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Planning Proposal for 3-7 East St & 2 Railway St, 
Lidcombe - Revised Development Concept Report. 

Responsible Division: Environment & Infrastructure 
Officer: Group Manager - Planning  
File Number: HC-23-08-25    
  

 

Summary: 
 
The Cumberland Independent Hearing and Assessment Panel (CIHAP) at its meeting on 
20 December 2016, considered a report for the Planning Proposal request and 
development concept (Figure 2) for 3-7 East Street and 2 Railway Street, Lidcombe 
(Figure 1). 
 
At the meeting, the CIHAP resolved unanimously that further consideration of the matter 
be deferred, and the proponent be requested to provide additional information including:   
  

· Revised traffic assessment utilising calibrated modelling 

· Economic impact assessment 

· Overshadowing study 

· Concept design integrating a bike path. 
 
The purpose of this report is to formally seek further advice from the CIHAP subject to a 
review of the additional information provided and revised development concept request 
(Figure 3) which sought:  
 

· To rezone the land to B4 Mixed Use Zone from IN2 Industrial Zone 

· A building envelope comprised of one (1) podium level commercial/retail and nine 
(9) levels of residential (135 units) above 

· Maximum building height of 32m 

· Maximum FSR of 4:1 (GFA 12,035m2) comprised of 87% (FSR 3.5:1/GFA 
10,512m2) residential atop 12.5% (FSR 0.5:1/ GFA 1,523m2) commercial/retail 
ground level podium. 

· An integrated bike path.  
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Report: 
 
1. Background 

 

On 20 December 2016, the Cumberland Independent Hearing and Assessment Panel 

(CIHAP) considered a report (Attachment 1) for the original Planning Proposal request for 

3-7 East Street and 2 Railway Street, Lidcombe to amend the land use zoning, maximum 

building height and floor space ratio for the site to enable redevelopment for a ten (10) 

storey mixed use development comprised of nine residential levels atop a ground level 

commercial/retail podium (Figure 3).  

 
 Figure 1: Locality Map  
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Figure 2: Original mixed use development concept prepared by Prescott Architects, dated July 2016  

The CIHAP report contained the following recommendations:   

1. Council proceed with the preparation of a Planning Proposal for 3-7 East Street 
and 2 Railway Street, Lidcombe, which proposes to rezone Lots 2,3,4 on 
DP373141 for B4 Mixed Use, with the following planning controls;  
 

· A maximum floor space ratio of 3.5:1  

· A maximum building height of 32m  
 
2. A revised traffic assessment must be provided by the proponent utilising 
calibrated modelling and if deemed satisfactory by Council’s traffic engineers, 
then the Planning Proposal request be reported to Council and forwarded to the 
Department of Planning & Environment for Gateway Determination, if the revised 
traffic assessment is deemed unsatisfactory it must be reported back to CIHAP for 
further consideration.  
 
3. That this Planning Proposal request, be reported to Council seeking resolution 
to be forwarded to the Department of Planning & Environment for Gateway 
Determination.  
 
4. Council enter into negotiations with the applicant to establish a Voluntary 
Planning Agreement for proposed open space.  
 
5. That the Planning Proposal and Voluntary Planning Agreement be reported 
back to Council following public exhibition.  

 
At the meeting, the CIHAP resolved unanimously that further consideration of the matter 
be deferred and the proponent be requested to provide the following: 
 

1. A revised traffic assessment utilising calibrated modelling.  
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2. An economic impact assessment that considers the impact to the existing town 
centre of a supermarket on this site and the likelihood of amalgamation of 
sufficient land to accommodate a full line supermarket within the existing town 
centre.  

 
3. An overshadowing study that demonstrates the proposed massing resulting from 

the floor space and height delivers a reduction in the existing shadow for the land 
designated as a future park.  

 
4. A concept design that demonstrates how the proposed bike path is to be 

integrated into the setback area along East Street. 
 

Once the proponent had provided this additional information a further report would 
be prepared for the CIHAP for the revised Planning Proposal request. 

 
In February and April 2017, the proponent submitted additional information including:  
 

1. Two formal response letters prepared by Mark Shanahan Planning Pty Ltd, dated 
21 February 2017 and 15 April 2017 (received by Council on 20 April 2017). 
 

2. A revised development concept prepared by Prescott Architects, dated January 
2017 (Figure 3) seeking:  
 

a. A maximum height of 32m or ten (10) storeys comprised of nine residential 
levels (135 units) atop a ground level commercial/retail podium. 
 

b. A maximum FSR of 4:1 (GFA 12,035m2) comprised of:  
 

i. 3.5:1 (87%) residential GFA of 10,512m2 
ii. 0.5:1 (12.5%) commercial/retail ground level podium GFA of 

1,523m2 
 

3. A Traffic Study for Railway Street prepared by Cardno, dated 5 April 2017. 
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Figure 3: Revised development concept scheme drawings 05 - 06 perspectives prepared by Prescott Architects, dated 
January 2017  

 

There are issues which remain unresolved and pertinent to the Planning Proposal request 
which include, however may not be limited to FSR (overdevelopment), overshadowing of 
public open recreational space and economic impact. 
 
2. Preliminary Exhibition of Planning Proposal 

 
On 19 September 2016, a Planning Proposal request was lodged with Council and 

preliminary public consultation held between Tuesday 4 October 2016 and Tuesday 1 

November 2016.  

 

Two (2) submissions (one from Sydney Trains) were received raising concern about noise 

from the railway and roads, traffic and parking, and, proximity to Rookwood Cemetery.  
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It is considered that the issues can be addressed at development application stage in 

relation to concern about the amenity of Rookwood Cemetery, it is noted that there is a 

vegetation buffer which will attenuate noise and preserve privacy.  

 

3. Review of Planning Proposal 

 

CIHAP previously recommended at the 20 December 2016 meeting that an amended 

FSR of 3.5:1 would accommodate a more realistic representation of what can be 

achieved over the site.   

 

The revised planning proposal request seeks a B4 Mixed Use Zone. The revised 

development concept maximum floor space ratio (FSR) is 4:1 (GFA 12,035m2) comprised 

of FSR 3.5:1 (87%) residential (GFA 10,512m2), FSR 0.5:1 (12.5%) commercial/retail 

ground level podium (GFA of 1,523m2), and building height of 32m (10 storeys). 

Basement parking is proposed to be provided in accordance with Council’s standards.  

 

The revised planning proposal is supported by correspondence prepared by Mark 

Shanahan Pty Ltd, dated 15 April 2017 and received by Council on 20 April 2017 

(Attachment 6) outlining the potential benefits of rezoning to B4 Mixed Use as follows:  

 

· Retention of industrial uses on the subject site would (perhaps inadvertently) 

ensure Lidcombe continues to ‘turn its back’ on the Cemetery parklands – a 

strategy reminiscent of the way it was thought necessary in the 19th and early 

20th century to have industrial development along the waterside to protect 

harbourside suburbs from the noxious Sydney Harbour 

· Transfer of the parkland to Council at no cost to ratepayers. 

· Enhancing the presentation of Lidcombe Town Centre from the railway line and 

principal eastern and southern road approaches (Railway St & East St).  

· Enabling a landmark modern development at a key gateway site. 

· Improving the amenity of adjoining future residential development by enabling the 

cost-effective replacement of ageing industrial structures and eliminating adverse 

amenity impacts associated with their form and use enhancing and activating the 

public domain of Railway St, Raphael St, East St, the Town Centre laneway 

network, the Jewish Reserve and the proposed park at the southern end of the 

site. 

· Providing for future road widening of Raphael St and Davey Street to enhance 

traffic safety and efficiency. 

· Providing for an upgraded cycleway along East St by providing a setback that can 

accommodate future road widening. 

· Providing opportunity to negate the potentially adverse impacts of the large 

telecommunications tower on the western part of the site on future adjoining 

residential development. 
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The proposed rezoning of the site from IN2 Industrial Zone to B4 Mixed Use Zone is 
supported in principle, however it is reiterated that issues remain unresolved which 
include FSR (overdevelopment), overshadowing of public open recreational space and 
potential economic impact, as discussed in detail below.  
 

Unresolved Issues  

 

· FSR resulting in Overdevelopment and Overshadowing of Public Open Space 

 
The original concept (Figure 2) sought to apply the same zoning and development 
standards of the Marsden Street Precinct (B4 Mixed Use, FSR 5:1 and 32m height), albeit 
without accurately testing the requested development standards. Council’s building 
envelope testing for the site resolved that an appropriate FSR for the site, urban context 
and which would mitigate environmental impact would be 3.5:1. This is consistent with 
the findings of the recent Auburn and Lidcombe Centres Heights Review. 
 
The CIHAP originally recommended that the proponent provide evidence of building 
envelope testing responding to the site constraints, as well as, an economic impact 
assessment that considers the impact to the existing town centre of a supermarket on 
this site (this analysis was not provided).  
 
The revised concept (Figure 3) retains a 32m height (10 storeys comprised of nine (9) 
residential levels above one (1) ground level commercial podium with no specified uses) 
and FSR of 4:1 (GFA 12,035m2). The revised breakdown is FSR 3.5:1 (87%) residential 
(GFA 10,512m2) and FSR 0.5:1 (12.5%) commercial (GFA 1,523m2).  
 
The proponent did not adequately demonstrate a planning argument (or provide envelope 
testing) for exceeding FSR 3.5:1 (10,512m2), other than to state that the revised concept 
provides more generous setbacks to the south (4m) and west (5.5m) to the park/Davey 
Street and Raphael Street respectively.  
 
A building envelope is determined by compliance with setbacks, landscaped areas and 
height. FSR and envelope controls work together and the intent of the envelope is as a 
design parameter within which development may occur, but not one which the 
development should necessarily fill.  
 
The resulting overshadowing from the revised concept has also not been justified. It is 
contended that there is existing cast shadow and that it is no longer council’s position to 
specifically seek to retain solar access to the linear strip of proposed parkland extending 
from Mark Street to East Street connecting Remembrance Park to East Street (and 
including the southern portion of the subject site). This assertion is incorrect and council 
will seek to achieve reasonable solar access to any publicly accessible open space.   
 
If any development uplift is to be achieved on the site, it should significantly improve the 
solar access to the public open space. Good solar access is only achieved between 
1.00pm and 3.00pm (Figures 4-5), with overshadowing exceeding 50% cast between 
9.00am and 12.00 midday on June 21. 
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The revised request has not been suitably justified. Council maintains the position that 
the maximum FSR should result in a development smaller than the envelope; producing 
less bulk and greater articulation (varied setbacks and heights) and which mitigates 
environmental impact. Furthermore, that a more suitable FSR is 3.5:1 being 75% 
(7,885m2) residential and 25% (2,628m2) commercial.  
 
Therefore, a design modification that demonstrates the proposed massing resulting from 
the floor space and height delivers a reduction in environmental impact (shadow for the 
land designated as a future park) should be provided. Consideration may be given to a 
revised concept which reduces shadow impact which may be achieved by a modified 
south western building envelope form and accompanied by building envelope testing by a 
qualified urban designer. 
 

 
              Figure 4: Drawing 08 showing proposed shadow cast at 12.00 midday and 1.00pm on June 21  
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               Figure 5: Drawing 09 showing envelope and proposed shadow cast at 2.00pm and 3.00pm on June 21  

 

· Traffic Assessment 

 

The CIHAP previously resolved that the proponent be requested to provide a revised 
traffic assessment utilising calibrated modelling which is essential to obtain reliable 
results that reflect local traffic movements.  
 
The proponent submitted a Traffic Study for Railway Street prepared by Cardno, dated 5 
April 2017 (Attachment 5) which concluded that:  
 

· The development was assessed in accordance to RMS traffic generation 
guidelines and various supplementary documents. The revised planning proposal 
request trip generation is estimated at 50 vehicles during the AM peak and 99 
during the PM peak exceeding the existing by 26 at AM peak and 74 during PM 
peak.  

· The traffic generation rates (commercial/retail) were conservative and a refined 
mix-use traffic generation shall be provided in further stages beyond the rezoning 
traffic study. Furthermore, that the assessment did not consider traffic generation 
reduction rates that may be applicable to the precinct due to the close proximity to 
intermodal public transport interchange.  

· The proposal would result in the requirement for 167 residential car parking 
spaces, 27 residential bicycle spaces, 26 commercial/retail spaces, 1 disabled 
parking space and 38 commercial bicycle spaces.  

· Accessible public transport services are located in the close vicinity of the site. 

· Key intersections around the site area were assessed for the impacts from the 
project development traffic. Main traffic outcomes being the East Street and 
James Street intersection would operate at capacity during the AM peak in year 
2022 without the project development. By year 2032 this intersection would 
operate at unsatisfactory levels at peak periods without the project development.  

· The Railway Street and Bridge Street as well as Railway Street and East Street 
intersections intersection would not be satisfactory during the peak in year 2022 
without the project development.  
 

Council’s Traffic Engineers reviewed the report recommendations and advised: 
 

· The Summary and conclusions (p 61 of Cardno report) states that 'A refined traffic 
rates reduction shall be considered in further stages beyond the rezoning traffic 
study'.  Council believes that the values used for traffic generation have already 
taken into account the close proximity of public transport availability. 

· The traffic assessment indicates a number of intersections in the vicinity failing in 
2022. However, Council is concerned with the East Street/Railway Street 
roundabout which is adjacent to the proposed site. A two-lane roundabout will 
satisfactorily cater for the future traffic including the traffic from the development 
in 2032 as identified in the above report. However, the location of the intersection 
south of the railway line creates difficulty in designing a two-lane roundabout in 
the future without additional land acquisition/dedication from the proposed site. 
This should be considered prior to approving the planning proposal.   

· A signalised intersection considered in the Cardno analysis will operate 
satisfactorily, but dependent on meeting the required warrants for traffic signal 
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installation and approval by the RMS.  Therefore Council believe that the two lane 
roundabout is better option.  

 

The revised traffic assessment is deemed satisfactory, however it is considered that the 
location of the intersection may create difficulty in designing a two-lane roundabout 
without additional land acquisition/dedication. Subsequently, it is recommended that the 
CIHAP request that this issue be resolved.  
 

· Economic Impact Assessment (EIA)  

 

The CIHAP previously requested that the applicant provide an economic impact 

assessment to address the impacts of a proposed supermarket over the subject site on 

the core of the existing Lidcombe Town Centre.  

 

This analysis was not provided; the formal response prepared by Mark Shanahan 

Planning Pty Ltd dated 15 April 2017 stating inter alia: 

 

· It is no longer proposed to specifically provide for a supermarket on the site. The 
site may have potential for a supermarket in the future if 2 Railway St was 
amalgamated with 3-7 East St. The economic impact of such a proposal (if it were 
to arise) would appropriately be assessed at DA stage.  

· It is noted that a large landholding in single ownership immediately west of the 
subject site (6-8 and 10-12 Railway St) was recently on the market. With an area 

of 6000m2, that site would have ample space for a full line supermarket.  

· The Draft Auburn & Lidcombe Town Centre Strategy reiterates the need for a 
supermarket in Lidcombe and it would be desirable from a competition policy 
perspective that there be more than one supermarket if the opportunity arose.  

It is considered that although a supermarket is no longer included in the revised Planning 

Proposal request (it does not preclude an application for a supermarket at DA stage) nor 

the requirement of an EIA. Subsequently, it is recommended that the CIHAP request again 

that an economic impact assessment be required that considers the impact to the 

existing town centre of retail/commercial use at the site.  

 

Conclusion: 
 
From analysis of the information and revised development concept scheme submitted, it 
is considered that a B4 Mixed Use Zone is suitable. However, the issues which remain 
unresolved and pertinent to the Planning Proposal request are FSR (overdevelopment), 
overshadowing of public open recreational space and economic impact. Therefore, as 
previously recommended to the CIHAP it is appropriate that the CIHAP require the 
proponent to submit the following:  
 

· Building envelope testing 
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· Design modifications that demonstrate that the proposed massing resulting from 
the floor space and height delivers a reduction in the existing shadow for the land 
designated as a future park  

· An economic impact study to demonstrate the validity of the proposals 
appropriateness.  

Consultation: 

There are no consultation processes for Council associated with this report. 

Financial Implications: 

There are no financial implications for Council associated with this report. 

Policy Implications: 

There are no policy implications for Council associated with this report. 

Communication / Publications: 

There are no communication / publications implications for Council associated with this 
report. 
 
 

Report Recommendation: 

 
If CIHAP support the recommendations listed below for the Planning Proposal request 

affecting land situated at 3-7 East Street and 2 Railway Street, Lidcombe, the matter will 

be reported to Council for endorsement and the Planning Proposal will be forwarded to 

the Department of Planning & Environment for Gateway Determination.    

 

The Cumberland Independent Hearing and Assessment Panel (CIHAP) Recommend that: 

 

1. Council proceed with the preparation of a Planning Proposal for 3-7 East Street 

and 2 Railway Street, Lidcombe proposing rezoning that part of of Lots 2,3,4 on 

DP373141 currently Zoned IN2 Light Industrial to B4 Mixed Use, with the following 

development standards;  

 

· A maximum floor space ratio of 3.5:1   

· A maximum building height of 32m.   

 

2. That prior to a Planning Proposal being forwarded to the DP&E for Gateway 
Determination, the proponent submit the following additional information:  

 
(a) An economic impact assessment that considers the impact to the 

existing town centre of retail/commercial land uses on the site, including 
a potential supermarket.   
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(b) An overshadowing study that demonstrates the proposed massing 

resulting from the floor space and height delivers an improvement in the 
existing shadow impacts for the land designated as a future park.  

 
(c) A traffic management plan for the proposed two-lane roundabout at the 

East Street/Railway Street intersection (which shall include a portion of 
the site as additional land acquisition/dedication) in order to achieve 
safe vehicular movements around the site and cater for future traffic 
volumes.   

 
3. That the information submitted by the proponent be unsatisfactory by Council 

officers, the matter be reported back to CIHAP outlining the reasons why the 
information was considered unsatisfactory. 

 

4. Council enter into negotiations with the applicant to establish a Voluntary Planning 

Agreement for proposed open space on the site.  

 

5. That the Planning Proposal and Voluntary Planning Agreement be reported back to 

CIHAP following public exhibition.       

 
 
 

Attachments: 

1. CIHAP Report (Item C038/16) of 20 December 2016 and Minutes.   
2. Council Report (Item 006/17) of 1 February 2017 and Minutes.   
3. Planning Proposal concept scheme drawings numbered 00 - 09, prepared by 

Prescott Architects, dated July 2016.   
4. Amended Planning Proposal concept scheme drawings numbered 00 - 09, prepared 

by Prescott Architects, dated January 2017.   
5. Traffic Study for Railway Street prepared by Cardno, dated 5 April 2017.   
6. Formal response letters prepared by Mark Shanahan Planning Pty Ltd, dated 21 

February 2017 and 20 April 2017.    
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