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Background

lhe need for this planning proposal was initiated by the landowners of 18 Orange Grove Road,
Warwick Farm who requested a change in zening from B5 Business Development to 85 tnierprise
Corridor. The landowners have prepared a separate planning proposal - this is atfached for your

relerence.

A stralegic overview of existing business uses along this portion of Orange Grove Road has been
undertaken as part of this rezoning. As the majority of iand within this section are already utilised for
business and relail operations, Council considers it appropriate to extend the proposed B6 Enterprise
Corridos zoning. The rezoning of these sites conforms with the strategic priorities of the NSW
Government which places emphasis on the establishment of economic cerridors.

amendments lo Clause 7.23(2) of Liverpool Local Fnvironmental Plan 2008 is aiso peoposed under
this planning proposal.

This planning proposal was prepared to incorporate not only 18 Orange Grove Read but includes
additional properties that are considered suited for a 86 Enlerprise Cofridor zoning.

Site identification
fhe planning proposal applhies 1o (he following properties:

a0 Orange Grove Road, Warwick Farm (Pari Lot 101 P 1043166)

» 16 Orange Grove Road, warwick Farm (Lol 100 DP 1043160)

a 18 Orange Grove Road, Warwick Farm (Lol 11 DP §33648)

a 22 Orange Grove Road, Warwick Farm (fol A DP 89031 and 1ot 1 DP 775468)

Alocality map of the subject sites are provided on the following page:
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Figure 1: Land to which this planning propasal applies

Part 1 - Objectives

The primary objective of this rezoning is to facililale an enterprise corridor along Orange Grove Road,
Warwick Farn by rezoning the subject sites froim BS Business Development to B6 Enterprise Corridor.

The secondary objeclive ol this proposal is to amend Clause 7.23 of Liverpool Local Environmental
Plan 2008 (LLEP 2008) which provides additional controls for the development of bulky goods
premises and relail premises in the B6 Enterprise Corridor zone. The planning proposal seeks to
increase the gross floor area of retail premises in the B6 Etnterprise Corridor zone to 1600m?2 from
1000m?2,



Part 2 - Explanation of provisions

The objectives of this planning proposal will be achieved via an amendment Lo Liverpoot Locai
Fvironmental Plan 2008 (LLEP 2008) zoning map and an amendment to Clause 7.23(2) "Bulky goods
premises and retail premises in Zone B6” of LLEP 2008. ihe planning proposal does not make any
amendments 1o lot size, height or floor space fatio requirements.

Iry particular, the planning propossl seeks Lo amend the {otlowing LLEP 2008 map:

= land Zoning Map {LZN-010) - Zoning i be changed from B35 Business Development 16 86
Enterprise Corridor,

the following objectives apply in the B6 Enterprise Corridor zone:

a Jo promote businesses along main roads and {o encourage a mix of compatible uses,

s o provide a range of employment uses {including business, office, retail and light industrial
uses) and residential uses (but only as part of & mixed use development).

a  fo maintain the econarmic strength of cenires by fimiting the retailing activity.

a o provide primarily for businesses afong key corridors entering Liverpool city centie, major
local centres or retail centres.

s Joensure residential developmient §s fimited to land where it does nol enderming the
viahility or operation of husinesses.

It should be noted thal he proposed rezone will appiy 1o a site that is Tocated on a main road, within
an exisling cenlre, (o the north of the Liverpool Cily Cenlre,  the proposed relail use is compalible
wilh other refailing in the Centre.

Hie Iollowing land nses are permissible with consent i the Bo Lnterprise Corridor zone:

Building identification signs; Bulky goods premises; Business identification signs; Business prenmises;
Car - parks;  Community  facilities;  Cremaloria;  Oepols,  Drainage;  Earthworks;  Educalional
ssiablishments; Fnterlaimment faciliies: Fovironmeridal laciiities; Foviwonmerndal protection veorks;
Flood mitigation works; Function centies; Helipads; Home businesses; Home industries; Holel or
mate! accomimodation; tnformation and education lacilities, Landscape aindd garden supplies; tight
industries; muli dwelling housing: Office preimises; Passenger transport lacilities; Places of public
worship: Public adiministiation buildings; Recreation aieds; Receation faciities (indvor); Recreation
facilities (outdoor); Regisiered clubs; Retail premises; Roads; Service stations; Shop lop housing;
Storage premises (other than offensive storage establishinents or hazardous storage esiadlishiments);
timber and Guilding supplies; Transporl depots; Vehicle repair staticns; Vehicle sales or hire premises;
Yaierinary fiospitals; Warehouse or distribution cenlres

Amendmenl to Clause 7.23 of LLEP 2008

Clause 7.23 of LLEP 2008 provides additicnal controls for the development ol bulky goods premises
and relail premises i the 136 Enterprise Corridor zone. OF particuiar relevance fo this planning
proposal is Clause 7.23(2) which currenily stales:

“Development consent must not be granted {o deveiopment lor the purposes of elail premises on
land in Zene B6 Enterprise Corridor if the gross foor area of the relail premises is more than 1,000
square melies”.



The 1,000m2 lirnitation for retail premises in the 36 Enterprise Corricdor zone was initialty introduced
in LLCP 2008 o prevent large formal anchor tenants from sporadicafly emerging along major road
corridars. The rationale behind this decision is linked ta the centres based planning approach, as
enforced by the Department of Planning via its Metropolitan Strategy. Undes this planning approach,
large retail formats are to be located within centres which are supported with a high residential
population and public transport services. Additionally, the location of lasge format retail on main
roads will detract, and uitimately compete with the ecenomic viability and petformance of centres.

Allowitg an unregulated size of oullets along B6 Enterprise Corridor will also result in the dispersal of
targer anchor retail and bulky goods businesses which can increase private vehicle trips from one
anchoi retailer to another, This is confrary to the principies contained within the State Government
document, 'Integrating Land Use and Transpori- Right Place for Business and Services Policy”.

while there is meril in the aforementioned planning principles, i has been realised that there are
Limited opportunities for new retailers (o operate within existing centes in the Liverpool LGA due (o
physicat constraints which hinders the oppostunily fos the expansion of centres. This has become
inceeasingly evident as a number of other landowners/investors have approached Coundl about
facilitatling highway related development in the B6 cone, however have deemed Lhe preposal
unpractical due to the retail floorspace limitations of Clause 7.23(2). As such, there s a clear need lor
Councit Lo provide areas in which these land uses can be accommodaled. ‘

In light of the above faclors, an increase to ke foorspace limilation Tor relail premises i the B6
Fnterprise Corridor zone s considered juslified. As part of this amendment, il &5 proposed that the
gross lloor area of retail premises it the B6 Enterprise Corridor zone should be increased o 1,600m?,
This amount of ingreased relail lloorspace is considered appropriate as it will cater o a wide range of
medium sized retail uses withoul altracting large-format supermarkets. The amendment will not
pose o considerable threal to existing neighbourhood and Tacal centres nos witl 4L impacl upon
Council's hierarchy of retail centres.

Piease nole that the amended clause is nol site-specific and wilf apply 1o all B6 Fnlerprise Corridor
zoned land throughout the tiverpool LGA.



Part 3 - Justification
A. Need for the planning proposal

1. Is the planning proposal a result of any strategic study or report?
The Planning Proposal is not the result of any strategic study or report.

the Planning Proposal is consistent with the conclusions of Liverpool City Council’s Retail Centres
Hierarchy commissioned in 2006.  This review examined existing retail cenlres in the Liverpeol LGA
and in particular the impact of the likely increase in population and employment on the demand for
retaif floor space. The study conciuded that there would be a population increase from 177,000
persons 1o 313,800 by 2031, The floor space demand that the population increase would generaie
was eslimated to be approximately 350,600m? recognising that at the start of the period that the
then vacancy rates were low. The additional retail space is a very small addition within the overall

demand [or new relall loor space.

ihe review recognised the continuing imporlance of (hree speciafist centres which provided
opportunities for bulky goods, homewares and other speciafist retailing:

s The Liverpool Mega Centre on Otange Grove Road
= The (ross Roads Home maker Cenlee al (asula
a  Warwick Farm Home Makers Centre

The review recommended thal Coundl reinforce these nodes rather than create new nodes in the
Liverpoot 1L6A and limit addilional relsil premises 1o the above centres.

ihe rezoning of the site is consislent wilth the stralegic peinritizs of both the NSW Government s
council, which promotes the stiengthening of centres and corridors and addressing economic and
employment largets.

As such, thie rezoning of the sites Lo the B Enterprise Corridor rone is considerad appropriale.

2. Is the planning proposal the best means of achieving the objectives or intended oulcomes,
oi fs there a beller way?
Hois considerad Lhal the proposed rezoning is the most precise and best means of achieving the
intended culcomes.
The current zoaing does roi allow relail premises and accordingly a Plansing Propesal to rezone the
site is considered appropriale.
3. will the nel community beneflil oulweigh the cost of implementing and adminisiering the
planninig proposal?
The Planning Proposal will provide net community benefits, commaensurale with the scale of the
propased eronig, as follows:
a  the rezoning will formeally recognise the sites playing an important role as a straleqic afleria
road leading mte the Liverpoolt City Centre,



s The development of the sile will result in a more econginic use of the sites;

= The proposed relat development on 18 Orange Grove Road will provide a stiong anchor (o
support the olher retaif ouliets in the Megacenta;

2 Asindicated in the traffic'fepoﬂ prepared to support the rezening of 18 Orange Grove Road,
there will be no significant fraffic impacts on the adjoining road system and will have no

significant impact on parking avadability.
B. Relationship to strategic planning framework

4. Is the planning proposal consistent with the objectives and actions contained within the
applicable regional or sub-regional strategy (including the Sydney Melropolitan Stralegy
and exhibited dralt stralegies)?

rhe planning proposal is deemed consistent with the objectives and aclions contained within the
Metropolitan Strategy and South-wesl Subregional Strateqy. This is discussed as follows:

Action Response

Economy and The Metropolitan subsegional strategy recognises that the Orange Grove

Employiment precinct is close Lo Liverpool CBD, with goed access Lo the Hume
Highway and Cumberiand Highway and is stralegically situated

providing a localion for activities that support bul do not compete with

tverpool Regional Cily uses.

Ihe Subregional stralegy envisaged that Orange Grove Road would be
redeveloped as a Business Development Zone excepl where
opporiunities exisl for the development of Fnlerpiise Corridors.
Accordingly, the propased rezening is consistent wilh this policy
direclion,

The Subregional straleqgy seeks lo maximise the use ol infrastioclure
where demand and oppartunities exisl. While Enlerprise Corridoss have
not been designated iy the subregion ihe stralegy provides lhat there
are sorna seclions of major roads [hal are suilable for a range of relail
formats suilabie lor designated through an Enterprise Cormdor zoing.
(SW B7.1.1).

Centres and Corridors

| The subregional sirategy seeks 1o encourage relail uses (o support
existing centres rather than through development of isolated sites.

Howsing Mot applicable

The sites are situated in an existing spedialisl centie on 2 major
transport corfidor that provides a signilicant level of public lransporl.
The demand for public transport services wiit be strenglhened through
the proposed facility which takes advantage of ils exposure o passing
wrade.

Transport

bl

ife Planning Proposal is consistent with Misslerigl Direction 3.4 -
miegrating Land use and Transport, (SW RB4.1.1)




Environment, Heritage | Nol applicable
and Resources
Parks and Public Places | Nol applicable

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

the proposed rezoning is consistent with Liverpool City Council’s stralegic plans, particularly the
Retail Hisrarchy Study.

The Study recognises ihe need to develop a full range of cenfres acrass the LGA including enterprise
corridoss. 11is an inlention of the metropolitan strateqy thal a range of centres will opetate in unison
across a wider geographical area to serve the parlicular needs of 3 community. Enterprise Cosridors
are the mixed commercial, retail and industrial areas immediately along the busiest roads which
perform an important economic role, such as servicing the local community.

The planning proposal is alse consistent with Council's Community Strategy 2009 by supporling
econemic development and promoling a 'working community’. The zoning of land for business and
employment-generating use encourages conlinued investiment in business aclivity in Liverpool LGA.

6. Is the planning proposal consistent wilh the applicable state environmental planning policies?

= The main Slate Environmental Planaing Policy thal is relevant Lo this planaing proposal is the
recent dralt SEPP - Promoting Economic Growth and Corpelition through the Planning
Swstera.  1his Policy proposes that:

a The commendal viabitity of a proposed developiment may not be taken into consideration by
a consent authorily, usuaily the local councl, wher determiining development applications;

w The fikely impact of a proposed development on the commerdial viability ol ather individual
businesses mav also aol be considered uniess the proposed development is likely 1o have an
overall adverse impacl on the exient and adequacy of lucal conwnunily services and
facitities, taking into accounl those {o be provided by the proposed development itsell; and

a Any restrictions in lecal planning instruments on the number of a patticutar type of retait
stare in an area, or the distance besween stores of the same type, will have ne effect

ILis considered that the Planning Proposal is consistent will this Policy.
7. Is the planning proposal consistent with applicabie iMinisterial Directions (5.117 directions)?

the Pianring Proposal is considered to be consisient with (he current Section 117 Directions
particularly the following Mindsterial Directions:

s 11 - Business and indusirial Zones
he drafi LEP will give effect Lo the cbjectives of the direction and wilt not reduce (he wial polential
Hoor space for employment uses and relaled public services in busingss zones;

o 3. - Inlegrating Land Use and Transport.

9



As indicaled in the accompanying traffic study the Proposal is located cn a maii road wilh goed
access (o public transporl and will not have an adverse impact on the surrounding road network, or
lead to a requirement for the provision of additional on-site parking

a g4 - Site Specific Provisions
The Direction requires that a draft LEP that amends another environmental planning instrumeant in
order 0 alfow a particular developmenl 10 be carsied out shall either:

{a) Allow the land use Lo be carried out in the zone the land is situated on, of

(b} Rezone the site to an existing zone already applying in the environmental planning
instruraent that allows that land use without imposing any development standard or
requiternent in addition 19 those already contained in that zone, or

() Allow lhat land use on Lhe relevant land withoul imposing any development standard ot
requiremant in addition to those already contained in the principal eavironmental planning

instrument being amended.

(L is considered thal this Planning Proposal fafls within (b) above noting that the proposed variation
to lhe permissible gross floor area is not the imposition ol an additional development slandard.

C. Environmental, social and economic impacl

8. Is there any likelihood that critical habital or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a resuli of the propasal?

Mo, The proposed arnendments Lo the LLEP 2008 are unlikely Lo atfect critical habitals or (hrealened
species, populations or ecological communities, or their habitats.  there will be no loss of vegelation
as a resull of the proposal.

9. Are there any other likely environmental elfects as a result of ihe planning proposal and how are
they proposed (o be managed?

The majoi environmenial impact of the planning proposal relates to impacis relating to traflic and

parking.  As assessed in he trailic and parking assessment prepared by the applicant, the parking

already provided at ihe fegacenta/Weekend Markets s suificient for the requirement of he

sreposed development. Tralfic generation by the praposed development will have no signilicant

impact on the operation ol Orange Grove Read o Viscount Place of the interseciion ol these roads.

from a planning perspeciive, it s envisaged thal the rezoning he sile Lo he B6 zone will not tesull
in any amenily impacls as the site is focaled wilhin the context of a business zone and does nol
directly adioin residential areas.

10 How has the planning proposal adequately addressed any social and econornic effecis?

The planring proposal meets the sodal and economic objectives of the proposed B6 Enterprise
Corridor and Coundil's stralegy lof its retad cenlres,

0. State and Commonwealth interests

11,05 there adequate public infrastructure for the planning proposal?

10



Yes. The traffic report prepared by the applicant to support their rezening application indicates that
the surrounding road network can support the proposal.

rusther, as the planning proposal will not result in any major inlensilication of the site, there is not
likely to be any increase in demand for public infrastructure and the existing infrastructure is

considered adequate to service the sile.

12, What are the views of State and Commonwealth Public Authorities consulted in accordance with
the gateway determination, and have they resulted in any variations (o the planning proposal?

A gateway delermination has nol yel been issued for the planning proposal, accordingly the views ol
state agendies has not been determined.

Any relevant public autharities will be nolified of the planning proposal and be given an opportunity
to comment on the drafl plan. il is onlikely that there will be any parlicular requirement for

comment as this is viewed as a minor planning proposal.

11



Part 4 - Community Consultation
this planning proposal is considered to be a low impact proposal for the following reasons:
= The proposal is consistent with the surrounding fand uses;

s The proposat is consistenl with the relevant strategic planning lrarnework, in paiticular the
NSW Government's Metropolitan Strategy and the direction and recommendations contained
in Council’s Retail Centres tHierarchy Review;

= The planning proposal presents no signilicant issues with regard to infrastructure servicing,
access and fraffic; and

s The proposal s nol a principal LEP but propeses a minor amendment to LLEP 2008.

Na consultation has been carried out with State and Comimonweaith agencies or businesses i the
locality.  Consultation will occur with relevant public authorilies identilied as part of the gateway
determination. the gateway delerminalion will specify the community consullation that must be
undertaken for this Planning Proposal. Generally the Departmenl of Planning have set a 14 day
public exhibition period lor planning proposals considerad 1o be of low impact and o 28 day
exhibition period for ail vither proposals.

IUis envisaged that the drafl LEP will need to be exhibited in accordance with the relevant guidelines
of the bepariment of Planning.  The matesial placed on exhibition will include this planning
nroposal, a report from Councit and supporting plans. A assessinent of the submissions received
will be presented to Council for consideration following the exhibilion period.



Attachment 1:

Planning proposal as submitted by the landowners of 18
Orange Grove Road, Warwick Farm
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Planning Proposal
18 Orange Grove Road

Warwiclk Farm

for

Gazcorp Pty Lid

Submission to the Liverpool City Council

Prepared by

Integrated Site Design

In association with
Mosca Pserras Architects

Dobinson & Associates Traffic Planners
Movernber 2010
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Planning Proposal — 18 Orange Grove Road, Warwick Farm
November 2010

Introduction

Background

This Planning Proposal has been prepared in suppert of an application to the Liverpool City Councll
hy the Gazcorp Pty Ltd to amend the Liverpool Local Environmental Plan 2008 to rezone the site at
18 Orange Grove Road, Warwick Farm to permit retail development and the use of the site for a Dan

Murphy's Liquor Cutlet.

The Planning Proposal has heen prepared in accordance with Section 5% of the Environmental
Planning and Assessment Act 1979, and consideration has been given to the reguirements contained
in the Department of Planning’s guideline ‘A guide to preparing planning proposals’, NSW, DoP.

Contenis of the Report

This report provides the background information and justification to enable Council to commence
the formal planning process and submission of the planning proposal to the Gateway process.  The

report includes:
s asite description,
o an outline of the current planning framework,
« the proposed development; and

o the justification for the Planning Proposat.

The Site

The subject site is located at 18 Orange Grove Road, Warwick Farm.  The legal description of the
property is Lot 11 DP 833648},

The site is located within the Qrange Grove Road Megacenta/Markets af the intersection of Viscount
Place and Orange Grove Road {Cumbertand Highway) Surrounding land uses include a
MacDonald’s, Office Works, Harvey Normans, the Megacenta and Weekend Markets. An aerial view
of the site and the adjoining land uses is given in Figure 1. The Megacenta operates 7 days a weel
while the Markets only operate at weekands.

Pubiic transport to the site is provided by the 801 and 819 bus routes on Orange Grove Road which
provide a direct connection to Liverpool Centre and areas to the north of the site,

The site contains three building all built under previous development consents.  The building to be
occupied by Dan Murphy's is located in the North West corner of the site.  The building 0 be
replaced is used for a vehicle repair station with associated office and ancillary car wash. The other
buildings are used for take-away fast food restaurants — inctuding Oporte in a standalone building -

and bulky goods units.

Access to the Mega Centre is provided by an existing signalised intersection of Viscount Place and

integrated Site Design Page | 2



Planning Proposal - 18 Orange Grove Road, Warwick Farm
November 2010

Orange Grove Road. Theres also an existing entry and exit frbm/to Orange Grove Road to the site
serviced by a short deceleration lane. The site layout is shown in Figure 2 and Drawing 10056/AP01

and Drawing SKO1.

Tt Gl

v ] BN o el it i .
Figure 1 Site Context ~ 18 Orange Grove Road

) ot

The site is currently zoned B5 Business under the Liverpool Local Environmental Plan 2008 (LLEP).
The LLEP contains a number of planning controls that apply to this zone. Other development
controls are found in the Liverpool Development Control Plan 2008 (LDCP). These planning and
development controls are considered in Section 2 of this Proposal.

Integrated Site Design Page | 3



Planning Proposal — 18 Qrange Grove Road, Warwicik Farm
Novenber 2010
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Figure 2 Site Layout

Current Conseni

A development consent (DA 1912/2008) for a mixed use development: Eraction of a bulky goods
unit, two(2) take-away fast food restaurants (one (1) with a drive-thru) a vehicle repair station with
assaciated office and ancillary car wash was issued by Council, subject to conditions) on the 217
November 2005.

Proposed Development

The proposed development is for a Dan Murphy's Liguor Store.  Dan Murphy's stores and simifar
types of outlets have subregional retail catchment areas and therefore service more than local or
neighhourhood areas and are typically located in locations of high visibility and accessibility.

Integrated Site Dasign Page | 2




[Pranning Proposal - 18 Orange Grove Road, Warwick Farm
Novembar 2010

The store will be located in a standalone building of 1,342m* (GFA) comprising two components ~ a
1,237m* ground floar level and a first floor area of approximately 105m? to he used as ancitlary
office space and staff amenities  As shown an the Drawing SKO1 the layout provides a considerable
area of the graund floar for storage, plant rooms and the unloading and movement of goods,

In terms of on-site parking 43 car spaces, including one disabled space, are provided at the front of
the huilding to Crange Grove Road.

A detaited traffic and parking assessmeng prepared by Dobinson & Associates has been prepared in
support of the proposed application. A copy of this report is containad in Appendix A.  The report
provides details on the proposed development and the nature of the road network and the current
traffic controls adjacent to the site. An assessment of the traffic generation, the impact on the road
network and implications for parking of the proposed development is made.

The proposed hours of operation of Dan Murphy's are during the business hours of the Megacenta
and Weekend Markets.

integrated Site Design Pagais



Pianning Proposal — 18 Qrange Grove Road, Warwick Farm
November 2010

Curreni Planning Controls and Policies

Liverpool Local Environmenial Plan 2008

The site is within the Liverpool City Local Government Area and the local planning instrument is the
tiverpool Local Environmental Plan 2008 {LLEP 2608). Under LLEP 2008 the site is zoned B5 Business
Development zone,  In this zone the following uses are permissible with consent:

Building identification signs; Buiky goods premises; Business identification signs; Car parks;
Child care centres; Community facilities; Drainage; Earthworks; Environmental facilities;
Environmental protection works; Flood mitigation works; Food and drink premises; Hotel or
motel accommodation; Landscape and garden supplies; Light industries; Office premises;
Passenger transport facilities; Places of public worship; Public administration buildings; Pubs;
Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); Restaurants;
Roacls; Storage premises {ather than offensive storage establishments or hazardous storage
establishments); Timber and building supplies; \Vehicle sales or hire premises; Warehouse or

distribution centres

Accordingly, apart from some specialised retail uses, general retait activity is prohibited in this zone

Liverpool Bevelopment Control Flan

The Liverpool Development Control Plan 2008 (LDCP} cantains more detailed planning provisions
than the LLEP 2008, This Planning Preposal does not require any changes Lo this Plan. 1t is noted
that the LDCP contains provisions in Part 6 that relate to the development of business zones.

LDCP descrityes Enterprise Corridor centres as business areas along certain arterial roads. These generally
cater for a broader market than the local area. This Is an accurate description of the existing context of the
Orange Grove Road Megacenta.

In terms of specific controls the proposed site satisfies the following LDCP specific requirements:

Frontage Development for a new building (other than a maximum 10% addition Complies
to an existing structure) in the B8 zone must not leave adjacent land
such that it cannot achieve

either:
- A site frontage with of at least 30m (where the site also has frontage

to a local
street that intersects with and would permit access to and from the

Classified road);

or- 90m otherwise.
Site Planning In Enterprise Corridor the siting of buildings and the Complies
development should also:
1. Be compatible with existing business development in t&rms
of scale, bulk, setbacks, materials and visual amenity.
2. Address the street and cansider its presentation to the
arterial road environment.

invagrated Site Design Page | 6



Planning Proposal - 18 Orange Grove Road, Warwick Farm
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Sethacks Primary Frontage 15m Compties

Secondary 10m

Car parking Located generally at the front of the site Complies

Pedestrian access to be fegible

The Sydney Metropolitan Sirategy

The NSW Govaernment's Sydney Metropolitan Sirategy - City of Cities: A Plan for Sydney’s Future
provides the direction for the planning of the Sydney Region in terms of employment, housing, open
transport, space provision, and environmental management through to 2033,  The metropolitan
area is divided under the Stratepy into Subragional units to ensure that the regional planning aims
and directions are implemented at a local level. The Orange Grove site is located i the South West

Subregion of the Metro Strategy.

Orange Grove Road {Cumberland Highway) is a strategic highway corridor.  The location of the site
adjacent to this road provides an opportunity to further the Governiment’s aims to consolidaie and
strengthen existing retall and employment centres while recognising the potential development of
Enterprise Corridors along segments of the main arterial roads in the South West Subregion,

fetail Centres Hierarchy.

Liverpool Cliy Council commissioned a review of the Retail Centres Higrarchy for the tiverpeol Local
Government Area which published in December 2006".  The conclusions of this report are
considerad in Section 3.3 of the Planning Proposal.

The Study contains a typology of centres and places drawn from the Metropoiitan Strategy. The
lessar centres and places are as foliows:

o Towncentie
»  Village centre
s Neighbourhood Centre
e Enterprise Corridor
The Enterprise Corridor is defined as:

Areas immediately along and generally up to o block back from the busiest roads.  These
corridors represent the important economic role that a mix of cormmercial retoil and light
industriol activities perform along these busy roads including servicing the local community.

The study made at the time the following telling abservation:

We also note the typology does not identify a cenire as tvpified by modern homemaker or
bulky goods centre.  Despite the fact that a homemaker centres at Orange Grove Road and
the Cross Roads, Cusula are major nodes of retwiling activity they have not been recognised
either by the zonings in the Template LEP or in the proposed typology of centres being utilised
by the Department of the sub-regional plonning purposes. (p 27).

b Liverpool City Retail Centres Hierarchy Review, Leyshen Consuliing, Decensber 2006,
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In relation the Liverpool Megacenta on Qrange Grove Road the review notes that the butk of this
area of some 36.5 ha continues to he used for industrial purposes although it has the capacity to
absorb additional retail floor space for bulky goods and other retail purposes.  Overail there is no
requirement in the Liverpool area for new sites for bulky goods retailing and the direction of the
Policy is to reinforce existing ratail nodes. Accordingly, the proposed rezoning and use of the site is
consistent with the directions contained in this report.
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Planning Proposal

This section of the report addresses the justification of the Planning proposal in terms of the
guidelines for preparing planning proposals,

Part 1 Objectives or Intended Ouicomes

The intended outcome of the Planning Proposal is to permit retail uses on the site.

The Planning Proposal seeks to amend Liverpool LEP 2008 by rezoning the site to the B6 Enterprise
Corridor zone and to permis retail premises on this site with a gross floor area of up to 1,200m?

The objectives of the Planning proposal are to:

e Align the use of the site with the NSW Metropoiitan Strategy and the South West Sub-
Regional Strategy (SW B4.1.1 draft South West Sub Regional Strategy);

Encourage the utilisation of existing buitdings in the Orange Grove Megacenta specialist

centre for appropriate retail activities; and
o Provide increased employment opportunities.

Pare 2 Explenation of Frovisions

The current objectives of the 85 Business Development zone in the LLEP 2008 encourages a mix of
husiness and warehouse uses with some specialist retail uses that require a targe floor area,
particutarly in locations that have a high level of accessibility.  Smaller specialist retailing such as a

Dan Murphy's outlet, however, are prohibited.

The objective of protecting the economic strength of existing centres while strengthening the
economic base of speciaist centres can be achieved by amending the LLEP 2008 to rezone the site to
B6 Enterprise Corridor,

Further, to allow on this particular site a gross floor area of up o 1,200m? for retail premises white
maintaining the current control of 8,000m° of retail space in a single building.

Propesed Zoning

it is considered that a site-specific rezoning will achieve the intended outcome although the fand
should he rezoned through a general amendment.  Council may see merit in rezoning a larger area
of the Megacenta on QOrange Grove Road to 86 Enterprise Corridor.

in the BG6 Enterprise Corridor of the LLEP 2008, the following objectives and land use controls apply:
Cibjectives:

The following ohjectives apply in the B5 Enterprise Corridor zone:
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o To promote businesses along main roads and to encourage a mix of compatible uses.

To provide a range of employment uses (including husiness, office, retail and fight industrial
uses) and residential uses fbut only as part of a mixed use development),

« Tomaintain the economic strength of centres by limiting the retailing activity,

s Toprovide primarily for businesses along key corridors entering Liverpool city centre, major

local centres or retuil centres,

To ensure residential development is limited to land where it does not undermine the viability

or operation of fusinesses.

it shoufd be noted that the proposed rezone will apply to a site that is located cn a main road, within
an existing centre, to the north of the Liverpool City Centre. The proposed retail use is compatible

with other retailing in the Centre,

Land use Controls
The following uses are permissible with consent in the B6 Enterprise Corridor zane;

Building identification signs; Bulky goods premises; Business identification signs; Business
premises; Car parks; Community facilities; Cremuatoria; Depots; Drainage; Earthworks,
Educational establishments; Entertainment focilities; Environmental facilities; Environmentai
protection works; Flood mitigation works; Function centres; Helipads; Home businesses; Home
industries; Hotel or motel occommodation; Information and education facilities; Landscape
and garden supplies; Light industries; Mulii dwelling housing; Office premises; Passenger
transport facilities; Mlaces of public worship; Public administration buildings; Recreation areas;
Recreation facilities (indoor); Recreation facilities {outdoor); Registered clubs; Retail premises;
Roads; Service stations; Shop top housing; Storage premises {other than offensive storage
establishrnents or hozardous storage estabiishments); Timber and building supplies; Transport
depots; Vehicle repair stations; Vehicle sales or hire premises; Yeterinory hospitals; Warehouse
or distribution centres

Retail premises are permissible in other zones in LLEP 2008 such as the B2, B3 and B4 zones. The
chjectives of the B6 Zone are more closely sligned to the nature of the established, specialised
character of the Orange Grove Road Megacenta.

Gross Floor Area

Clause 7.23 of the LLEP 2008 provides that a single retail premises in the 86 zone should have a gross
floor area’ that is not more than 1,0001112. Furthermore, Clause 7.23 provides an overall it for all
retail premises in a single building to a gross floor area of 8,000m*.

¢ gross floor area in the LLER 2008 means the sum of the floor arsa of esch floor of a building
meaasured from the internal face of external walls, or from the internal face of walls separating the
building from any other building, measured ai a height of 1.4 melres above the foor, and includes:

{a) the area of a mezzanine, and

{h) habitable rooms In a hasement or an atlic, and

(c) any shop, auditorium, cinema, and the like, in a basement or alliic,

but excludes:
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The proposat will allow an increase of 200m’ of gross retail space on the site above that currently
allowed in the B6 zone.

Part 4 Justification
Section A The need for the Planning Proposal

1. s the Planning proposal a result of any strategic study or yeport?

The Planning Proposal is not the result of any strategic study or report but results from an
assessment of the site specific demand of a Dan Murphy’s liquor outlet which is a specialised

retail premises.

The Planning Proposal, however, is consistent with the conclusions of Liverpool City Council's
Retail Centres Hierarchy commissioned in 2006, This review examined existing retail centres in
the Liverpool LGA and in particular the impact of the likely increase in population and
employment on the demand for retail floor space. The study concluded that there would be a
population increase from 177,000 persons to 313,800 by 2031. The floor space demand that
the popuiation increase would ganerate was estimated to ha approximately 350,600 sq.m,
recognising that at the start of the period that the then vacancy rates weve low. The additional
retail space is a very small addition within the overall demand for new retail floor space.

in terms of the retail hierarchy, the study identified the Liverpoo! at the top of the hierarchy as a
regionai centre, with two sub-regional DSS {discount depariment store) dominated, and five
supermarket anchared centres. Neighbourhood centres occupy the fourth and lowest level in

the hierarchy.

Importantly, the review recognised the continuing importance of three specialist centres which
provided opportunities for bulky goods, homewares and other specialist retailing:

. The tiverpool Mega Cantre on Orange Grove Road
« The Cross Roads Home Maicer Cenlre at Casula

«  Warwick Farm Home Makers Cenire

The review recommended that Council reinforce these nodes rather than create new nodes in
the Liverpool LGA and limit additienal retail premises to the above centres,

(@) any area for common vertical circulation, such as lifts and stairs, and

(&) any basement:

(i) storags, and

(i) vehicular access, loading areas, garbage and gervices, and

(f) plant roorms, lifi fowers and other areas used exclusively for mechanical servicss or
ducting, and

(¢) car parking fo meel any requirements of the consent authority (including access o that
car parking), and

(h) any space used for the loading or unicading of goods (including accsss to i), and
(i) terraces and balconies with cuter walls less than 1.4 melres high, and

{j) voids above a floor at the level of a storey or storey above.
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2, Is the Planning Proposal the hest means of achieving the objectives or intended outcomes,

or is there a hetter way?

it is considered that the proposed rezoning is the most precise and best means of achieving the
intended outcomes.

The current zoning does not allow retail premises and accordingly a Planning Proposal to rezone
the site is considered appropriate.

3. s there a net community henefit?

The Planning Proposal will provide net community beneafits, commensurate with the scale of the
proposed rezoning, as follows:

A Dan Murphy's outlet is facking in this areas of the LGA, Dan Murphy is a specialist liquor
retailer anc the nearest outlets are at Casula and in the Carnes Hill Centre at Hoxton Parlg;

+  The development of the site will result in a more econormic use of the site;

A Dan Murphy's outlet will provide a strong anchor o support the cther retait outlets in the

Megacenta;
As indicated in the accompanying traffic report, there will be no significant traffic impacts on
the adioin road system and will have no significant impact on parking availability.

Section B Relationship to strategic planning framework

4. 1Is the planning proposal consistent with the objectives and actions contained within the
applicable regional or sub-regional steategy (including the Sydney Metropolitan Straiegy

and exhibited draft strategies)?

The Planning proposat is consistent with the Metropolitan Strategy and the South West
Subregional Strategy as outlined in the following tahle.

Tahle 1. Consistency with the South West Subregional Strategy.
Action Response
Economy and The Metropolitan Subregional strategy recognises that the Orange
Employment Grove precinct is close to Liverpool CBD, with good access to the Hume

Highway and Cumbariand Highway and is strategically situated
providing a location for activities that support bui do not compete with”
Liverpool Regional City uses.

The Subregional strategy envisaged that Crange Grove Road would be
redeveloped as a Business Development Zone except where
oppertunities exist for the development of Enterprise Corridors.
Accordingly, the proposed rezoning is consistent with this policy
direction.
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Centres and Corridors | The Subregionai sirategy seeks to maximise the use of infrastructure
where demand and opportunities exist, While Enterprise Corridors
have nat been designated in the subregion the strategy provides that
there are some sections of major roacls that are suitable for a range of
retail formats suitabie for designated through an Enterprise Corridor
zoning. (SW B7.1.1).

The subregional strategy seaks to encourage retail uses to support
existing centres rather than through development of isolated sites.

Housing Not applicable

The site is situated in an axisting specialist centre on a major transport
corridor that provides a significant level of public transport. The
damand for public transport services will be strengthened through the
proposed facility which takes advantage of its exposure to passing
{rade.

Transport

The Planning Proposal is consistent with Ministerial Direction 3.4 -
Integrating Land use and Transport, (SW 84.1.1)

Environmant, Heritage | Not appiicable
and Resources
Parks and Public Not applicable
Places

5. 13 the Planulng Proposal consistent with the local Council's Community Strategic Plan, or

other Strategic Plan?
The proposed rezoning is consistent with Liverpool City Council's strategic plans.
6. Isthe proposal consistent with applicalie state environmental planning policies?

The main State Environmental Planning Policy’ that is relevant to this Planning proposat is the
recent draft SEPP - Promoling Economic Growth and Competition through the Planning System.
This Policy proposes that:

The commercial viahility of a proposed development may not be taken into
consideration by a consent authority, usually the local council, when determining

development applications;

The likely impact of a proposed development on the commerciai viability of other
individual businesses may also not be considerad unless the proposad development is
likely to have an overall adverse impact on the extent and adequacy of local community

A cirewtar from the Department of Planning has advised councils that dated draft instruments such as the
Drafl SEPP 65 Integration and Land Usa and Transport are no longer refevant,
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services and facilities, taking into account those to be provided by the proposed

devetopment itself; and

Any restrictions i local planniag instruments on the number of a particular type of retail
store in an area, or the distance hetween stores of the same type, will have no effect

It is considered that the Planning Proposal is consistent with this Policy.

7.

Is the Planning Proposal Consistent with Section 117 Directions?

The Planning Proposal is considered to be consistent with the current Section 117 Directions
particularty the following Ministerial Directions:

1.1 Business and industrial Zones
The draft LEP will give effect to the objectives of the direction and will not reduce

the totai potential floor space for employment uses and related public sesvices in

3.4 -

6.4

business zones;

Integrating Land Use and Transport.

As indicated in the accompanying traffic study the Proposal is located on a main
road with good access to public transport and will not have an adverse impact on the
surrounding road network, or iead to a requirement for the provision of additional

on-site parking

Site Specific Provisions

The Direction requires that a draft LEP that amends another environmental planning
instrument in order to allow a particular development to be carried out shall either:

{a) Allow the land use to be carried out in the zone the land is situated on, or

(b} Rezone the site to an existing zone already applying in the environmental

planning instrument that allows that land use without imposing any

development standard or requirament in addition to those already contained in

that zone, or

(c) Allow that land use on the relavant land without imposing any development
standard or requirement in addition to those already contained in the principal

environmental planning instrument being amended.

It is considered that this Planning Proposal fatls within {b) above noting that the
proposed variation to the permissible gross floor area is not the imposition of an

additional development standard.

Section € Environmental, social and econamic impact

8.

No.

Is there any likelihood that critical habitat or threatened species, populations or ecologicad

communities, or their hahitats, will be adversely affected as a result of the propasal?

The proposed amendments to the LLEP 2008 are uniikely to affect critical habitats or
threatened species, populations or ecological comenunities, or their habitats. There will be no
loss of vegetation as a result of the proposal.
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9, Are there any other Hkely environmental effects as a result of the planning proposal and

how are they proposed to be managed?

The major environmensal impact of the Planning Proposal relates to impacts relating to traffic
and parking. As assessed in the accompanying traffic and parking assessment in Appendix A,
the parking already provided at the Megacenta/Weekend Marlkeis is sufficient for the
requirement of the proposed development. Traffic generation by the proposed development
will have no significant impact on the operation of Qrange Grave Road or Viscount Place ar the

intersection of these roads.
10. How has the planning proposal adacuately addressed any social and economic effects?

The Planning Proposal imeets the secial and economic ehjectives of the proposed B6 Enterprise
Corridor and Council’s strategy for its retail centres,

Section D State and Commonwealth interests
11. Is there adequate public infrastructure for the planning proposal?

Yes. The iraffic report in Appendix A concliudes that the surrounding road network can support
the proposal.

1z, What are the views of State and Commonwealth public authoriites cansulied in
accordance with the gateway determination?’
A gateway determination has nat yet been issued for the Planning Proposal, accordingly the

views of state agencies has not been determined. It is unlikeiy that there will be any particular
requirement for commant as this is viewed as a minor planning proposal.

Pont 4 Convmnunity Consufiation
This planning proposal is considered to be a low impact proposal for the following reasons:
s The proposal is consistent with the surrounding land uses;

The proposal is consistent with the relevant strategic planning framework, in particular the
NSW Government's Metropolitan Strategy and the direction and recommendations
contained in Council’s Retail Cenires Hierarchy Review;

The planning proposal prasents no significant issues with regard to infrastructure servicing,

access and tratfic; and
The proposal is not a principal LEP but proposes a minor amendment to LLEP 2008.
No consultation has heen carried out with State and Cornmonwealth agencies or businesses in ihe

locality.” Consultation will occur with relevant puldic authoerities identified as part of the gateway

determination.
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it is envisaged that the draft LEP will need to be exhibited in acco:dance with the relevant gmclehnes
of the Departmant of Planning. The material placed on exhibition w:}l mclude this piannmg '
proposal, a report from Council and supporting plans. An assessment of the submissions received
wiil be presented to Councll for consideration following the exhibition period.
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Summary and Conclusion

nel the Liverpool Local Environmental Plan 2008 by
orridor zone and to allow the site {0 be used as a retail
uTail area fimited to 1,200m™%

is Planning Proposal the proposed rezoning is seen as a low
impact proposal which is consistent with the planning direction established by the Centres
and Corridor component of the South West Subregional policy of the Metropolitan Strategy
and supported by Liverpoot City Council’s Retail Centres Hierarchy Review.

The proposed rezoning is considered appropriate for the site for the following reasens:

The BG Enterprise Corridor zone is an existing zone in LEPP 2008 which will facilitate
the proposed development without introducing fong term uses such as residential
develapment that wouid be inappropriate to the site;

The proposed development can be shown to satisfy Council’s planning requirements

provided in the LDCP;

The site is strategically located on 2 major road corridor in an existing specialist retail

centre;

Thare will be no adverse impacts on the surrounding road network or the provision

and use of parking in the existing centre;

The proposed retaiting will complerment the existing range of uses in the Orange

Grove Road Centre; and

The proposal will have no significant economic impact on the exisiing Liverpoo]

Cenire as a Regional City.
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