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1.

INTRODUCTION:
1.1 The Site:
The subject land:
o Situated: at Cnr. Sykes Place and Mt Druitt Road Mt Druitt Village.
e Lots:1,2and3in DP247350.
e Area:1,705.4 m%
e Present Zoning: RE2 Private Recreation under the Blacktown LEP 2015.
1.2 Applicants:
The applicants are Statewide Quality Services Pty Ltd and Yako Investments Pty Ltd who
have purchased the property from Private Security Services Pty Limited effective as of 22
January 2016.
1.3 Present Use:
The operator of the existing Squash Courts, Gymnasium, Shop/Refreshment Room and
Martial Arts Centre on behalf of Private Security Services Pty Limited is retiring and from
settlement date it is expected that the Centre will permanently close.
Originally 10 squash courts, 4 have been converted to gymnasium/martial arts use and just 2
courts are presently usable.
Due to the poor amenity of the facility, poor accessibility, the opening of a better facility
nearby several years ago and the general depletion of customers the centre has not been
commercially viable for some years and the facility is now redundant to community needs.
1.4 Proposal:
To rezone from RE2 Private Recreation to B1 Neighbourhood Centre.
There are no prospective uses permissible within the present zoning, which could be made
commercially viable for the Centre or a use which would provide a material benefit to the
community (See Part 2.3 this Report). The rezoning of this gateway site to B1
Neighbourhood Centre would offer an opportunity to provide additional facilities and
upgrade of the existing Mt Druitt Village retail/commercial facilities to the material benefit
of the centre and the residents of the neighbourhood, a strategy supported by the Plan for
Growing Sydney.
Given the currently expanding population of 2.5%pa (See Retail Assessment), which will be
supported in due course with development consequent upon the fulfilment of the
residential density increases proposed in the Blacktown Council’'s adopted Mt Druitt Master
Plan, this small (7.7%) extension of the Neighbourhood Business zone will be a necessary
addition to the Mt Druitt Village Centre; providing additional facilities and a much needed
vitality. The Retail Study has assessed that the impact of the proposal will not just provide
benefits to the community but will add financial benefits to existing operators by
maintaining and marginally increasing the Mt Druitt Village share of its trade area
expenditure, much of which could be lost without some added vitality.
The Retail Assessment also advises of no detriment to any other proximate retail facilities
including the Mt Druitt Town Centre and surrounding Neighbourhood centres, particularly
since the trade area (see 1.5 below) for the Mt Druitt Village is so discreet and tightly
defined (see 2.2 Trade Area Analysis — Retail assessment):
e Tothe north by the Great Western Railway Line. Mostly non permeable the only
vehicular connection is Carlisle Avenue and except for an inadequate pedestrian




footpath along Carlisle Avenue the only appropriate pedestrian connection is the
pedestrian overbridge at Belmore Avenue.

e To the south by the Great Western Highway - difficult to cross.

e Tothe West by Ropes Creek and surrounding parklands. The only connection across
the creek is via Durham Street.

e Tothe east by the E2 Environmental Conservation Area and unconnected road
pattern of subdivisions to the east of the E2 zone. The only connection is Beames
Avenue.

1.5 The Neighbourhood:
The Mt Druitt Village Centre neighbourhood and trade area includes:
e The Mt Druitt Village retail/commercial convenience centre and shop top
housing.
e The Mt Druitt Village residential locale with some medium to high density
apartment buildings.
e Old Mt Druitt which is comprised wholly of low density housing.

The Retail assessment also identifies an industrial and residential area north of the Great
Western Railway line as part of the trade area for the Mt Druitt Village Centre due to the
accessibility via the pedestrian overbridge at Belmore Avenue; that trade area however, is
restricted to walking only customers.
The area is well served with public rail and bus services.
1.6 Population of the Neighbourhood:
The resident population of the neighbourhood and trade area is presently estimated at
8,370 with an annual growth rate of 2.5% (see Retail Assessment).
The Mt Druitt Master Plan provides for new medium density and new high density
residential zones including 9.93 hectares of High Density Zone within the Old Mt Druitt
locality along the line of the railway; an additional 15.08 hectares of Medium Density zone
within the Mt Druitt Village including land adjoining and to the immediate west of the site;
and a further medium density zone in the trade area north of the railway line.
1.7 Retail Sales of the Mt Druitt Village Centre: (Reference Retail Assessment).
Retail sales for the neighbourhood centre are assessed at $17.6m of which $15.8m derives
from local customers (16.3% of total trade area spending) and $1.8m from beyond the trade
area. No doubt the majority of the $1.8m derives from:
e Spending by workers from the northern industrial estate (pedestrian traffic).
e Spending from patients attending the Palmerston Street Aboriginal Medical Centre
which services a wide area of Blacktown and beyond.
The Retail Assessment forecasts retail spending from the Mt Druitt Village Centre’s Trade
Area to grow by 30%- from $96.9m pa. to $135m pa.- by 2026 and with continued growth to
2031 to $139.5m pa.
The findings of the Retail assessment are that:
e Mt Druitt Village Centre is in a position to attract a share of this $42.6m pa. trade
area spending growth {to 2031); particularly in relation to convenience style
shopping.




e If the subject site is developed wholly for retail (with no commercial component) the
income would be forecast at $3.9m pa. This represents 21% of the forecast Trade
Area growth with the balance of the spending growth being available to other
retailers including retailers in the Mt Druitt Village Neighbourhood Centre.
Whether the Mt Druitt Village Centre attracts some portion of this additional trade area
spending will depend upon its relative attraction for shoppers.
The conclusion of the Retail Assessment is that:
e “the proposed rezoning of the subject site (to B1 Neighbourhood Centre) is
consistent with the current convenience retail role of the Mt Druitt Village; and
e will not undermine the trading performance of the balance of the centre.”
e “A high profile single use tenancy or national retailer (such as a major supermarket
operator) is not considered feasible for the following reasons:

o The localised convenience role of the Mt Druitt Village and the lack of
exposure to large customer numbers from across a trade area of significant
size (say 15,000 plus persons)

o The relatively small size of the site (1,800m?) and the need for expensive
basement or decked parking to support customer visitation

o Proximity to Westfield Mt Druitt and strong competition from this regional
shopping centre

o The lower-order function of Mt Druitt Village and the lack of main road
access and frontage

On this basis any retail and commercial development on the subject site is expected
to be consistent with the existing role and function of Mt Druitt Village as a
convenience oriented centre.”

Given the forecast Trade Area Growth it would be expected that the Mt Druitt Town Centre
would attract most of the trade area spending growth and would be unaffected by the
proposed rezoning of the subject site.

1.8 Traffic Impacts:
Utilising the same maximum retail/commercial development of the site but with the
addition of shop top housing the Traffic Engineering Assessment has focused its Survey;
Assessment and Analyses on two intersections as having the greatest sensitivity to any
changes in development density on the subject site. Those intersections are at the Durham
Street/Mt Druitt Road roundabout and at the Mt Druitt Road and Beames Avenue “T”
intersection. The assessment is that neither intersection will be adversely affected by such a
maximum development resulting from a rezoning to B1 Neighbourhood Centre. To the
contrary the intersection assessment and analysis show that these intersections presently
have a low utilisation rate and that any additional traffic impacts resulting from
development of the subject site would be “minimal” for am peak hour and “modest” for pm
peak hour. The study also shows that for most traffic movements at the two intersections
there will be no additional movements resulting from any maximum development of the
subject site. See also 2.3 Below.




PROPOSED REZONING:

In accordance with the provisions of Part 55(2) of the Environmental Planning and

Assessment Act 1979 No. 203 the following is a statement of objectives or intended

outcomes of the proposed rezoning instrument.

2.1 Section 55(2)(a) EPAAct - Objectives of the proposed rezoning are:

To change the zoning of the subject site specified in the Blacktown Council LEP 2015
for RE2 (Private Recreation) purposes to B1 Neighbourhood Centre purposes and to
add the site to the existing B1 Neighbourhood Centre zone.

To change the present unspecified Maximum Building Height Limit for the site to
accord with the Height Limit restrictions for the B1 Neighbourhood Centre zone viz.
“N” which provides for a Maximum Building Height of 14metres.

To adopt without change all other provisions within the Blacktown Council LEP 2015
relative to the B1 Neighbourhood Centre zone.

To allow for a range of small-scale retail, business and community facilities that
serve the needs of people who live or work in the surrounding neighbourhood.

To allow development that is compatible with the scale and form of the surrounding
area. Note: This includes the development of a residential component in the form
of shop top housing which is a strategy objective of the plan for Growing Sydney viz.
to increase residential density in and around local centres.

It is implicit that the entirety of the Blacktown Development Control Plan provisions, relative
to the B1 Neighbourhood Centre, will be adopted for the purpose of any new development

proposal for the subject site.

2.2 Section 55(2){b) EPAAct - Proposed outcomes will be achieved by:

Amending the Blacktown LEP 2015 Land Zoning Map for the subject site in
accordance with the proposed Land Zoning Map shown in Attachment 1.

Amending the Blacktown LEP 2015 Maximum Building Heights Map in accordance
with the proposed Maximum Building Heights Map shown in Attachment 2.

No further changes are necessary or required as all other instruments and provisions
of Blacktown LEP 2015 are intended to apply to the subject site.

2.3 Section 55 (2)(c) of EPAAct - Justification for the proposed rezoning change:

The present RE2 zoning of the site in the 2015 Blacktown LEP —prepared in 2013 - is
and has been for some time redundant in that the use for private recreation
purposes is not viable and cannot be sustained.

The findings of the Retail Study are that:

o The current use of the subject site is no longer commercially viable and the
existing building is no longer fit-for-purpose as a recreation facility. Rezoning
of the site will allow for a new development which ensures that the land
generates economic and community benefits.

o The subject site represents a natural extension of the Neighbourhood
Business Zone and allows for more intensive use of land in a manner
consistent with strategic land use policy objectives of the Mt Druitt Master




Plan. Note: Itis also consistent with the policy and strategic directions of
the Plan for Growing Sydney.

o Redevelopment of the site will represent new investment in the Mt Druitt
Village Centre that creates direct construction employment and improves a
key gateway site.

o An estimated 30 jobs could be located on-site assuming a mix of retail and
commercial tenants. This represents a significant net increase on the 3 jobs
currently accommodated at the subject site.

o Development of additional retail and commercial facilities and residential
use on the site will improve the scale and range of services available to local
residents and businesses.

o Additional demand for retail and commercial activity in the Mt Druitt Village
is expected to be associated with forecast population growth and continued
business activity. On this basis, development of the subject site for a
combination of retail, commercial and residential uses represents a sensible
response to future expected demand.

e The Traffic Engineering Study shows that there will be no adverse affectation to
roads and intersections in the locality. Two locations were identified as critical nodal
points where any stress on roads and intersections would be shown they are:

o Durham Street/Mt Druitt Road roundabout where the results are as follows:
Figure 11 of Traffic report AM Peak:

s South movements along Mt Druitt Road increase 1 movement on
existing 83 movements (+1.2%)

& | eft turn Mt Druitt Road to Durham Street increase 1 movement on
existing 42 movements (+2.4%)

= Noincrease on any other movements

Figure 12 PM Peak

e South movement along Mt Druitt Road increase 2 movements on
existing 77 movements (+2.6%)

B |eft turn Mt Druitt Road to Durham Street increase 2 movements on
existing 85 movements (+2.4%)

& Right turn Mt Druitt Road to Durham Street increase 2 movements
on existing 85 movements (+2.4%)

= |eft turn Durham Street to Mt Druitt Road increase 2 movements on
existing 70 movements (+3.5%)

= Right turn Durham Street to Mt Druitt Road increase 3 movements
on existing 145 movements (+4.8%)

= North movement along MT Druitt Road increase 2 movements on
existing 201 movements (+1.0%)

= No increase on any other movements

o Mt Druitt Road/Beames Avenue T junction where the results are as follows:
Figure 11 Traffic Report AM Peak
















18.9% in 2021. This is well within the typical 15% to 20% market share for
convenience-based centres such as Mt Druitt Village, and indicates that any
additional retail sales on the subject site can be readily accommodated by available
market demand without undermining the sales and viability of other traders in the
centre.” The Assessment goes on to conclude that “As a result, the proposed
rezoning of the subject site, is consistent with the current convenience retail role of
Mount Druitt Village, and will not undermine the trading performance and balance
of the centre.” The Assessment also holds out the opportunity that existing traders
in the centre have the opportunity to share in the growing trade area spending.
That potential can only be enhanced by a new development on the subject site
which adds population and new retail/commercial facilities. The Assessment
anticipates new spending of $3.9m for a convenience, style retail development of
the site and that axiomatically means attracting customers to the centre.

Given the difficulty of access through the northern, southern, western and eastern
boundaries of the Mt Druitt Village Trade area the impact of the proposed rezoning
on any proximate neighbourhood centre will be minimal. The most proximate
neighbourhood centres are:

o Oxley Park to the east where the trade area boundary separation is Ropes
Creek and the associated parklands and where the only road access is
Durham Street. Given the difficulty of access between the two trade areas
there is likely to be minimal bleed between the respective trade areas.

o Minchinbury to the south where the trade area boundary separation is the
Great Western Highway and where the only direct road access is through
the Archbold Street/George Street/Great Western Highway traffic lights.
Given the difficulty of access between the two trade areas there is likely to
be minimal bleed between the respective trade areas.

o Rooty Hill to the east where the road pattern discontinuity and the tract of
Environmental Conservation land rigidly defines the two trade areas and
where the only rad access is Beames Avenue there is likely to be minimal
bleed between the respective trade areas.

o Whalan to the North where the trade area boundary separation is the Great
Western Railway line crossed only by a pedestrian bridge at the northern
end of Mt Druitt Road and a road access at Carlisle Avenue. Given the
distance between the two centres, which is over 2km. and by road a
customer would have to pass the Mt Druitt Town Centre. Accordingly, itis
unlikely that any substantial impacts on the Whalan Neighbourhood Centre
would arise as a result of the subject rezoning, notwithstanding, that
pedestrian traffic from the southern residential and industrial areas of
Whalan are identified in the retail Assessment as users of the Mt Druitt
Village Centre.

2.7 Saocial Impact:

The proposed rezoning and any subsequent development of the site, arising from
such rezoning, is not likely to have an adverse impact on local business or the visiting
or residential communities. The only impacts, as elsewhere identified, will be
positive a position supported by the Plan for Growing Sydney, which states that
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“Research has shown that focusing new housing within Sydney’s established suburbs
bring real benefits to communities makes good social and economic sense.” and that
“the most suitable areas for significant urban renewal are those areas best
connected to employment and include; in and around centres that are close to jobs
and are serviced by public transport services...”

e Itis particularly important in the Mt Druitt Village where 13% of residents do not
have access to a car that as much accommodation as possible is arranged in and
around the Village centre where retail/commercial facilities and public transport is
readily available. the Plan for Growing Sydney also holds out hope that additional
social infrastructure would be available possible for local areas where growth is
shown.

2.8 Environmental Impact:

e The Traffic Assessment shows that no street or intersection will be adversely
affected by any development arising out of the rezoning including a maximum
possible development including the intersections of Beams Avenue and Durham
Street with Mt Druitt Road where am peak hour effects are “minimal” and pm peak
hour effects are “modest”.

e Given the high number of locals without vehicles and the walking customers from
the industrial/residential areas north of the railway line the addition of new facilities
will increase the amenity of the Mt Druitt Village Centre.

e The potential for new and revitalising retail/commercial facilities in the Mt Druitt
Village Centre will increase the amenity for all neighbourhood residents and visitors.

The present building is located at the southern gateway to the Village Centre and is
visually harsh and out of context with surrounding development. While adjoining
residential will change over time, with the increase in density proposed via the approved
Mt Druitt Master Plan, the subject site without rezoning would remain discordant. A new
development on the site, arising out of a rezoning, must comply with the Design
Excellence provisions of Clause 7.7 of the Blacktown LEP 2015 either through
reconfiguration or demolition and rebuilding and would transition better with this future
expected development.
2.9Why Spot Rezoning is necessary?
While Council has adopted the Mt Druitt Master Plan, which includes the subject
neighbourhood, the necessary statutory processes have not yet been implemented to
enable the subject rezoning to be incorporated within that plan. Since the premises will be
vacated from 22 January 2016 it is imperative that alternative uses be implemented in order
to provide a positive outcome for the Mt Druitt Centre and the community at the earliest
possible time so that anti-social consequences do not arise as a result of that vacancy.
2.10 Relationship to Strategic Planning Framework/s:
The subject site does not read as a consequence in either the Metropolitan Plan for Sydney
2036 or the Blacktown City Structure Plan 2036. In both strategic planning initiatives the Mt
Druitt Town Centre is identified as a Major Centre and the lower order retail centres are left
for more local planning strategies. The Mt Druitt Master Plan, as adopted by Council, does
plan for the Mt Druitt Village Neighbourhood Centre but maintains the previously existing
status quo and does not specifically address the need or the lack of need for the subject RE2
Private Recreation Zone. The Retail Study identifies that the rezoning of the subject site to
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B1 Neighbourhood Centre will have no adverse affectation on the Mt Druitt Town centre
and will only provide material benefits to the village centre and the local community.

A Plan for Growing Sydney supports the proposition of infill development in and around local
centres. In particular the Plan stresses that “The Government will support council led urban
infill to support local housing production around local centres, transport corridors and public
transport access points.” Where the Plan for Growing Sydney is supported in its objectives
the advice is that “there will be support by directing local infrastructure to areas where

there is growth”.

2.11 Isthe proposed rezoning inconsistent with any State Environmental Planning Policy?
The proposed rezoning is not inconsistent with any State Environmental Planning Policy. The
site has not been the subject of any use likely to cause contamination and the site is not

subject to flooding.
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37-39 MT DRUITT ROAD, MT DRUITT

RETAIL ASSESSMENT

2.1). Rezoning the subject site would represent a less than 10% increase in total business
zoned land in Mount Druitt Village.

Although no specific future development outcome is currently proposed for the site, it is our
understanding that the opportunity to renovate and reconfigure the existing building to
accommodate ground floor retail/commercial uses and residential dwellings above is currently
being actively considered. Any future development proposal within the B1 Zone would need to
be consistent with the relevant planning assessment framework.

The draft Mount Druitt Village Master Plan, which has been adopted by Council, includes
opportunities for higher density residential development at specific locations within and
adjacent to Mount Druitt Village in a manner consistent with Council and metropolitan policy
objectives.

Essential Economics Pty Ltd
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37-39 MT DRUITT ROAD, MT DRUITT

RETAIL ASSESSMENT

serving the needs of surrounding residents relative to the higher-order role served by the
Westfield centre.

The focus of Mount Druitt Village on meeting only the basic day-to-day needs of residents
living in proximity to the centre is evidenced by relatively low rental costs for shops and a lack
of national brand retailers. At present, no national brand retailers are located in Mount Druitt
Village with the exception of an IGA branded small independent supermarket .

2.2 Trade Area Analysis

Trade Area Definition

Atrade area describes the geographic region within which a centre is an important destination
for the type of retail and other facilities present at that centre. Trade areas are defined with
reference to a number of factors that typically influence shopping and visitation patterns.

These factors include (among others):

° The extent of road access to the centre, including consideration of barriers such as rail
lines, freeways, etc

e The presence or otherwise of physical barriers such as rivers, major roads, farmland etc
e The location and relative attractiveness of competing shopping centres/outlets
o Public transport access (noting that this typically accounts for only a small proportion of

trade for lower-order neighbourhood convenience such as Mt Druitt Village)
° Exposure to passing traffic

e Existing travel patterns such as travel to work.

The Mt Druitt Village trade area has been defined to include the area bounded by the Greater
Western Highway to the south, parks and reservations associated with Ropes Creek to the
west, Doctor Charles Mackay reserve to the east, and the Main Western Railway and Westfield
Shopping Centre to the north.

The trade area reflects the lower-order convenience retail role performed by Mt Druitt Village
and is shown in Figure 2.2.

Essential Economics Pty Ltd
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37-39 MT DRUITT ROAD, MT DRUITT

RETAIL ASSESSMENT

While examples of successful independent supermarket stores of 600m? exist, it is very
unlikely that the dominant independent chain IGA would consider opening a store in direct
competition with the existing IGA Friendly Grocer store located in Mt Druitt Village.

Likely Development Qutcome

The most likely development scenario following a rezoning of the subject site to the
Neighbourhood Business Zone is a multi-tenancy retail and commercial development on
ground floor, with the possibility of above-shop residential development.

Such a development outcome is considered likely regardless of whether the current building is
modified or demolished.

Total leasable floorspace for ground floor uses would be in the order of 600m’, dependent
upon detailed design considerations. It is anticipated that the tenant mix would include a small
number of retail shops in association with some commercial office suites or a specific
commercial use (such as a small medical centre).

Economic Impact

Market Demand

As identified in Chapter 3, total retail spending by trade area residents is forecast to increase in
real terms by +30% in over the period from 2015 ($97 million) to 2026 (5126 million}.

As a result, Mt Druitt Village is in a position to attract a share of this spending growth. This is
particularly in relation to convenience-oriented retailing.

In terms of considering economic impact, a relevant development scenario for the subject site
is approximately 600m? of new retail shops (say between 3 and 5 new shops). These shops
could potentially be occupied by convenience-oriented tenants including restaurant, takeaway
food, fresh food, hairdresser/beauty etc. It is also possible one or more of these tenants could
be a non-retail office use.

Total retail sales generated by these traders (assuming all are retail) would be approximately
$3.9 million. The average trading performance of $6,500/m? represents a 25% premium on
current trading levels in Mt Druitt Village of approximately $5,190/m?, and is thus a realistic
assessment of possible retail sales.

Total sales for the overall Mt Druitt Village centre would increase from $17.6 million currently
to $23.8 million in 2021. Overall sales in 2021 include retail sales at the subject site of $3.9
million (as described above) and $19.9 million of retail sales in the existing Village Centre that
allows for market growth with a small allowance for any trading impacts on new retailers at
the subject site.

This is summarised in Table 3.1.

Essential Economics Pty Ltd
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ATTACHMENT 4:
Traffic Study
Prepared by ML Traffic Engineers
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