

The proposal seeks to amend the Liverpool Local Environmental Plan (LLEP) 2008 as
follows:

e Realign the boundary of the B2 Local Centre and R1 General Residential zoned
lands respectively to align with the cadastre boundaries of the approved super-lot
subdivision, reducing the number of lots which have split zonings and to facilitate
rationale building and development boundaries;

e Rezone part of the site from RE1 Public Recreation to B2 Local Centre to
accommodate a future publicly accessible through site link within the Town Centre;

e Rezone part of the site from B2 Local Centre to RE1 Public Recreation to provide a
consolidated area of public open space within the north-eastern portion of the site
(the quantum of RE1 Public Recreation zoned land remains unchanged);

e Amend Schedule 1 — ‘Additional Permitted Uses’ to enable the use of the R1 General
Residential zoned land for business premises, hotel or motel accommodation, health
services facility, and restaurant or café;

e Amend Schedule 1 — ‘Additional Permitted Uses’ to enable the use of land zoned B2
Local Centre within the Middleton Grange Town Centre for hotel or motel
accommodation; and

e Amend the Liverpool Development Control Plan 2008 — Middleton Grange Road
Network to support the Planning Proposal objectives.

This Planning Proposal provides the opportunity for the Middleton Grange Town Centre to
develop as a place of mixed use, offering a high level of amenity with compact urban form,
and supporting a quality of life for residents and workers alike with retail, personal and
community services and public open space to ensure the viability, liveability and
marketability of Middleton Grange as a place to live, work, shop and play.
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Council officers are in the process of finalising the Planning Proposal which details the
changes that will be sought to Liverpool Local Environmental Plan 2008. To continue to
progress this application and not be delayed by the Christmas break, in principle
endorsement for the rezoning of the subject site is being sought from Council. Following this,
officers will proceed with finalising the proposal to be approved by the CEO to send to the
NSW Department of Planning and Environment for Gateway determination.

RECOMMENDATION

That Council:

1. Endorses in principle, the Planning Proposal to rezone land at 60-80 Southern Cross
Avenue and 45-65 Hall Circuit, Middleton Grange.

2. Supports increasing the reservation of land designated exclusively for a public purpose
to 3,000m? to reflect the intensification of uses and increased density within the
Middleton Grange Town Centre as a result of this Planning Proposal.

3. Delegates to the CEO the authority to approve the final Planning Proposal to
administer this rezoning, for submission to the Department of Planning and
Environment for Gateway.

REPORT

Background

On 25 June 2015 an application was lodged with Council by APP Corporation Pty Ltd on
behalf of Manta Group Pty Ltd for 60-80 Southern Cross Avenue and 45-65 Hall Circuit,
Middleton Grange. The site comprises eight (8) lots and is legally described as Lots 1, 2, 3,
4,5, and 6 in DP 1207518, Lot 1 in DP 1078564 and Lot 12 in DP 1108343.

The site forms the majority of what is known as the Middleton Grange Town Centre, and has
been planned to support future retail, commercial and other employment generating uses
from both a strategic policy perspective and a statutory zoning perspective. It is anticipated
that Middleton Grange, as a whole, will contain approximately 2,500 dwellings and
accommodate approximately 10,000 residents, and include a community facility, parks and
sporting facilities.
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Prior to lodgement of the Planning Proposal, and subsequently, the proponents have held a
number of discussions with Council Officers for the development and refinement of the
proposal. These discussions addressed the key considerations for the proposal and
necessary technical requirements and studies for its support. Comments and issues raised
by Council officers have been incorporated and addressed in the concept plans and will form
part of the final Planning Proposal.

Planning Proposal
The proposal seeks to amend the Liverpool Local Environmental Plan (LLEP) 2008 as
follows:

e Realign the boundary of the B2 Local Centre and R1 General Residential zoned
lands respectively to align with the cadastre boundaries of the approved super-lot
subdivision, reducing the number of lots which have split zonings and to facilitate
rationale building and development boundaries;

o Rezone part of the site from RE1 Public Recreation to B2 Local Centre to
accommodate a future publicly accessible through site link within the Town Centre;

e Rezone part of the site from B2 Local Centre to RE1 Public Recreation to provide a
consolidated area of public open space within the north-eastern portion of the site
(the quantum of RE1 Public Recreation zoned land remains unchanged);

e Amend Schedule 1 — ‘Additional Permitted Uses’ to enable the use of the R1 General
Residential zoned land for business premises, hotel or motel accommodation, health
services facility, and restaurant or café;

e Amend Schedule 1 — ‘Additional Permitted Uses’ to enable the use of land zoned B2
Local Centre within the Middleton Grange Town Centre for hotel or motel
accommodation; and

e Amend the Liverpool Development Control Plan 2008 — Middleton Grange Road
Network to support the Planning Proposal objectives.

Justification

The objective of the Planning Proposal is to enable a broader range of permissible uses
within the planned town centre. This will provide opportunities for retail and commercial
investment to support the residential catchment for Middleton Grange and accommodate an
improved configuration of public open space. It will ensure the viability, liveability and
marketability of Middleton Grange Town Centre as a place to work, live, shop and play.

A further objective of the proposal is to rationalise the zoning boundary between the B2
Local Centre and R1 General Residential zoned portions of the site to reflect cadastre
boundaries and reduce the number of lots that have split zoning, which is also supported by
a more rational and efficient road network within the Town Centre. The intended outcome of
the Planning Proposal is to facilitate development of the site in a coordinated fashion and, in
doing so, achieve the site’s highest and best use.

An urban design analysis for the site was undertaken by Urbis to demonstrate the capability
of the site to accommodate the vision for Middleton Grange Town Centre and to guide future
planning (refer to Attachment 1 — Urban Design Report).

Key features of the concept plan are:
e Creation of two new north-south streets, that provide a connection from Southern
Cross Drive to the north and Flynn Avenue to the south;
e Creation of a new publicly accessible through-site east-west link, within the central
portion of the site adjoined on both sides by two new areas of public open space;
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e Retail and commercial uses provided at ground level to the north and south of the
new publicly accessible link;

e Creation of a vibrant and successful new town centre that will comprise a wide range
of retail, commercial, entertainment, civic recreation, residential and employment
uses including approximately 36,881m? of commercial and retail space
(supermarkets, specialty food stores, restaurants, hotels, personal and household
retail and a community facility);

e Provision of approximately 75,840m? of residential floor space and some 840
dwellings within the new town centre and an opportunity to provide a range of
housing products at different price points, including housing for moderate income
households;

e Establishment of a potential cultural/ entertainment precinct on the northern side of
the envisaged east-west through site link, above ground level and overlooking the
town square and areas of public open space;

e Provision of a consolidated area of landscaped open space within the north-eastern
portion of the site to accommodate a park and community centre;

e A mix of commercial and residential uses above ground level, generally built to
street edge with central areas of landscaped open space; and

e A range of densities and dwelling types providing housing choice to satisfy the
needs of a wide spectrum of households, at different life stages and from varying
socio-economic circumstances and lifestyle preferences.

Land Use Zone

The existing B2 Local Centre and R1 General Residential zones remain appropriate zones
for the site. The proposed amendments to the land use zones realign the boundaries
depicted below to reflect the cadastre boundaries of approved super-lot subdivision
application, reducing the number of lots which split zonings and facilitating rationale building
and development boundaries while maintaining the quantum of RE1 Public Recreation
zoned land for open space and community centre within the site.

Floor Space Ratio

Currently the site has a FSR of 1.5:1 for land zoned B2 Local Centre and an FSR of 0.75:1
for land zoned R1 General Residential. The maximum FSR proposed for land zoned B2
Local Centre and R1 General Residential is 2.5:1.
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Building Height
Currently a maximum building height of 18m applies to land zoned B2 Local Centre and a

maximum building height of 8.5m applies to land within the R1 General Residential zone.
The planning proposal seeks to vary the maximum building height for land zoned B2 Local
Centre and R1 General Residential with a range of heights proposed from 14m within the
western and south-east corner of the site to 28m and 35m within the central portion of the
site.

Minimum Lot Size

Currently the site has a minimum lot size of 1,000m? for land zoned B2 Local Centre and
minimum lot size of 300m? for land zoned R1 General Residential. The planning proposal
does not seek to amend the minimum lot size development standard as it relates to each
zone.
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Land Reservation Acquisition

The Planning Proposal seeks to reserve land exclusively for a public purpose (2,000m?).
This land is to be included on the Council’s existing Land Reservation Acquisition Map and
Section 5.1 of the Liverpool LEP 2008 includes all land zoned RE1 Public Recreation (to be
dedicated to Council). An updated land reservation and acquisition map is provided below.

However, it is recommended that the reservation of land exclusively for a public purpose be
adjusted to 3,000m? to proportionally reflect the intensification of uses and increased density
within the Middleton Grange Town Centre as a result of this proposal.

= | '[ e
Fd
/ =
L |

Restrictions on ‘business development’ within B2 Local Centre

Clause 7.29 of Liverpool LEP 2008 states that for development of a site on land shown as
being within Area 4 on the Floor Space Ratio Map, no more than 25% of the gross floor area
of all buildings on the site may be used for the purposes of ‘business premises’. No change
to this development standard is proposed as part of the planning proposal.

Assessment

A preliminary assessment of the proposal was undertaken by Council officers, following
which further information and justification was requested of the applicant. This was
submitted to Council on 26 November 2015 and is currently being reviewed.

Following this review, and as outlined above, the updated Planning Proposal detailing the
changes sought to LLEP 2008 will be finalised by Council officers to be sent to the
Department of Planning and Environment for Gateway Determination.

Social, Economic, Traffic Impacts

While the Planning Proposal is not consistent with the Liverpool Retail Centres Hierarchy
Review 2012, which identifies Middleton Grange as a neighbourhood centre, the proposal
presents a unique opportunity to realise a fully mixed use town centre with compact urban
form in Western Sydney.

The proposed intensification of the town centre will effectively expand its trade area which
will impact nearby established centres, including Carnes Hill. However, the level of impact is
not significant as demonstrated by the Economic Impact Assessment undertaken by
MacroPlan Dimasi (refer to Attachment 1 — Appendix B).

The degree of intensification is desirable to create a viable and vibrant town centre. This
intensification of the subject site as a mixed use town centre holds merit as it would provide
a unique offer in Liverpool. The proposal embodies a level of compactness for a town centre
which will be able to provide higher uses and amenities for the local catchment of Middleton
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Grange. It is acceptable that this level of intensification and uniqueness may also attract
customers from outside the catchment area.

The Colston Budd Hunt & Kafes undertook a traffic and transport analysis which finds the
proposal would provide services and facilities for the surrounding area, reducing the need for
residents to travel further afield. With the increased residential densities close to existing
public transport services, and with the proposed road network, would provide an opportunity
to provide for buses to circulate through the town centre (refer to Attachment 1 — Appendix
C).

Next Steps

The usual process for rezoning applications following a review of the application is for
Council officers to finalise the proposal detailing the proposed changes to LLEP 2008. The
Planning Proposal would then be reported to Council for endorsement, and subsequently
forwarded to the Department of Planning and Environment seeking Gateway.

In this instance however, in principle endorsement from Council is sought prior to finalising
the detailed proposal. This is because of the potential for the application to otherwise be
delayed as a result of the Christmas break, which would result in the submission of the
Planning Proposal for Gateway not occurring until March 2016 at the earliest.

To address this, it is recommended that Council delegates to the CEO the authority to
approve the final proposal to send to the Department of Planning and Environment for
Gateway. It is anticipated that this will occur in January 2016.

Following a Gateway Determination, in support of the Planning Proposal, there will be public
authority and agency consultations, a public exhibition period, and a further report to Council
prior to proceeding with the making of any amendment to LLEP 2008.

Conclusion

It is recommended that the Planning Proposal to rezone land at 60-80 Southern Cross
Avenue and 45-65 Hall Circuit, Middleton Grange be endorsed in principle, and that the
authority to approve the finalised proposal be delegated to the CEO so that it can be
submitted to the Department of Planning and Environment for Gateway in January 2016.

CONSIDERATIONS

Develop a town centre that accommodates a variety of employment

Economic and opportunities.

Financial o _
Facilitate economic development.

Environmental and

. - There are no environmental and sustainability considerations.
Sustainability

Regulate for a mix of housing types that responds to different

Social and Cultural ) o
population groups such as young families and older people.

Civic Leadership

There are no civic leadership and governance considerations.
and Governance P 9
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1. Middleton Grange Town Centre Concept Plan, Economic Impact Assessment,

and Traffic Study (submitted 26 November 2015)View
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Executive summary

This report presents an independent economic analysis of a proposed amendment
to the Middieton Grange Town Centre, located in the City of Liverpool Local
Government Area (LGA), In outer western Sydney. The report has been
summarised in this section as follows:

Site context and project overview

+ The Middleton Grange Town Centre is located approximately 7 km from the
Liverpool CBD, in the heart of the Middieton Grange Masterplanned community.

« The Middleton Grange Town Centre has long been earmarked to support future
retail, commercial and other employment generating development from both a
strategic policy perspective and statutory zoning perspective (i.e. B2 — Local

Centra).

« The subject site currently consists of around 37,000 sg.m of B2 - Local Centre
zoned land under the Liverpool Local Environmental Plan (LEP) 2008, as well as
some land zoned R1 - General Residential; 5P2 - Infrastructure and RE1 -
Public Recreation.

« In total, 36,881 sg.m of retail and commercial gross lettable area (GLA)} is
being considered as part of the development concept associated with the

planning proposal, including 21,260 sg.m of retail floorspace.

Trade area analysis

« The main trade area population is estimated at 36,400 as at 2014, including
10,600 within the key primary sector. The main trade area population is
expected to grow at an average annual rate of 3.0% to reach 60,050 by 2031.

« The retail expenditure capacity of the main trade area population is estimated
to grow from $385.2 million ($2013/14) in 2014 to $725.2 million by 2031, at
an average annual rate of 3.8%. All expenditure estimates in this report are
presented in constant dollars (i.e. $2013/14) and Inclusive of GST,

#MacmpanimESi Middieton Grange Towr
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Competition and supply review

« Middleton Grange Town Centre is a designated B2 - Local Centre, and is
therefore already part of the established/approved Liverpool Council centres
hierarchy, with the same zoning as the existing Cames Hill Town Centre, and
future town centres such as Austral and Edmondson Park.

» There is a very limited supply of retail floorspace within the primary sector, and
secandary west sectors, limited to small IGA anchored centres in Austral and
West Hoxton.

+« Cammes Hill Town Centre is the closest sub-regionally oriented retail centre,
predominantly consisting of the Carnes Hill Marketplace, which, according to
the most recent Shopping Centre News 2014 Mini Guns publication, recorded
total Moving Annual Turnover (MAT) of around $144.9 million in 2014, ranking
it 9th in the country for centres of a similar size/function.

« The southern parts of Liverpool LGA and northern parts of the South West
Growth Centre (SWGC) are growing rapidly and there are many proposed retail
developments in the pipeline (e.g9. Aldi at Edmondson Park, 195 Fifteenth
Avenue - small retail/commercial development) and planned centres (i.e.
Austral Town Centre, Edmondson Park Town Centre, East Leppington Town
Centre, Leppington Major Centre, Morth Rossmore Town Centre).

« Most of the larger planned centres are located a significant distance from the
Middleton Grange Town Centre, and beyond its identified trade area, and are
expected to be developed as the immediate populations around these centres
reach minimurm levels of critical mass to support initial development stages.

« The proposed/planned centres identified in the main trade area have been
factored into our analysis of need and impacts.

Meed and market gap

« Using the methodology ocutlined in section 5 of this report, we have estimated
an existing demand/supply gap of traditional retail floorspace of around
31,200 sg.m in 2014, including a supermarket gap of about 6,300 sg.m.

ﬂ Middleton Er-‘lr-H'_Jl:‘ I Il Centre @MECWP[&HDII’F‘IBSF
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« Even with additional retail floorspace provision at the Middleton Grange Town
Centre, as proposed, as well as future supply additions at other centres in the
main trade area, the estimated net leakage of traditional retail floorspace
demand would be in excess of 29,300 sq.m by 2031 and net supermarket
leakage would be at least 800 sg.m by 2031.

= Our analysis shows that the main trade area population generates demand for
around 36 GP's and around 400 child care places. With additional population
growth (of about 60% by 2031), this will demand of a similar magnitude for
additional such services (i.e. 24 additional GP's and at least 300 child care
places). The proposed development concept at Middleton Grange would see a
consolidation of these use provided in one location.

Estimated retail trading impacts

+« We have assumed that the proposed retail component of the development
would be staged over time, with a first stage completed by mid-2018 (i.e. first
year of trade 2018/19) and a second stage developed about 5 years later,
around mid-2023 (i.e. 2023/24).

« We estimate impacts resulting from the proposed Stage 1 development to be
generally less than 8% for all centres, except for Carmes Hill Town Centre,
where we estimates in the first stage could be in the order of 13%.

« We estimate the proposed Stage 2 expansion will result in very minor impacts
of less than 2.5% for any individual centre.

« Generally, retail trading impacts between 10% and 15% are considered by the
industry to be significant but acceptable, with impacts less than 10%
considered relatively moderate, and impacts less than 5% generally considered
to be minor/negligible. However, other factors such as the current trading
performance, potential loss of services to the community, expected growth in
the region and overall net community benefit should also be considered.

« Because there is such significant future growth expected in the main trade
area, and indeed, the areas surrounding the main trade area (e.g. Edmondson
Park, Leppington, East Leppington), we estimate that by 2023/24, all centres
would be trading above current trading levels (in real terms), even with the

a MacmplanD]m65l Middieton Grange Town Centre i
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provision of new retail facilities at Middleton Grange and having regard to other
proposed retail developments.

« QOur analysis demonstrates that the roles and functions of none of the higher
order centres, or indeed proposed town centres will be compromised by the
proposed development. Nor will the proposed development have a detrimental
effect on the role of the surrounding neighbourhood shopping centre network,
as these centres will continue to serve the convenience and top-up shop needs
of their respective local catchments.

« [In summary, the proposed development is not expected to impact on the
existing or proposed centres hierarchy in the region, and represents a suitable
development within a designated centre. We recommend a staged
development that would serve to minimise/mitigate trading impacts across the
network,

Economic and community benefits

+ The proposed development concept associated with the planning proposal
could potentially result in the net additional of 839 jobs on site (i.e. 678 full-
time equivalent (FTE) jobs) as well as multiplier induced jobs, equating to a
total of 336 jobs across the broader economy. The proposed expansion will
therefore result in a significant stimulus to local employment within the local
area, and also the wider NSW economy.

Some of the other key community benefits are highlighted below:

« Reduced travel distances and times for current and future residents of
Middleton Grange, and the broader main trade area, when accessing retail
amenities and other commercial, community and entertainment uses.

« Additional retail choice and competition for current and future residents of
Middleton Grange, and residents more broadly across the main trade area.

» Improved housing choice and residential density within the Liverpool LGA,
which is important considering the rising prices of housing across metropolitan
Sydney.

m .’-"-‘fi?f{-‘l I1f.1. "-.'-Ir;ul_‘ I I.'I'.':'I‘i Centre @Macmplannimasi
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s« Improved job access for future residents of the Middleton Grange town centre,
and indeed, residents more broadly across Liverpool LGA and SWGC,

« Jobs, retail amenities, lifestyle development and services in proximity to high
density living. This is a key principle of A Plan For Growing Sydney and Is
particularly important for a town centre that does not have rail access.

= Increased investment/economic stimulus in the Liverpool LGA, which will fiow-
through to job creation and should provide some stimulus to residential
development in the Middleton Grange precinct.

« Will assist to meet employment and residential dwelling targets for the
Liverpool LGA, within minimal impacts on the surrounding environment due to
the compact nature of the proposed development (i.e. high density).

« Provision of wide range of retail and commercial uses, in an accessible and
community oriented main street design, including community centre, child care
facility and medical uses.

=« Consistency with the local council strategic plans and policies, which outline
significant future need for additional retail and commercial floorspace across
the Liverpool LGA and identify Middieton Grange as a key town centre within
the centres hierarchy.

@ MacmpmnD!m65| Middieton Grange Town Centre r
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Introduction

This report presents an independent economic analysis of a proposed amendment
to the Middieton Grange Town Centre, located in the City of Liverpool Local
Government Area (LGA), in outer western Sydney.

This report has been prepared in accordance with instructions received from
APP Corporation, and provides a strategic context assessment, an assessment of
the trade area/catchment served by the centre, the need/demand for various
employment generating uses, an overview of the centres hierarchy within which
the centre operates, and an assessment of economic and community benefits of
the proposal.

This report is structured and presented as follows:

« Section 1 provides an overview of the local and regional context of the
Middleton Grange Town Centre, and provides a summary overview of the
proposed amendments to the zoning within/adjacent to the town centre.

« Section 2 provides an assessment of the proposal’s consistency with the
relevant strategic planning framework,

« Section 3 examines the potential trade area served by the town centre,
including current and projected population levels, socio-demographic profile
and the estimated current and future retail expenditure capacity by the trade
area residents.

« Section 4 reviews the surrounding centres hierarchy and the competitive
environment within which the town centre will operate, taking into account
both existing and proposed competitive developments in the surrounding
region.

+« Section 5 examines the demand/need for the various proposed uses being
considered as part of the development concept accompanying the planning
proposal.

@MacroPlanDimas
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Section 6 analyses the potential impacts on the surrounding centres hierarchy
from the proposed amendments to the town centre, and discusses the

implications of these impacts.

Section 7 analyses the economic and consumer benefits which are likely to
flow from the proposed development, in particular employment creation.

Middeton Grange Town Centre @ MacroPlanDimasi
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Section 1: Site context and project overview

This section of the report provides an overview of the local and regional context of
the Middleton Grange Town Centre, and provides a summary overview of the
proposed amendments to the zoning within/adjacent to the town centre.

1.1 Regional and local site context

The Middleton Grange Town Centre is located approximately 40 km west of the
Sydney Central Business District (CBD) and 7 km from the Liverpool CBD., The
Middle Grange precinct is situated at the confluence of Cowpasture Road,
Fifteenth Avenue, Hoxton Park Road and the M7 Motorway, affording excellent
local and regional accessibility. (Refer to Map 1.1).

Middleton Grange is a Masterplanned community that could accommodate in
excess of 10,000 persons once built out. The Middleton Grange Town Centre will
be the heart of the Masterplanned community and is proposed to accommodate at
least 2,500 new dwellings (equivalent to around 5,000 - 6,000 persons) within
the town centre itself.

The Middleton Grange Town Centre is bounded by Southern Cross Avenue to the
North, the Middleton Grange public school to the east and Flynn Avenue to the
south and Hall Circuit to the west (Refer Map 1.2).

The Middleton Grange Town Centre subject site under consideration in this report
incorporates a total area of 7.4 ha (although not all lots within this site are
subject to the planning proposal). Around 3.7 ha is currently zoned B2 - Local
Centre,

@ MacroPlanDimas Middietan Grange Town Centre [~
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Existing facilities within proximity of the subject site include:

« Middleton Grange Public School;
+ Thomas Hassal Anglican College;
« 5t Zaia Cathedral;

+« Cirillo Reserve;

« A small set of local shops located 400-450 m south east of the subject site,
including KFC, Pizza Hut, Anytime Fitness Centre and a service station,

Cowpasture Road is a key arterial route in the locality, extending from Horsley
Drive in the north to Camden Valley Way/Bringelly Road in the south. Fifteenth
Avenue is currently a two lane road linking the M7 and Cowpasture Road to
The Northern Road to the west, and is planned to be upgraded to three lanes in
each direction in the future, as future residential development establishes in the
Rossmore, Austral and Leppington precincts in the South West Growth Centre
{SWGC), and now that Badgerys Creek has been confirmed for Sydney's second
airport,

Middleton Grange sits just beyond the border of the SWGC, within the City of
Liverpool Local Government Area (LGA). The Middleton Grange Town Centre has
long been ear-marked to support future retail, commercial and other employment
generating development from both a strategic policy perspective and statutory
zoning perspective (i.e. B2 — Local Centre).

Significant population growth has been occurring in the SWGC and southern parts
of the Liverpool LGA over the past 5 years, and the recent completion of the
south-west rail link, including new stations at Edmondson Park and Leppington
and improvements at the Glenfield interchange, has helped to drive the
accessibility of the region for new residents.

The recent completion of the first section of the Camden Valley Way upgrade, and

current upgrade to the northern parts of this road, will also support future
residential and employment activity in the region.

@MacmPlanDimasi
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1.2 Proposed development concept

Current town centre approval

As previously identified, the Middleton Grange Town Centre subject site
incorporates an area of around 7.4 ha with the developable site area under
consideration in this planning proposal of 43,412 sq.m (i.e. lots 2 - 7). The
subject site currently consists of around 37,000 sq.m of B2 - Local Centre zoned
land under the Liverpool Local Environmental Plan (LEP) 2008, as well as some
land zoned R1 - General Residential; SP2 - Infrastructure and RE1 - Public
Recreation.

A concept Masterplan has previously been prepared for development across the
whole Middleton Grange suburb, including the town centre, that identified a range
uses that are currently being considered in the proposed development concept
associated with the current planning proposal for the town centre. The existing
concept Masterplan generally outlined the following scope of development:

Up to 10,000 residents across the Middleton Grange suburh;

« Around 3,000 dwellings in the Middleton Grange Town Centre;

= A supermarket with supperting specialty retail (25 - 30 shops);

« A restaurant/outdoor café precinct;

= A tavern of about 2,000 sq.m - with beer garden/function capabilities;
+ A medical centre with a range of uses;

« Agym;

« A community centre;

« A new primary school and construction of a walkway through the town centre.

'BMECFDP[BHD]H‘IEEI Middieton Grange Town Centre r
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Section 1: Site context and project overs

Proposed amendment

As previously outlined, this report has been prepared to assess the economic
impacts and community benefits associated with a planning proposal for the
Middleton Grange Town Centre subject site that seeks the following amendments
to the existing Liverpool Local Environmental Plan 2008 (LEP 2008).

+ Rezone additional parts of the subject site to B2 - Local Centre (i.e. proposed
lots 4-7), which is currently zoned a mixture of B2 - Local Centre and R1 -
General Residential.

s Rezone the existing SP2 - Infrastructure land that runs through the middle of
the site to B2 - Local Centre and R1 - General Residential.

+ Increase the maximum building height for proposed lots 2 and 3 from 8.5m to
18m and increasing the maximum FSR to 2.56 for lot 2 and 2.22 for lot 3.

+ Increase the maximum building height for proposed lots 4, 5, 6 and 7 from
18m to 28m and increase the maximum FSR to 2.3 - 3.0.

« Amend Schedule 1 to permit office premises, service station and health service
facilities on lots 2 and 3.

« Delete reference to "Community Facilities” and "Local Open Space” within
Council’s Land Reservation Acquisition Map.

« Relocate the existing RE1 - Public recreation land eisewhere within the site
(i.e. no reduction in the quantum of this land).

Table 1.1 summarises the key changes sought, as outlined above,

Tl 1.1
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Proposed development concept

Table 1.2 presents a summary of the proposed development concept being
considered as part of the planning proposal being submitted for the Middleton
Grange Town Centre, and Figure 1.1 shows the proposed plans of the
development.

In total, 36,881 sq.m of retail and commercial gross lettable area (GLA) is being
considered as part of the development concept associated with the planning
proposal, including 21,260 sq.m of retail floorspace, 1,200 sg.m of medical uses,
2,490 sg.m of commercial and 2,090 sq.m entertainment uses, and 1,100 sg.m of
childcare/early learning uses as well as B62 residential dwellings and 1,138 car-
spaces.

Many of the proposed elements being considered in the development concept
outlined in Table 1.2 were identified in the original Masterplan for Middleton
Grange Town Centre. The key change is the potential provision of additional retail
space In the order of 10,000 - 11,000 sq.m, including a discount department
store.,

In undertaking our analysis we have examined the potential economic impacts
and community benefits of the development concept in Table 1.2.
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Tabie 1.2

Midihedon Grange Town Centre - Fropmed developmeal concepd
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Section 2: Strategic planning review

This sub-section of the report presents an overview of the strategic planning
framework as it relates to the economic objectives of this report. Specifically, this
sub-section considers the proposal's consistency with the economic objectives of
the relevant strategic planning framework.

2.1 NSW Government Planning Policies

A Plan for Growing Sydney

A "Plan for Growing Sydney” was released by the NSW Department of Planning
and Environment (DPE) in December, 2014. It replaces the previous Sydney
Metropolitan Strategy 2031. In doing so, the new plan becomes one of the NSW
Government's key policies to manage and guide growth in the Sydney

metropolitan area.

The plan's overarching principles are based on managing Sydney’s inevitable
growth, creating a competitive economy, providing housing choice, creating
resilient and well connected communities, as well as preserving the natural
environment. The proposal is clearly consistent with these principles given it
provides a range of retail, commercial and recreational opportunities to support
the essential and discretionary expectations of the surrounding community.

While the plan caters for the entire Sydney metropolitan area, it provides six
subregional plans to manage geographically specific economic, social ad natural
features. The Liverpool LGA, of which Middleton Grange is a part of, is included
within the South West Subregional plan. Of specific relevance to the proposal are
the subregional plan's objectives to accelerate housing supply, encourage housing
choice and affordability, as well as create resilient neighbourhoods. Also of
relevance to the proposal are the subregional plan’s objectives to expand local
employment opportunities.

'}MECFDPEBHDIFT‘IEEI Middieton Grange Town Cantre m
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This report provides that the proposal would be consistent with the overall intent
of the South West Subregional Plan given it increases housing supply, and
particularly in a format (i.e. apartments) which had previously not be envisaged
for Middleton Grange. These measures would assist with increasing housing
diversity and affordability.

The extent and range of retail and commercial floorspace will assist in creating
essential services, catering for recreational needs, as well as providing local
employment opportunities for the surrounding community — in addition to creating

temporary employment through construction,

Dr ntr i PP iti

In July 2010, the NSW Government released a draft state-wide policy which seeks
to reduce barriers to competition between retail and commercial businesses. The
policy seeks to encourage competition between retail businesses, and potentially
place downward pressure on prices, with the aim:

« To promote economic growth and competition, and

« To remove anti-competitive barriers in  environmental planning and

assessment.

The key points from this document are that:

« Commercial viability of a proposed development is not a matter to be taken
into consideration by the consent authority.

« The impacts of a proposed commercial development on the commercial
viability of other commercial developments are not matters for the consent
authority, although the extent to which the impacts may affect the overall
adequacy of facilities and services available to the local community may be
taken into consideration (having regard for the proposed development).

« To place no restrictions on the number of a particular type of retail premises in
any commercial development, although consideration can be given to the scale
of a proposed development.
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« To place no restrictions on the proximity of a particular type of retail premises
to another retail premises of that type.

The overarching intention of this policy is to restrict existing retailers from
‘praventing” additional competition within centres and that new retail development
should be considered as appropriate if it meets market need and achieves a net
community benefit.

The planning proposal seeks to extend the area of B2 zoned land, to enable a
better town centre configuration and a greater amount/broader range of
employment generating floorspace and increased residential density. However the
amount of retail floorspace being considered in the development concept could
currently be accommodated within the area of currently zoned B2 land.

Section 117 Direction

Planning Proposals are required to demonstrate their consistency with directions
issued by the Minister for Planning pursuant to Section 117 of the Environmental
Planning and Assessment Act, 1979 (EP&A Act). Those directions of relevance to
this report are listed and addressed below.

Direction 1.1 — Busi d Industri 5
The objectives of this direction are as follows:

"(a) encourage employment growth in suitable focations,
{b) protect employment fand in business and industrial zones, and
{c) support the viability of identified strategic centres,”

The proposal would provide for new employment opportunities in the retail,
recreation, commercial and medical sectors. The subject site is suitable for the
proposal given it relates largely to land which is currently zoned for employment
opportunities, and seeks to extend the area of land that could accommodate
employment uses. Further, the site is in close proximity to major access routes
including Cowpasture Road, M7 Motorway and Fifteenth Avenue.
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The planning proposal seeks to enhance an already identified strategic centre, i.e.
Middleton Grange Town Centre and the development concept does not propose
any industrial type uses. In light of the above, the planning proposal generally
appears consistent with the objectives of direction 1.1. Sections 6 and 7 of this
repart examine the potential economic and employment impacts across the
region,

Direction 3.1 - Residential Zones
The objectives of this direction are as follows:

“fa) to encourage a variety and choice of housing types to provide for existing
and future housing needs,

{b) to make efficient use of existing infrastructure and services and ensure that
new housing has appropriate access to infrastructure and services, and

{c) to minimise the impact of residential development an the environment and
resource lands.”

The proposal would be consistent with this objective given it will provide
commercial, retail, recreation as well as medical services to the surrounding
community. Furthermore, the proposal would enable a greater volume and
diversity of residential product to be accommaodated within the Liverpool LGA. The
high density nature of development envisaged would serve to minimise impacts
on the environment.

Direction 3.4 - Integrating Land Use and Transport

The objectives of this direction are as follows:

“fa) improving access to housing, jobs and services by walking, cycling and
public transport, and

(b) increasing the choice of available transport and reducing dependence on
cars, and

(c) reducing travel demand including the number of trips generated by
development and the distances travelled, especially by car, and

(d) supporting the efficient and viable operation of public transport services,
and

fe) providing for the efficient movement of freight.”
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Objectives A to C would be achieved by the planning proposal as it provides
increased employment opportunities across a range of sectors, in proximity to
high density residential housing.

irection 7.1 - Impl ritati f A Plan for Wi n
This ohjective seeks to ensure that Planning Proposals are consistent with the
strategic planning outcomes identified in A Plan for Growing Sydney. As identified
earlier in Section 2.1 of this report, the proposal has been found to be consistent
with those aspects of the plan which are of relevance to this report.

2.2 Liverpool City Council’s Planning Policies

Liverpool Retail Centres Hierarchy Review (2012) - Hill PDA
In 2012, Hill PDA prepared a retail centres hierarchy review for Liverpool City

Council based largely on existing and imminent centres. It excluded potential
centres in the South West Growth Centre {SWGC) given that, at the time of
undertaking the review, land use configuration within the SWGC was unclear.

The subject Middleton Grange centre was acknowledged in the review as an
imminent centre, The centre had been zoned for retail and commercial purposes,
but had not been developed.

At the time of preparing the review, Hill PDA estimated the catchment area for
retail centres within the Liverpool LGA to contain some 398,000 residents,
increasing to around 526,000 persons by 2031.

The review determined existing demand for retail floorspace across the Liverpool
LGA of approximately 397,000 sg.m in 2012, increasing to 511,000 sg.m by
2031, which is equivalent to an increase of around 6,000 sq.m per year to 2031.
We reiterate that this does not include demand for retail floorspace in the SWGC.
In this context, the proposed development concept associated with the planning
proposal would account for only 3.5 years of required retail demand across the
Liverpool LGA.
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Following the previously mentioned Retail Centres Hierarchy Review, Liverpool
City Council conducted a review of its business centres and corridors strategy in
2013. The purpose of the strategy and review was to consolidate the LGA's ability
to cater for growth generally in the professional services sector.

The strategies identified by the review are as follows:

"1. Preserve a commercial core area (excluding residential) in the Liverpool CBD
for future business, office and retail growth,

2. Limit professional office premises to business rones fo capitalise on, and
concentrate infrastructure and services.

3. Establish and maintain Liverpool’s Retail Centre Hierarchy.

4,  Support the expansion of existing retall and business centres in accordance
with the adopted Retail Centres Hierarchy 2012,

5. Ensure that new centres complement existing centres and do not impact
upon their viability.

6.  Expand start-up business opportunities (and restrict residential) in extended
enterprise corridor zones feading into main centres and nodes,

7. Support growth of existing bulky goods clusters in accordance with the retaif
centre hierarchy and imit other locations to serve a district rofe.”

The planning proposal seeks to extend an existing centre to enable a much more
functional and viable town centre outcome, and is therefore consistent with most
of the objectives identified above, We examine the potential economic and
employment impacts in Sections 6 and 7 of this report.

Draft Community Strategic Plan - Growing Liverpool 2023

The draft community strategic plan has been in preparation since 2011, It is
based on extensive community consultation and once completed, is intended to
guide maost of Liverpool City Council's policies, including land use policies. At this
stage, the strategy identifies broad strategies and objectives. Of relevance to the
proposal, are those strategies which seek to improve economic prosperity,

encourage inclusiveness, and create an accessible urban form.
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The proposal would be consistent with the draft strategy given It would cater for
the retail, commercial, community needs of the Middleton Grange community and
broader surrounding residents. The main street design would encourage
inclusiveness and create an accessible urban form.

Liverpool Local Environmental Plan 2008

Pursuant to the Liverpool Local Environmental Plan 2008 (LLEP 2008), the subject
site is zoned part R1 - Low Density Residential, part B2 - Local Centre, part RE1
- Public Recreation, and part SP2 - Infrastructure.

With respect to the purpose of this report, the proposal remains largely consistent
with existing land use objectives given it primarily seeks a local centre land use
purpose with supporting residential uses. Specifically, it will maintain
opportunities for retail, commercial and public recreation purposes.

v ol | n o]

Part 2.5.4 of the Liverpocl Development Control Plan 2008 {(LDCP 2008) relates
specifically to the Middleton Grange local centre. It contains specific provisions for
its design and operation. With respect to the purposes of this report, the proposal
remains consistent with the general intent of the LDCP 2008. Specifically, the
proposal retains the retail, recreational and commercial objectives sought by the
LLOCP 2008, Similarly, its overall built form continues to support the LLDCP's
economic aspirations for the Middleton Grange centre.
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Section 3: Trade area analysis

This section of the report examines the potential trade area served by the
proposed mix of uses in the town centre, incduding current and projected
population levels, socio-demographic profile and the estimated current and future
retail expenditure capacity by the trade area residents.

3.1 Trade area definition

The extent of the trade area or catchment that is served by any shopping centre,
or retail facility, is shaped by the interplay of a number of critical factors, These
factors include:

I. The relative attraction of the facility, in comparison with alternative
competitive retail facilities. The factors that determine the strength and

attraction of any particular facility are primarily its scale and composition {in
particular the major trader or traders that anchor the centre); its layout and
ambience; and car-parking, including access and ease of use,

il. The proximity and attractiveness of competitive retail centres. The locations,
compositions, quality and scale of competitive retail facilities all serve to
define the extent of the trade area which a shopping centre is effectively
able to serve.

jii. The available road network and public transport infrastructure, which

determine the ease (or difficulty) with which customers are able to access a
shopping centre, or retail facility.

iv. Significant physical barriers which are difficult to negotiate, and can act as
delineating boundaries to the trade area served by an individual shopping
centre, or retail facilities.
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We have had particular regard to the following factors in determining the potential
trade area served that could be served by the proposed development concept
envisaged for the Middleton Grange Town Centre:

+ The surrounding road infrastructure such as Elizabeth Drive to the north, the
M7 to the east and the accessibility afforded by roads such as Cowpasture
Road and Fifteenth Avenue.

« The lack of medium to large supermarkets west of Cowpasture Road, in
particular, the small IGA supermarkets at Austral and Tenth Avenue.

* The scale and composition of the proposed development concept, which could
include a discount department store, one large supermarket and potentially a
second smaller supermarket (like an Aldi), specialty retail, and a range of other
sub-regionally oriented facilities such as a tavern, larger gym and a large
medical centre.

« A lack of sub-regional shopping facilities to the immediate north-east of the
subject site, and a lack of any such facilities west of the subject site.

« Carnes Hill Marketplace, which contains a Big W dds and a Woolworths
supermarket, in addition to an Aldi supermarket adjacent to the centre,

« The future Leppington Major Centre and other future centres across the SWGC,

Having regard to the above, Map 3.1 illustrates the potential trade area that could
be served by the proposed development, which has been defined to include two
primary sectors and four secondary sectors, as follows:

+ The primary sector is bounded north to Elizabeth Drive and bounded to the
east by the M7 Motorway. It encompasses the growing suburb of Middleton
Grange and parts of Cecil Park, Cecil Hills, Hoxton Park and West Hoxton,

« The secondary east sector is bounded to the west by the M7 Motorway and
contains suburbs of Elizabeth Hills, Len Waters Estate and part of Hinchinbrook,
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s« The secondary south sector is bounded to the south by Camden Valley
Way/Bringelly Road and to the west by the Sydney Water channel and includes
suburbs of Horningsea Park and part of West Hoxton,

= The secondary west sector is bounded to the south by Tenth Avenue and
includes the suburb of Austral and parts of Cecil Park and Kemps Creek,

« The secondary outer west sector extends about 8 km to the west of the site
to include the North Rossmore and Kemps Creek release areas (which are
much longer term release areas).

In combination, the primary and four secondary sectors are referred to as the
main trade area throughout the remainder of this report.
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3.2 Trade area population

Table 3.1 details the current and projected population levels within the main trade
area. This information has been collected from a range of sources, including the
following:

« Australian Bureau of Statistics Census of Population and Housing (2006 and
2011);

« Australian Bureau of Statistics Dwelling Approvals Data (2010-13);

« Australian Bureau of Statistics Estimated Residential Population Data (ERP)
(2012 and 2013);

« NSW Department of Planning and Environment Household and Population
Prajections (2010 & preliminary 2013); and

« Other investigations of future residential development, undertaken by this
office.

The main trade area population is estimated at 36,400 as at 2014, induding
10,600 within the key primary sector. Over the most recent inter-censal period
(2006 - 2011), the main trade area population increased at an average rate of
2.7% per annum, increasing by more than 800 residents per annum.

Population growth in the short to medium term will be driven by high volumes of
residential development underway in the primary sector, i.e. the growing suburb
of Middleton Grange, which could potentially support in excess of 10,000 persons,
with the Middleton Grange Town Centre, potentially accommodating around 5,000
= 6,000 persons, as well as continued growth around Homingsea Park/Carnes Hill.

Medium to longer term population growth will be focussed in the secondary west
sector in the SWGC precinct of Austral. The Austral precinct has been rezoned to
allow urban development and is planned to accommodate some 8,000 dwellings,
supporting at least 22,000 residents once fully developed.
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The Morth Rossmore and Kemps Creek precincts, which are also included in the
main trade area, are yet to be released for planning. These precincts are expected
to accommodate 6,500 dwellings and 1,000 dwellings, respectively, once
developed. We have conservatively assumed that these areas would support
development from 2026 onwards.

Having regard to the above factors, we estimate the main trade area population
to grow at an average annual rate of 3.0% to 2031, reaching 60,050 by this time.
The population of the primary sector is estimated to grow to 20,300 by 2031,
reflecting growth of 3.9% per annum.
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Section 3: Trade area analysis
Table 3.1
Middolon ranga Eride atea population, 20082037
Estimated population Feapcast population

Trade area sscior 2006 it 2014 208 2 2026 2001
Primainy T.5680 9,280 10,810 11,810 18310 1TE 20,310
Secondary sechon
= Easl B.260 BEI0 9,380 6.Ted 10,780 11,280 11 880
= Sauth 82T 10850 12,050 12 450 13 880 14 &80 15,850
= Wast 1320 1570 1,540 1.460 2330 4T3 H.480
= Cuilar Viest i 810 2500 55 L.880 L7130 273
Total spcondary 21810 24,060 25,700 7040 28,740 33,590 33,740
Wakn tracde area 2T 33,330 36,350 35850 45.050 51,400 E0,050

Myerage annual growth (no.)
Trade area secior 2006-11 2011-14 201416 201611 02126 20831
Primary 0 A5 BO0 ] SO0 40
Sacondary secion
= Easl 108 150 250 200 100 B0
= Saith 316 400 400 200 200 200
= Wast 50 =1 -0 150 500 750
+ Duter West 18 30 15 A0 30 200
Total secondary 440 570 £35 540 bl 1,230
Main trade arca &30 1,020 1,238 1140 1210 1,630

Avorage annual growth (%)
Trads ares sacior 2008-11 2011-14 20M4-18 201621 2126 2028-31
Primary 4.1% 4 8% E.5% 53% A% i
Zecondary sechors
= East 1.3% 1.7% 2% 200 0.8% ors
* Sauth 3% 385 % 1.5% 14% 1.3%
* Wost 3.5% 6% 2% 8.5% 16.2% 124%
+ Cutter Wast 0E% 1% 05% £ 1.1% %
Tefal sacondary 2.2% 23% 2.4% 1.9% Z25% 4%
Main trade area 1T 0% 33% 30% 2% 3.3%
s ot S

Bowme: AES Censay 2071, NEW Dopadment of Flanning aod Envinnmens 2014, MaoenFis Dimasi
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3.3 Traditional retail expenditure

MacroPlan Dimasi estimates retail expenditure capacity generated by the main
trade area residents based on information sourced from Market Data Systems
(MDS), which utilises a detailed micro simulation model of household expenditure
behaviour for all residents of Australia. The model takes into account information
from a wide variety of sources including the regular ABS Household Expenditure
Surveys, national accounts data, Census data and other information. We consider
Marketinfo data to be guite an accurate measure of available retail expenditure
and it is widely relied on in the retail industry.

Total retail expenditure is detailed in a number of categories, as follows:

» Take-home food and groceries - goods typically sold in supermarkets and
specialty fresh food stores,

+« Packaged liquor - packaged beer, wine and spirits such as those purchased at
bottle-shops and liquor outlets,

« Food catering - cafes, take-away outlets and restaurants, including liquor
consumed on such premises,

+« Apparel - clothing, footwear, fashion and accessories.

+ Household Goods - giftware, electrical, computers, furniture, homewares, and

hardware goods.

+ Leisure - sporting goods, music, DVDs, games, books, newsagents and film

processing/photography.
+ General Retail - pharmaceutical goods, cosmetics, toys, florists, mobile
phones.

« Retail Services - retail services such as key cutting, shoe repairs, hair and
beauty,
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Chart 3.1 shows the retail expenditure capacity per person for residents of the
identified main trade area for the year 2013/14, and compares these estimates
with the average for Metropolitan Sydney and Australia. Spending estimates are
presented inclusive of GST. Retail expenditure per capita is estimated to be about
16% less than the metropolitan Sydney average, however because average
household sizes (i.e. persons per dwelling) in the main trade area are significantly
graater than average (by about 30%), average per househeld retail expenditure is
about 11% above average.
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Soction 3: Tr -.'!'.I & Grea analysis

Table 3.2 details the estimated retail expenditure capacity of the main trade area
population over the period 2014 to 2031, by trade area sector. The retail
expenditure capacity of the main trade area population is estimated to grow from
$385.2 million in 2014 to $725.2 million by 2031, at an average annual rate of
3.8%. All expenditure estimates in this report are presented in constant dollars
{i.e. $2013/14) and inclusive of GST.
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This average annual growth rate estimate of 3.8% Includes the following
companents:;

« Residential population growth, which is expected to average 3.0% per annum.

« Real growth in per capita retail expenditure, which is expected to average
0.8% per annum over the forecast period.

Table 3.3 presents the projected increases in retail expenditure capacity, by retail
categary, over the period to 2031. FLG expenditure, being expenditure on take-
home food, packaged liquor and groceries, currently accounts for approximately
44% of total retall expenditure. This expenditure category is of particular
relevance to supermarkets, with 90-95% of items in supermarkets associated by
this expanditure category.
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Section 3: Trade area analysis
Takve 3.3
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* FLG: take-home food and groceries, as well as packaged liguor.

* Fpod catering: expenditure at cafes, take-away food outlets and restaurants.

*  Apparcl: clothing, footwear, fashion accessories and jewellery.

& Household goods: giftware, electrical, computers, furniture, homewares and hardware goods,

* Leisure: sporting goods, mausic, DVDs, computer games, books, newspapers & magazines,
stabionery and photography equipment.

& General retail: pharmacoutical goods, cosmetics, toys, Aorists, mobile phones and pets.

& Retail services: hair & beauty, optical goods, dry cleaning, key cutting and shoe repairs,
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Section 4: Competition and supply review

This section of the report reviews the surrounding centres hierarchy and the
competitive environment within which the town centre will operate, taking into
account both existing and proposed competitive developments in the surrounding
region. These are summarised In Table 4.1

4.1 Existing centres hierarchy

Within trade area

Carnes Hill Town Centre

The Carnes Hill Town Centre is located about 3km to the south of Middleton
Grange Town Centre. The key component of the Carmes Hill Town Centre is the
17,208 sgq.m Carnes Hill Marketplace sub-regional shopping centre, which
provides 964 at-grade car parking spaces. This centre is anchored by a Big W
discount department store and a Woolworths supermarket and includes a
Dan Murphy's large format liquor store. According to the most recent Shopping
Centre News 2014 Mini Guns publication, the centre recorded total Maving Annual
Turnover (MAT) of around $144.9 million, ranking it 9th in the country for centres
of a similar size/function, The town centre also accommaodates a stand-alone Aldi
supermarket, with its own parking as well as surrounding pad-sites, including a
medical centre, McDonalds, Pizza Hut and a service station. We estimate there to

be around 18,700 sq.m of retail floorspace at this centre.

Hoxton Park Neighbourhood Centre

There is a small B1 zoned parcel of 1.3 ha located on the southern side of Hoxton
Park Road about 1.7 km to the south-east of Middleton Grange Town Centre. This
precinct includes the Hoxton Park Shopping Centre which currently includes a
small Friendly Grocer foodstore (about 300 sq.m), a liguor store, a newsagent,
baker, a chemist, small scale business services and a popular neighbourhood
restaurant. We estimate there to be around 1,200 sq.m of retail floorspace this

centre.
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Austral Town Centre (currently West Hoxton Shopping Village)

The Austral Town Centre is located about 4.2 km to the west of the subject site
along Fifteenth Road, at the intersection of Edmondson Avenue. The West Hoxton
Shopping Village currently occupies the north-west cormner of the centre and
supports around 2,800 sg.m of traditional retail floorspace, including an IGA
supermarket of 1,090 sg.m, 15 - 20 specialty shops, medical centre and allied
health facilities. There is a Home Hardware store adjacent to the shopping village
with frontage to Fifteenth Avenue and as well as an independent service station.

Austral Town Centre is planned to accommodate higher order retail and
supporting ancillary non-retail uses, and is earmarked to support up to 30,000
sg.m of retail floorspace according to the Austral and Leppington North precinct
planning report. We expect that the centre will evolve in stages, and could
accommodate one or more full-scale supermarkets as an initial stage, followed by

sub-regionally oriented retail and commercial uses in subsequent stages.

Gurner Avenue (planned neighbourhood centre)

The Gumer Avenue neighbourhood centre is located about 4.9 km from the
subject site. The site is a planned future neighbourhood centre that is ear-marked
to support up to 8,000 sq.m of retail floorspace. This centre is likely to serve a
local convenience role and function, and will only begin establish as the
population reaches a level of critical mass in the immediate vicinity.

Tenth Avenue Neighbourhood Centre

The Tenth Avenue neighbourhood centre is located about 5.3 km from Middleton
Grange about 1km south Austral Town Centre, at the southern periphery of the
secondary west sector, The centre currently accommodates the Austral Village
shopping centre, which is located on the eastern side of Edmondson Avenue
anchored by an 800 sq.m IGA supermarket, and about 10 - 15 convenience based
tenants. In total, we estimate there to be around 2,500 sq.m of retail floorspace
at this centre. There are some small retail/commercial facilities on the western
side of Edmondson Avenue.

#MacmpanimESi Middieton Grange Towr
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The precinct is earmarked to support up to 8,000 sg.m of shopfront floorspace
over the longer term. We expect additional localised retall floorspace could be
supportable in this location as the residential densities in the immediate locality
establish further.

Beyond trade area

There is a broad range of other retail facilities elsewhere across the Liverpool LGA,

generally quite a significant distance from the subject site, including the following:

+ Liverpool Regional City Centre — which is the highest order retail and
commercial centre in the LGA, located about 8 km east of Middleton Grange
town centre. Liverpool. This centre provides around 125,000 sg.m of retail
fioorspace, including an extensive street/strip retail offer and the 75,000 sq.m
(retail GLA) Westfield Liverpool shopping centre, a highly successful regional
centre than achieved annual sales of $489.3 million in 2014, according to the
Shopping Centre News Big Guns publication for 2015, ranking it 36" in
Australia for similar sized shopping centres. The centre also includes the
Liverpool Hospital, a major tertiary hospital serving outer western Sydney, a
sizeable office market, street/strip shopfront commercial/business users and
community facilities, and is a key bus and rail interchange for outer Westem
Sydney.

« Casula Town Centre - consists of the 20,000 sg.m Casula Mall sub-regional
shopping centre |located about 7.8 km south-west of Middleton Grange. The
centre is anchored by a Kmart dds and Coles and Supa IGA supermarkets. This
centre performs very strongly, according to the Shopping Centre News 2014
Little Guns publication, the centre recorded total Moving Annual Turnover
(MAT) of around $189.5 million at $9,500 per sq.m, ranking it 11" in the
country for centres between 20,000 and 50,000 sq.m.

« Green Valley Town Centre - predominantly consists of the double
supermarket anchored Green Valley Plaza shopping centre located in the
suburb of Grean Valley, about 4.5 km north-east of Middleton Grange. There
are also several pad sites around this centre including a service station, a
McDonalds 24 hour restaurant, an Autobarn and a Carlovers car-wash.
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« Miller Village Centre - is located about 5.0 km to the east of Middleton
Grange and contains the newly redeveloped Miller Central shopping centre,
which includes a large Weoolworths supermarket and an Aldi supermarket. This
centre sits within a precinct that includes a medical centre, convenience retail
and business services, a tavern and a child care centre.

« Flowerdale Village Centre - |5 a neighbourhood centre zoned precinct
located about 6.6 km to the east of the subject site along Hoxton Park Road
oriented around the intersection with Flowerdale Road. This precinct includes
an Aldi supermarket as well as 15 - 20 supporting specialty retail and non-
retail tenants, including fast-food pad sites.

Planned/proposed centres - within trade area

» Fifteenth Avenue Business Hub - The Western Sydney Parklands Trust
(WSPT) has submitted a request for Directors General’s Reguirements (DGRs)
to the NSW DPE - which is the approval authority for this application - for a
small scale retall and commercial development at 195 Fifteenth Avenue, The
report associated with the DGRs request (pg.2 of Capital Investment Report)
outlines a proposed development concept of around 6,000 sg.m of
retailfcommercial floorspace, plus a childcare facility. A development
application has not been made at the time of this report.

* Morth Rossmore - A neighbourhood sized centre is planned to be supported
within the Morth Rossmore precinct once it is developed, over the longer term.
This centre is not considered to be affected by the proposed planning proposal
amendment at Middleton Grange, given that it will establish on the basis of the
immediate population establishing within the Morth Rossmore precinct.
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Planned/proposed centres - beyond trade area

There are a number of other planned centres and proposed developments across
the Liverpool LGA in addition to those already discussed above. These have been

summarised below:

+ Leppington Major Centre - is a planned major centre that is ear-marked to
contain in excess of 100,000 sg.m of retail and commercial floorspace,
including two or more supermarkets, and higher order non-food anchors such
as dds and/or department store(s). The intention is for the centre to integrate
with the planned Leppington Railway Station. This centre is expected to be
developed over the next 20 years, and would be staged in accordance with
trade area demand. We expect the first stage would be a supermarket based
convenience development, developed around 2021 - 2023.

+ Edmondscn Park Town Centre - Edmondson Park was one of the first
precincts in the SWGC reroned for urban development, in 2007. The SWGC
structure plan {and Edmendson Park DCP) indicates that around 45,000 sg.m
of retailfcommercial floorspace could be supported in the town centre, which
could potentially include a discount department store and one or more
supermarkets. We understand that a revised Expression of Interest (EOI) to
develop the first stage of the town centre was recently on exhibition and a
short=list of candidates has been selected. We expect that the development of
a first stage of the town centre could be completed by 2016 and is likely to
include a supermarket anchor oriented towards convenience.

« East Leppington Town Centre - the East Leppington precinct has now been
rezoned for urban development. The town centre is located at the intersection
of Camden Valley Way and Willowdale Road and could support up to 15,000
sg.m of retail and commercial floorspace, once it is fully developed. The first
stage of this town centre development is expected to occur in the few years.

« An Aldi supermarket at Edmondson Park of 1,599 sq.m is currently under
construction and is expected to be open mid-2015, and will form part of a
small mixed precinct that includes a First Choice Liguor store, a McDonald's
restaurant, a service station and an Anytime Fitness gym.
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« The proposed Woolworths rezoning at 1975 - 1985 Camden Valley Way,
Prestons, which had Gateway approval, was recently refused at the Liverpool
Council meeting held on Wednesday 17" June and will not be implemented into
the planning scheme.

4.2 Summary

Middleton Grange Town Centre is a designated B2 - Local Centre, with the same
zoning as the existing Carnes Hill Town Centre, and future town centres such as
Austral and Edmondson Park. Middleton Grange is therefore already part of the
established/approved centres hierarchy defined by Liverpool Council.

The Liverpool City Centre is the dominant retail/centre in the surrounding
hierarchy. With 125,000 sgq.m retail floorspace in additional to significant
commercial floorspace, the Liverpool Hospital, other medical, civic and
entertainment facilities, this centre significantly larger than any other centre in
the network, existing or proposed.

The southern parts of Liverpool LGA are growing rapidly and will continue to do
s0. Two of the existing sub-regional centres in the locality (i.e. Carnes Hill
Marketplace and Casula Mall) trade strongly, indeed, at the upper end of the
spectrum for centres of their classification, which tends to be a general indicator
that demand for additional retail facilities could be warranted.

Future convenience based retail, and higher order retail, is planned within the
new growth areas in the SWGC, and these centres will evolve as the populations
in their immediate locality reach requisite minimum critical mass thresholds. The
first stage of the Edmondson Park Town Centre is expected to begin development
during 2015/16, with the winning bidder is expected to be announced in the next
few months.
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Section 5: Need and market gap

This section of the report examines the demand/need for the various proposed
uses being considered as part of the development concept accompanying the
planning proposal.

5.1 Retail demand and market gap

To determine whether there is appropriate market demand for potential retail
facilities at the subject site, we have examined the current and future demand for
traditional retail floorspace and supermarket floorspace generated by the main
trade area population and compared this with the existing and proposed supply of
such floorspace, for each broad retail type (Refer Table 5.1).

To estimate the amount of traditional retail floorspace demand and supermarket
floorspace demand generated by the main trade area population we have applied
the following methodology:

=« Estimated the current and future population within the main trade area, over
the period 2014 - 2031,

« Applied a benchmark rate of provision for total retall of 2.2 sq.m per capita,
which is the estimated rate of provision per capita across Australia. We have
made a small allowance for some growth In this rate of provision over time,

« Subtracted demand for bulky goods/large format retail (LFR) (0.6 sq.m per
capita) in order to estimate traditional retail Aoorspace demand of 1.60 sg.m
per capita as at 2014. We have adopted a conservative position and not
allowed for any increase in this rate of provision over time.

« Assessed the size and growth of the fresh food and grocery and packaged
liguor (FLG) market generated by the main trade area population and
translated this into estimated supermarket floorspace demand of 0.37 sq.m per
capita.
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« 0.37 sq.m is equivalent to an assumed supermarket productivity level of
£9,500 per sq.m (Calculation: Main trade area FLG spend per capita is
estimated at $4,760 per year; multiplied by 70% - i.e. FLG spend Is typically
directed to supermarkets; divided by 94% - i.e. 6% of supermarket turnover is
generated from general merchandise categories = $3,545 per year of
supermarket spend per capita. Applying a productivity rate of $9,500 per sg.m
to $3,545 = 0.373 sg.m per capita).

+ We have then multiplied the aforementioned provision rates per capita with the
main trade area population to estimate the retail floorspace demand generated
by this population, for total retail; total retail excluding bulky goods; and total
supermarket retail.

« We estimate total retail floorspace demand (excluding bulky goods) to be
about 58,200 sq.m in 2014, and with strong population growth projected, this
is expected to increase to 72,100 sg.m by 2021, and up to 96,100 sq.m by
2031 - equivalent to an increase of 37,900 sq.m or around 2,200 sq.m per
annum,

+ The main trade area population generates demand for around 13,500 sg.m of
supermarket floorspace and this is projected to increase by a further
3,200 sq.m by 2021 and a total increase of 8,800 sq.m by 2031.

+ We estimate the current provision of supermarket floorspace in the main trade
area to be around 7,200 sg.m, consisting of an Aldi at Carnes Hill -
1,300 sq.m; Woolworths at Carnes Hill - 4,414 sg.m; IGA at Austral Town
Centre - 1,090 sqg.m and 50% of the area from the 1GA at Tenth Avenue, i.e.
400 sq.m.

« We have allowed for two proposed supermarkets at Middleton Grange of
4,200 sq.m and 1,550 sg.m to be developed prior to 2021, as well as two
additional supermarkets of around 3,500 sq.m to be provided in the main trade
area by 2031,

+ We estimate the current provision of traditional retail floorspace in the main
trade area to be arcund 27,000 sg.m, comprised predominantly by the retail

@MacmPlanDimasi




1906
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

facilities at the Carnes Hill Town Centre, as well as the current provisions at
Austral Town Centre and Tenth Avenue Town Centre,

« We have allowed for the proposed 21,260 sg.m of retail floorspace indicated at
Middleton Grange to be staged over time, with 16,260 sqg.m to be provided in
2021 and a further 5,000 sqg.m by 2026. We have also allowed for additional
specialty retail to be provided as part of expansions at other centres in the
main trade area between 2021 and 2031.

Hawving regard to all of the above, Table 5.1 shows that there is an existing
market gap/leakage traditional retail floorspace of around 31,200 sg.m and
around 6,300 sq.m of supermarket retail floorspace demand as at 2014.

Even with additional retail floorspace provision at the Middleton Grange Town
Centre, as proposed, as well as future supply additions at other centres in the
main trade area (i.e. Austral and Tenth Avenue), the estimated net leakage of
traditional retail floorspace demand would be in excess of 32,800 sq.m by 2031.
Net supermarket leakage would be in the order of 5,600 sg.m by 2031
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Section Meed and market gap
Table 51
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5.2 Escape expenditure

The analysis above shows that there is significant supermarket and traditional
retail floorspace demand generated by the main trade area population, that is
expected to grow considerably in the future over the period to 2031, increasing by
about 80% over this timeframe.

Of the demand that is presently being met in the trade area, much of this is
attributed to Carnes Hill Town Centre and the retail facilities within this centre.
However, as indicated in Table 5.1, mare than 50% of traditional retail floorspace
demand escapes from the main trade area and around 50% of supermarket
demand escapes from the trade area.

The significant market gap that currently exists indicates that residents are forced
to undertake a significant proportion of their supermarket shopping trips and
other higher order retail trips to centres beyond the trade area - to centres such
as Green Valley, Miller Centre, Cecil Hills, Liverpool City Centre while residents
would also conduct some of their shopping near their places of work and
elsewhere across Sydney,

The estimation of the market gap Is considered to be an indicative assessment of
the need for retail facilities and is useful in enabling reasonable conclusions ta he
drawn as to the likely impact of any particular new development. If, within the
area that the proposed development is most likely to serve, there is a clearly

identified market gap, then it logically follows that the impacts on existing
facilities within that area will be able to be comfortably absorbed. That does not
necessarily mean that there would be no impact, however, it does mean that

I lopmen rade Ily.

We do not suggest that all of the traditional retail floorspace demand and
supermarket demand generated by main trade area residents should be retained
within the main trade area. There are inevitably outflows of expenditure from any
trade area, just as there are inflows from tourists/passers-by/residents of other

areas. Assessing the market gap provides a broad indication as to whether a
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community has convenient access to a sufficient quantum and range of
supermarket facilities.

A corollary of escape expenditure is captured expenditure. Just as retail facilities
provided in any area would not be expected to capture all of the available
expenditure generated by residents of that area, It is also the case that they
would be expected to capture some business from residents of other areas. Our
analysis does not account for potential inflows that may occur from bevond the

trade area.

5.3 Non-retail commercial uses

Other employment generating uses identified as part of the proposed
development concept include commercial/mixed use space, medical uses, child
care, entertainment uses, a large gym and a community centre. Generally, the
demand for the uses identified above will be driven by growth in the population in
the main trade area, which is expected to increase by 60% by 2031. Table 5.2
provides an indicative demand analysis for the various uses identified above. We

make the following key points:

Medical uses

« There are currently only two medical centres in the primary trade area,
including the Hoxton Park Medical Centre and Hoxton Park Healthpoint. There
are two small facdilities to the west of Middleton Grange in the secondary west
sectors including the West Hoxton Medical Centre which is supported by
ancillary allied health uses like pathology, dentist, chiropractor and a podiatrist,
and there is a small doctor's surgery at the Austral Village Centre (i.e. Tenth
Avenue). There are three medical centres in Carnes Hill - two of which are
located within the Carnes Hill Town Centre,

« Demand for medical centres is estimated using population thresholds for
general practitioner (GP) provision. There is generally one GP provided per 500
persons of population across Australia, but this threshold is slightly higher in
metropolitan greenfield growth area locations (i.e. less doctors per people). We
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have therefore applied a rate of one GP per 1,000 persons to estimate demand
for this type of use,

« ‘We estimate demand for general practitioners generated by the main trade
area population to increase from approximately 36 GPs to about 60 GPs by
2031 as the future population grows considerably, an increase of 24 GPs. This
growth would be equivalent to several additional medium sized medical centres
(5= 10) or 1 = 2 larger medical centres/health facilities (i.e. 10 - 20 doctors)
over this time. In the context of the existing provision of medical facilities, and
the projected growth, we consider that there is a strong demonstrated need for
a medical centre offer at Middleton Grange.

hil
« There are around 20 childcare facilities across the main trade area, but only
four facilities in the primary sector, as well as an out of school hours care
facility at Middleton Grange. There is also an approved 90 place child care
several kilometres to the west at 280 Fifteenth Avenue, which is expected to
be built during 2015.

* Long day care child care demand is driven, meore or less, by growth in the
general population which however, more specifically, by the size and growth of
the population of children aged 0 - 4 years. The profile of new residents to new
growth area suburbs tends to include a higher than average proportion of
young families, with young children. In broad terms, the demand for child care
places is expected to increase by more than 75% over the period to 2031,
increasing from around 400 places to about 700 places over this period.

= This growth would equate to around 5 - 10 new childcare centres ranging
between 30 and 60 places. The provision of new childcare facilities at Middleton

Grange is considered reasonable in the context of the above demand growth.

En inmen

# Entertainment uses could include bowling, laser tag, indoor trampolining,
indoor sports centres and the like. However, because this planning proposal is
at an early conceptual stage, there is no certainty around which type of use
this could be and we have not explicitly examined the need/demand.
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i Meed Narket gap
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In summary, there is a clear picture that emerges in the above analysis that
shows that there is an undersupply of certain types of non-retail uses in the main
trade area, and that additional population growth (of about 60%) will drive the
need for additional services,

The proposed development concept at Middleton Grange would see a
consclidation of these use provided on one location, which would encourage
multi-purpose trip linking and would be conveniently located, with considerable
car-parking.
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Section 6: Economic impacts

This section of the report examines the potential sales volumes that could be
achieved by the proposed retail component of the development, then assesses the
likely trading/timing impacts on the current and future centres hierarchy in the
surrounding region, and discusses the implications of these impacts. This section
also has regard to the potential impacts of the other commercial/employment
uses on the surrounding centres hierarchy.

6.1 Retail trading impacts

Purpose of assessing retail trading impacts

The purpose of an impact assessment is to provide guidance as to whether or not
there is likely to be a net community benefit or disbenefit from any proposed
development, In particular, if there is a real possibility of some existing facilities
potentially being impacted to such a degree that they may be lost to the
community and if the service or services provided by those facilities are not at the
very least replaced by the proposed new facilities, then a community disbenefit

could result.

In order to understand whether any particular centre may be impacted to the
extent that its continued viability may be in guestion, we have estimated specific
retail impacts that we expect across the surrounding competitive network if the
proposed development at the subject site were to proceed as planned.

These estimates provide indications as to whether the scale of the proposed retail
development is reasonable and whether any surrounding centres are likely to be
at risk to the extent that the community would suffer a net disbenefit, attributable
to the proposed retail development, and whether any future planned centres may
be impacted to the extent that their role and function is affected, and their timing
is iImpacted,
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In considering likely trading impacts on any individual centre or individual retailer,
it must first be acknowledged that such estimation can only realistically expect to
provide a broad indication of likely outcomes, since there are many factors which
can change in response to any new retail development, and which will have a
bearing on the consequent cutcormes. The competitive response of each relevant
centre or trader is one such factor, as are further redevelopments/improvements
which gne or more of the competitive network of centres might implement.

Context of proposed town centre expansion

Table 6.1 summarises our estimates of the potential retail sales that could be
generated by the proposed retail component of the development concept at the
subject site. For the purposes of this assessment, we have assumed that the
development is staged over time, with the first stage developed by mid-2018 (i.e.
first full year of trade around 2018/19) and a second stage, potentially developed
around 2023/24

We have estimated the first stage of the development could potentially generate
sales in the order of $85.6 million in its first full year of trade, at an average RTD
of $6,000 per sg.m, equating to a market share of available main trade area
expenditure of around 15.7%.

Toibie &1
[ " i . "
Stage 1-I0IWT Stags 7 - 30INT4

Tepa of use Esl iz Es RTD" EaL Salea™" [Ent. sizs Ewl. RTD" Est. Salea™ T

g g (124 fugmi g ) [k L] on Sage 1
k] EE i -] ] 3l o4 B3 T8 ¥ ] (-1
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By 2023/24 we estimate that the an additional stage of development could result
in centre sales of around $109 million, equivalent to around $6,140 per sq.m, and
a main trade area market share of around 16.7%.

This equates to an incremental uplift of around $15.4 million in the year 2023/24
compared with a scenaric where only Stage 1 were to proceed - in order to
determine the impacts from Stage 2 specifically.

Impacts methodology

The following factors are typically considered when assessing the potential
impacts of a new retail development, or expansion, on each existing facility or

centre:

« The distance of the (impacted) centre, or retail precinct, by road, from the
proposed development.

+ The size of the centre or precinct, in terms of total retail floorspace.
¢ The role and function of the centre or precinct.

» Relative accessibility and relative convenience compared with the proposed

retail development,

+« The estimated performance of the centre/precinct (in current sales) and future
performance (in the impact year). This accounts for any future developments

in the region that may also impact on the future sales of existing centres.

In order to understand whether any particular centre may be impacted to the
extent that its continued wiability or effective operation might be in question, we
have estimated specific retail impacts that we expect surrounding centres to
experience following the proposed development at Middleton Grange Town

Centre.
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We have estimated the trading impacts using the following methodology,
assuming that Stage 1 will be open for trade in 2018/19 and a Stage 2 will be
open for trade in 2023/24:

« Column 1 presents the estimated sales performance of centres within the
surrounding competitive supply network at 2013/14, based on inspections of
the various facilities, available datasets and other known information.

+ Column 2 details the estimated sales for the surrounding competitive supply
network as at 2018/19, under a Do Nothing scenario (i.e. without the Stage 1
development at Middleton Grange). This estimated sales performance has
regard for the planned developmeants in the region (i.e. accounts for cumulative
impacts). This does not include the proposed Fifteenth Ave development, as
there is no indication as to the potential compesition of this development.

« Column 3 presents the estimated sales performance of the surrounding
competitive supply network as at 2018/19, assuming the Stage 1 development
proceeds,

* Columns 4 and 5 then detail the estimated trading impact (in dollar and
percentage terms) of the Stage 1 development, which is determined by
comparing the estimated sales for each competitive centre with and without
the Stage 1 development.

= Column & then presents the estimated sales performance of the surrounding
supply network at 2023/24, assuming the Stage 1 development occurs,
therefore reflecting the estimated sales from Column 3, grown forward by five
years. Higher growth rates are applied for centres in fast growing/greenfield
development areas, than those in established locations.

« Column 7 outlines the estimated sales performance of the competitive supply
network at 2023/24, assuming the Stage 2 development opens for trading by
2023/24,

« Columns 8 and 9 then detail the estimated trading Impact (in dollar and
percentage terms) of the Stage 2 development. This impact is calculated by
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Saction &: Economic impacts

comparing the estimated sales for each centre with and without the Stage 2
development (i.e. Column & vs Column 7).
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Typically, the development of new sub-regional retail facilities, such as those
being considered at Middleton Grange Town Centre result in the largest impacts
being experience by the closest like-for-like regional and sub-regional shopping
centres.

We therefore expect the largest dollar impacts to be experienced by the
surrounding regional and sub-regional shopping centres and including first and
foremost, Carnes Hill Town Centre, but also Casula Mall, Bonnyrigg Town Centre
and the Liverpool CBD.
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A projection of likely impacts on individual centres must be regarded as indicative
only, since there are many factors that will go to determine the future sales
performance of any shopping or activity centre. Not least amongst those factors
are the initiatives or changes which the centre in question might choose to
implement, particularly as a competitive response to improvements at another
centre,

Our assessment of the likely distribution of the total impact of the future
development at Middleton Grange Town Centre accounts for other developments

that could be expected to occur, i.e. cumulative impacts have been considered.

The factors that are most likely to determine the extent to which each of the
competitor centres will be impacted include the proximity of the centre and also
the direct competitive relevance of the centre in question.

We estimate impacts resulting from the proposed Stage 1 development are
generally less than 8% for all centres, except for Carnes Hill Town Centre, where
we estimates in the first stage could be in the order of 13%.

We estimate the proposed Stage 2 expansion will result in very minor impacts of
less than 2.5% for any individual centre.

Generally, retail trading impacts between 10% and 15% are considered by the
industry to be significant but acceptable, with impacts less than 10% considered
relatively moderate, and impacts less than 5% generally considered to be
minor/negligible. However, other factors such as the current trading performance,
potential loss of services to the community, expected growth in the region and
overall net community benefit should also be considered.

Because there is such significant future growth expected in the main trade area,
and indeed, the areas surrounding the main trade area (e.g. Edmondson Park,
Leppington, East Leppington), we estimate that by 2023/24, all centres would be
trading above current trading levels (in real terms), even with the provision of
new retail facilities at Middleton Grange and having regard to other proposed
retail developments,
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It might well prove to be the case that some of the impacts on some of the
centres might be a little lower than these estimates, while others might be a little
higher, again depending on competitive responses which each of these centres
might choose to make. However, these impacts are considered to be minor, and
will be temporary in nature, with impacts across all centres expected to dissipate
quickly, given the significant projected population and retail market growth within
the trade area.

This analysis demonstrates that the roles and functions of none of the higher
order centres, or indeed proposed town centres will be compromised by the
proposed development. Nor will the proposed development have a detrimental
effect on the role of the surrounding neighbourhood shopping centre network, as
these centres will continue to serve the convenience and top-up shop needs of

their respective local catchments.

In summary, the proposed development is not expected to impact on the existing
or proposed centres hierarchy in the region, and represents a suitable
development within a designated centre. We recommend a staged development
that would serve to minimise/mitigate trading impacts across the network.
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Section 7: Economic and community benefits

This section of the report analyses the economic and consumer benefits which are
likely to flow from the proposed development, in particular employment creation.

7.1 Employment impacts

The proposed development concept being considered for the Middleton Grange
Town Centre could support significant permanent employment as well as further
jobs across the broader economy in the form of multiplier induced impacts. For
example, additional supply chain jobs will be created across industries servicing
the retail and non-retail tenants at the site, including transport workers,
wholesalers and the like.

The planning proposal will enable additional on-going employment within the town
centre, and further multiplier induced employment, than could otherwise be
generated under the current zoning of the subject site.

Table 7.1 presents estimates of the expected employment that could potentially
be supported at the Middleton Grange Town Centre subject site, assuming the
proposed development concept is developed in its entirety.

We have relied upon various data sources including data from retailers, the ABS,
state and local government agencies, as well as 30 years of experience as
consultants to the retail and property development industries to estimate the
employment impacts,

As shown, the proposed development concept could potentially result in around
BB3 jobs on site (i.e. 741 full-time equivalent (FTE) jobs). Allowing for a small
redistribution of employment elsewhere across the region, estimated to be in the
order of 5%, the owverall incremental employment that could be created at the
centre is estimated B39 jobs, or around 678 FTE jobs.

a MacmPLanD]mEE| Middigton Gr ;ru-'h-' T r'-._'=‘ Centre 55

Ecoromic Impact Assessment



1921
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

Tabda 7.1

icigitsban Grarsps Towe Cantn - Folwibsl arsglopmnnt cmshon

Aras Jek Ratio deka FTE * ok

Type of s iwm) [maumijol) [ Tofal jote) Raso {FTE jota)
Ffait

Migor Rainbor IS0 35 e i pra)
Mani-masor & specially shops (. Reslsrants) 115310 = v BIR 263
Totai retail o268 e L]
Commarmialiof

Cemmmiarti A0 - ™ s, -
Medica 1,300 B ] s 12
Commuidy Conlte L] 250 z B, 2
Erdsrinirment 2.000 20 b=} b L]
Chiddears 100 = i Birs =
Tetal commencialiathar T80 L hral
Total dav. ares GLA e X BED T4
Potnnial impacd other corines a0 200%
Ml e loymant crealioe B9 678

FTE & Frll-fov v postonii
S APF Comantion iy List Macmiten Drnse

Table 7.2 provides an estimate of the total additional employment that would be
created as a result of the proposed development, including both direct (i.e. on-
site) employment and indirect {i.e. multiplier induced) employment. To calculate
the likely total economic stimulus that can be attributed to the proposed
expansion due to the employment which it will create, we have had regard to ABS
Australian National Accounts Input/Output multipliers.

As shown in Table 7.1, we estimate the proposed development could result in
around 839 additional jobs on site. Having regard to employment multipliers from
the ABS, we estimate this would also lead to a further multiplier induced jobs,
equating to a total of 336 jobs across the broader economy, The proposed
expansion will therefore result in a significant stimulus to local employment within
the local area, and also the wider NSW economy.

The very substantial number of additional jobs that will result from the proposed
development is a direct economic benefit which can be quite clearly assessed, as
set out above. There will also be temporary employment created through the
construction phase of the project and there will be other significant consumer
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benefits resulting from the project, which though a little more difficult to quantify
are nonetheless equally important. Those benefits are discussed in Section 7.3,
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7.2 Other economic and community benefits

In addition to the additional employment impacts outlined above there are a
range of other net community benefits that could potentially be realised if the
planning proposal is approved and the development concept is realised. These are

outlined as follows:

« Reduced travel distances and times for current and future residents of
Middleton Grange, and the broader main trade area, when accessing retail

amenities and other commercial, community and entertainment uses.

+ Additional retail choice and competition for current and future residents of

Middleton Grange, and residents more broadly across the main trade area.

« Improved housing choice and residential density within the Liverpool LGA,
which is important considering the rising prices of housing across metropolitan
Sydney. High density, smaller scale apartment style residential development
should lead to more affordable housing outcomes, particular if prices for larger,
detached housing product reach particular threshold levels, as high density
living becomes a worthwhile value proposition for a consumer.

« Improved job access for future residents of the Middleton Grange town centre,

and indeed, residents more broadly across Liverpool LGA and SWGC.
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=« Jobs, retail amenities, lifestyle development and services in proximity to high
density living. This is a key principle of A Plan For Growing Sydney and is
particularly important for a town centre that does not have rail access.

« [ncreased investment/economic stimulus in the Liverpool LGA, which will flow-
through to job creation and should provide some stimulus to residential
development in the Middleton Grange precinct.

o Will assist to meet employment and residential dwelling targets for the
Liverpool LGA, within minimal impacts on the surrounding environment due to
the compact nature of the proposed development (i.e. high density).

« Provision of wide range of retail and commercial uses, in an accessible and
community oriented main street design, including community centre, child care
facility and medical uses.

« Consistency with the local council strategic plans and policies, which outline
significant future need for additional retail and commercial floorspace across
the Liverpool LGA and identify Middleton Grange as a key town centre within
the centres hierarchy.
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CHAPTER |

INTRODUCTION

I Caolston Budd Hunt and Kafes Pty Ltd has been commissioned by Manta Group
Pty Ltd to review the transport aspects of the planning proposal for the Middleton
Grange town centre. The site is some 7.9 hectares and is bounded by Southern
Cross Avenue and Hall Circuit to the north, Flynn Awvenue to the south and
Middleton Grange Primary S5chool to the east. To the west is residential

development. The site location is shown in Figure |.

1.2 Middleton Grange has been rezoned to accommedate urban development. It is
anticipated that the area will include more than 2,500 dwellings plus the town

centre and community facilities once it is fully developed.

1.3 The planning proposal seeks to extend the town centre area to ‘square up’ the
site, as well as provide a more regular road and development lot pattern. The
scale of development envisaged in the planning proposal includes some 37,000m*

retail/commercial plus some B0O0 to 900 residential apartments.

|4 The transport aspects of the planning proposal are reviewed in the following
chapter.
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21

22

23

TRAMNSPORT ASPECTS OF PLAMMING PROPOSAL

The transport aspects of the planning proposal are reviewed through the following

sections:

o site location and road network:

o previous work;

o scale of development;

o pelicy context;

o public transport, walking and cycling;
o parking provision;

o access, internal circulation and layout;
o traffic generation; and

© summary.

Site Location and Road Network

Middleton Grange is west of the M7 Motorway and Cowpasture Road. The main
access into the area is from Cowpasture Road, via traffic signal controlled

intersections at Qantas Boulevard and Fifteenth Avenue.

The site is some 7.9 hectares and is currently largely undeveloped. It is bounded
by Southern Cross Avenue and Hall Circuit to the north, Flynn Avenue to the
south and Middleton Grange Primary School to the east. To the west is

residential development. The site location is shown in Figure 1.
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2.4 Flynn Avenue provides a major east-west connection through Middleton Grange.,
It connects to Qantas Boulevard east of the site. Qantas Boulevard has a
signalised intersection with Cowpasture Road. This intersection provides one of

the two major access points into Middleton Grange.

25 Morth of the site, Southern Cross Avenue is another east-west road through
Middleton Grange. It connects to Hall Circuit near the eastern end of the site.
Hall Circuit bends south and runs along the eastern side of the primary school
where it connects to Qantas Boulevard., Qantas Boulevard, Hall Circuit and Bird
Walton Avenue, which runs north from Hall Circuit, currently provide the main

connection to residential areas in the northern part of Middleton Grange.

2.6 Roads within Middleton Grange are being progressively constructed or upgraded
in association with adjacent development. Parts of Flynn Avenue, Southern Cross

Avenue and Hall Circuit are yet to be upgraded.

Previous Work

2.7 Middleton Grange has been rezoned to accommedate urban development. It is
anticipated that the area will include more than 2,500 dwellings plus the town

centre and community facilities once it is fully developed.

2.8 Part 2.5 of the Liverpool Development Control Plan 2008 applies to Middleton
Grange. It includes controls for the road hierarchy and network, road cross

sections, open space and buildings.

29 As discussed in subsequent sections, the planning proposal seeks to amend some
parts of the DCP road network and lot layout.
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Scale of Development

210 The planning proposal seeks to extend the town centre area to ‘square up’ the
site, as well as provide a more regular road and development lot pattern. The
scale of development envisaged in the planning proposal includes some 37,000m?
retail/commercial plus some 800 to 900 residential apartments. A concept is
shown in drawings prepared by Mosca Pserras.

.11 The development would include a town square, restaurants, commercial, retail
and community uses, gymnasium, medical centre, child care facilities and areas of
open space. Parking would be provided in basement levels. The residential

apartments would be provided above the commercial and retail uses.

2,12 Two new north-south reads would be constructed, connecting Southern Cross
Avenue in the north with Flynn Avenue in the south. Appropriate intersection

controls would be provided at the new intersections on these streets.

Policy Context

213 There are a number of strategic state policies which are relevant to future
development in the Sydney metropolitan area. The policies include NSW 2021, A
Plan for Growing Sydney and The NSW Long Term Transport Master Plan. These

policies are discussed below.

o NSW 2021

2,14 NSW 2021: A Plan to Make MNSW MNumber One sets targets to increase the
proportion of commuter trips made by public transport for various areas within

Sydney by 2016, including:
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2.15

216

2.17

o BO per cent in the Sydney CBD;

o 50 per cent in the Parramatta CBD;

o 20 per cent in the Liverpool CBD; and
o 15 per cent in the Penrith CBD.

It also has targets to:

O

improve road safety, reduce fatalities to 4.3 per 100,000 population by 2016;

o double the mode share of bicycle trips made in the metropolitan area by
2016; and

o increase the proportion of the population living within 30 minutes by public

transport of a city or major centre in the metropolitan area.

o A Plan for Growing Sydney

A Plan for Growing Sydney provides a strategic plan to accommeodate an additional

I.6 million people, 664,000 houses and 689,000 jobs.

The plan includes the following goals and actions to achieve them:

o Goal |: a competitive economy with world class services and transport

Actions:

- grow a more internationally competitive Sydney CBD;

- grow Greater Parramatta — Sydney's second CBD;

- establish a new priority growth area — Greater Parramatta to the
Olympic Peninsula;

- transform the productivity of western Sydney through growth and
investment;
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- enhance capacity at Sydney's gateways and freight networks;

- expand the Global Economic Corridor;

- grow strategic centres — providing more jobs closer to home;

- enhance linkages to regional NSW;

- support priority economic sectors;

- plan for education and health services to meet Sydney’s growing needs;
and

- deliver infrastructure.

o Goal 2: a city of housing choice, with homes that meet our needs and
lifestyles
Actions:
- accelerate housing supply across Sydney;
- accelerate urban renewal across Sydney — providing homes closer to
jobs;
- improve housing choice to suit different needs and lifestyles; and

- deliver timely and well planned greenfield precincts and housing,

o Goal 3: a great place to live with communities that are strong, healthy and
well balanced
Actions:
- revitalize existing suburbs;
- create a network of interlinked, multipurpose open and green spaces
across Sydney;
- create built envirenments; and

- promote Sydney's heritage, arts and culture.
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218

o Goal 4: a sustainable and resilient city that protects the natural envirenment
and has a balanced approach to the use of land and resources
Actions:
- protect our natural environment and biodiversity;
- build Sydney’s resilience to natural hazards; and

- manage the impacts of development on the environment.

o NSW Long Term Transport Master Plan

The MSW Long Term Transport Master Plan has been developed, in association
with A Plan for Growing Sydney and State Infrastructure Strategy, to support
NSW 2021. The key measures identified are as follows:

o providing a fully integrated transport system;

o providing a modern railway system and increase capacity by 60 per cent;
o providing a modern light rail system in the CBD;

o providing a modern bus system to complement the rail networks;

o connect the motorway network, including WestConnex, F3/M2 link and Fé;

o reduce congestion in the CBD, including removing the monorail, increasing
light rail, improving pedestrian links, increasing ferry use, providing increased
capacity on the rail system and improved walking and cycling infrastructure;

o support the growth of new economic centres including the north west and
south west rail links, new roads in growth areas and new bus infrastructure;

o connect regional communities through major highway upgrades, and
improved rail, bus and air services;

o improve freight efficiency and productivity;

o improve access to Sydney Airport and Port Botany;

o boost walking, cycling and its integration with public transport; and

o preserve future transport corridors.
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Public Transport, Walking and Cycling

2.19 Middleton Grange is currently served by bus route B53, which connects Carnes
Hill and Liverpool via Middleton Grange and Hoxton Park Road. It operates along
Flynn Avenue, adjacent to the site,

220  The DCP identifies further potential bus routes to serve the northern part of
Middleton Grange, as well as possible bus stop locations.

221 Roads within the area, including adjacent to the site, will include pedestrian
footpaths once they are upgraded. The DCP nominates bicycle routes and shared
pedestrian/cycle paths, including aleng Flynn Avenue.

222 The site of the future town centre is therefore accessible by bus services, with
potential for improved services, as well as pedestrian and cycle facilities. The
opportunity exists to provide for buses through the town centre, using the

proposed new road network.

223 The proposed commercial, retail and residential on the site will therefore be
readily accessible by public transport, walking and cycling. The proposed
development would increase residential densities close to existing public transport

services,

2.24 To support accessibility by bicycles, appropriate bicycle parking, in accordance

with council's controls, should be provided.

2.25 The proposed development will therefore satisfy the objectives of NSW 2021, A
Plan for Growing Sydney and the NSW Long Term Transport Master Plan policy

package as follows:
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226

o enabling residents to readily access buses close to the site;

o providing an appropriate level of on-site parking, with reference to
appropriate council and RMS requirements, to encourage greater public

transport use and increase the proportion of trips by public transport;

o providing increased residential uses close to the hospital to reduce the need

for private car travel; and

o providing for an increase in the proportion of the population living within 30
minutes by public transport of a city or major centre in the metropolitan

area.

Parking Provision

Section 20 of Part | of the Liverpool Development Control Plan 2008 includes the

following car parking requirements:

o one space per one bedroom dwelling;
o |.5 spaces per two bedroom dwelling;

two spaces per dwelling with three or more bedrooms;

o

one space per four dwellings for visitors;

one space per 35m* LFA for child care centres in business zones;

o o o

one space per 25m’ LFA for medical centres;

o

one space per 35m’ for offices;

o

one space per 20m’ LFA for restaurants in business zones; and

o one space per 25m’ LFA for retail premises between |12,000m* and 30,000m’.
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2.27 By comparison, the RMS “Guide to Traffic Generating Developments” suggests
the following parking requirements:

o  one spaces per one bedroom apartment;

o |.2 spaces per two bedroom apartment;

o 1.5 spaces per three bedroom apartment;

o one space per five apartments for visitors;

o one space per four children for child care centres;

o four spaces per |00m* GFA for medical centres;

o one space per 40m’ for offices;

©  one space per three seats for restaurants; and

o 4.3 spaces per 100m’ for retail centres between 20,000m’ and 30,000m".

2.28 Appropriate car parking would be provided at the development application stage,

having regard to the above rates and the objective of reducing traffic generation.

2129 It would also be appropriate, given the mix of uses within the town centre and the
fact that the times of peak use will not coincide, to share parking between
relevant parts of the development. For example, restaurant and visitor parking

will be busier in the evening when many of the commercial uses will not be open.

Access, Internal Circulation and Layout

2.30 For access to the site and connectivity to and through the town centre, two new
north-south roads (road 3 and road 4) will be provided between Southern Cross

Avenue and Flynn Avenue, through the site.
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2.31 Another road, road 9, will connect to road 3 and run east, south of the primary
schoaol, before bending south to also connect with Flynn Avenue, Road 9 will use
part of the existing alignment of Hall Circuit, and will be realigned to intersect

Flynn Avenue at right angles.

232 The proposed locations and alignment of reads 3, 4 and 9 vary the DCP identified
road layout through the town centre. This is to provide a more arderly lot layout

and provide a more regular road pattern.

2.33 The intersection of Flynn Avenue with road 3 would be appropriately controlled
by traffic signals, with all turns permitted. The DCP identifies Flynn Avenue as a
“neighbourhood centre street”, with a 26.7 metre reserve, including four traffic
lanes, a two metre median, and 4.5 — 5 metre verges on each side. A right turn

bay would be provided in Flynn Avenue at the traffic signals.

2.34 Traffic signals at Flynn Avenue/road 3 would provide for pedestrian connectivity

between the town centre and areas to the south.

2.35 A right turn bay would also be appropriate in Flynn Avenue at its intersection with
road 4. Turns at the intersection between Flynn Avenue and road 4 would be left

infleft out, plus right turns from Flynn Avenue.

2.36 Road 3 would appropriately be provided in a similar configuration to the
“southern or northern connector streets” identified in the DCP. These streets
have 21.6 - 22.6 metre reserves, with four traffic lanes and 4 - 4.5 metre verges
on each side. Clear of intersections and access points, road 3 could provide on-
street parking. The opportunity exists to provide for buses through the town

centre, along road 3.
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2.37 A roundabout would be appropriate at the intersection of road 3 with Southern
Cross Avenue, subject to ensuring that appropriate pedestrian access is provided

across Southern Cross Avenue, between the town centre and areas to the north.

2.38 Road 4 would be appropriate as a “local access street type 2", with a 17.4 metre

reserve, 9.4 metre carriageway and four metre verges,

2.39 Road 9, connecting between road 3 and Flynn Aveune, would be appropriate as a
“local access street type 1", with a 15.2 metre reserve, 7.2 metre carriageway and
four metre verges. The intersection of road 9 with Flynn Avenue could be
controlled by a roundabout.

2.40 Bravo Avenue on the western side of the primary school and the eastern side of
the site, would connect between Southern Cross Avenue/Hall Circuit and road 9.

It would provide a |13 metre reserve, with a six metre carriageway and 3.5 metre

verges,

2.4| An east-west oriented town square would be appropriate through the centre of
the site, connecting areas of open space on the eastern and western sides of the
town centre. Appropriate pedestrian facilities should be included to connect
these areas, across roads 3 and 4.

2.42 Parking for the development would be provided within basement parking levels,
under the buildings. Access points to parking and loading areas would be
appropriately provided from roads 3 and 4, and potentially from Bravo Avenue.
Access to mixed use development on the south-eastern part of the site would be

appropriately provided from road 9.
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2.43 Within parking areas, parking space dimensions, aisle widths, ramp grades,
transitions, column locations, height clearances and service vehicle areas would be
provided in accordance with the Australian Standard for Parking Facilities (Part |:
Off-street car parking and Part 2: Off-street commercial vehicle facilities), AS
2890.1:2004 and AS 2890.2 — 2002,

Traffic Generation

2.44 Traffic generated by the proposed development would have its greatest effects
during weekday afternoon and Saturday lunchtime peak periods when it combines

with other traffic on the surrounding road network.

2.45 Surveys undertaken by RMS include the following traffic generation rates for

development:

o 0.15 vehicles per hour per apartment for high density residential apartments

in town centres;

o 1.2 wvehicles per hour per 100m’ for commercial uses during weekday

afternoons;

o 4.6 and 6.1 vehicles per hour per 100m* for centres greater than 30,000m*
on weekday afternoons and Saturdays respectively;

o 0.7 = 0.8 vehicles per hour per child for child care centres during weekday

afternoons;

o five vehicles per hour per 100m? for restaurants;
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o three vehicles per hour per 100m® for gymnasia in town centres during

evening peak hours;

o B.8 vehicles per hour per 100m* for medical centres.

246 Given the mix of uses (which reduces traffic generation rates, as people visit more
than one facility on one trip), and the residential development proposed in the
town centre (which reduces traffic generation as people already living in the
centre would not need to drive), traffic generation of the scale of development
envisaged could be some 1,200 to 1,500 vehicles per hour two-way during
weekday afternoon and Saturday peak hours,

2.47 The measures identified (new road network through the town centre, traffic
signals at Flynn Avenue/road 3 and roundabouts at Southern Cross Avenue/road 3
and Flynn Avenue/road 9, intersection treatment at Flynn Avenue/road 4) should
be able to cater for this traffic, as well as traffic from other future development in
Middleton Grange. The effects of the additional development traffic would be
assessed at the development application stage, following traffic counts and

analysis.

Summary

248  In summary, the main points relating to the transport aspects of the planning

proposal for the Middleton Grange town centre are as follows:

i) the development would provide for some 37,000m’ retail, commercial,

restaurants and other mixed uses plus some 900 residential apartments;
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iy  the development would provide the new town centre in Middleton Grange.
The planning proposal seeks to amend the zoning and DCP controls to
‘square up' the centre, provide a more orderly lot layout and regular road

patterm;

i) the development would provide services and facilities for the surrounding

area, reducing the need for residents to travel further afield;

iv)  the development would increase residential densities close to existing public
transport services. The proposed road network provides an opportunity to

provide for buses to and through the town centre;

V) the proposed development is consistent with government objectives to

reduce private car travel and encourage public transport use;

vi)  appropriate on-site parking for cars and bicycles would be provided,
consistent with reduced parking provision in town centres with public

transport access;

viij  appropriate provision for pedestrian access to and through the town centre
will be included;

viii)  road widths and cross sections will be provided in accordance with the

principles identified in the DCP for Middleton Grange;

ix})  access, internal circulation and layout would be provided in accordance with

Australian Standards;
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) the town centre development would have the potential to generate some
1,200 to 1,500 vehicles per hour two-way during peak periods on weekday
afternoons and Saturdays;

xi})  appropriate intersection controls will be provided along Flynn Avenue and
Southern Cross Avenue, including traffic signals at Flynn Avenue/road 3 and
roundabouts at Flynn Avenue/road 9 and Southern Cross Avenuefroad 3. A
right turn bay would be provided on Flynn Avenue for turns into road 4;

xii)  these road works should be able to cater for the development traffic, plus

traffic from other future development in Middleton Grange; and

xiii)  the effects of the additional development traffic would be assessed at the

development application stage, following traffic counts and analysis.



1945
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1

Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

9837 - Middleton Grange

0 e Thamas
' "‘:“ _Er Haseall
L

& % A1

-

i

o [
Q'S”‘lltu : i

B,

NN 216§

" Sn i
.l.-'-.?.’mjll' f
e g

EL
Pyt PO S e

Location Plan

Caolston Budd Hunt & Kafes Piy Lid

DRAWT BY CBHE Pry Li2_ s Raf: 8837 10 Juna 2015

Figure 1



1946
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

D BAPP \

Appendix D — Revised DCP Plans



1947
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

=Y
A
.:“‘m‘- F‘ )
- ¥ L)
& L\ }
fonat \
_J“"ﬂu‘ 4
s %
- w
i }
! i
H 4
¥ W
h.“"""% %
- . A
B e L
: \
i t
; Y
: i
H A
: %
L] LY
§ %
i )
: \
1
;
: N
£, Y
. w
: i
p /
Y I
.‘I‘
% Vi
'
!f

Figure 1: Land to which this Part applies



1948
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

T O (0T R A
¥ oeE ar

AT ERNT VDN

|

Wl =t ST e

B ACCEES BTREE TTWPE D 10 -178m

B o AR STPSET TYPE | M

LSS i R AT Wil 2 1y

[ e e TR STRRET

TR CEHYHE STHEET wiTh
AOENE STREET PRONTALE 31 dn

T IO CENTRE RTRRET WiTis AT
STREEY FRONTAGE 20 i

-\IICHH.IM"I\ COMAHCTTR SIREST ¥ den.
B v b P TREET (e
I 5=tk B SRRSO
) | ELE -
[ seomoen, PrcHEniaE BeisEkT i
VENTIEN ekiad DARET REETrA STRETIT 50 S
BT

—— RETIVE STHEET FRONTAGE

Figure 2: Street Design and Treatment



DPG 08

1949
Planning Proposal for Middleton Grange Town Centre
Attachment 1

Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

Podecitial Bus Rcule

Podecial Bus Stop

=== Misidleden Gimnge Locakty Boundary

Figure 5: Bus Routes and Bus Stops



1950
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

Cyele pall iy opan Spacs of pak
= pdye slresl

== Cychs lane on mad

== COMHmon Pee aiong neghbourood |
- BT T T

—— Maktioion Granga Lacaity Biundery

Figure 6: Cycle Paths



1951
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

tamnt |nghostiemon Confectus Snush Bowe
s Fracms Raywoodll ‘Canst Agh’
= = = Trigtanious Lsuring Waer Gur

S o ooy Dodley. T TTE———T |

Figure 7: Street Trees



DPG 08

1952
Planning Proposal for Middleton Grange Town Centre
Attachment 1

Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

e
Ly
5 ,r: ‘.‘
- 4 "‘; ; t
‘ %
’t"* “*‘".#. ‘:
'.‘ E
e )
- ‘l
* ]
i"‘ .'l
[
E %
: 5
L N i - ."
g "
rl. LR L -'-J k‘
K
H =‘
. *
E %
| 5
# s
| LY
H "'
: %
| %
fea |
R
| %
l" ﬁ.
.
i H
H J‘..
r %
¥ -
'.'n.‘, ‘3
E '4
h,‘ ;.
% “.
"‘ “‘
| L
s, :
By, P ;
u"hl.!.r#*l“lh‘l’ !
S
Taw Tl‘-‘m

Figure B: Active Sireet Frontages



1953

Planning Proposal for Middleton Grange Town Centre
Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study

(submitted 26 November 2015)

DPG 08
Attachment 1

L= : e _‘—--_-; S
.00 0,60
potential cafie pliEnting
e ase |7 am | 6.00 | ae
1 |
2010
roddl pesarve
Typical Town Centre Edge
Street with Active Frontage
a3 &
i :
5; g

Y

bAl) |-

180 | 1.80 A.00 .ME 3.70 | focipath shared
pabential cafe g planting Ling with potential
Tone lmﬂﬁ l zonE [ cale zons
470 ¥ 6,00 ¥ 6,00 . 470 .
CArmageway
21,40
road resenve
Town Centre Street with Active Frontages
| |
i ]
ﬁl e AN w14 i R - T 2 e :‘é
B k]
| ﬂ o '
P e i
1,00 1,00 1 11,00
potential cafe A St ot mr;'g’l‘ potential cate
zone Z0ne o0 zong
. 400 J1. 470 ]. 470 !. 4,00 :
H-ITW
17.40
road resere

Local Access Street Type 1 with Active

Street Frontages



1954
DPG 08 Planning Proposal for Middleton Grange Town Centre
Attachment 1 Middleton Grange Town Centre Concept Plan, Economic Impact Assessment, and Traffic Study
(submitted 26 November 2015)

L)
1.20
060,y 250 L 140 1 0,60
450 6,00 _L 500 ».! 55 L
2010
o resere
Road Number 1, 2 & 11

Lot Boundary




	Resolution Middleton Grange Town Centre
	Middleton Grange TC

