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Planning Proposal ~ Hoxton Park - Automotive Holdings Group - NSW

1 Executive Summary

The purpose of this report is lo support a request to Liverpool City Council {0 rezone land at
Hoxton Park by amending Liverpool Local Environmental Plan 2008 (LEP 2008) to permit the
development of the land for motor vehicle sales or hire premises, including administration
centre, vehicle service centre and vehicle storage. This request is in conlext of the current
zoning of the land, which is zoned Part IN2 -~ Light Industrial {front section) and Part IN3 -
Heavy Industrial (rear section) under the provisions of LEP 2008, This report has been prepared
in respect of instructions from Automotive Holdings Group ~ NSW regarding the subject land.

It brief, this report seeks an amendment to Liverpool LEP 2008 to reflect future development
aspirations to develop the land generally for the purposes relating to the motor vehicle
industry. It is not intended to ‘rezone’ the land, but to include the land in Schedule 1 -
Additional Permitted Uses to permit the proposal. Importantly, some of the functions on the
subject site are industrial velated, including the servicing of motor vehicles and vehicle storage.
Motor vehicle sales or hire premises {motor showroom) is not permissible in the zone. Hence
the request before Council. Refer to concept plan at Annexuore A for defails of proposal.

The intention of the planning proposal is to allow the land to be developed in a form or mannor
compatible with the sile’s context and that within the immediate area. This would also in our
view be consistent with the general thrust and direction of Council’s overarching stralegic
vision as articulated in the Liverpool Industrial Lands Strategy and other similar Strategy
documents, which will be addressed in this Planning Proposal.

The repoet is in four parts in accordance with the Department of Planning’s Guidelines for
preparing Planning Proposals. These are as foliows:

Part 1 - Objectives or Intended Outcomes ~ Section 3,
[art 2 - Explanation of Provisions - Section 4,
Part 3 ~ Juslification - Section 5.

Section A - Need for the planning proposal.

Section B - Relationship {o stralegic planning framework,
Section C - Environmental, social and economic impact.
Section ) - State and Commonwealth interests.

Part 4 ~ Community Consuilation - Section &,

These Guidelines will be addressed below under the various headings. This report confirms
that the development will provide a number of benefits for the LGA, including significant
employment opportunities, with some 100 + on-site employees, not including service providers
such as spave parts, stationary suppliers. Local businesses will also benefit such as nearby food

premises.

This report is the initial planning proposal report to be submitted to Council to enable Council
to formally resolve to proceed with the rezoning of the land in accordance with the
requirements of the EP& A Act. 1t is considered that given the nature of the Flanning Proposal
request that the preparation of a Local Environmental Study is not justified or necessary,

£33
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2 Subject Lands and Context

The subject land is described as Lot 5 in DP 1036695 No 402 Hoxton Park Road, Hoxton Park.
Legal access to the site is from Hoxton Park Road, via a service road and from Dampier Place at
the rear. The aerial photograph at Figure 1 shows the context of the site to adjoining properties.
The subject property is located within the Prestons Industrial Estate. The Estate covers an
extensive area and generally bounded by Hoxton Park Road, Kurrajong Road, Cabramatta
Creek and Wonga Road. The industrial estate has ‘boomed’ since the construction of the
Westlink M7, with a number of transport related industries locating within the estate.

To the north of the subject site is Miller Park, with Miller College/ TAFE located to the west on
the corner of Banks Road. Immediately adjoining the site to the west is the Liverpool Catholic
Club, which includes the Mecure Hotel. To the east are a number of factory complexes,
including factory units and warehouses. Bulky goods retail outlets are located further to the
east in the area of Lyn Parade, including Bunnings. To the south are further industrial
complexes. Hoxton Park Road is also part of the Parramatta - Liverpool Transitway.

FIGURE 1 = LOCATION OF SUBJECT SITE - AERIAL PHOTO

i

(Source: Near aps)

In terms of services, the subject property has all utility services available. Refer to the report at
Annexure C.
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In terms of roads, Foxton Park Road is a regional road with generally two travelling lanes,
including the Parramatta Liverpoot Transitway within the central median strip. Hoxton Park
Road [ml\s Liverpool with Parramatta to the north, Whilst the Westlink M7 is the major arterial
road linking with the M5 Motorway and the M4 Motorway with other parts of the Sydney

Metropolitan Area.

3 Part 1 - Statement of Objectives or Intended Outcomes
The stated objectives or intended oulcomes are as follows:

To cnable He duw.fnpma it of No 402 Lot 5 i DP 1036695 Hoxton Park Road, Hoxton Park for vehicle
sales or hire premises, inchuding the servicing of neotor vehicles, sale of spare parts, molor vehicle storage

atd assacinted offices,

As shown on “Flood planning area map - sheet FLD-010," of the LLEP, “The site is flood affected
and the development should comply with the provisions of Part I 1, Clause 9 of Liverpool
Development Control Plan 2008 regarding the flooding risk.”

As such the subject site is within the Georges River Floodplain. From Section 9.2 of Clause 9 of
Part 1.1 of the Liverpoot DCP, the subject site is in the “Low Flood Risk” category - above the
AEP 1% Hood fevel but within the extent of the PMF event, From Section 9.3, the land use risk
category is “Commercial or Industrial.” From Tables 4 and 8 of Clause 9 of Part 1.1 of the
L 1vetpool DCP, the critical factor for (looding in relalion to this dweiopmenl is confirmation that

floor levels are above “the 1% AEP flood level pius 500mm frechoard.”

Council has advised that the site is located in a Low Flood Risk Area and is not affected by the
1% ARP flood. Hence no filling is required to achieve flood immunity. The existing grading
arrangement will generally e maintained. Details of any earthworks required will be provided
as part of the Construction Certificate application.

Fowever, this is not an impediment to development, as Council can set flood levels for futwre
buildings on the sile as parl of the development application process. Car parking however, may

be below the flood level,

4 Part 2 - Explanation of Provisions

4.1 LEP PROVISIONS FOR SUBJECT LAND

It is proposed by this submission to maintain the existing zoning of the Jand, being IN2 - Light
Industrial and IN3 - Heavy Incustrial by amending Schedule T relating to the subject property
in the following manner.

Use of certain land at Lot 5 in DP 1036695 No 402 Hoxton Park Road, Hoxton Park

(1) 'This clause applies to land at No 402 Lot 5 DP 1036695 Hoxton Park Road, Hoxton Park.
{(2)  Development for the purpose of vehicle sales or hire premises, including the servicing of
molor vehicles, sale of spare parts, molor vehicle slorage and associaled offices ancillary
to the use of the land.

i
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5 Part 3 - Justification

5.1 PROPOSED ZONING

As staled above, the current zoning does not reflect the aspirations of the owners to redevelop
the fand for vehicle sales or hire premises on the land, The proposed zoning, as slated above,
basically would ensure thal there was additional development potential for the land, other than
that permitted by the current zoning for industrial related purposes, particularly given the
strategic location of the land and the adjoining Catholic Club complex. The proposed motor
showroom provides a good transition between the industrial developments to the east and the
Club complex. Indeed, the built form architectural treatnents of the showrooms are maore
complimentary to the hotel than industrial buildings (refer to Annexure A for concept plans}.

It should also be noted that the company operates a number of motor showrooms along the
Hume Highway at Liverpool. These franchises are spread over a number of properties with
limited potential for expansion, as they have a boundary with residential development. The
company needs a large site to consolidate the number of franchises into one property and there
is no opportunity along the Hume Highway to facilitate such a large undertaking,
Additionally, the company is under pressure to operale longer hours, especially with service
paris, as this canitot occur without impacting on adjoining residential properties. It is unlikely
that an application to operate outside normal sleep disturbance times, i.e, before 6.00am would
receive favourable consideration from Council and is likely that any application would result in
comptaints from adjoining residential neighbours.

The Hoxton Park Road site offers a number of opportunities to consolidate the franchises onto
one site, This provides a greater range of product for customers on one site rather than drive to
several sites. It is also a large site that aflows for the company to provide car storage, servicing,
spare parts and motor vehicle display on one site. There is no impact on adjoining properties,
particularly residential properties in terms of noise impacts. And by developing on one sile,
there are obviously economies of scale and a reduction in vehicle trips made by customers and
reduces transport vehicles on the local road system, thereby reducing pollution and other

environmenlal impacts.

5.2 SECTION A ~ NEED FOR THE PLANNING PROPOSAL
5.2.1 1S THE PLANNING PROPOSAL A RESULT OF ANY STRATEGIC STUDY OR REPORT

The subject land has been the subject of a number of strategic studies undertaken for Liverpool
City Council, which are addressed below. In terms of more site~specific studies, a traffic impact
assessment and service strategy reports have been undertaken by Lambert & Rehbein (refer to
Annexures C & D for details and addressed belaw).

5211 TRAFFIC IMPACT ASSESSMENT

Lambert & Rehbein has undertaken a traffic impact assessment of the proposed development
on the local road system having regard to the likely traffic generated by the proposed
development when operational in 2012, The assessment in sunwnary states that:

“Tins report has been prepared to assess Hie potential traffic impacts of the propesed motor showraom on
the surronniding read nefwoork, for the use of a rezoidug application.
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The site access arrangements for staff, customers and service velicles is considered appropriate for the
proposed developiment. Somie sigiage aimd line warking is recotmmended at Hie nete driveway crossovers,
with tiis being Jurther investigated at the development application stage of the project.

The site layeut, incliuding car park provision, car park geomelry, service velicle wmanoenwring and
leading bays, as well as sigiage and line marking is recontniended to be revizwed at the defail design
stage of the project.

The site is considered to be located within a close proximity of public transport facilities, including the
Parramatta Liverpool T-way. The high leoel of accessibility to frequent services suggests that a ligher
proportion of trips to / from the site will be wndertaker by public transport. A higher mode share of
public transport subsequently results i a lower on site car parking demand and a lower voluine of
private vehicle trips fo / from the site,

The impact of the propesed mator showroont has beent assessed, in detail, within His report, incleding
detailed intersection analysis of the key intersection survatnding the site for the opening year mind He ten
yenr design lorizan., This assessment clearly identified that the additionad movenients i e PM peak
hour, generated by e proposed developnrent, will have a negligible fpact on the operational
performmice of the Hoxton Park Road / Jondja Romd, joadja Road / edda Road and Jedda Road / Weld
Steeet intersections. No changes to the surronnding ley infersections are considered warranted as a
vesull of Hie additional trips forecast fo be generaled by the proposed inotor showroont.

No traffic and transport engineering watfers have beeir identified that showdd prechude approval of the
proposed wolor showeroom developutent al 402 Hoxton Fark Road, Presions,

52.1.2 SERVICES STRATEGY

In terms of servives, the Lamberl & Rehbain report has addresses the engineering services teat
will be required Lo service the proposed development,

Proposed Stormwater Drainage

Generally the proposed development will involve the construction of a number of internal
piped drainage systems to caler for runoff from the proposed buildings and hardstand areas.
This drainage system will be designed to caler for a 10 year ARI evenl in accordance with
Liverpool City Council’s [Handbook for Drainage Design.

The proposed development will generalty maintain the existing catchments with the rear two
thirds of the site ultbmately draining to the 1500 x 1200mm RCBC in Dampier Place via the
extension of the existing 600mum and twin 730mm pipes and the front third of the site draining
to the existing 375mm diameter pipe in the service road via new conneclions to the existing
gully pits.

Based on preliminary calculations, these existing piped systeins have sufficient capacity to cater

for the stormwater drainage from the proposed development. Full calenlations of the proposed
stormwater discharge method will be provided at Construction Certificate Application Stage.

The Conceptual Stormwater Connection Plan 510019-SK0T attached in Appendix B details the
proposed drainage connection points for the development.
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On-site Detention

The proposed development will not alter any catchment areas however it will increase the
impervious area of the site and hence the runoff currently discharging from the site. However
based on preliminary calculations and discussions with Council Officers the existing drainage
system has been designed to cater for the full development of this site. On that basis, it is
considered that on-site detention is not required.

All other services are readily available to the site and can be augmented.

5.2.2 15 THE PLANNING PROPOSAL THE BEST MEANS OF ACHIEVING THE OBJECTIVES OR
INTENDEE QUTCOMES, OR IS THERE A BETTER WAY?

Yes. The current zoning permits a range of industrial landuses applicable to the zoning of the
land, noting that the Jand has two zonings. The proposal does not change the industrial zoning
of the land, but permits additional landuses. A review of recent LEDPs gazetted under the new
Standard Template has revealed that the following Councils permit vehicle sales or hire
premises within INT and IN2 zones. These Councils only have the two zones and in some cases

one of the zones.

o Aubury 2010;

o Camden 2010;

e Greater Taree 2010;
o Lane Cove 2009;

o Muswelibroak 2009;
o Nambucca 2010;

o Temora 2010;

e Upper Lachlan 2010,

it is clear that the Standard Template has been amended to allow vehicle sales and hire
premises within these zones. It is noted that the IN2 zone allies to the front of the subject
property, which is the location of the proposed showroom. The other landuses proposed, i.e.
warkshop and vehicle storage are permissible in both zones. The office component would be
considered to be ancillary, but the request is Lo include this component as a permissible use
provided such is ancillary to the use of the land permitted by Schedule T,

The planning proposal is the best means of achieving the objectives as the approach is site
specilic, which is the intention of the propusal. The proposal is best achieved by inclusion in
Schedute T of Liverpood LEI 2008 additional uses specific to this site.

5.2.3 I8 THERE A NET COMMUNITY BENEFIT?

The net community benefits are clearly the development of the site for the proposed use, The
proposal results in increased local activity through the development cycle as local builders will
be used o canstruct the development (shorl-term employment) and the end development will
provide cmployment opportunities for a diverse of skills (100 + on-site employees -~ with a
substantial number of persons providing services and goods Lo the site - spare parls, etc).

There are also a number of off-site benefits in termis of services such as provision of food for
employees and in this regard, local food premises ave likely to benefit from increased customer
trade.
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‘The nearby Liverpool Catholic Club and Mecure Hotel are aiso likely to benefit from corporate

functions and accommodation for intrastate and interstate visitors, given that the office
accommodation will be the ‘corporate head office’ for the future tenant. There is also a benefit

to customers in that the proposal will provide for four car dealerships in one location rather
than at several locations.

In addition, the future tenant has several car storage holdings yards within the Liverpool LGA.
The provision of one holding yard will reduce the amount of ‘double-handling’ of vehicles
from holding vard to showrooms, This reduces the amount of vehicle carrying traffic on other
local road systems and pollution.

This is consistent with a number of Strategies discussed below.

5.3 SECTION B ~ RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK

5,3.1 ISTHE PLANNING PROPOSAL CONSISTENT WITH THE QBJECTIVES AND ACTIONS
CONTAINED WITHIN THE APPLICABLE REGIONAL OR SUB-REGIONAL STRATEGY?

As stated above, the subject land is within the [oxton Park/Prestons Industrial Estate and
within the established suburh of Foxton Park. Hoxton Park and suburbs to the west are part of
the Urban Release Areas of Liverpool and have been identified for a number of years for urban
release purposes. Currently these lands are being subdivided for residential and other
purpases. Hoxton Park Road (o the wost of the sile is currently being upgraded as part of
development occurring in the area.

5.5.1.1 METROPOLITAN STRATEGY

“The Metropolifan Stralegy seeks fo skralegically locate eployment, ensure good manngenent of
existing land reseuirces, ensure there is sufficient supply of suilable conmeercial siles and chployiment
Tnds and efficiently whilising existing infiastruchire”,

The Metropolitan Strategy was broadly developed to facilitale and manage growth and
development in the Sydney Metropolitan Region in anticipation of an increased population and
demographic changes over the next 25 years. The Slralegy highlights the importance of
increasing the number of jobs located in Western Sydney through the provision of zoned land
in western Sydney localities with high quality transport access (including the orbital motorway
Md/M3/N7  petwork and  the Parramatta to Liverpool Transitway) for Dbusiness,
manufacturing, warehousing and transporl activities.

It also notes that a predicted increase in Sydney in transport, storage and fogistics employment
opportunities related to the assembly and distribution of goods, particularly in ‘outer areas of
the city” will require an anlicipated 7,500 hectares of industrial land for these purposes.

Three of the Strategy’s five aims designed to creale a move sustainable Sydney require the
sufficient availability of land for industrial and employment development whicl is accessible to

residential areas. These aims are:

t. Enhance Liveability - through a range of housing that is close to services,

2. Strengthening economic competitiveness - by increasing the city and region's
competitiveness and global markets, leading to benefits spread across the city.

Ensure fairess - by providing housing, jobs and services that are close to whese people

S_O

live.
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The subject proposal will create short-term jobs during the construction phase and fong-term
jobs (120) within the local area duving on-going operation. This is consistent with the
Melropolitan Strategy decument for creating small busitess employment opportunities. The
focus on employment is at the centre of the Strategy and is shown on Figure 3 below.

5312 DRAFY SOUTH WEST SUB-REGIONAL STRATEGY

Subregional planning is an important aspect of the planning and implementation of the 2005
Metropolitan Strategy, City of Cities: A Plan for Syduey’s Future. The metropolitan area is too
large and complex lo resolve all the planning aims and directions down to a detailed local level
through one Metropolitan Strategy. Therefore a need for more detailed subregional strategies.

Subiregional planning is an intermediate step in translating the Metropolitan Strategy to a ocal
level, and recognises that some issues extend beyond local government boundaries and require
a ‘subregional’ approach. The draft Subregional Strategies act as a broad framework for the
long term development of the area, guiding government investment and linking local and state
planning issues.

The aims of the subregional planning are:

w  To provide a forum for councils to allocate the focal distribution of housing and
employment capacily targets based on the principles of the Metropolitan Strategy, and
to work together on complementary future directions especially in centres crossing LGA
boundaries,

n To provide for balanced growth among LGAs to build upon regional sirengths and
bolster opportunities,

= Toidentify the future role of Strategic Centres and Corridors, as well as Towns, Villages
and Neighbourhood Centres in relation to the overall metropofitan slracture,

s To forus coordinated State agency invelvement and asset management with respect to
Strategic Centres and corridors including providing a basis for the prioritisation of
investment,

= Lo agsist planning for regional facilities, within and between subregions.

The Strategy has several areas of matters for consideration in locai planning matters; namely:

o Heonomy and Employment

e Centres and Corridors

o Housing

o Transport

s FEnvironment, Heritage and Resources
o JParks, Public Places and culture

o Implementation and Governance

The subject document does not specifically identify the subject fand; however, Liverpool is
identified as a centee for employment (vefer to Figure 3 below). The subject land is on the [ringe
of the Liverpool CBD and located within the industrial estate. This centre is defined as a
regional cenire within Council’s Retail/Commercial Hierarchy and is discussed below in
section 5.3.2.2. However, the subject land provides opportunities to be consislent with a
nimber of the above strategies in terms of economy and employment. Therefore the planning
proposal is consistent with this Draft Strategy document.
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FIGURE 3 - IDENTIFICATION OF LAND WITH STRATEGY
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5.3.1.3 SOUTH WEST SYDNEY EMPLOYMENT LANDS STRATEGY 2003

The South-West Sydney Employment Lands Strategy (2003) was prepared by Hill PDA for
Liverpool, Campbelltown and Camden Councils to identify, release, rezone and develop
employment lands, including the associated infrastructure, in response to the anticipated
increase in demand for this employment lands over the next 25 years.

The Strategy oullines a number of crileria for the selection and nomination of appropriate
employment lands in the Liverpool, Campbelltown and Camden LGAs, including:

¥ Availability of the land;

*  Size of land holdings;

= Physical characteristics (topography, drainage etc.);

s Infrastructure (main roads, location to urban areas etc.);

o Accessibility (to major transport infrastructure);

s Location (including accessibility butalso buffering from residential areas); and -

= Synergy to other land uses (such as links to a university, hospital or major commercial
or recreational uses.

The Strategy notes that an increasing trend is occurring whereby greater flexibility in location
choice is required, in part due to organisations requiring larger sites for consolidation of
previously fragmented activities. It also notes that purpose-built facilities at well-located nodal
points in suburban locations are increasingly sought after by organisations due to their benefits
of agglomeration, corporate prestige, amenity, proximily to labour and cost-effectiveness. The
Strategy also noted that decisions relating to future employment locations could be influenced

by factors such as:

"
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s On-going loss of employment land in inner-middie ring suburbs;

s Recognition of business park development locations by the market;

s Construction of the Western Sydney Orbital route centributing to improved
accessibility;

s Potential availability of farge sites;

s An apparent trend to leasing land, which may deter operations seeking ownership; and

= There have also been a number of involvements in the area that have been established.

The proposed development will assist in providing more jol opportunities for the local area on
the fringe of the release areas defined above.

As stated elsewhere in this submission, the future tenant operates at several Tocations within
the Liverpool LGA and the subject land provides the opportunity to consolidate these
operations onto one site, due to corporate image, economies of scale and other economic and
environmental benefits that arise front a singular site. This is consistent with the above in terms

of a large site close to the labour force macket,

5314 EMPLOYMENT EANDS FOR SYDNEY ACTION PLAN 2007

This Action Plan details a range of initiatives which the NSW Government is pursuing to
advance planning of employment tands. These are summarised under five key areas of activity:

1. Establish an Employment Lands Development Program fo maintain the balance
between demand and supply of employment land.

The NSW Government will eslablish the Employment Land Development Program (ELDP) (o
monilor provision of employment lands across metropolitan Sydney. This will depict existing
and potential stocks of employment land, idenlify future land requirements and provide
information on land availability, servicing, take-up and vacancy rates. It will be underpinned
by sophisticated GIS systems and will inform an Annual Report to the NSW Governiment.

2 Release more Greenfield land to overcome a shortage of supply.

e

The ELDP will inform subsequent release and servicing of more greenfiekd employment lands
in Sydney lo provide for a range of additional jobs, matching residential and workforce growth,
and improve Sydney's employment lands competitiveness. Regional Stralegies have also
identified planned and feture investigation employntent lands.

3, Develop new policy initiatives to encourage the regeneration of brownfield sites to
support new investment and employment opportunities.

The NSW Government will develop new initiatives and parinerships for protecting and
renewing brownfield employment lands. These include:

a  identification of shrategic employment lands as part of subregional strategies;

= designating economic renewal investigation areas;

v strengthening the role of Landcom in regenerating underutilised employment lands;
and

s strategic application of industry network programs and planning seform funds to
revitalise employment lands.

12
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4, Employ.more efficient processes for zoning and developing employment lands.

The NSW Government recognises the benefits to business competitiveness of streamlining the
planning process and cutting red tape. Qur series of initiatives include:

s committing to develop a State Environmental Planning Policy (SEPT) to identify and
provide the development [ramework for employment lands across the Stale.

a  using the Major Projects SEPP for determining land sites and/or infrastructure;

= appiication of the Standard Instrument to aid councils in zoning existing and potential
future employment lands;

a  identifying, through subregional strategies, strategically important employment fands;
and

s reviewing existing regulation for industry.

5. Improve coordination between State Departments and Agencies, councils and industry
to improve economic development opportunities associated with employment lands

policy.

The NSW Govenment will build upon the work of the Employment Lands Task Force threugh
the establishment of an ongoing advisory body, the Employment Lands Ministerial Advisory
Committee, comprising industry and government representatives. This commitice will inform
and review the work of the ELDP and wiil establish links with other NSW Government
initiatives, such as the Stike lufrastructure Strategy, lnovation: Strategy and the NSW Skills
Council.

According lo the Action Plan employment lands are expected to accommodate 125,000 of
Sydney’s 500,000 new jobs over the next 25 years, bringing the tolal number of jobs in
employment lands to 575,000 by 2031, Accommodaling this job growth would require
identification, zoning and development of up to 7500ha of new employment lands for
industrial purposes, in addition to the existing 14,790ha of zoned employment land identified

in the Melropalitan Strategy.

Importantly, the largest concentration of these jobs is to be located close to the Qrbital
Motorway Network which passes through several existing or potential industrial lands in
Liverpool.

The planning proposal is consistent with this Action Plan in that it provides various
employment opportunities for different skill fevels. As stated above, 120 persons will be
employed on-site and (his is a significant number of persons for this site. It is not proposed to
change the zoning of the land, which effectively remove the ‘employment or ind ustrial zoning’,
but to schedule the land to permit a range of fanduses, which have an industrial base. More
importantly, the subject estate has been identified within this Action Plan. Refer to Figure 4
below,
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5.3.1.5 REGIONAL POLICIES AND STRATEGIES

A number of regional policies and strategies have been developed, particularly focussing on the
employment and industrial development of the south west sector of Sydney, and the region
known as “MACROC” (or Macarthur Regional Organisation of Councils). MACROC comprises
Liverpool, Liverpool and Wollondilly LGAs (the Outer South Western Sydney accommodating
approximately 240,000 people).

[n this regard the subject land is located on the fringe of Urban Release Areas and close to
employment workforce. Employment opportunities for future residents of these areas are
essential to meet the objectives of the above Policies.

5.3.1.6 GREATER WESTERN SYDNEY REGIONAL ECONOMIC PROFILE 2006-

The Greater Western Sydney Regional Economic Profile provides a comprehensive coverage
and analysis of economic and business conditions for Greater Western Sydney, concluding that
Greater Western Sydney offers a compelilive business environment and is the largest

manufacturing region in Australia. The proposal is consistent with this document by providing
employment opportunities.

5.3.2 1S THE PLANNING PROPOSAL CONSISTENT WITH LOCAL COUNCIL'S COMMUNITY
STRATEGIC PLAN, OR OTHER LOCAL STRATEGIC PLAN?

5.3.2.1 LIVERPOOL COUNCIL INDUSTRIAL LAND STRATEGY

This strategy aims to guide the idenlification, release, rezoning and development of
employment lands in the Liverpool Local Government Area (LGA) over the next 25 years.

14
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The Stategy incorporates and considers thiee strategic documents, being the South-West
Employment Lands Strategy (2003), MACROC Industrial Lands Report (2006) and Employment
Lands for Sydney Action Plan (2007).

The strategy is also prepared in the context of considerable ongoing population growth and
change in Liverpool, with the population forecasted to increase from its cu reént 177,000 persons
(o an estimated 313,800 by 2031, Liverpool has been identified as a ‘regional city’ in the NSW
Government's Metropolitan Strategy for Sydney. As such, the results arising from this study
will infiuence and shape indusiiial land and nodes in Liverpool into such a role. The
Metropolitan Strategy also pinpoints that Liverpool will benefit from the establishment of new
economic corridors, brought about by recent major road infrastructure such as the M3 and M7,
which are seen as playing a critical role in the development of industry in Western Sydney. The
subject land is located within this transport corridor and therefore is ideally sibuated for
transport related uses on the site,

5322 LIVERPOOL CITY ~ RETAIL CENTRES HIERARCHY REVIEW

This review was prepared by Leyshon Consulting Pty Ltd in 2006 on behalf of Council and
reviewed the retail centres hierarchy and provided advice on a range of planning issues
associated with retail centres. The review was retail based and provided discussion on the
impact of population growth, the need for retail floor space, the tmpact from existing and
future retail centres and existing and future centres outside the Liverpool LGA. The review also
considered the need for and location of bulky goods retailing outiets and the appropriate
zoning for this landuse. The issue of motor showrooms was not addressed in this review. As
the proposal does not rezone the fand Tor bigher retail uses, it is considered that the proposal is

not inconsistent with this document,

5.3.3 IS THEPLANNING PROPOSAL CONSISTENT WITH APPLICABLE STATE ENVIRONMENTAL
PLANNING POLICIES?T

The following State Environmental Planning Policy (SEPP) applies to the planning proposal:

o State Lnvironmental Planning Policy (Infrastructure) 2007; and
o Slale Environmental Planning Policy 53 - Remediation of Land.

53.3.1 STATE ENVIRONMENTAL PLANNING POLICY (INFRASTR UCTURE) 2007

SEPP (Infrastructure) 2007 rationalises consultation required in relation to traffic generating
developments. The proposal may be one that requires referral to the RTA for consideration if
acvess to Foxton Pask Read is proposed.

5.3.3.2 STATE ENVIRONMENTAL PLANNING POLICY NO 55 ~ REMEDIATION OF LAND

Due to the nature of former land uses on the site, the proposed development is subject to the
provisions of SEPP 53 - Remediation of Land. Specifically the Policy provides under Clause
7(1} that development consent must not be granted by Council unless:

(@) It has considered whether the land is contaminated, and

(by  If the land is contaminated, it is satisfiecd that the land is suitable in its contaminated
stale (or will be suitable, after remediation) for the purpose for which the
development is proposed to be carried out, and
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(¢} If the land requires remediation to be suitable for the purpose for which the
development is proposed to be carried oul, it is satisfied that the land wilt be
remediated before the land is used for that purpose.

In accordance with Council’s policy and SEPP 55 a contamination report may be required given
the current market gardening (olive orchard). However, this is a matter for Council to
determine given that the land will essentially be hardpaved and used for industrial purposes.

The following Regional Environmental Plans apply to the planning proposal” -

5.3.34 GREATER MIETROPOLITAN REGIONAL ENVIRONMENTAL PLAN NO 2 - GEORGES
RIVER CATCHMENT

This Plan aims to protect the water quality of the Georges River and its tributaries and the
environment of the whole calchment. These central objectives are to be achieved through
coordinated land use planning and deveiopment control. The specific aims and objectives are
as follows:

(a) to preserve and protect and to encourage the restoration or rehabilitation of regionally
significant sensitive natural environments such as wetlands (including mangroves,
saltmarsh and seagrass areas), bushland and open space corridors within the
Catchment, Dy idenlifying environmenlally sensitive areas and providing for
appropriate fand use planning and development controls,

(b)  to preserve, enhance and protect the freshwater and estuarine ecosystems within the
Catchment by providing appropriate development,

(¢} toensure that development achieves the environmental objectives for the Calchment,

() o identify land uses In the Catchment which have the potential to impact adversely
on the water quality and river flows in the Georges River and its iributaries and to
provide appropriate planning controls aimed at reducing adverse impacts on the
water quality and river flows,

{®) to conserve, manage and improve the aquatic environmenl within the Catchment
which is a significant resource base for the aquaculture industry, by providing
controls aimed at reducing poliution entering the Catchment's watercourses,

{H to protect the safety and well being of the local and regional community in
accordance with standards and processes aimed at improving the water guality and
river flows in the Catchment to enable recreation, '

() toaid in the improvement of the environmental quality of Botany Bay in conjunction
with other regional planning instruments.

The proposed development is consistent with the preceding relevant aims and objectives and
general and specific planning provisions contained in Clauses 8 and 9 respectively.

5.34 1S THE PLANNING CONSISTENT WITH APPLICABLE MINISTERIAL DIRECTIONS (5 117
DIRECTIONS)?

Altached as Amnexure B is a compliance table addressing these Directions.

18
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5.4 SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

5414 ISTHERE ANY LIKELIHOOD THAT CRITICAL HABITAT OR THREATENED SPECIES,
POPULATIONS OR ECOLOGICAL COMMUNITIES, OR THEIR HABITATS, WILL BE
ADVERSELY AFFECTED AS A RESULT OF THE PROPOSALY

‘The subject site is devoid of vegetation and therefore it is unlikely that there will be an impact

of critical habitat. The planning proposal is for a medification to the type of commercial and

residential accommodation approved by Council.

542 ARETHERE ANY OTHER LIKELY ENVIRONMENTAL EFFECTS AS A RESULT OF THE
PLANNING PROPOSAL AND HOW ARE THEY PROPOSED TO BE MANAGED?

As discussed above the subject land is affected by flooding, Council's Policy provides for the
setting of finished floor levels for buildings (refer to comments above in section 5.2.1.2). This
can be achieved at the development application stage.

in terms of traffic, this was also addressed above in section 5.2.1.1. The traffic assessment
concluded that the proposal will not have a significant impact of the local road system,

5.4.3 HOWIHAS THE PLANNING ADEQUATELY ADDRESSED ANY SOCIAL AND ECONOMIC
EFFECTS? '
The proposal has positive social and economic contributions and will provide additional
diversity and supply of a much needed form of employment generating uses and will
conlribute to local business operation that will necessarily become an integral part of life in
Liverpool.
Given that the style of development is changing in the proposed precinct, social needs will
need to be assessed as part of further analysis later in the process.

5.5 SECTION D ~ STATE AND COMMONWEALTH INTERESTS ‘

551 IS THERE ADEQUATE PUBLIC INFRASTRUCTURE FOR THE PLANNING PROPOSAL?

No additional infrastructure is required to accommodate the planning proposal. All services are

readily availabie to the site. The site also has good road access (refer to Annexures C & I Tor

details). ‘

5.5.2 WHAT ARE THE VIEWS OF 8TATE AND COMMONWEALTH PUBLIC AUTHORITIES
CONSULTED IN ACCORDANCE WITH THE GATEWAY DETERMINATION?

The Hoxton Park area was part of an extensive consultation process during the LEP 2008 public
exhibition process. The consullation process involvex] a number of State Government agencies
and resulted in lands being set aside for development for employment purposes and this will
be maintained.

6 Part 4 - Community Consultation

As noted above, the community has been consulted during the LEP 2008 process. We are not
aware of any objections to the land being zoned for industrial purposes.
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It is envisaged that further community consullation would occur through the public exhibition
of detailed documents fodged with the development application for the development proposal.

This further consultation will, at a minimum inciude, advertising in locai papers, exhibition
material provided at Liverpool Council administration buildings and libraries and Liverpool
Councils webpage and the required written notifications that would ordinarily be required.

7 Conclusion

The preceeding commentary and background material referenced has clearly established a case
for the limited review the planning provisions as they pertain to the subject land. Council is
accordingly requested to take the necessary steps to commence the process of rezoning the
subject lands as detailed in this submission at section .1,

SINCERLLY YOURS,

M ] BROWN
DIRECTOR
MICHAEL BROWN PLANNING STRATEGIES
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Annexure "A”
Concept Plan
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Annexure “B”
Section 117 Direction ~ Compliance Checklist
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Planning Proposal - Hoxton Parle ~ Automotive Holdings Group ~ NSW}

Annexure “C”
Traffic and Transport Assessment
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