BLACKTOWN CITY COUNCIL

Corner Great Western Highway & Reservoir Road, Huntingwood







INTRODUCTION

Blacktown City Council has received a request from Don Fox Planning (on behalf of
Bunnings Group Limited) to amend Blacktown Local Environmental Plan 1988 (the
Blacktown LEP) to facilitate an amendment to State Environmental Planning Policy (Western
Sydney Employment Area) 2009 (the WSEA SEPP) by including “hardware and building
supplies” and “garden centre” as additional permissible uses in the WSEA SEPP on certain
land at the corner of the Great Western Highway and Reservoir Road, Huntingwood (the

Subject Site).

The land is currently zoned IN1 - General Industrial under the WSEA SEPP. “Hardware and
building supplies” and “garden centre” are prohibited uses in the IN1 zone under the WSEA

SEPP.

The purpose of the Planning Proposal is to facilitate the development of a Bunnings
Warehouse on the Subject Site. The core function of a Bunnings Warehouse can be best
described as a combination of these two definitions, “hardware and building supplies” and
“garden centre”. The Subject Site is located on the corner of the Great Western Highway and
Reservoir Road, Huntingwood, within the Blacktown LGA. The site is legally described as:

Lot 101, DP1166084 (H/No. 183) Reservoir Road, Huntingwood.

The site has an area of approximately 3.9 hectares, with a northern frontage to the Great
Western Highway of approximately 270m and a western frontage to Reservoir Road of

approximately 170m.
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Location of Subject Site within Huntingwood Precinct - Precinct 3 under WSEA SEPP




The land is zoned IN1 — General industrial under the WSEA SEPP and is located within
. Precinct 3 — Huntingwood. A limited range of land uses are currently permissible with

development consent in the IN1 zone under clause 11 of the WSEA SEPP. There are no

land uses identified as permissible without consent, and all other land uses not listed are
prohibited.

A Bunnings Warehouse is best defined under the Standard Instrument - Principal Local
Environmental Plan (the Standard Instrument) as a combination of the following two
definitions:

hardware and building supplies means a building or place the principal purpose of
which is the sale or hire of goods or materials, such as household fixtures, timber,
fools, paint, wallpaper, plumbing supplies and the like, that are used in the
construction and maintenance of buildings and adjacent oufdoor areas.

garden centre means a building or place the principal purpose of which is the retaif
sale of plants and landscaping and gardening supplies and equipment, It may, if
anciffary to the principal purpose for which the building or place is used, include a
restaurant or café and the sale of any of the following:

a) ouldoor furniture and fumishings, barbeques, shading and awnings, pools, spas
and associated supplies, and items associated with the construction and
maintenance of outdoor areas,

b) pets and pet supplies,

¢} fresh produce.

Neither of these uses is identified as a permissible land use in the IN1 zone. Consequently
an amendment to the WSEA SEPF is required in order to make these land uses, and hence

" a Bunnings Warehouse development, permissible on the Subject Site,

Whilst the Planning Proposal seeks to amend the WSEA SEPP in order to permit a
Bunnings Warehouse on the Subject Site, any proposed future development will be subject
to a separate Development Application (DA) fo Councit for consideration and is not included
as par of this Planning Proposal.

The request from Don Fox Planning to amend the Blacktown LEP to facilitate an amendment
to the WSEA SEPP was reported to Council at its Ordinary Meeting on 8 June 2012. At the
meeting Council resolved that:

“Council forward a Planning Proposal fo the Minister for Planning and Infrastructure
seeking a Gateway Determination in accordance with Section 56 of the
Environmental Planning and Assessment Act 1979 to amend Schedule 1 of the State
Environmental Planning Policy (Western Sydney Employment Area) 2009 to include
‘hardware and building supplies” and “garden cenfre” as additional permitted fand
uses on Lot 101, DP 1166084, H/No. 183 Reservoir Road, Huntingwood.”

Accordingly, this Planning Proposal has been prepared by Council Officers with the
assigtance of information provided by Don Fox Planning, and in accordance with the



Department of Planning and Infrastructure’s (DP&I) format for Planning Proposals as
outlined in A guide to preparing planning proposals dated July 2009.

This Planning Proposal is accompanied by the following supporting document which have
been commissioned by Don Fox Planning/Bunnings Group Limited:

» Assessment of Traffic and Parking Implications, prepared by Transport and
Traffic Planning Associates.



THE PLANNING PROPOSAL

Part 1 — Objectives or Intended Outcomes

The objective of this Planning Proposal is to expand the range of permissible uses on certain
land at the corner of the Great Western Highway and Reservoir Road, Huntingwood, to
enable the future development of a Bunnings Warehouse.

Part 2 - Explanation of Provisions

The effect of the Planning Proposal would be to amend the Blacktown LEP to facilitate an
amendment to the WSEA SEPP by listing “hardware and building supplies” and “garden
centre” as permissible land uses on Lot 101, DP 1166084 under Schedule 1 — Additional

permitted uses of the WSEA SEPP.

There would be no change to the land use table for the underlying IN1 — General Industrial
Zone that applies generally across the Western Sydney Employment Area (the WSEA)
under the SEPP.

Part 3 — Justification

Section A — Need for the planning proposal
1. s the planning proposal a result of any strategic study or report?

Strategic work was undertaken in the preparation of the former Sfate Environmental
Planning Policy (SEPP) No. 59 — Central Western Sydney Economic Employment Area to
determine appropriate land use zones for the WSEA. However, this work did not consider in
detail individual land uses for specific sites.

The WSEA SEPP came into force in August 2009 and had the effect (amongst other things)
of repealing the provisions of SEPP 59 as they applied to the Huntingwood Precinct and the

subject site.

Furthermore, since the preparation of the WSEA SEPP the definitions included in the
Standard Instrument have been reviewed and refined through an amendment to the
Standard Instrument in February 2011. This has resulted in more appropriate land use
definitions that can apply to the likes of a Bunnings Warehouse.



2. Is the Planning Proposal the best means of achieving the objectives or infended
outcomes, or is there a better way?

An amendment to the WSEA SEPP is required in order to make a Bunnings Warehouse
permissible on the Subject Site, as the current land use table for the IN1 ~ General Industrial
zonhe under the SEPP does not permit this type of use,

This Planning Proposal seeks to amend Schedule 1 — Additional permitted uses of the
WSEA SEPP by adding *hardware and buildings supplies” and "garden centre” as additional
permitted uses on the Subject Site only.

Alternatively, “hardware and buildings supplies” and "garden cenfre” could be listed as
permissible land uses in the IN1 — General Industrial zone. However, this is not considered
appropriate as the IN1 zone applies across the WSEA generally and would potentially result
in DAs being lodged with Council for these uses, which may not be appropriate at the given
location. On this basis, amending Schedule 1 of the SEPP is considered to be the most
appropriate mechanism to permit these land uses on the site.

SEPPs, and any amendments thereto, are typically proposed and prepared by the DP&I for
the Minister's consideration and ultimate approval by the Governor. Notwithstanding,
Section 74 of the Environmental Planning and Assessment Act 1979 provides that:

An environmental planning instrument may be amended in whole or in part by a
subsequent planning instrument whether of the same or a different type.

This clause provides Council with an ability to propose amendments to a SEPP via its LEP,

A Planning Proposal is an established process that will allow consideration of the request for
amendment to the SEPP by both Council and the Department through the LEP Gateway.
This approach is considered to be appropriate given the manner in which the SEPP, and
particutarly the zoning and land use table, operate in Blacktown is similar to an LEP.

The alternate way without needing a Planning Proposal would be to create a SEPP to
include these as site specific additional land uses. Don Fox Planning, on behalf of Bunnings
Group Limited, initially requested DP&I for its consideration of this SEPP. The DP&I
responded via a letter to Don Fox Planning advising that it has no objections in principle
regarding the proposed amendment however, recommended to seek a planning proposal via
the LEP Gateway process through Council. A copy of DP&I's letter is enclosed. The DP&I
also wrote to Council on 18 March 2012 confirming that a SEPP amendment via a LEP
planning proposal amendment by Council is the preferred process for the assessment of the
proposal. A copy of DP&F's letter to Council is also enclosed.
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3. Is there a net community benefit?

The possible net community benefits that will result from the Planning Proposal are as
follows:

i. Improved traffic outcomes arising from the lower number of large freight and
warehouse deliveries in comparison to logistics and freight uses permissible in the
IN1 zone and promoted for the area.

ii. A comparable if not higher level of employment generation relative to the industrial,
transport and warghouse type uses permissible and promoted in the zone.

ili. The ability to contribute to the local economy and support other industrial and
residential land uses in the locality.

iv. Lower amenity impacts on the nearby residential community given that Bunnings
Warehouses are not 24 hour, 7 day a week operations, unlike freight, logistic and
warehouse uses promoted in the zone.

Section B ~ Relationship to strategic planning frameweork

4. 1Is the planning proposal consistent with the objectives and actions contained
within the applicable regional or sub-regional strategy {including the Sydney
Metropolitan Strategy and exhibited draft strategies)?

The Metropolitan Strategy for Sydney 2036 and the draft North West Subregional Strategy
identify the WSEA as an employment hub with the potential to create up to 36,000 jobs. The
key functions of the Huntingwood Precinct are for freight and logistics, and local industry.

The Huntingwood Precinct is identified as Category 1 land through the Employment Lands
for Sydney: Action Plan dated March 2007. Category 1 land is described in the draft North
West Subregion Strategy as:

“sites which presently function as industrial areas and provide a regional/national
economic rofe (including heavy and light manufacturing or major freight facilities) or
subregional role (such as manufacturing and distribution links in supply chains or
utilities such as bus depot and water supply) or even a local role (such as auto
repairs, local business services and trade supplies including building and
plumbing)” {emphasis added).”

Category 1 land has also been identified as being appropriate for uses serving a local role
such a trade supplies including building and plumbing. A Bunnings Warehouse would
perform such a local role, not only for other businesses within the Huntingwood Precinct but
also surrounding residential areas.

As noted above, the employment generating capacity of a Bunnings Warehouse would
double that of the freight, logistics and warehouse uses envisaged for the Huntingwood
Precinct ensuring that the proposal achieves consistency with the employment generating
aims of the Strategies for the WSEA.



The proposed amendment to the WSEA SEPP would therefore not be inconsistent with the
Metropolitan Strategy for Sydney 2036 or the draft North West Subregional Strategy.

5. Is the planning proposai consistent with the local council’s Community Strategic
Plan, or other local sirategic plan?

Council adopted “Bfacktown City 2025” in 2008, which is Council's long term Community
Strategic Plan. The Plan identifies “strategies and trigger projects which have been
developed to achieve our vision fo be a vibrani, healthy and safe City - A City of Exceffence”,
The Plan also identifies management priority areas, including economic development
wherein the Plan states that:

“Council is committed to the creation and promotion of economic development within
the City in partnership with public and private agencies so that the range of business,
employment, education and tourism opportunities is maximised.”

The identified Strategies and Trigger Projects in the Plan include:

i. A creative friendly and inclusive City
ii. Environmental sustainability

iii. Vibrant commaercial centres

iv. A smart economy

v. Urban living and infrastructure

vi. Clean green spaces and places

vil. Getting around

viii. A sporting City.

The Smart kconomy Strategy is of relevance to the Planning Proposal. The Strategy
Statement is;

“to work with industry to identify strategic economic opportunities that will help
underpin sustainable economic growth, and to work collaboratively with education
providers to deliver education and training for the sconomy of the 21st century.”

This Strategy contains a number of focus areas and the Planning Proposal would be
consistant with the following two:

i. Focus strategies and efforts on targeted growth industries that are likely to have
significant economic and employment benefits in the future.

it. Facilitate the development of sectors of advanced manufacturing, business services,
logistics, building and construction.

This Planning Proposal, which seeks to permit a Bunnings Warehouse and its employment
generating capacity, can achieve consistency with this economic strategy of the Community
Strategic Plan.



6. Is

the planning proposal consistent with the applicable state environmental

planning policies?

The consistency of the Planning Proposal with the applicable state environmental planning
policies is summarised in Attachment 1. The main state environmental planning poiicy of
relevance to the Planning Proposal is the WSEA SEPP.

The aims of the WSEA SEPP as set out in clause 3(2) are:

a)

b}

c)

d)

e)

f)

to promote economic development and the creation of employment in the Western
Sydney Employment Area by providing for development including major warehousing,
distribution, freight transport, industrial, high technology and research facilities,

to provide for the co-ordinated planning and development of land in the Westemrn
Sydney Employment Area,

to rezone land for employment or environmental conservation purposes,

to improve certainty and regulatory efficiency by providing a consistent planning
regime for future development and infrastructure provision in the Western Sydney
Employment Area,

fo ensure that development occurs in a logical, environmentally sensitive and cost-
effective manner and only after a development control plan (including specific
development controls) has been prepared for the land concerned,

to conserve and rehabilitate areas that have a high biodiversity or heritage or cultural
value, in particular areas of remnant vegetation.

The objectives of the INT — General Industrial zone under the SEPP are:

i

ii.

iif.

iv.

Vi

To facilitate a wide range of employment-generating development including
industrial, manufacturing, warehousing, storage and research uses and anciflary
office space.

To encourage employment opportunities along motorway corridors, including the M7
and M4.

To minimise any adverse effect of industry on other land uses.

To facilitate road network links to the M7 and M4 Motorways.

To encourage a high standard of development that does not prejudice the
sustainability of other enterprises or the environment.

To provide for small-scale local services such as commercial, retail and community
facilities (including child care facilities) that service or support the needs of
employment-generating uses in the zone,

Councit submits that the proposed amendment would not be inconsistent with the aims of
the SEPP or the objectives of the IN1 zone for the following reasons:

A Bunnings Warehouse will have higher employment generating capacity than typical
employment generating land uses permissible in the zone.

In turn the employment generating capacity of a Bunnings Warehouse would then
assist in promoting the economic development of the area and provide a
complementary land use to other businesses that establish in the area.



iil. A Bunnings Warehouse would locate employment proximate to transport corridors
including the Great Western Highway, M4 and M7 Motorways.

7. lIs the planning proposal consistent with applicable Ministerial Directions (s.117
directions)?

The following table outlines the consistency of the Planning Proposal to relevant Section 117
Directions.

Section 117 Direction Consistency of Planning Proposal




Section 117 Direction Consistency of Planning Proposal

10




Section 117 Direction Consistency of Planning Proposal

6.3 Site Specific Provisions The Proposal is consistent with this Direction
as the additional land uses will enhance the
employment category of the Precinct which is
identified as Category 1 land, being
appropriate for uses serving a lacal role such
as trade supplies including building and
plumbing. A Bunnings Warehouse would
perform such a local role, not only for other
business within the Huntingwood Precinct but
also surrounding residential areas.

7. Metropolitan Planning
7.1 Implementation of the Metropolitan - The Proposal is consistent with the
Strategy Metropolitan Strategy for Sydney 2036 which

identifies the WSEA as an employment hub
with the potential to create up to 36,000 jobs.
The employment generating capacity of a
Bunnings Warehouse would be double that of
the freight, logistics and warehouse uses
envisaged for the Precinct.

Section C - Environmental, Social and Economic Impact

Is there any likelihood that Critical Habitat or Threatened Species populations or
ecological communities or their habitats, will be adversely affected as a result of
the proposal?

A previous Development Application (DA-11-1320) for the Subject Site, approved on 23
December 2011, authorised the clearing of land and earthworks. Ecological
considerations have been addressed as part of the development assessment process for
that DA. There is no need for further ecological assessments to be undertaken as part of
this Planning Proposal.

Are there any other likely environmental effects as a result of the planning
proposal and how are they proposed to be managed?

The land has already been zoned for industrial purposes and many of the environmental
impacts (eg. water management, acoustic, visual, landscape etc.) relevant to a Bunnings
Warehouse would be similar to other forms of permissible development and are most
appropriately addressed at the DA stage.

11



10.

Other potential environmental impacts resulting from the Planning Proposal are
considered below:

Traffic Impact

The traffic report prepared by Transport and Traffic Planning Associates (TTPA) in
support of this Planning Proposal includes details of previous traffic modelling associated
with the Huntingwood Precinct, namely:

i.  Huntingwood Precinct Development Transport Management and Accessibility
Plan (October 2004)
ii. Huntingwood Precinct Paramic Micro Simulation Report (June 2010)

The report by TTPA notes that the projected traffic generation of the envisaged Bunnings
Warehouse development was incorporated into this previous modelling.

The report notes that as a result of the previous traffic modelling and assessments, a
number of agreements have been reached with the Roads and Maritime Services (RMS)
and Council in relation to detailed road works and improvements to facilitate further
development on the Subject Site. In particular, these agreements include the creation of
a new access road, with signalised intersection from the Great Western Highway, along
the eastern site boundary. Specific conditions concerning the provision and construction
of this access road have been provided via Council's Notice of Determination No. 11-
1320 (23 December 2011).

Accordingly, the report generally concludes that the previous modelling (with road
improvements) presents an acceptable operational outcome to consider a Bunnings
Warehouse development on the Subject Site. Therefore, there will not be adverse traffic
implications as a result of the Planning Proposal.

How has the Planning Proposal adequately addressed any social and economic
effects?

The social and economic benefits of the Planning Proposal are as follows:

i. Key aims of the WSEA SEPP and objectives of the IN1 — General Industrial zone
include the promotion of economic activity and the creation of employment. The
Department of Planning and Infrastructure’s (DP&I) Employment Lands
Development Program 2010 contains job densities per hectare for employment
lands per hectare by subregion. The North West Subregion has a target job
density of 31 persons per hectare and the South West at 23 persons per hectare.
A Bunnings Warehouse has a typical employee density of 1 person per 100m?,
with an overall density of 37 to 40 employees per hectare, which is above the
target density required by the DP&I. Higher levels of employment generation will
result in a positive outcome for the WSEA.
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ii. The proposed amendment {o the SEPP is only seeking to facilitate the use of the
site for the purpose of a Bunnings Warehouse, The development will then be
subject to a separate DA which will consider the proposat in greater detail, should
the amendment be gazetted.

ii. A Bunnings Warehouse on the subject site will contribute to the local economy
and support other industrial, fransport and residential land uses in the locality.

iv. Lower amenity impacts on the residential community situated {o the north of the
Great Western Highway, given Bunnings Warehouse is not a 24 hour, 7 day a
weelk operation, unlike freight, logistics and warehouse uses promoted in the
zone.

v. The Planning Proposal is consistent with the overall objectives of the IN1 -
General Industrial zone, including “to encourage employment opportunities along
motorway corridars, including the M7 and M4” and “to facilitate road network finks
to the M7 and M4 Motorways”. The Subject Site is located on the corner of
Reservoir Road and the Great Western Highway, and therefore is in close driving
distance to the M4 and M7 Motorways.

vi. A Bunnings Warehouse is likely to support other business and frades in the
focality and provide convenient access to hardware and building supplies to the
surrounding residential areas.

Section ¥ — State and Commonwealth interests

11. s there adeduate public infrastructure for the Pianning Proposai?

The Huntingwood Precinct Development Controt Plan (DCP) addresses the provision
of infrastructure services and assesses the existing conditions as follows:

s  Water — There is sufficient capacity within the Prospect Hill elevated water supply
system to service the precinct.

o Sewerage — The site is within the western catchment which drains to the Quakers
Hill Sewerage Treatment Planmt which has sufficient capacity to cater of the
Precinct.

e FElectricity — There is capacity for a minor increase in demand which will suffice
for the short term. Upgrades will be required.

s Telecommunications — There is sufficient capacity to service the precinct.

s Gas — There will be minimal consumption of gas in the Precinct and the supply is
adequate

The DCP provides controls that requires developers of the Precinct to comply with
certain requirements of sarvice authorities and the delivery of certain services and
infrastructure as part of the development approvals.

The Planning Proposal simply introduces additional land uses to the already zoned
iand and no further investigation of services has been undertaken or considered
necessary at this stage. Provision of services will be a more detailed matter for future
DAs.
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12. What are the views of State and Commonwealth public authorities consulted in
accordance with the Gateway determination?

Consuitation with relevant State and Commonwealth public authorities can be
undertaken in conjunction with the exhibition of the Planning Proposal following the
Gateway Determination.

Part 4 — Community Consultation
Public consultation will take place in accordance with the Gateway Determination made by

the Minister for Planning in accordance with Sections 56 & 57 of the Environmental Planning
& Assessment Act 1979,

14



ATTACHMENT 1
CONSISTENCY WITH SEPPs

Environmental Planning Instrument Consisten

mmunities
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Jewy | Planning &
QSW Infrastructure

Office of the Director General

Mr David Kettle 11/09564
PO Box 230

PENNANT HILLS NSW 1715

Dear Mr Kettle

I refer to your letter to your letter of 1 June 2011 concerning a proposed amendment to
State Environmental Planning Policy (Western Sydney Employment Area), 2009 —
Bunnings Warehouse Proposal. The Director General has asked me to respond on his
behalf.

Your letter recommends that the Department give consideration to an amendment to
Schedule 1 of SEPP (Western Sydney Employment Area) 2009 to include hardware
and building supplies and garden supplies as a permissible land use

for this site.

The Department has considered process options available for the assessment of your
request and has no objections in principle with your proposed amendments. It is
recommended that Bunnings discuss the proposal with Blacktown City Council and
seek a planning proposal amendment. This is an established process that will allow the
consideration of the proposal by both Council and the Department through the LEP
Gateway process.

Your letter indicates that Blacktown City Council's Manager of Planning is supportive of
the proposed amendment to Schedule 1 of State Environmental Planning Policy
(Western Sydney Employment Area) 2009. It is recommended that you discuss the
formal planning proposal process with Council.

Should you have any further enquiries about this matter, | have arranged for David
Fitzgibbon, , Office of Director General - Project Delivery Unit, of the Department of
Planning and Infrastructure to assist you. He can be contacted on telephone number
(02) 9228 6169.

Yours sincerely

Vi O,

Robert Black
Executive Director Land Release (Planning and Delivery)

Cc: Phillip Drew, Development Approvals Manager, Bunnings.

Bridge St Office 23-33 Bridge St Sydney NSW 2000 GPO Box 39 Sydney NSW 2001 DX 22 Sydney
Telephone: (02) 9228 6111 Facsimile: (02) 9228 6191 Website planning.nsw.gov.au



