LIVERPOOL CITY COUNCIL

DIRECTORATE REPORT

ORDINARY MEETING 29/05/2013
ITEM NO: | FILE NO:  [rz-1/2013
SUBJECT: PROPOSED AMENDMENT 31 TO LLEP 2008 -

REZONING OF 1975-1985 CAMDEN VALLEY WAY,
PRESTONS TO B2 - LOCAL CENTRE

COMMUNITY | DECISION MAKING PROCESSES ARE TRANSPARENT
STRATEGIC |AND THE COMMUNITY HAS OPPORTUNITIES TO BE
PLAN INVOLVED

REFERENCE:

EXECUTIVE SUMMARY:

Council has received an application to rezone 1975-1985 Camden Valley Way Prestons
from B6 Enterprise Corridor to B2 Local Centre to facilitate the development of a full line
supermarket.

The information provided by the applicant in support of the proposal is insufficient to
undertake a complete assessment of the merits of the proposal. While the proposed
rezoning would appear to be consistent with some state and local planning policy,
insufficient information has been provided to gauge the full impact of the proposed
rezoning.

It is recommended that additional information be sourced prior to proceeding with the
Planning Proposal.

DETAILED REPORT:

Background
Council at its meeting on 28 November 2012, Council resolved that it:

Considers a planning proposal for the rezoning of the site 1975-1985 Camden
Valley Way, Prestons to B2 ‘Local Centre’.

On 14 January 2013 Council received an application to rezone the site from B6 Enterprise
Corridor to B2 Local Centre.

The legal description of the subject land is Lot 50, DP1082416 and Lot 1, DP661177,
otherwise known as 1975-1985 Camden Valley Way, Prestons.




The site is located on the northern side of Camden Valley Way on the corner of Corfield
Road, as shown in Figure 1. The site covers an area of approximately 1.7 hectares and
has a street frontage of approximately 124 metres to Camden Valley Way and 119 metres
to Corfield Road.

The current use is a landscape supplies and garden centre; however a Development
Application for a service station, carwash, fast food premises and shops was approved by
Liverpool City Council on 10 May 2011 (DA-1517/2010 and DA-1517/2010/A).
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Figure 1. Site context and identification map.

Current Zoning

The existing zoning of the site is B6 Enterprise Corridor. The Draft South West
Subregional Strategy defines the intent of Enterprise Corridors as providing low-cost
accommodation for a range of retail, light industrial and commercial developments that
would not easily integrate into centres. It notes that the Standard LEP Template permits
the restriction of retailing in Enterprise Corridors, to maintain economic strength of centres
by limiting retailing of food and clothing. (Regional Strategy, p39)

The objectives of the B6 Enterprise Corridor zone as defined by the Liverpool Local
Environmental Plan 2008 are as follows:



To promote businesses along main roads and to encourage a mix of compatible
uses.

To provide a range of employment uses (including business, office, retail and
light industrial uses).

To maintain the economic strength of centres by limiting the retailing activity.

To provide primarily for businesses along key corridors entering Liverpool city
centre, major local centres or retail centres.

To ensure residential development is limited to land where it does not undermine
the viability or operation of businesses.

To provide for residential uses, but only as part of a mixed use development.

The B6 Enterprise Corridor zoning permits development of a number of commercial, light
industrial and residential uses. However Clause 7.23 restricts the maximum size of any
individual retail premises to a maximum floor space of 1600sgm in the B6 Enterprise
Corridor Zone.
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Figure 2: Existing zoning of subject site.

Proposed amendment to Liverpool Local Environmental Plan (LLEP) 2008

The Planning Proposal seeks to rezone the subject site from B6 Enterprise Corridor to B2
Local Centre in order to make a 4100 square metre supermarket permissible with consent.
The applicant has indicated that should the rezoning proposal be approved that they would
seek approval for the development of an additional 1200 square metres of specialty shops
on the site in addition to the proposed supermarket.



Consistency with State and Local Planning Strategies

Metropolitan Plan for Sydney 2036

Chapter B of the Metropolitan Plan for Sydney 2036 is titled “Growing and Renewing
Centres” and outlines the strategic plan for commercial and business development in the
Sydney metropolitan region. Action B3.1 permits councils to determine the location of new
centres through the rezoning of existing sites.

The policy states that, “The appropriateness of locations for new centres will depend upon
a range of factors including public transport access, proximity to good quality open space,
primary schools, residential amenity of the area, heritage significance and adaptability of
existing buildings, and market demand. Consideration should also be given to the impact
of a new centre upon facilities and services in existing centres.

“Planning for a new centre should focus commercial development in the core of that centre
around a public transport hub (which in some areas may be a high frequency bus stop),
rather than being dispersed throughout the entire walking catchment of the centre,”
(Metropolitan Plan p73).

The proposed site meets a number of the criteria for the location of a new centre, including
public transport access and proximity to schools and the site is within walking distance of
good quality open space (Prestons Park). The proposed development will also be
concentrated near to existing high-frequency bus routes. The impact of the proposed
centre on existing and planned nearby centres is a matter for further consideration.

Draft South West Sub Regional Strategy

The applicant has stated that the proposal is consistent with the objectives of the South
West Sub Regional Strategy, particularly noting that the proposed development will “help
deliver” objectives B1, B4 and B7 (Macroplan Planning Proposal p19).

Objective B1 requires that Councils "provide places and locations for all types of economic
activity and employment across the Sydney region”. The applicant has indicated that the
proposed development will provide significant employment in satisfaction of this objective.
Objective B4 requires development authorities to “concentrate activities near public
transport”. As discussed above, the site is relatively well serviced by a number of existing
bus routes, providing public transport access to the centre from surrounding suburban
areas to the east and west.

Objective B7 refers to the purpose of Enterprise Corridors in the overall planning regime.
As the applicant’s proposal is to rezone the subject site from B6 Enterprise Corridor to B2
Local Centre, this objective is irrelevant to the proposal.

The Draft South West Regional Strategy gives councils the flexibility to plan for new local
centres, in as much as they are consistent with other planning policy. The proposed
development is not necessarily inconsistent with the provisions of this strategy.



Section 117 Ministerial Directions

Ministerial Direction 1.1 Business and Industrial Zones

Ministerial Direction 1.1 applies when a Council “prepares a draft LEP that affects land
within an existing or proposed business or industrial zone.” Rezoning the site from B6
Enterprise Corridor to B2 Local Centre would trigger this Ministerial Direction.

The objectives of the direction are to:
encourage employment growth in suitable locations,
protect employment land in business and industrial zones, and
support the viability of identified strategic centres.

Rezoning the site from B6 Enterprise Corridor to B2 Local Centre will not alter the
‘business’ zoning of the site and therefore satisfies requirements (a) and (b) of the
direction.

With respect to the requirement to “support the viability of identified strategic centres”, the
direction clarifies that an “identified strategic centre’ means a centre that has been
identified as a strategic centre in a regional strategy, sub-regional strategy or another
strategy approved by the Director General”. The Draft South West Subregional Strategy
identifies three strategic centres in the south-west subregion, being the Regional City of
Liverpool; and a Major Centre at Campbelltown/Macarthur. Leppington, in the South West
Growth Centre, is a Planned Major Centre.

The applicants Economic Impact Assessment considered the impact of the proposed
rezoning on the Liverpool Regional City only among the strategic centres mentioned. It
projects that the impact on the Liverpool Regional City will be a loss of trade of $4.7 million
in 2014/15, which would equate to a 0.7% fall. Such a small loss would not be considered
significant enough to undermine the viability of the centre.

The potential impact of the proposed rezoning on other nearby centres (existing and
planned) will be considered under the heading of "Impact of the proposed supermarket on
private investment in existing and proposed centres" below.

Ministerial Direction 3.4 Integrating Land Use and Transport

Ministerial Direction 3.4 applies “when a council prepares a draft LEP that creates, alters
or removes a zone or a provision relating to urban land, including land zoned for
residential, business, industrial, village or tourist purposes.” The requirement for
consistency with the direction is triggered by the proposed rezoning.

Ministerial Direction 3.4(4) stipulates that:
A draft LEP shall locate zones for urban purposes and include provisions that give
effect to and are consistent with the aims, objectives and principles of:
(@) Improving Transport Choice — Guidelines for planning and development
(DUAP 2001), and
(b) The Right Place for Business and Services — Planning Policy (DUAP 2001).

Ministerial direction 3.4(4)(b) requires Council to consider the proposal in relation to The
Right Place policy.



With respect to the siting of trip-generating development like large supermarkets, The
Right Place policy includes the following objectives that:
locate trip-generating development which provides important services in places

that:
o help reduce reliance on cars and moderate the demand for car travel
0 encourage multi-purpose trips
0 encourage people to travel on public transport, walk or cycle
0 provide people with equitable and efficient access
0 protect and maximise community investment in centres, and in transport
infrastructure and facilities
0 encourage continuing private and public investment in centres, and ensure

that they are well designed, managed and maintained (p3)

The applicant has argued that the proposal is consistent with the Ministerial Direction,
stating:

This proposal is traffic generating development and is served by public transport; with
multiple frequent bus services passing the site daily. The site meets the suitability criteria
of this policy for a number of reasons:
- The site is sufficiently large to accommodate new development with safe and

appropriate access arrangements for vehicles.

The site offers a choice of transport options, including public transport.

The potential floorspace is justified by demand.

The change of zoning will permit a variety of compatible shops and services to

support future population growth and economic investment.

The development will encourage multi - purpose trips by visitors.

Net employment resulting from the proposed expansion is expected to be 170

jobs.

A local centre zoning at the subject site will help establish a sense of community

and place for local residents. (Macroplan p16)

With respect to the applicant’'s argument that the site is suitable for a supermarket
according to the provisions of The Right Place policy, a number of the policy requirements
appear to be met, as follows:

The site is well serviced by a number of frequent-running bus lines, which provide
access from nearby suburbs to the site, and to the Liverpool regional city and
transport options. As Figure 2 illustrates above, the site is also serviced by an
existing walkable catchment of low density housing on the northern side of
Camden Valley Way, and proposed housing to the south in Edmondson Park.
These factors combined would appear to “moderate the demand for car travel”,
and potentially “encourage people to travel on public transport, walk or cycle.”

The applicant has indicated, that in addition to a 4100 square metre supermarket,
that the site will also be developed for an additional 1200 square metres of
“specialty shops”, including service providers. The development of such
additional destinations at the site would appear to help “encourage multi-purpose
trips”, as stipulated by the policy.



Concern has been raised by Council’'s Traffic and Transport department with
regard to the pressure that a supermarket at the subject site would place on the
proposed traffic signals at the intersection of Camden Valley Way and Corfield
Road. The applicant has responded to Council’'s concerns asserting that the
intersection will continue to operate within acceptable parameters; however, this
further information has yet to be assessed by Council’'s Traffic and Transport
department. A definitive opinion on the equitability and efficiency of access
cannot be established until the new information is properly assessed by Council
and the RMS.

Impact of Proposal on Existing and Planned Centres

Prestons Shopping Village

The Prestons Shopping Village, a local centre of 1500 square metre Gross Leaseable
Area (GLA) zoned B2, is situated 1.6km from the subject site by road. The Prestons
Shopping Village contains an IGA supermarket along with a range of food shops, a
medical centre and other small retail. In their Economic Impact Assessment the applicant
argues that the impact on the centre would be moderate.

The applicant anticipates that the projected loss in trading for the Prestons Shopping
Village in the first year of trading of the proposed supermarket (2015/16) would be
$800,000 or 7.7% of the estimated annual trade of the centre. In support of their
assessment, the applicant states that:

We expect the impacts on the Prestons Small Village to be about $0.8 million, as we
expect this centre will continue to draw strongly from within its localised trade area, serving
the convenience top-up needs of the existing customer base. Only moderate impacts are
expected due to the different market that this centre would serve as compared to a full-line
supermarket anchored local centre, with frontage to Camden Valley Way (Macroplan EIS
p54).

Nevertheless, the impacts of the proposed development were briefly considered by Hill
PDA in the preparation of the Liverpool Retail Hierarchy Review. The Review indicates
that “the provision of an additional centre in this location is likely to have a significant
adverse impact upon the existing Prestons Small Village Centre located 1.1km to the
northwest,” (Hill PDA p68).

Carnes Hill Town Centre

The existing Carnes Hill town centre is located 4.6km from the subject site. It is a larger
centre than that proposed at the subject site, supporting 18,300sgm of retail space. The
Economic Impact Assessment provided by the applicant projects a 7.1% fall in trade at the
Carnes Hill centre from the impact of the proposed development alone.

When combined with the cumulative impacts of the proposed Costco development at
Crossroads, the proposed Woolworths development at Casula and other proposed retail
development in the area, the projected impact on the Carnes Hill centre was a loss of
12.7%. These impacts detailed in the Economic Impact Assessment were calculated
based on a Retail Turnover Density (RTD) of $9000 per square metres.



The Liverpool Cumulative Economic Impact study established that the impact of the
Orange Grove development and Costco at Casula was a loss of 4.9%, however this
calculation used an RTD of $11000 per square metres for supermarkets. This difference in
methodology and calculations makes the trade impact difficult to compare and assess.
Furthermore, these numbers do not include impact from Edmondson Park town centre and
the proposed ALDI development on Camden Valley Way.

Casula Mall

The Casula Mall town centre is located 5.7km from the subject site. It is a larger centre
than that proposed at the subject site, supporting 20,000sgm of retail. The Economic
Impact Assessment provided by the applicant projects 5.7% fall in trade at the Casula Mall
centre from the impact of the proposed development alone. The Liverpool Cumulative
Economic Impact study concluded that the combined impact of Orange Grove and Costco
at Casula on Casula Mall was 8.9%. As with Carnes Hill, the RTDs used to calculate these
numbers are inconsistent between the applicants Economic Impact Assessment and the
Liverpool Cumulative Economic Impact study.

Edmondson Park

The applicant states that the proposed town centre at Edmondson Park is unlikely to begin
development for another 5-10 years (Macroplan EIS p22). The applicant states that, “The
first stage of the Edmondson Park town centre is anticipated to be built sometime between
2016 and 2021, and this leaves a major gap in services for residents around the subject
site at Prestons and in the north-western part of the SWGC,” (Macroplan EIS p37). As a
result, the applicant has not accounted for the impact of the proposed development on the
planned Edmondson Park town centre.

Information provided by Urban Growth, the developer of Edmondson Park South, suggests
that the site of the future town centre has been leased for rail construction purposes until
January 2016. However, Urban Growth have confirmed that Expressions of Interest for the
first stage of the town centre are to be issued in June/July 2013.

ALDI on Camden Valley Way

Furthermore Liverpool City Council has received a Development Application (DA-
436/2013) for the construction of an ALDI supermarket at 1972-1976 Camden Valley Way,
Edmondson Park. The ALDI site is located approximately 200 metres from the subject site,
on the opposite side of Camden Valley Way. The Development Application is advertised
until the 7 June 2013.

The impacts on existing centres calculated as a percentage loss of trade in the Liverpool
Cumulative Economic Impact study and the Economic Impact assessment provided by the
applicant use different RTDs which makes comparison extremely difficult.

It is recommended that the Economic Impact Assessment be updated to reflect the
economic impact of the proposed development on the development of the planned
Edmondson Park Town Centre, based on an updated timetable for its development being
provided by Urban Growth. Furthermore, it is also recommended that a peer review of the
applicant's Economic Impact Assessment be sought to validate and confirm the
calculations of the impact on the various other existing and planned centres and
developments, given the inconsistency between the RTD figures used by Macroplan and
Hill PDA, prior to any public exhibition of the proposal.



The Right Place Policy also requires that proposals for spot rezonings meet the criteria of
the Net Community Benefit Test. The criteria for the Net Community Benefit Test are
defined as follows:

the degree to which the policy and its objectives can be satisfied

the proposed level of accessibility to the catchment of the development by public
transport, walking and cycling

the likely effect on trip patterns, travel demand and car use

the likely impact on the economic performance and viability of existing centres
(including the confidence of future investment in centres and the likely effects of
any oversupply in commercial or office space on centres — see section B of the
explanatory notes)

the amount of use of public infrastructure and facilities in centres, and the direct
and indirect cost of the proposal to the public sector

the practicality of alternative locations which may better achieve the outcomes
the policy is seeking

the ability of the proposal to adapt its format or design to more likely secure a site
within or adjoining a centre or in a better location.

The applicant has provided advice that the proposal meets the Net Community Benefit
Test criteria in that:

The proposed rezoning will lead to a reduction in vehicle kilometres travelled due
to the provision of a full-line supermarket in the trade area

The proposed development would utilise existing roads and public transport
routes (infrastructure)

The potential impact of the proposed rezoning on nearby centres requires further
clarification, as explained above. The accessibility of the site is subject to assessment by
Council’s Traffic and Transport department as discussed above.

A more detailed Net Community Benefit Test in accordance with the Draft Centres Policy
(April 2009) can be found in Attachment 1.

Finally, the applicant has not provided evidence that the proposed development could not
be located in an alternative location within an existing centre. It is recommended that a
sequential test, demonstrating site suitability, should be provided prior to any public
exhibition of the proposal.

(iv) Draft Centres Policy 2009

The Draft Centres Policy 2009 remains a consultation draft and is not government policy.
Nevertheless, it is a guideline which must be considered in the making/amendment of
Local Environmental Plans.

With respect to the application for the rezoning of land to form a new local centre, Principle
2 of the Draft Centres Policy, “Centres should be able to grow and new centres form”,
outlines the following considerations for the formation of new centres:
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Therefore the planning system should be flexible enough to enable all centres to grow and
new centres to form, and to provide for a mix of uses including medium and high density
residential uses.

This may mean that some lower-order centres might expand and take on greater
importance at the expense of others, or new centres may form and compete with more
established centres.

Strategic plans should ensure that the supply of land for retail and commercial
development accommodates demand in all existing and new centres. This means that
residential, business and industrial land may need to be rezoned to provide for the growth
in the centre (Draft Centres Policy 2009, p3).

While the Draft Centres Policy permits the establishment of new centres, Principle 4
requires that Councils ensure that “the supply of floor space accommodates market
demand”. It stipulates that:

From a planning perspective, ensuring that there is sufficient suitably zoned land available
will reduce barriers to entry, facilitate new entrants into markets and contribute to
competition in the retail and commercial sector.

Therefore, this policy sets out that the Department of Planning will work with councils to
prepare studies to examine the current supply of and future demand for floorspace in
different retail and commercial sectors to ensure that the supply of available floorspace in
centres always accommodates the market demand. This approach should help to ensure
there is a greater choice of sites for business, ensure land prices are not artificially inflated
and reduce the market power of landlords (Draft Centres Policy 2009, p4).

While the Draft Centres Policy therefore permits and encourages the development of new
centres to provide additional retail floorspace where required by the market, it
recommends that Councils “prepare studies” to assess whether the supply of retail floor
space is deficient. This will be discussed below in the Retail Centres Hierarchy Review
section of this report.

(v) Draft Activity Centres Policy 2010

The Draft Activity Centres Policy remains a draft and is not government policy.
Nevertheless it is a guideline which is frequently referenced in the making/amendment of
Local Environmental Plans.

The policy provides a summary of key considerations for spot rezonings as follows:

(&) The Sequential Test is to be applied when assessing edge-of-centre or out-of-
centre proposals to ascertain whether the development can be located in existing
or new activity centres

(b) When there is not sufficient zoned land available to meet projected demand there
will be a presumption in favour of rezoning more land to meet the demand.

(c) Councils to consider the Site Suitability Criteria when assessing merits of
proposed rezoning proposals

(d) When a planning proposal is submitted to the Department of Planning which
makes strategic changes to a planned or existing activity centre, an assessment
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should be made of the proposal as part of the LEP ‘Gateway’ process. If the
rezoning proposal is permitted through the Gateway, the process will be
commenced to amend the LEP to permit the use on the site. If the zoning is
changed to permit the use, the development proposal will be assessed on its
merits (Draft Activity Centres Policy 2010, p9).

The applicant has not provided a sequential test, as suggested for out-of-centre proposals,
as stipulated in (a) above. Without the benefit of this analysis it is impossible to judge
whether the development may be located in an existing or planned centre in preference to
the rezoning of the subject site. As noted in point (i) above, should Council support the
proposed rezoning, it is recommended that the applicant should prepare a sequential test
to be provided prior to any public exhibition of the proposal.

The site suitability criteria outlines eight considerations that should be applied tom spot
rezoning proposals as follows:

The site suitability criteria are:

(a) Strategy consistent: is the proposed use of the site consistent with or
implementing the relevant regional, sub-regional or local strategy?

(b) Infrastructure: capacity to support future demands, e.g. traffic capacity, sewerage
and water services.
If not, are arrangements in place for these to be provided?

(c) Access considerations:
(i) Good public transport and road access for employees, customers and suppliers
(i) Good pedestrian access
If not, are arrangements in place for these to be provided?

(d) Urban design opportunities: potential to:
(i) integrate with surrounding land uses;
(ii) increase the amenity of the local area.

(e) Competing land issues — impact on
(i) housing supply and affordability
(i) industrial land supply
(iif) on choice and competition in the locality
For instance, does the proposal affect delivery of other targets or objectives for the
area — for example if the land is currently residential and is proposed to be
changed to commercial, would this affect achieving dwelling targets.

(f)  Proximity to labour markets and associated housing (jobs closer to home)
(iv) for workers with required skills
(v) for management

(g) Environmental considerations
(i) hazards, such as flooding, bushfire, or coastal, contaminated land
(if) opportunities to contribute positively to environmental outcomes

(h)  Public benefit considerations
() provides a broader public benefit from being located at the alternative site.

Priority should be given to sites which perform best against the criteria. It is not
necessary for a proposal to meet all the criteria in order to be supported. The relative
weight to be attached to performance against the criteria will depend upon the issues
raised by the case. In many instances it may be possible to address the criteria by
amendments made to a proposal.
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For example, provision may be made to make up shortcomings in infrastructure
provision whereas there may a key regional strategy aim to deliver new development
of the type proposed to help accommodate projected growth (Draft Activity Centres
Policy, p8).

While the applicant has addressed a number of the issues raised in the Site Suitability
Test in their Planning Proposal and Economic Impact Assessment submitted with the
application to rezone the subject site, they have not submitted a Site Suitability Test. It is
therefore recommended that should Council support the proposed rezoning, that the
applicant should prepare a Site Suitability Test to be provided as part of a broader
Sequential Test prior to any public exhibition of the proposal.

(vi) Liverpool Retail Centres Hierarchy Review

The Liverpool Retail Hierarchy Review (“the Review”) prepared by Hill PDA was adopted
by Council at its meeting on 28 November 2012. The Review was prepared in the form of
a study of the existing and planned retail floor space in Liverpool LGA.

Chapter 7 of the Review projects that:

Liverpool LGA is undersupplied by some 20,500sgm of retail floorspace in 2011.
Department and discount department stores accounted for the largest proportion of
this undersupply at 8,071sgm (or 40% of total floorspace undersupply). (p54)

Chapter 8 of the Review, Accommodating Growth, projects that the greatest part of the
undersupply of supermarket floor space will exist in that part of the Liverpool LGA which is
west of the M7. It also notes that the Cecil Hills/ Green Valley area also exhibits strong
growth in demand for additional supermarket facilities. (p56)

It is noteworthy that the Review does not predict significant need for additional
supermarket facilities in the Prestons area. In its summary of the submissions made to the
Review by third parties, it specifically notes the proposal to rezone land at 1975-1985
Camden Valley Way, Prestons, and argues that:

Proposed expansions at Carnes Hill and Middleton Grange will satisfy demand for
retail space in the Liverpool LGA area west of the M7 in the short to medium term. As
such there is no need for an additional supermarket based centre in this location in
the foreseeable future.

Furthermore, the provision of an additional centre in this location is likely to have a
significant adverse impact upon the existing Prestons Small Village Centre located
1.1km to the northwest. We would advise Council not to rezone this land in
accordance with the submission in the short term. (p66)

The applicant takes issue with the recommendations of the Review, particularly the
Review’s reliance on an assumed retail turnover density (RTD) for supermarkets of
$11,000 per square metre. The applicant argues that:
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In regards to supermarket retailing, Hill PDA estimate a market gap in 2011 of about
6,500 sq.m across the Liverpool LGA. The delivery of a 4,100 sg.m supermarket at
the subject site would merely capture the forecast growth in this market gap to 2016
and there would still be an under-supply in excess of 6,000 sg.m if no other
supermarkets are provided within the LGA.

However this is a conservative position, as we consider the Hill PDA retail review
may underestimate the size of the undersupply of supermarket floorspace, quite
significantly. Hill PDA applies a supermarket turnover density of $11,000 per sg.m
increasing in real terms by 0.65% per annum, to determine the floorspace demand
for this type of retail provision. This level of retail turnover would constitute a highly
successful supermarket turnover level of performance. Applied as an average, such
a level is extraordinarily high, and serves to understate the appropriate level of
provision to meet the needs of local residents.

When assessing the appropriate level of provision for a particular broad region, such
as an LGA, a more suitable threshold that covers likely trading performance for
smaller local centre supermarkets would be more appropriate. An RTD closer to
$9,000 per sq.m would be more applicable, and even this would represent a strong
trading position for any supermarket. (p17)

The applicant goes on to say that:

Even if an RTD of $9,500 per s.gm is applied then, using Hill PDA’s own estimates of
available expenditure, this would equate to an additional 8,500 s.gm of supermarket
demand within the LGA, i.e. over and above their estimate, or more than two 4,100
s.gm supermarkets, as at 2012 (p18).

In additional modelling provided to Council Hill PDA defend the use of an assumed retail
turnover density of $11,000 per square metre. In defence of the $11,000 figure, they state
that:

Woolworths Annual Report 2011 page 86. Woolworths at the beginning of the 2010-
11 FY had 823 supermarkets in Australia with an average floor area of 2,676sqm
(Footnotes state that it includes Dan Murphy stores but excludes BWS stores and
petrol outlets). Sales per square metre = $15,895/sgm which was a 9% increase from
2007 ($14,571/sqm).

ABS Retail Survey in 1998-99 had supermarkets trading at an average of
$7,666/sqm across Australia. To June 2011 CPI growth has been 45.8%. Hence
based on 2011 dollars average sales were $11,176/sgm.

Hill PDA's justification for the use of an assumed turnover density of $11,000/sqgm would
therefore appear to be reasonable and well-supported. Without being able to rely on the
assumed turnover density of $9500/sgm, the applicant's argument that an undersupply of
8500sgm of retail floor space exists in the Liverpool LGA is unproven.

The applicant also takes issue with the Review’'s consideration of the subject site
reproduced above, arguing that the proposed expansion of the existing Carnes Hill town
centre would not appreciably increase the amount of retail floor space in the LGA, that the
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planned Middleton Grange town centre, situated a further 2-3km north of Carnes Hill would
not significantly impact the localised demand, and that the proposed rezoning would not
significantly impact the existing Prestons local centre as it is largely a convenience-based
shopping centre.

The proposed rezoning is therefore not consistent with the findings of the Liverpool Retall
Centres Hierarchy Review as adopted by Council on 28 November 2012. It is
recommended that the Economic Impact Assessment prepared by Macroplan be peer
reviewed prior to proceeding with the Planning Proposal.

CONCLUSION

Information provided by the applicant in support of the proposal to rezone 1975-1985
Camden Valley Way Prestons from B6 Enterprise Corridor to B2 Local Centre is
insufficient to undertake a complete assessment of the merits of the proposal. While the
proposed rezoning would appear to be consistent with some state and local planning
policy, insufficient information has been provided to gauge the full impact of the proposed
rezoning particularly in relation to impact on existing and planned centres. The use of
different base numbers (RTDs) to calculate trade levels and impacts between the
Liverpool Retail Centres Hierarchy 2012/Liverpool Cumulative Economic Impact Study
prepared by Hill PDA and the Economic Impact Assessment prepared by Macroplan mean
that the conclusions reached cannot be supported or verified.

Should the proposed rezoning receive the support of Council and be forwarded to the
Department of Planning and Infrastructure and receive a Gateway determination, it is
proposed that additional evidence of the likely impacts of the proposed rezoning (in
accordance with the recommendations of this report) be sourced prior to public authority
consultation and public exhibition being undertaken.

However, in the interest of caution and certainty, it is recommended that the applicant
provide an updated Economic Impact Assessment to include more details of their model to
allow the calculations to be verified, to include the impact of the proposal on the
Edmondson Park Town Centre and the proposed ALDI supermarket on Camden Valley
Way.

Further it is recommended that the applicant provide a sequential test demonstrating site
suitability and a peer review of the Economic Impact Assessment provided by the
applicant be undertaken.

FINANCIAL IMPLICATIONS:

There are no financial implications to Council from the approval of this report.
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RECOMMENDATION:

That Council:

1. Requires the applicant to provide an updated Economic Impact Assessment that
reflects the economic impact of the proposed development on the planned
Edmondson Park Town Centre, based on a timetable for its development being
provided by Urban Growth and the proposed ALDI supermarket on Camden Valley
Way.

2. Requires the applicant to provide a sequential test demonstrating site suitability as
outlined in The Right Place for Business and Services — Planning Policy.

3. Undertakes a peer review of the applicants updated Economic Impact Assessment.

SIGNED BY:

Matthew Daniel
Executive Director

Attachment: Planning Proposal
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Background and Site identification

The curranl usa is a landscape suppbes and garden centre; however a Devalopmeant
Applicalion for a service stalion, carwash, fasi food premises and shops was
approved by Liverpool City Councll on 10 May 2011 (DA-1517/2010 and DA-
15AT20900A),

The potential rezoning of the subject site was considered as 8 submission o tha
Liverpoo! Retail Hierarchy Review 2012, which was recantly adopled by Council. The
recommendations of the Review did nof suppart the rezaning of the sie,

Council resolved on fhe 28" November 2012 to consider a planning proposal for the
subject sits,

The application to rezona the sile and ascompanying documentation was lodged with
Council on 14 January 2013,

The legal cescription of the subject land s Lot 50, DP1082416 and Lot 1, DPEE11TT,
otherwize known as 1978-1985 Camden Valley Way, Prestons.

The site is located on the northemn side of Camden Vallay Way on the corner af
Corfield Road, as shown in Figure 1. The site covers an ares of approximately 1.7
hectares and has a street frontage of approimately 124 metres to Camdan Valley
Way and 119 metres to Corfield Road,
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Figura 2. Zoomed in view of the subject site.
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Part 1 — Objectives

The chjective of thiz planning proposal is to faciitate the development of a full line
suparmarkei (approximatedy 4100 square metres) and a8 small amount of speciality
retzil shops (epproximately 1200 square meires). This is propesed through the
rezoning of the subject land from B8 Enterprise Cormidor 10 B2 Local Centra, which
will remove the application of Clause 7,23 of the Liverpool Local Enviranment Plan
[LEP} 20408 from the land,

Part 2 - Explanation of provisions

The proposal sesks to amend the current Liverpool Local Environmental Plan 2008
map to show the subject site zoned as B2 Local Cantre, instead of BE Enlerprise
Corridor. Map numbers LEN-008 and LZN-CO9 will ba nead to be amended to
faciitate this change.

The comesponding building height, ficor space ratio and minimem o7 size maps are

not proposed (0 be altered. No alteration to the written instrument is required 1o
facifitate this Planning Proposal,

Part 3 - Justification

A. Need for the planning proposal
3.1 Iz the planning proposal a result of any strategic study or report?

The planning proposal is rol as a resull of any strategic study or reporl. The proposal
arizes from an application to rezone the land being lodged with Council.

3.2 [Is the planning proposal the best means of achleving the objectives or
intended oufcomes, or is there a befter way?

The planning proposal is the best means of achieving the intended outcome.

The applicant iz sesking to construct and operate a full ine supermarket an the sile,
with some spacially relail shops,

Shops are currenlly permissible in the BE Enterprise Comridor howaver Clausa 723 of
the Liverpool Local Envirenmental Plan limils the size of any retail pramises to 1600
square metres of floor space. This iz intended to ensure the following compulsory
zone objective of the BE zone is met:

To maintain the economic strength of ceniras by Nmiting the retalling ackivily”.

The infendad outcome could be achiaved by retaining the BE Entarprise Corridar
zona and insarting a Schedule 1 claussa o provide an exempbon to Clause 7.23 for
the subsect land, however this would reduca the strength of Clausa 7.23 and craate
an undesirable precedant of vanations 1o 1he clause,

Council is satisfad thal the proposed rezoning tha site from BE Enlerprise Corridor fo
B2 Local Centre would be the bast means of facilitating the intended oulcome,
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1.3 Is there a nel community benefii?

The Mel Communily Banefil Test (table below) has been used to assess the merils of
the planning proposal using the evaluabion criteria set out in the Draft Cantras Palicy
[April 2009).
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BE. Relationship to strategic planning framework

34 Is the planning proposal consistent with the objectives and aclions
contained within the applicable regional or sub-regional strategy
fincluding the Sydney Melfropolitan Strategy and exhibited draft
strategles)?

The Metropolitan Plan for Sydney 2036

Chapter B of the Metropolitan Plan for Sydney 2036 is titled “Growing and Renewing
Ceantres” and ouflines the strategic plan for commercial and business development in
the Sydney mefropolitan region, Action B3." permits councils 1o determing the
location of new centres through the razoning of existing siles.

Tha policy states that, “ The approgriateness of locations for new centres will depend
upon a range of faclors including public lransport access, proximity to good qualify
cpen space, primary schools, residential amenily of the area, hertage significance
and adaplabiily of exisling bufdings, and marke! demand. Considaration showd also
be giver o the mpact of @ new centre Upon facilities and senvices in axisting cenfras,

‘Planning for a new centre showld focus commaersial develonment in the core af thal
cahire around a public franspart hub (which in some areas may be & figh fraquency
bus stopl, rather than being dizparsed throvghout the entire walking calchmen! af the
canire, " [Metropolitan Plan p73).

The Metropolitan Plan identifies the key elemants of tha cenlres palicy for
metropolitan Sydney as mcluding:
+  concenirating achivily in accessibie centras
o managing ow-af-centre develapment fo maximise the econamic and
social advantages of cluslersd achivify
s making provigion for the growth and whan renewal of existing cenfres
s planning for new cantras fo emerge in approprale locations
»  inflvencing the distibution and scale of land uses lo improve fransport
chaice and baost active fransport and pubils franspart uss
= concenirating commercial activily and job desiinalions in caniras (o
achieve agglomeration, productivly banefits and improve workforce access
(pE0)

The planning proposal is intended to facilitate & 4100 square melre suparmarket In
an cut of centre location. This is inconsistent with the Stale cenfres paolicy as
articulated in the Metropalitan Plan, The proposed developmant will nat be located In
an exisling cenfre and is not advantagecusly locatad with respact 1o public transport.

The Metropolitan Plan also defines the role and purpose of corndors, specifically
Enterprise Cormidors as follows:

[Ulse of @ BE Enferprise Cornidar Zane shawld be limited fo areas of vary high
fraffic volurmes and whare i 15 approprale 1 alfow a Rexibility of land uses to enalle
productive use of [he rosd carridor.

... The amount of refailing o be permitted in the BE Zone should be sat locally. (pE1)

The restriction on the floor space of individual retail premises located on land zoned
B& Enterprise Corrdor o 1800sqm by clavse 7,23 of the LLEP 2008 therafora
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complies with the Metropolitan Plan in that t specifically encourages the amount of
retailing in the Enterprise Corridor zone to be set locally.

The Matrapalitan Plan alse cutlines a numkber of Objectives and Actions. Objoective
B3 — To Plan for New Centres and Instigate a Program for High Quality Urbarn
Renewal in Existing Cenlres Servicad by Public Transport incorporates Action B3.1 -
Plan for new centras in existing urban areas and Greenfield release areas, which
states in par that:

The Department of Planning and councils will use Subregional Sirategies, local
sirategic planning and LEPs to careflilly identifly opportunities for new ceniras in
guishing urban areas that are distant from existing centres. This wilil assist in the
urban renewal of places not currently within the walking catchments of existing
centras. (pf3 - emphasis addad)

The proposed site meals a number of the citera for the location of a new cenire,
including public transpart access and proximity fo schaools and the site is within
walking distance of good gquallty open space (Prestons Park). The proposed
development will also be concentraled near to existing high-fraquency bus routes.
The impact of the proposed centre on exisling and planned nearby cantres is a
matter for further conslderation.

It is noted that a Draft Metropelitan Strategy for Sydney to 2031 was released for
comment in March 2013, Due to time constraints an assessment against this draft
plan has not been provided, however it is noted that Objective 2 of the strategy is
“Strengthean and grow Sydney's centras”™,

The Draft South West Sub Regional Strategy

The Draft South Wast Sub Reglonal Sirateoy (“lhe regionzl strategy’) applies the
general strategy of the Melropalitan Plan to the south west sub region (including the
Liveroool LGA). The ragional stralegy dafines the rola of Enterprise Comidors as
providing kew-cost accommaodation for a range of retail, light industrial and
commercial developments that would not easily integrate into centres, 1! nolas that
tha Standard LEP Template permits the restriction of retalling In Enterprise Gorridars,
;n ;;?fntafn econamic sirength of centres by limiting retalling of food and clathing.

p

Objective B4.1 of the regional strategy requires Council to “concentrate retall activity
in centres, business development zones and enterprise comidors.” (paT)

Action SWHB4.1.1 states that:

Fefall will generally be facated in commuarcial core and mixed use zones in centres. ..
The inclusion of measwres lo pravent refall activitias in other areas will provide
cartainty for investors in offfice and relall in cenfres and ensurs that sa-hos ‘out of
cenfre’ development does not have additional cost impacts for Govarrmerd and e
cormmuniy. (pBT)

The ragional strategy therefore supports the restrictions impased by the LLEP 2008
on retail in an Enterprise Comridor {i.e. 'an out of centre’ location).

Integrating Land Use and Transport - The Right Place for Business and
Services

The aims of ‘the right place’ policy ara:
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Thiz policy aims fo encourage & nefwork of wWhran!, accessihle mived wse ceniras
wiich are closely aligned with and sccessible by public franspord, walking and
eyeling.

Respansive planning, consisfent decision making and good design and managemen!
are neaded lo ensureg thal:

+ fhere are development opportunities in cenfres for businesses and services
« community investment in infrastructure is profected
* invesior canfidance In centres is maintainad,

The planning objectives of the policy are to:
+ locate fp-generaling development which provides imporiant senvices in

places that:

felp reduce rellance an cars and modarate the demand for car travel

ancowrage multi-purpose irips

ancourage people to fravel on public transparf, walk or cycle

provice people with eqguitable and afficlent access

minimise dispersad rip-generating cevelopment that can only be accassad by

cars

»  onswre thal a nelwork of wable, muyed use cenfres closely aligned with the
publie franspor!  Sysfem  accomvrodales and creafes  opporfunilies  for
business growth and service delfvery

+  profect and maximize communidy investment in cenfres, and in Iranspm
infrasfruciure and facilitios

»  gncourage continuing privale and public invesfment in cenlres, and ensufe
that they are well designed, managed and maintained

& foster growth, competition, innovation and investment confidence in cenfres,
especially in the retal and entertainment seclors, throuwgh consisfent and
rasponsive gacizion making.

- &5 & & &

The applicant states that;

‘This proposal is fraffic generating development and is served by public franspor;
with muiltiple frequent bus services passing the site daiy. The site meels he
suitabiiity critevia of this palicy for & number of reasons;

The zite is sufficiently large o accormmodale new development with safe and

appropriate access arrangements for vefucias,

The sife offars & choice of transport options, including public transport.

The potential fiaorspace is justifed by demand.

The change of zoning will permit & varlety of compatible shops and services

to suppart fulure popwation growth and econormic investment,

The development will encourage muli - purpose frips by visifars,

Met employment resulting from the proposed axpansion i expecled fo be 170

jobs,

* A Jocal centre zoning at the subwect sife wil help establizh & sense of
community and plece for local resigents.’

. ¥ ®

Howewer, upon assassing the proposal aganst the relevant seclions of the policy, 1he
proposal rarely achieves the policy intention.

The policy discusses locations having a mix of land uses and statas that
developmenl on isolaled, standalana sitas is generally not accaptable. This proposal
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provides a very limited mix of land uses. Furthermore the proposal aeeks to facilitate
development in an isolated location on a standalone site.

Furthermaore, the policy recommends that a proposal conform (o the local strategy, in
thiz instance being the Liverpool Refail Centres Hierarchy Resview 2012, The
proposal does not conform to the lecal sirategy, The local strategy considered a
suparmarkal in this location as part of the submissions made and spacifically slates
that it should not ba supportad, dua to impact on the Prestons naighbourhood cantra
and the impact on the development of future already zoned canlres.

In relation to retall development it is noled that shops that serve more than a
neighbourhood catchment should be located in centres, It is expectad that a full line
supermarket in this location will serve passing traffic, and a larger catchment tham the
immediate neighbourhood.

Furihermore a single refzil tenancy shoud not comprise the whola centre, New
market entrants and compefitions should be supporied, By locating competitors in a
canire you facililate comparison and direc! competition, The concepl plans provided
do nol show the poessibilily of any compalition for the suparmarkal within the sita. The
other lenancies on the site are vary small and would offer very liltle chaice within tha
ore locatian.

Finally, the creation of wnrecessary retail centres should be avolded, This proposal
argues in some Instances that this |s the creatton of a new centre. However the area
iz already well serviced by Cames Hill, Prastons neighbourhood centre, and in the
future the ALDI supemarket on Camden valley VWay and the transit oriented centra
at Edmondson Park,

The policy also discusses the size, status and functon of centres and that thase
alemenis should correspond o fhe level of accessibilty by varous means of
transport. The subject sile has poor pedestian accassibilily, moderale access 1o bus
servicas (although thess serices also provide access to Cames Hill and Liverpooi)
howsaver il is anticipated thal tha vast majorily of the customers will access the site by
car.

A centre should not be commercially threatened by a new retail proposal. This
proposal threatens the viabilty of the exising Prestons neighbourhood centre, the
proposad ALDI on Camden Valley Way and the establishment of the Edmondson
Park town cantre,

The palicy provides a 'decision free’ to assist in delermining whether & proposal
complies with the policy. The decision free asks: )

Is thera a ralavant stratagy? Yeas — the Liverpool Retail Hierarchy Reviaw 2012

Does the proposal comply with the strategy? = No, the Review does not support the
proposal,

Does the proposal:

o Have sulable sile accessT - Tha sile has suilable sile acoess,

« Protect community irdestment and vability of existing and planned centres? -
Mo, the proposal threatens the exisling Prestons neighbournood centre, the
proposed ALD| develepment on Camden Valley Way and the establizhment
of the Ecmondson Park Town Centre.
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Protect the rola and function of majer urban cantres? - Mil

Is it the best altemative and available to meet the aims of the rezaning and
objectives and advice of the policy? — Mo, the proposal does nol mest tha
sims and chjectives of the policy.

Is thera a significant net community banefit? = The next community banafit test doas
not demansirate net community benefit,

Can the adversa impacts be miligatedT —Mo, the adverse impacts of the proposal are
primarily the deirimantal effect it will have on the viahifity of the nearby exdsting and
planned centres. This can only be miligaled by fimiting the floorspace of retail outside
of existing and planned centres, as is the current situation with the BS zoning of the
site,

Therefore, the propesal does not mael the aims and objaclives of the policy.
Draft Competition SEPP

A5 slatad in the documentation provided by the applicant, this draft SEPP relatas ta
dalermining Development Applications, not planning proposals, Therefore no
assessment of the proposal againat this SEPP s provided.

Draft Centres Policy 2009

The Draft Centres Policy (2009) is based or six planning principles:

1. Retal and commercial activity should be focafad in cenfres fo ensure the
mast efficlent use of ransport and alher infrasfructure, proximify fo labour
markets and to imprave the amenily and liveabiify of those cenires,

2. The planning system should be Mexibie enough to enable centres to grow and
new canitres to form.

3. The market iz best placed to dofermine the nead for relal and commercial
development. The role of the planning systam is lo regulate the location and
scale of development to acoammodate markal demand,

d, The planming systern should ensure that the supply of available foorspace
always accommodates the market demand. fo halp faciitate new entrants infa
ihe market ang promate competition

5. The planning sysfem should support & wide range of retall and commaercial
pramizes in all cenfres sod showld confribude fo ensuring a competitive retail
and commercial marwet,

6. Retal and commercial development should be well designed fo enaure they
v:mg‘aibura lo the amenity, accessibiify, wban context and susfainabiify of
Canires.

The applicants responsa 1o this policy s as follows:

“The Draft Activity Cenfres Palicy places emphasls on the nead fo ensure
development is assessed on its merits, laking info consideration costs and benefils fo
econamic, social and environimental conadltions, and whalther the scale and design of
ife development is in keeping with or will improve the characler of the local area.

The draft palicy identifies funclions! considerations including easy access, sufficiant,
well located parking and appropriate infrastucture and facilities for delfvery vehicles.
This Planning Propozsl will support & fulire developmeant application for a full fine
suparmarkat and spacialist retalling and services
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in advance of a fiture development application, this planning proposal has taken af
of these malters info considerafion and promotes a range of compatible uses and
gervices that will benefit the area I terms of shopper converence, reduced lravel
fimas, on-zfte parking and loading, local employment; mlegrated with public franspor!
and clase to current and future labour markals.

This planning proposal meets the principles of the Draft Activity Centres Policy as
demansirafed in (he accompanying Economic Impact Assessment,”

Tha following is an extract from the Economic Impact Assessment

Ty duly 2010, the NSW Goavernmeant released & stala-wide proposed policy which
remaoves arlificlal barriers on  compelilon belween refail jand  comimercial)
businessas. The policy iz stilf draff and 5 infended o allow genuine compelition
befween refall businesses, and potentially place dawrnward pressure on prices.

The aims of this Policy are
v To pramole sconomic growih and compelition, and
« To remove ant-compelitve bamers It emdronmental  planning  and
assessment,

The key points from this document are that:

»  Cammarcial wabilfy of a proposed development (s naf @ maffar to be faken
into consideration by he consent auwhoriy.

= The impects of & proposed commercal develapment on the comwmerclal
vighility of other commercial developments are nol a malier for he consen!
auithonty. Atthough the extent to which the impacts may affect the awverall
adeguacy of faciliies and services available fo the local community may be
laken info consideration (having regard for the proposed development).

»  MNo reshictions on the number of @ padicular fype of refall premises in any
commercidl development, athough regard can be givan o e scale of a
proposed development.

= Mo residcfions on the proximily of a parficular fype of refall premises fo
another refail pramisas of thaf fypa.

The most natable changes from thiz paiicy are the remaval of pofential resiriclions on
the quanturm of a parficular type of slove within a defined centre and also the removal
of potential resirictions on proximify fo a simitar refal glare fype, The infentions of this
policy are fo restrict existing refailers from ‘preventing’ suilable market compelition
within canfres and operating under somewhal monopalisiic condifions,

The draff SEPP shawld stil enable aporapriate planning lo congider e offects of
new relal developments upon the curent and planned centres hierarchy and
whelhar of not a parficular development results it ned beneiits to the community. As
sueh, s economic impact assessment nas been preparad for the pwposes of
ensunng thal the cansent sutharify is safisied haf there is a nel communily benefi
fram the prﬂpom:l' devgiopment (e, negalive impacts sre oubweighed by positive

In reviewing the six principles of the Draft Cantres Policy, it is noted that the policy
reinforces support for centres planning and the role of the planning system In
regulating the location and scale of retall deweloprment.
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Under the current zoning of the site, the applicant is permitted to develop up to 1600
square metres of retall floorspace, This restriction is Council utilizing the planning
system regulating the lecation and scale of retail development. Large scale retail
development Is more appropriate in higher order centres, such as the existing Carnas
Hil or the planned town centre Edmondson Park,

3.5 Is the planning proposal consistent with the local council’s Community
Strategic Plan, or other local strategic plan?

Draft for Public Exhibition - Growing Liverpool 2023

Liverpool's draft Community Strategic Plan, Growing Liverpool 2023 provides T key
diractions for Liverpoal.

Direction 1: Vibrant Prosparous City
Direction 2: Liveable Safa City
Direction 3: Heallhy Inclusive City
Direction 4: Proud Engaged City
Direction 5: Matural Sustainable City
Direction &: Accessible Connected City
Direction 7: Leading Proactive Council

Councils Community Strategic Plan provides broad objectives for the Liverpool local
government area, The proposal is not inconzistent with the plan.

Liverpeol Retail Hierarchy Review (2012)

Tha Liverpoo! Retail Hisrarchy Review prepared by Hill PDA was adopted by Councl
at its mealing on the 28 November 2012,

Chapter 7 (on page 56} of the Review stales that:

Liverpool LGA is undersupplied by some 20 500sgm of retall floarspace in 2071,
Department and discount departmant stores accounled for the largest proportion of
this undersupply at 8,07 Tsqm [or 40% of tolal Poarspace undersupply). The
remainder of this undersuonly was accounted for by supermarkels (6, 50059m
undersupplyl, specially stores (3, 400sgm) and bulky goods stores {2 60sgm).

Chapter 8 of the Review, Accommaodating Growth, projects that the greatast par of
he undersupply of supermarkel floor space will exist in that part of the Liverpool LGA
which is west of the M7, |t also notes that the Cecil Hills! Green Valley area also
exhibits slrang growlh in demand for additional supermarket facilities. (pSe)

Itis notewarthy that the Review does not predict significant need for additional
supermarkel facilities in the Prestons area. In its summary of the submissions made
to the Review by third parties, it spacifically notes the proposal to rezone land at
1975-1285 Camden Valley Way, Praslons, and argues that:

"Proposed expansions al Cames Hill and Mddieton Grange will salisfy demeand for
retall space in the Liverpoo! LGA area wes! of the MT in the shon fo meadium term. As
zuch there is no need for an sdditional supermarke! based cendra in this focation i
the foresesable fuftre,

Furttermara, the provision of an adoitional centre {n this focation s likely fo have a
significant adverss impact upon the existing Presfans Small Vilage Centre located
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1. Tkm fo the northwest, We would advize Courrcll mof fo rezone this fand in
aecordance with the submission in the shor! ferm."{p&E)

The appficant takes issus with the recommendations of the Review, parficulary the
Feview's reliance on an assumed retail turmover density (RTD) for supermarkets of
$11,000 per square malre. The applicant agues that;

"W consider the Hill FDA relail review may underesfimate the size of the
undersupply of supermarkel foorspece, quile significanty. Hil! PDA applies a
supermanke! furnover danaity of 811,000 par sq.m increasing in real lerms by 0.685%
per annum, to deferming the foarspace demand for this type af ratail provision. This
fovel of refall furmover would constifule @ hiohly succeaslil suparmarkat irnover
fevel of parfarmance. Applied as an average, such a level is extracvdinarily high, and
ﬁﬁtuunﬂ&r&fateﬂreapmmat&mwdprmﬁammnmﬂﬁm needs of local
rasidants,

When assessing fhe apprognate lsvel of provigion for 8 parficuiar broad region, such
ax arn LGA, a more suiltable threshold thal covers lively frading performance for
amaller focal canire suparrmarkels would be more appropriate. An RTD closer o
F5,000 por squm wouwld be more appiicable, and even this would represent a strang
frading pesition for any supermarkel."{p17)

The applicant goes on to say that:

‘Even if an RTD of §9,500 per 5.qm /s applied then, vaing Ml PDA s own eslimales
afl grailzble expendiure, this would equate o an additional 8 500 =.qm of
supermarkel demand within the LGA, ie. over and above their esfimate, ar more
than lwo 4,700 s.gm supermarkets, as aft 2072 "(p18),

In additional modelling provided lo Council Hill PDA defend the use of an assumed
retail turmover density of $11,000 per sguare melre. In defance of tha $11,000 figure,
they state that:

“Woolwarths Annual Repart 2071 page 86, Woalworths af the baginning of the 2070-
11 FY had 823 supermarkets in Australia with an average foor area of 2,67 8sgm
{Footnates stafe thal It includes Dan Murphy storas but excludes BWSE stores and
peiral outiefs), Sales per square metre = §15 895%gm which was a 8% increase from
2007 (874, 57 Tesqrm),

ABS Relal Survay in 19958-99 had supermarkets frading at an average of
£7.686/0m across Ausfralia. To June 2071 CF growth fas been 45.8%. Henoe
haszed on 2071 dolars average sales ware 571, 176sgm,~

Hill PDA's justification for the use of an assumed turnover density of $11,000/sqm is
reasonable and well-supported. Withaul being able o rely an the assumed turnover
density of 89500/sgm, the applicant's argument that an undersupply of B500sqm of
retail floor space exists in the Liverpog! LGA i3 unproven.

The applicant also takes issue with the Review's consideration of the subject site
reproducad above, arguing that the proposed expansion of the existing Cames Hil
tewm centre would not appreciably increase the amount of retail floor space in the
LGA, that tha planned Middieton Grange town cenfre, situated a further 2-3km norih
of Carnas Hill would not sigrificantly impact the localised demand, and that the
proposad razaning would nol significantly impact the existing Prestons local centre
@5 It s largely a convenience-based shopping cenfre. Mo mention of the impact of the
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proposal on the establishment of the Edmaondson Park Town Centre has been
pravided, Furdher, the apolican] doas nol consider the ALDI suparmarke! on Camden
Valley Way.

The proposed rezoning is therafore inconsistent with the findings of the Liverpool
Retail Centras Hierarchy Review as adopted by Council on 28 November 2012.

The Economic Impact Assessmen! prepared by Macroplan and the adopted
Liverpool Retail Hierarchy Review 2012 ulifize different RTDs to calculate the frading
impacts of propesals on one another. This makes comparison and analysis of the
Economic Impact Assessment in relation tothe Retail Hierarchy Review 2012
virtually impassible. Should a Gateway determination be issued, it is recommended
that prior to public authority consuliation and public exhibition, a peer review be
undertaken of the Economic Impact Assassment prepared by Macroplan, This wil
enable Council and the public the ability to assess the document against the
Liverpoal Retail Hisrarchy Review 2012, as the methodalagies for calculating the
econamic impact will be validated.

3.6 Is the planning proposal consistent with the applicable state
environmental planning policies?

Warlous State Environmental Planning Policies are relevant to the subject site. The
requirements of each of these are summarised below.

Table § Consistency with State Environmental Planning Policies {SEPPs)

SEPP Consistency
SEFF (Exempt and Comglying The Planning Proposal does not recommend
Development Codes) 2008 any amendments to Part 3, Schaduls 2 ar

Scnadule 3 of the LEP afizcting exempt and
complying developmant pravisions.

SEPP {Infrasiructure) 2007 The site triggers the conirods relating to
development fronting a classified road, as tha
site has frontage along Camden Valisy Way.
Tha determination of a davalopment application
must have regard for vehicular access 1o be
provided on another road olher than tha
classifizd road and hat the operation, safaty
and efficiency of the classified road is mot
adversaly affectad. The Planning Proposal must
have consideration for the fulure proposed intent

aof the sita.
SEPP Mo, 33 — Hazardous and SEPP Na. 32 ensures the provision of
Cffensve Davelopment hazardaus and offensive develepmant is subject

fo maasures which raduce the impact of the
developmant, All development for land uses
consisting of hazardous or offensive industry
(idenlfied as heavy industries) is currently
prahibited on the land. These uses shall
continue to be prohibited in the proposed Zone
B2 ~ Local Cenire zone.

SEPP Mo. 55 — Remedialion of | Far the purposes of this Planning Proposal the
Lard sita has undargone a praliminary contamination
invastigatian,
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consistent with applicable Ministerial

Table & Consideration of Section 117 Directions

“Section 117 Direction

Consistency / Response

EMPLOYMENT AND RESOQURCES

1.1 Business and Industral Zones

The Planning Proposal facitates a rezoning
fram one business zons fo another. The
amount of business zoned land is
urchanged. .

3. Housing, Infrastructure and Urban Development

3.4 Intagrating Land Use and
Transporn

The Planning Proposal faciitates a rezoning
fram ane business zone o another. The
amaunt of buginass zonad land is
unchanged. The site is alse supported by
nearby bus stops which provide connections
throughout Liverpaol,

5. Regional Planning

5.5 Second Sydrey Airport: Badgarys
Craek

The Planning Propasal will mot hinder the
davalopmant of the secand Sydney airport at

Badgerys Cresk,

6. Local Plan Making

6.1 Approval and Referral
Requirements

The Planning Propasal is congistant with this
Saction 117 Direction and does not impose
any additional referral mechanisms.

7. Metropolitan Planning

7.1 Implemantation of the
Metrapolitan Plan for Sydney 2035

Tha Planning Proposal addresses some of
the Metropolitan Plan 2036, Such as:

» A growing population — increasing
demand for services, ratail, ale,

»  Mare jobs closer to home —providing
jobs in locations that are close to
exisiing and expacted residential
areas and are in close proximity te
publis transpor sarvices,

+  More sustainable Sydney -
containing Sydney's urban foolprint.

Honwawar, the Planning Propozal fafls to meet
the abjectives in Chapter B as this proposal
intends o establish an out of centre retail
development without appropriately
demonstrating why the development cannod
be eccommodalad in exisling or planned
canlras.

C. Environmental, social and economic impact

1.8 Is there any likefihood that critical habitat or threatened species,
populations or ecological communities, or their habitats, will be adversely
affected as a result of the proposal?
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Mo critical habitat or threatered species populalions or ecological communities or
thieir habftats will be adversely affected as a result of the proposal.

The site is an existing landscape supply business with no potential flora or fauna
heabitat.

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

The applicant has not identified any other fikely amvironmental impacls as a rasult of
lhe planning proposal.

3.10 How has the planning proposal adequately addressed any soclal and
economic effects?

The social Impacts of the planning proposal have not been identified by the applicant,
The expected social impacts will are likely to align with the economic impacts, The
defrimental economic impact of the proposal on the existing cenfres in the area,
particulary the Prestons neighbourhood centre, will result in declining trada which will
see the closure of shops and businesses in this cenire,

Furthermare, there may be socigl impacts in Edmondson FPark, whers development
af the transit crsnied town centre s undermined by out of cenire, adhoc retall
davelopments.

The sconomic impacts of the development have been discussad elsewheare in this
Planning Proposal. It is concluded thal given the difference in BTD and methodology
between the Econamic Impacl Assassment and tha Liverpool Retall Herarchy
Review 2012, adequate assassmenl and consideration of the economic impacis
cannot be undertaken at this time. It is recommended that & peer review of fhe
Economic Impact Assessment be undertaken prior to public authority consuliation
and public exhibition of the planning proposal.

D. State and Commonwealth interests

311 Is there adeqguate public infrastructure for the planning proposal?

The assessment of public infrastructure having specific reference fo utiliies, roads,
waste management and recychng services, and essential services is a relavant
matter.

At this stage the following infrastructurs will be impacted;
Table T Public Infrastructure

Infrastructure | Availability | Comment

Utikties Subjectio | The site is currently senviced with water, sewerage
public and power services. The adeguacy of the existing
aulhority senvicas 1o catar for the proposed land use will be

consdltation. | discussed with the relevant power authority, or as
directad through the Gateway Determingtion,

Roads Good rosd The site has frontage to Camdean Valey Way and
access s Corfield Road, Finalisation of the accass oplions
available. will be subject fo consultation with Liverpac! Council




39

and the RMS,
Wasta Available te | Wasgle managament and recyclng services will ba
management | the site determined as the planning proposal progresses
and recycling and mora specifically at DA stage.
gervices
Public Good public | Given the nature of the proposad development, it is
Transport fransport considersd likely that most employees would drive
services are | to tha site, and future clisnts would sither drive to
availasla the site or make use of the local bus senvices.

Adeguate parking will be providad on sile, subject
1o a DA,

312 What are the wviews of State and Commonwealth Public Authorifies
consulted fn accordance with the gateway defermination, and have they
resulted in any variations to the planning proposal?

Consuitation with State and Commaonwealth Public Authoritias will eecur fallowing a
Gateway determination,
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Part 4 - Community Consultation

The requiremants for community consultation will ba stipulated by the Gateway
determination.



