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Dear Mr Haddad,

Planning Proposal − 108 Herring Road Marsfield

At its meeting on 23 October 2012, Council considered a report on a planning
proposal submitted by owner of the land at 108 Herring Road, Marsfield. The
planning proposal is a request for the rezoning of the land at 108 Herring Road,
Marsfield from R2 Low Density Residential to B1 Neighbourhood Business under
Ryde LEP 2010.

Council resolved:

a)

b)

c)

d)

That Council note the planning proposal to rezone the land at 108 Herring
Road Marsfield from R2 Low Density Residential to B1 Neighbourhood
Business under Ryde LEP 2010 and the proposal be forwarded to the
Minister for Planning to receive a gateway determination in accordance
with Section 56 of the Environmental Planning and Assessment Act 1979.

That Council include in the submission to the Department of Planning and
Infrastructure that the planning proposal include hotel or motel
accommodation at 108 Herring Road Marsfield in Schedule 1 − Additional
Permitted Uses Ryde LEP 2010.

That in the event of a gateway determination being issued pursuant to
section 56 of the Environmental Planning and Assessment Act 1979, the
proposal be placed on public exhibition and a further report be presented
to Council as soon as practicable after the close of the community
consultation period advising of the outcomes.

That the applicant, should it lodge a de velopment application with Council
which would have any effect on traffic flows into the site, make favourable
consideration for ingress and egress of traffic through Epping Road.
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Disclosure of Political donations and qifts
The applicant for the planning proposal has completed a Political Donations
Disclosure Statement which is attached.

Should you require more information or have any questions about this matter,
please contact Margaret Fasan, Team Leader Design and Development on 9952
8226.

Yours sincerely

Meryl Bishop
Manager − Urban Planning

Attachments:
• Copy of officer's report to Council (Extract from Agenda of meeting 23 October

2012 − Item 14)

• Copy of minutes for the officer's report to Council (Official Records Copy: Extract
from Minutes of Council Meeting 23 October 2012 − Item 14)

• Planning Proposal for 108 Herring Road, Marsfield
• Signed Political Donations Disclosure Statement
• Site Identification Map
• Land Zoning Map (Tile 4)



Political Donations Disclosure Statement to Minister or the Director−General
If you are required under section 147(3) of the Environmental Planning and Assessment Act 1979 to disclose any political donations (see Page 1 for details), please fill in this form and sign below.



Cont..
Political Donations Disclosure Statement to Minister or the Director−General
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14 PLANNING PROPOSAL − 108 HERRING ROAD MARSFIELD

Report prepared by: Team Leader − Design and Development
File No.: LEP2012/7 − BP12/985

REPORT SUMMARY

Council has received a planning proposal to rezone land at 108 Herring Road
Marsfield, known as 'The Ranch Hotel'. The amendment to the Ryde Local
Environmental Plan 2010 is to rezone the land from R2 Low Density Residential to
B1 Neighbourhood Business. The aim of the rezoning is to facilitate the development
of a Dan Murphy's Liquor Store and associated car parking on the subject land,
which would otherwise be prohibited in the R2 Low Density Residential Zone.

The site is currently occupied by a hotel building that comprises a bar, hotel
accommodation, bistro and a BWS bottle shop. The remainder of the site is an at
grade car park. The main change will comprise the replacement of the existing bottle
shop with a larger bottle shop outlet at the western end of the car park.

This report outlines the planning proposal and its assessment in relation to the
requirements under the gateway plan−making process. There is justification on
planning grounds for the proposal to proceed. This report recommends that Council
refer the proposed rezoning to the Minister for Planning to request a Gateway
Determination pursuant to section 56 of the Environmental Planning and Assessment
Act 1979.

RECOMMENDATION:

(a) That Council support the planning proposal to rezone the land at 108 Herring
Road Marsfield from R2 Low Density Residential to B1 Neighbourhood
Business under Ryde LEP 2010 and the proposal be forwarded to the Minister
for Planning to receive a gateway determination in accordance with Section 56
of the Environmental Planning and Assessment Act 1979.

(b) That Council include in the submission to the Department of Planning and
Infrastructure that the planning proposal include hotel or motel accommodation
at 108 Herring Road Marsfield in Schedule 1 − Additional Permitted Uses Ryde
LEP 2010.

(c) That Council in the event of a gateway determination being issued pursuant to
section 56 of the Environmental Planning and Assessment Act 1979, a further
report be presented to Council as soon as practicable after the close of the
community consultation period advising of the outcomes.

ATTACHMENTS
1 Extract from Planning Proposal
2 Concept Design from Planning Proposal

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.



® City of Dyde
Lifestyle and opportunity
@ your doorstep

ITEM 14 (continued)

Report Prepared By:

Margaret Fasan
Team Leader − Design and Development

Report Approved By:

Meryl Bishop
Manager − Urban Planning

Dominic Johnson
Group Manager − Environment & Planning
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Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

Background

Council has received a planning proposal to rezone land at 108 Herring Road
Marsfield, known as 'The Ranch Hotel'. The amendment to the Ryde Local
Environmental Plan 2010 is to rezone the land from R2 Low Density Residential to
B1 Neighbourhood Business. The aim of the rezoning is to facilitate the development
of a Dan Murphy's Liquor Store and associated car parking on the subject land,
which would otherwise be prohibited in the R2 Low Density Residential Zone.

Prior to receipt of the proposal, a meeting was held at Council offices in March 2012
between the proponent's planning consultant and Council staff to discuss the
development. The proposed uses are prohibited in the R2 Zone under LEP 2010, and
as such the land would need to be rezoned to a business zone.

Council sent a letter to the proponent's planning consultant on 16 April 2012 advising
that a planning proposal would be required and outlining matters to be addressed in
the proposal. Subsequent to this letter, a Planning Proposal for 108 Herring Road
Marsfield and the relevant fees were received by Council on 21 June 2012. That
submission is the subject of this report.

Gateway Plan−Making Process
The five main stages to the Gateway plan−making process are identified below. This
report on the subject planning proposal presents implementation of stage 1 of the
process:

1. Planninq proposal − an explanation of the effect of and justification for a proposed
plan to change the planning provisions of a site or area is prepared by a proponent or
the relevant planning authority (RPA) such as Council. The RPA also considers the
proposal at this stage and decides whether or not to proceed.

2. Gateway − the planning proposal is considered by the Minister for Planning and
Infrastructure (the Minister or delegate) who makes a determination if the planning
proposal should proceed, and under what conditions it will proceed. This step is
made prior to and informs the community consultation process.

3. Community Consultation − the proposal is publicly exhibited by the RPA in
accordance with the EP&A Act, DoPI guidelines and the gateway determination (low
impact proposals generally for 14 days, others for 28 days). Community consultation
is completed when the RPA has considered any submissions concerning the
proposed instrument and the report of any public hearing.

4. Assessment − the RPA considers public submissions and results of community
consultation and consultation with government authorities. At this stage the RPA has
the opportunity to:

• endorse the planning proposal for proceeding to the next stage;
• vary the proposal; or
• not proceed further with the proposal.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

5. Decision − After the RPA considers community and agency submissions, and
advises of the outcome, the final planning proposal is assessed by the DoPl. The
DoPI arranges the legal instrument in consultation with the RPA and the making of
the plan by the Minister (or delegate). The Minister also has various options at this
stage. For example, the Minister may:

• make the plan in full put forward by the relevant planning authority;
• vary the plan;
• decide not to proceed with the plan;
• defer inclusion of certain matters in the proposed plan;
• choose to delegate the making of the plan to the Director General of the

Department of Planning and Infrastructure

Planning Proposal − 108 Herring Road Marsfield (The Ranch)
The proponent's planning consultant has requested rezoning of the land to B1
Neighbourhood Business to enable redevelopment of the land under the terms of
Ryde Local Environmental Plan (LEP) 2010. The subject land is currently zoned R2
Low Density Residential.

The existing hotel provides 14 rooms as accommodation.The proponent proposes
that the hotel accommodation use will continue to benefit from existing use rights for
any future proposals. The planning proposal does not include any specific provisions
for this existing use.

According to section 55 of the Environmental Planning and Assessment Act, a
Planning Proposal must include:

o A statement of objectives and intended outcomes of the proposal
o An explanation of the provisions of the proposal
o A justification of the objectives, outcomes and provisions including the

process for implementation
o Maps where relevant, containing the appropriate detail are to

submitted, including land use zones
o Details of the community consultation that will be undertaken.

Council is the relevant planning authority for this proposal. The proposal has been
assessed by Council staff in respect of the information required to be included in a
Planning Proposal. This report describes the site and proposal; and assesses the
impacts of the proposal. Assessment of the potential impacts forms the basis of a
recommendation to forward the proposal to the Minister for Planning for a
determination under the second main step of the planning proposal stages known as
the Gateway.

The Site
The subject site comprises a single lot which is legally described as Lot 590 DP
656070. The site is approximately 12,496 sq m in area with a frontage of
approximately 170m to Epping Road and 56m to Herring Road. The site is occupied
by a part one and a part two storey hotel building, known as 'The Ranch' that

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)
comprises a bar, hotel, bistro and a BWS bottle shop. The remainder of the site is an
at grade car park with 242 car parking spaces.

Vehicle access to and egress from the site is provided from Herring Road. There is
no vehicle access from Epping Road.

The location of the site is shown in Fig 1.

Fig 1 Site Locality

Site Context
The site is located at the intersection of Herring and Epping Roads. The site is
located at the edge of a predominantly low density residential area on the southern
side of Epping Road. Directly opposite the site on the northern side of Epping Road
is Macquarie Park which, in this location, is zoned B4 Mixed Use. The Stamford
Grand Hotel is immediately opposite.

On the southern and western boundaries of the site, development is comprised of
detached dwellings and villas within the R2 Low Density Residential Zone.

The subject site is approximately 700 metres from the Macquarie Shopping Centre
which contains major franchises and specialty shops. The site is also in close
proximity to the B1 Neighbourhood Shopping Centre comprising a Woolworths
supermarket at the Epping Road and Balaclava Road intersection.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

A map showing the zoning of the site and the surrounding area under Ryde LEP
2010 is shown in Figure 2.

R2

Fig 2 Land Use Zones

Proposed Amendment
An extract from the Planning Proposal that includes the objectives and justification for
the proposal is attached (ATTACHMENT 1). The key issues raised are surnmarised
below:

Statement of Objective and Intended Outcome
The objective of this Planning Proposal is to rezone the subject land, which is
currently zoned R2 Low Density Residential Zone under the terms of Ryde LEP 2010
to B1 Neighbourhood Centre Zone as commercial premises are permitted with
consent within the B1 Zone. As stated in the proposal, the intended outcome is to
facilitate the proposed development of a Dan Murphy's Liquor Store (1,350sqm) as a
permissible use pursuant to Ryde LEP 2010 and draft Ryde LEP 2011.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

The request for the change of zone is because retail is not a permitted use under the
current zone applicable to the site. Permitted land uses in the R2 Low Density
Residential zone under Ryde LEP 2010 are:

Home−based child care; Home occupations; Bed and breakfast
accommodation; Boarding houses; Business identification signs; Child care
centres; Community facilities; Dual occupancies (attached); Dwelling houses;
Educational establishments; Group homes; Health consulting rooms;
Hospitals; Multi dwelling housing (attached); Places of public worship;
Recreation areas; Residential care facilities; Roads

By comparison, permitted land uses in the B1 Neighbourhood Centre zone under
Ryde LEP 2010 are:

Boarding houses; Business identification signs; Business premises; Child care
centres; Commercial premises; Community facilities; Depots; Entertainment
facilities; Industrial retail outlets; Light industries; Medical centres;
Neighbourhood shops; Public administration buildings; Recreation areas;
Respite day care centres; Roads; Self−storage units; Service stations; Shop
top housing; Wholesale supplies.

The proposal would require a change to the relevant Land Zoning Map under Ryde
LEP 2010.

The existing hotel on the site (The Ranch) is defined as a "hotel or motel
accommodation" and "pub" in LEP 2010 and draft LEP 2011 and is also prohibited in
the R2 Zone. The proponent states that the existing Ranch Hotel use will continue to
benefit from existing use rights for any future proposals. It is not proposed to include
any specific provisions for this existing use as part of this planning proposal.

Note: Pubs are defined as a retail premises and are a permitted use in the B1 zone.

The Planning Proposal includes a Concept Design Scheme for the proposed
development (ATTACHMENT 2). The scheme incorporates:

o

o

Demolition of the existing BWS drive−through bottle shop;
Removal of approximately 154 existing at−grade car parking spaces;
Construction and fit out of a new Dan Murphy's Liquor Store (1,350sqm) with
associated basement car park (138 spaces) and loading dock.

It is the proponent's intention that a Development Application for the proposed
development would be submitted to Council in conjunction with the application for
rezoning following the Gateway Determination. Council staff doe not support this
approach and the DA should be lodged following the gazettal of the rezoning of the
land to B1.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

The planning proposal is for a change in land use only and not for any change to the
development standards applicable to the R2 Low Density Residential zone. Hence,
under both the current Ryde LEP 2010 and draft Ryde LEP 2011, the maximum floor
space ratio for the site will be 0.5:1 and the maximum height of any building will be
9.5m (2 storeys).

Justification and Net Community Benefit
The proponent submits that to enable retail premises to be a permissible use on the
site, a spot rezoning is required. The proponent submits that the new development
will result in a net community benefit as it will stimulate local employment through the
creation of 23 new jobs. An Employment Impact Report has been submitted with the
proposal (ATTACHMENT 3).

The proponent also claims that there will be public benefit through physical
improvements to a currently underutilised site.

Planning Appraisal
This section provides an appraisal of the planning proposal for 108 Herring Road
Marsfield against the required criteria for planning proposals.

Policy and Strate.q ic Context

Metropolitan Plan for Sydney 2036
The Metropolitan Plan was released in December 2011 to provide a planning
framework for Sydney over the next 30 years that integrates land use, urban and
transport planning.

The Planning Proposal satisfies the relevant objectives of the Metropolitan Plan's
Strategic Direction E − Growing Sydney's Economy in that it will strengthen retail and
employment opportunities within the City of Ryde. The Proposal will facilitate the
following Actions:

E2.2 Ensure an adequate supply of retail, office space and business parks

E4.1 Ensure all new LEPs provide for a broad range of local employment
types

The Planning Proposal will provide job opportunities within a highly accessible area.
It is considered to be an appropriate location for commercial development due to the
site's history and its location on a main road corridor (Epping Road). The site already
contains a non−conforming land use (Ranch Hotel) which has been approved since
1967. As a result, the proposal is considered to be appropriate given the history of
the site, site context and current use.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

Draft Inner North Subregional Strategy
In July 2007, the NSW State Government released the Inner North Subregion: Draft
Subregional Strategy (Draft Subregional Strategy) covering the City of Ryde LGA.
The Draft Subregional Strategy set targets for housing (dwellings) and employment
(jobs) for the subregion to be reached by 2031.

Although the proposal does not contribute to an increase in the number of residential
dwellings, it does provide−for an additional 23 jobs. The planning proposal therefore,
has no adverse impacts on the aims and strategies of the Draft Subregional Strategy
as it will help CoR to meet its employment targets.

Local Planning Study
The City of Ryde Local Planning Study (adopted 7 December 2010) has been
prepared as Council's local planning response to the Draft Subregional Strategy.
The proposed rezoning does not conflict with the strategies adopted under the Local
Planning Study.

Ryde LEP 2010 and Draft Ryde 2011

The proposed rezoning from R2 Low Density Residential to B1 Neighbourhiood
Centre under Ryde LEP 2010 is consistent with the objectives of the B1 Zone:

To provide a range of small−scale retail, business and community uses
that serve the needs of people who five or work in the surrounding
neighbourhood.
To ensure that the development does not have an adverse impact on the
amenity of local residents.

The proposed B1 Zoning is the same as the nearby Woolworths supermarket at the
Epping Road and Balaclava Road intersection. The site is not considered to be
highly suitable for residential development as it is located on the corner of two very
busy roads. Given the site context, the proposed business zoning is considered
more appropriate than a residential zone.

Amenity impacts
The Planning Proposal includes a Concept Design and a Traffic Study of the new
development. Whilst amenity and traffic issues would be comprehensively assessed
at the DA stage, the proposal indicates that the proposed Dan Murphy's store will not
have an adverse impact on the amenity of nearby residents through overshadowing,
loss of parking or traffic generation.

The Concept Design shows that the proposed building is a single storey in height
(max 9.5m) and the shadow diagrams submitted with the proposal indicate that the
new building will cause minimal overshadowing impacts on adjacent properties.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

The Traffic and Transport Assessment prepared by Cardno Victoria Pty Ltd presents
the following conclusions:

• The anticipated post development peak parking demand for the site equates to
185 spaces and is comfortably accommodated by the proposed supply of 281
spaces on site.

° Turning movement surveys were undertaken at the intersection of Epping
Road and Herring Road to measure the existing operational performance of
the intersection and compare the post−development performance with the
addition of the development generated traffic.

° The proposed Dan Murphy's store is expected to increase traffic activity to and
from the site by up to 281 vehicle movements during the PM peak hour period.

• Analysis of the intersection of Epping Road and Herring Road (with additional
traffic generation included) indicates that the intersection will continue to
operate under similar conditions post development and that the proposed
development will have no significant or discernible impact on the current
operating conditions of that intersection.

Existing use rights
Under the planning proposal, the existing hotel accommodation use would continue
to benefit from existing use rights for any future proposals. An existing use is a use
that is lawfully commenced but subsequently becomes a prohibited use under a new
local environmental plan.

In preparing a standard template LEP, DoPI guidelines encourage councils to, where
feasible, identify development that would have existing use rights and include
'permitted additional uses' on that land in Schedule 1 of their LEP, so that the land
use is no longer prohibited (in effect, remove existing use rights). It is there fore
recommended that hotel accommodation activities on the subject land are identified
in Schedule 1 − Additional Permitted Uses of Ryde LEP 2010.

It is recommended that the submission lodged with the Department on the planning
proposal include a recommendation that hotel or motel accommodation is listed as an
additional use on the site at 108 Herring Road, Marsfield.

Next Steps
Should Council resolve to support this planning proposal for the purposes of a
gateway determination, the next step is to forward the planning proposal to the
Department of Planning. Gateway determinations are issued by the Minister for
Planning or delegate and are required before community consultation (public
exhibition) on the planning proposal takes place.

Consultation
External consultation will be undertaken should a gateway determination be issued.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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ITEM 14 (continued)

Community and public authority consultation will be undertaken in accordance with
the statutory consultation provisions for rezoning. The Gateway Determination will
define the consultation period. DoPI guidelines indicate that low impact proposals are
generally for 14 days and others are for 28 days.

Financial Impact
Adoption of the recommendations in this report will have no financial impact.

Options
That the planning proposal to rezone the land at 108 Herring Road Marsfield to B1
Neighbourhood Centre under Ryde LEP 2010 not be forwarded to the Minister for
Planning to receive a gateway determination.

There are no substantial planning reasons to reject the planning proposal as it is
consistent with the local planning context. There is justification for Council to allow
the planning proposal to proceed to gateway determination by the Minister for
Planning. The recommendation to this report is therefore to proceed.

Should the Minister for Planning determine that the planning proposal can proceed to
community consultation, Council has another opportunity to decide whether to
proceed, vary or reject the proposal following community consultation.

Agenda of the Council Meeting No. 20/12, dated Tuesday 23 October 2012.
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EXTRACT FROM MINUTES OF COUNCIL MEETING

NO. 20/12 AT ITS MEETING HELD ON 23 OCTOBER 2012.

14 PLANNING PROPOSAL − 108 HERRING ROAD MARSFIELD
Note: Lisa Bella Esposito (representing ALH Group Pty Ltd) and Andrew O'Neill (representing
Friends of North Ryde) addressed the rneeting in relation to this Item.

Note: Councillor Chung disclosed a less than significant non−pecuniary interest in this Item for
the reason that he has an industry association with the applicant business.

RESOLUTION: (Moved by Councillors Pickering and Etrnekdjian)

a) That Council note the planning proposal to rezone the land at 108 Herring Road Marsfield
from R2 Low Density Residential to B1 Neighbourhood Business under Ryde LEP 2010
and the proposal be forwarded to the Minister for Planning to receive a gateway
determination in accordance with Section 56 of the Environmental Planning and
Assessment Act 1979.

(b) That Council include in the submission to the Department of Planning and Infrastructure
that the planning proposal include hotel or motel accommodation at 108 Herring Road
Marsfield in Schedule 1 − Additional Permitted Uses Ryde LEP 2010.

(c) That in the event of a gateway determination being issued pursuant to section 56 of the
Environmental Planning and Assessment Act 1979, the proposal be placed on public
exhibition and a further report be presented to Council as soon as practicable after the
close of the community consultation period advising of the outcomes.

(d) That the applicant, should it lodge a development application with Council which would
have any effect on traffic flows into the site, make favourable consideration for ingress and
egress of traffic through Epping Road.

Record of Voting:

For the Motion: Unanimous

Page 1 of 1



PLANNING PROPOSAL

108 HERRING ROAD, MARSFIELD

NOVEMBER 2012− RevisionA

Prepared by
Milestone (Aust) Pty Limited

Contacts
Lisa Bella Esposito
Alice Pettini

© Milestone (AUST) Pty Limited 2012

This document has been prepared for ALH Group Pty Ltd by Milestone (AUST) Pty Limited.
Reproduction of all or part of this document is prohibited without the prior
permission of Milestone (AUST) Pty Limited.

Development Management
Town Planning

93 No tor Street, Leichhardt NSVJ 204O
'0 Bo~s −88, leichmardt NSVV 2n10

.'.rww.n= [ci[onemaßeQCn−ent c~,' {

Construction



TABLE OF CONTENTS

1 Introduction„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„.1
1.1 Introduction...................... ... ... ... .......... ......... ... ......... ... .......... ...................... 1

2 The Slte„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„1
2.1 Site Description............................................ .... .... ..... ......... ....................... 1

S1te Context„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„.2
3.1 Local Context......................... ....................2

3.2 Retail Context....................... .....................3

4 The Objectives of the Planning Proposal and LEP Amendment„„„„„„„„„„„„„„„„„„„„„„„„„„„4

The Proposal and Explanation of Provisions „„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„.4

5.1 Proposed Dan Murphy's Liquor Store............................... .... ... ........ ...................... 4

5.2 Existing Ranch Hotel........................... ... ... ................... ... ..................... 4

Justification of the Proposal„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„.4
6.1 Section A −Need for the planning proposal

......................... ......... ..... ........... ....................4
6.1.1 Is the planning proposal a result of any strategic study or report? ................................

4
6.1.2 Is the planning proposal the best means of achieving the objectives or intended
outcomes, or is there a better way?.............................. ....... .... ... ...................... 5
6.1.3 Is there a net community benefit? ...................................... .....................5

6.2 Section B − Relationship to Strategic Planning Framework
........................... ........................5

6.2.1 Is the planning proposal consistent with the objectives and actions contained within the
applicable regional or subregional strategy (including the Metropolitan Plan for Sydney 2036 and
exhibited draft strategies)?...................... ....... ... ...... ..... .... .... ......... .... ............................ 5
6.2.2 Is the planning proposal consistent with the local council's Community Strategic Plan, or
other local strategic plan?.................... ... ............ ............. .............. .... ....................... 7
6.2.3 Is the planning proposal consistent with applicable state environmental planning
policies?8
6.2.4 is the planning proposal consistent with applicable Ministerial Directions (s.117
directions)?............................. ..... ...................... 8

6.3 Section C −Environmental, Social and Economic Impacts ....................... ... .........................9
6.3.1 Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of the proposal? ...9
6.3.2 Are there any other likely environmental effects as a result of the planning proposal and
how are they proposed to be managed?....................... ...... ............ ....

....................9

6.3.3 How has the planning proposal adequately addressed any social and economic effects?
10

6.3.4 Other Environmental Effects..................... ...... .... .............. ....................... 10
6.3.5 Statement of Measures..................... .............. ..... − ......... .....................

11

6.4 Section D − State and Commonwealth Interests ...................... .............. ..... ........................11
6.4.1 Is there adequate public infrastructure for the planning proposal?..............................11
6.4.2 What are the views of the State and Commonwealth public authorities consulted in
accordance with the gateway determination? .................... ...... ....... .................... 11

7 Part 4 − Community Consultation„„„„„„„„„„.„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„12



8 Conclusion „„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„„12

APPENDICES

Appendix A:
Appendix B:
Appendix C:
Appendix D:
Appendix E:
Appendix F:
Appendix G:
Appendix H:

Survey Plan prepared by G. K. Wilson and Associates.
Concept Design Scheme prepared by i2C Design and Management.
Shadow Diagrams prepared by i2C Design and Management.
3D Mass Model prepared by i2C Design and Management.
City of Ryde letter of preliminary support for the proposal, dated 16 April 2012.
Employment Impact Report prepared by MacroPlan Dimasi Pty Ltd.
Landscape Plan and Planting Schedule prepared by Elke Haege Landscape Architects.
Traffic & Transport Assessment prepared by Cardno Victoria Pty Ltd.



1 INTRODUCTION

1.1 Introduction

This planning proposal has been prepared in accordance with the NSW Department of Planning and Infrastructure
guidelines and the key planning considerations outlined within City of Ryde Council's (Council) letter of preliminary
support dated 16 April 2012. It relates to a proposed single storey development comprising a Dan Murphy's Liquor
Store and associated at grade and basement car parking on a site at 108 Herring Road, Marsfield. The site is
zoned R2 Low Density Residential, and requires rezoning to facilitate the proposed development which is
prohibited under the current zoning.

The 'Gateway' process which enables a Local Environmental Plan (LEP) to be made or revised is currently under
review by the NSW Government.

This report details the objectives of the planning proposal and explains the proposed LEP provisions and provides
the background to, and justification for the proposal. This planning proposal includes an analysis of the subject
site and proposal, in context of the State and local planning policy and instruments and other relevant Gateway
matters including integration with existing retail centres, land uses and infrastructure, and environmental matters.

2 THE SITE

2.1 Site Description

The site is known as 108 Herring Road, Marsfield (Lot 590 DP 656070) and shown in Figure 1. The site is
irregularly shaped, with a frontage to Herring Road and Epping Road of 55.18 metres and 108.17 metres
respectively. The site is occupied by a part one and two storey hotel building known as 'The Ranch' that comprises
a bar, hotel, bistro and a BWS bottle shop. The total site area is 12,317m2,

Vehicle access to the site is provided by separate entry and exit driveways to Herring Road. There is no vehicle
access from Epping Road.

The site currently has 242 at grade car parking spaces.

The site comprises established landscaping along all of its boundaries. There are also some trees within the site
car parking area. Hedging and small trees are located along the north−western and southern boundaries of the
site. More significant trees and shrubs are located along the eastern and south−eastern boundaries.

Further details regarding the existing site can be found within the Survey Plan held at Appendix A.
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Photo 1: The existing site to comprise the proposed Dan Murphy's Liquor Store, view north.

3 SITE CONTEXT

3.1 Local Context
The site is located at the crossroads intersection with Herring Road and Epping Road. The site is located at the
edge of a predominately residential area located to the south of Epping Road. Five detached dwellings directly
abut the site along the north−western boundary with frontage to Waring Street. Residential development including
townhouses and units are located along the site's southern boundary.

The north−western and southern boundaries of the site adjoin a R2 Low−Density Residential Zone and partiallya
R3 Medium−Density Residential Zone. These form part of the broader Marsfield residential neighbourhood.
Directly opposite the site on the northern side of Epping Road is land zoned B4 Mixed Use Zone (under the
current LEP 2010 and Draft Local Environmental Plan 2011 (dLEP 2011)), which is currently occupied by the
Stamford Grand Hotel. At the northern end of Herring Road, approximately 650 metres from the subject site, is the
Waterloo Road Entry Gate to Macquarie University and the Macquarie University Railway Station.
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The northern side of Epping Road (opposite the site) comprises the Macquarie Park Corridor. Council's desired
future character for this Corridor is mixed use development to provide a transition from the more intense
development focused around the Macquarie University Railway Station to the peripheral area. It will be
characterised by lower scale development and greater landscaped elements. Macquarie Park Corridor aims to
enhance its sense of identity through providing better integrated residential and business areas.

The site's locational context is shown in Figure 2.

Figure 2: Locality Map
Source: NearMap 2012

3.2 Retail Context
The subject site sits approximately 700 metres south−west of Macquarie Shopping Centre, which contains Big W,
Franklins, Woolworths and additional specialty shops. Macquarie Shopping Centre is zoned B4 Mixed Use and
sits within the Macquarie Park Corridor. The site is also in close proximity to the B1 Neighbourhood Centre
(approximately 440 metres north west of the site) comprising a Woolworths supermarket at the Epping Road and
Balaclava Road intersection.

Figure 3: Retail Context
Source: NearMaps 2012
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4 THE OBJECTIVES OF THE PLANNING PROPOSAL AND LEP AMENDMENT
The objective of this planning proposal is to amend the existing zoning of the site from R2 Low Density Residential
Zone to B1 Neighbourhood Centre Zone to facilitate the proposed development of a Dan Murphy's Liquor Store
(1,350m2) as a permissible use pursuant to Ryde Local Environmental Plan 2010 (LEP 2010) and Ryde draft Local
Environmental Plan 2011 (dLEP 2011).

5 THE PROPOSAL AND EXPLANATION OF PROVISIONS

5.1 Proposed Dan Murphy's Liquor Store
Rezoning is sought because the proposed development is prohibited in the R2 Low Density Residential Zone
within LEP 2010 and dLEP 2011. The proposed rezoning seeks the site to be rezoned to B1 Neighbourhood
Centre as commercial premises are permitted with consent within this zone. The proposed LEP amendment
provisions would apply only to the subject site, and not to any other parcel of land in the City of Ryde local
government area.

The objective of the rezoning is to facilitate the development of a Dan Murphy's Liquor Store and associated at−
grade and basement car parking on the subject site. The proposed development will strengthen and reinforce the
underutilised car park within the site and increase the permissibility of future commercial uses in conjunction with
the existing Ranch Hotel. More specifically, the proposed development incorporates:

• Removal of approximately 154 existing at−grade car parking spaces;
• Demolition of the existing BWS shop;
• Construction and fit out of a new Dan Murphy's Liquor Store (1,350m2 Gross Floor Area (GFA)) and associated

signage;
• Construction of a basement car park for 138 car spaces and re−line at−grade car parking area for 55 car spaces

including 4 accessible car parking spaces;
• Loading dock at the southern end of the Dan Murphy's Liquor Store to accommodate 12.5 metre rigid vehicle;

and
• Landscaping.

A new liquor licence is not required for the proposal as the existing liquor licence will be transferred from the
existing BWS on the site connected to the Ranch Hotel (proposed to be demolished).

The hours of operation for the proposed Dan Murphy's Liquor Store are as follows:
• 9:00am − 9:00pm Mondays to Saturdays; and
• 10:00am − 8:00pm on Sundays.

The proposed loading dock operating hours are as follows:
• 6:00am − 10:00pm, 7 days.

Further details of the proposed development are contained within the Development Drawings within Appendix B,
and 3D Mass Model at Appendix D (prepared by i2C Design and Management) as well as the Landscape Plan at
Appendix G prepared Elke Haege Landscape Architects.

5.2 Existing Ranch Hotel
The existing hotel on the site (The Ranch) is defined as a "hotel or motel accommodation" and "pub" in LEP 2010
and dLEP 2011 and is also prohibited in the R2 Zone. The approved hours of operation for the Ranch (bistro, bar
and bottle shop) range from 9am−3am Monday to Sunday. As part of this planning proposal, it is proposed to
include hotel or motel accommodation in Schedule 1 − Additional Permitted Uses of Ryde LEP 2010.

6 JUSTIFICATION OF THE PROPOSAL

6.1 Section A − Need for the planning proposal

6.1. 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. Notwithstanding, the proposal has been
subject of pre−application consultation with City of Ryde Officers. Detailed justification of the proposal is provided
below.
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6. 1.2 Is the planning proposal the best means of achieving the objectives or intended outcomes, or is therea
better way?

The rezoning of the subject land is the preferred manner to achieve the intended outcome to permit retail premises
on the land, It is an opportunity to better utilise a currently underutilised portion on the site associated with a non−
conforming land use. To enable retail premises to be a permissible use, a spot rezoning is required.

6. 1.3 Is there a net community benefit?

Yes, the planning proposal will facilitate the development of a Dan Murphy's Liquor Store, which would otherwise
be prohibited in the current and proposed R2 Zone. The Employment impact Report prepared by MacroPlan
Dimasi Pty Ltd concludes that the proposed development will result in a "significant stimulus to local employment
within the City ofRyde as well as across the broader NSWeconomy'. It makes the following specific points in this
regard:

• "Net employment resulting from the proposal is expected to total 23 net jobs;
• Based on ABS employment multiplier for the retail industry we [MacroPlan Dimasi] estimate this would also

lead to a further 9 multiplier induced jobs".

Therefore, the proposal addresses employment targets. In addition, the planning proposal will anchor an existing
site which comprises commercial uses and will therefore enhance retail choice and competition within a highly
concentrated existing market as well as the provision of a local and convenient retail premise with shorter
associated trips for local residents and workers. There is no other suitable location for the proposed Liquor Store
in a nearby existing centre and trade impacts on existing surrounding centres as a result of the proposal will be
minimal. Further, the proposed development will also have significant public domain improvements for the
currently underutilised site in addition to streetscape improvements for the Epping Road Precinct, which is in the
public interest.

6.2 Section B − Relationship to Strategic Planning Framework

6.2.1 Is the planning proposal consistent with the objectives and actions contained within the applicable
regional or subregional strategy (including the Metropolitan Plan for Sydney 2036 and exhibited draft
strategies)?

Metropolitan Plan for Sydney 2036

Macquarie Park has been identified as a specialised centre within Strategic Direction B − Growing and Renewing
Centres within the Metropolitan Plan for Sydney 2036 (Metro Plan). Specialist centres are defined within the Metro
P|an as "areas containing major airports, ports, hospitals, universities, research and/or business activities that
perform vital and economic and employment roles across the metropolitan area". The Metro Plan identifiesa
walking catchment area of 1 kilometre from any specialist area. The site proposed for a spot rezoning is located
within the identified catchment area.

The proposal for a new retail premise satisfies the relevant objectives and Actions B1.1 and B1.2 in the following
ways:

• It is proposed within the walking catchment of the Macquarie Park specialised centre;
• Although it is not within the central part of the specialised centre, it is opposite an existing commercial area

(Stamford Hotel) and therefore complements the surrounding uses;
• It is considered to be an appropriate location for commercial development due to the site's history,

accessibility of the site and the location along a main road corridor (Epping Road); and
• It provides more sustainable growth as it better utilises the development potential of a non−residential site and

assists in avoiding pressure for out−of−centre development.

The site is already contains a non−conforming land use (Ranch Hotel) which has been approved since 1967. Asa
result, the proposal is considered to be appropriate given the history of the site, site context and current use.

Strategic Direction E − Growing Sydney's Economy identified Macquarie Park as being part of the Global
Economic Corridor. The employment capacity targets outlined for the draft Inner North Subregion are for an
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additional 62, 000 jobs to be provided between 2006 and 2036 (increase of 26%). The proposal is considered to
satisfy the relevant objectives and Actions E1.1, E2.1, E2.2 and E4.1 in the following ways:

• It provides job opportunities closer to home and within a highly accessible area;
• It increases job diversity within the subregion;
• It improves access to retail which plays a critical role in the functioning of a city; and
• it enables people to carry out more activities in one location.

The planning proposal will therefore accompany the outcomes of the identified specialised centre and further
strengthen the retail and employment opportunities as well as contributing to the sustainable growth of Sydney
and its centres.

Draft Inner North Subreg ional Strategy

The site is located within the draft Inner North Subregion of the Metro Plan that includes Hunters Hill, Lane Cove,
Mosman, North Sydney, Ryde and Willoughby local government areas. As stated previously, the site has been
identified as being located within the Macquarie Park Specialised Centre (refer to Figure 4 below).

"%,
%

Subject Site

1km Radius

Figure 4: Location of subject site within Macquarie Park Specialised Centre
Source: Draft Inner North Subregional Strategy 2007
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Table 1− Com the Proposal with the relevant parts of the draft Inner North

A−ECONOMYANDEMPLOYMENT

ional Strate

A1.1 Provide a framework for accommodating jobs
across the Subregion.

A1.2 Plan for sufficient zoned land and
infrastructure to achieve employment capacity
targets in employment lands.

B − CENTRES AND CORRIDORS
B1 Provide places and locations for all types of
economic activity and employment across the
Sydney region.

B2 Increase densities in centres whilst improving
liveability.

B4 Concentrate activities near public transport

The proposed rezoning will permit commercial/retail
uses on the land. As the Employment Impact Report
prepared by MacroPlan Dimasi Pty Ltd outlined (refer
to Appendix F), the proposal will result in on−going
supportable employment. Further, the location of the
site also assists in strengthening the importance of the
Macquarie Park section of the Global Economic
Corridor.
The proposal provides additional employment
opportunities within an area that currently comprises
other concentrations of strategically important
Employment Lands.

Given the location of the site along a main road, within
the identified specialist area and on the edge of the
Macquarie Park Corridor, the site is considered
suitable for commercial uses. The proposed use of the
site will also contribute to the Employment Capacity
Target for the area.
The draft strategy identifies a target of 44,000 new
homes between 2006 and 2036. Although the site is
currently zoned R2 Low Density Residential, it contains
a long standing non−conforming land use (The Ranch)
since 1967. Given the history and location of the site, it
is considered that the site is more suitable for rezoning
to B1 Neighbourhood Centre. As a result, although the
proposal does not contribute to the increase of
residential dwellings, it is considered that it will result in
providing additional services to the new and existing
population and the Dan Murphy's Liquor Store provides
an appropriate land use to complement the hotel use
on the site.
As outlined within the Traffic & Transport Assessment
prepared by Cardno Victoria Pty Ltd (refer to Appendix
H), the site has an "excellent level of accessibility to
public transport services".

6. 2.2 Is the planning proposal consistent with the local council's Community Strategic Plan, or other local
strategic plan?

The City of Ryde 2021 Community Strategic Plan is Council's long term strategy for the greater Ryde community.
The strategy aims to address community aspirations, whilst meeting the challenges of the future.

The planning proposal is consistent with the following relevant City of Ryde 2021 Community Outcomes and
relevant key directions:

• Creating Liveable Neighbourhoods − The planning proposal assists in providing a variety of uses within the
neighbourhood, which contribute to a desirable lifestyle. The planning proposal also enables the appropriate
identification of a non−residential site to a business zone, which provides convenient services and
employment locally.

= City of Prosperity − The proposal provides additional employment opportunities and utilises land that already
comprises a commercial/business use. This subsequently contributes to the reduced time and travel costs
and improves the overall amenity of this underutilised site as well as the streetscape along Epping Road.
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6.2.3 Is the planning proposal consistent with applicable state environmental planning policies?

The State Environmental Planning Policies (SEPPs) that are relevant to the proposal are:

SEPP (Infrastructure) 2007;
SEPP 55 − Remediation of Land; and
SEPP 64 − Advertising Signage.

Compliance with the relevant SEPPs is considered able to be achieved. The site is located adjacent to a classified
road (Epping Road) and pursuant to the SEPP (lnfrastructure) 2007 the proposed development will be referred to
the Roads and Maritime Services (RMS) for concurrence. The proposed development is considered able to
achieve compliance with these requirements.

The proposal is also able to achieve compliance with SEPP 55 and SEPP 64. These matters will be addressed
during the development application process.

6.2.4 Is the planning proposal consistent with applicable Ministerial Directions (s. 117 directions)?
The Ministerial Directions, issued on 1 July 2009, to planning authorities under section 117(2) of the EPAA, 1979
that are relevant to this planning proposal include Direction 1.1 Business and Industrial Zones and Direction 3.4
Integrating Land Use and Transport. Direction No. 7.1 issued on 1 February 2010 requires planning proposals to
implement the vision, land use strategy, policies, outcomes and actions of the Metro Plan.

Direction 1.1

The planning proposal and proposed developed are consistent with the intent and specific provisions of Direction
1.1 Business and Industrial Zones that seeks to:

a) "Encourage employment growth in suitable locations,
b) Protect employment land in business and industrial zones, and
c) Support the viability of identified strategic centres."

In this regard the proposal will contribute to the achievement of these objectives, as it provides further employment
growth within an existing underutilised site and non−conforming land use. The additional employment opportunity
provided by the proposai is in accordance with the draft Inner North Subregional Strategy.

Direction 3.4

The planning proposal and development proposal are consistent with the intent and specific provisions of Direction
3.4 Integrating Land Use and Transport that seeks to:

"Ensure that urban structures, building forms, land use locations, development designs, subdivision and street
layouts achieve the following planning objectives:
a) Improving access to housing, jobs and services by walking, cycling and public transport, and
b) Increasing the choice of available transport and reducing dependence on cars, and
c) Reducing travel demand including the number of trips generated by development and the distances travelled,

especially by car, and
d) Supporting the efficient and viable operation of public transport services, and
e) Providing for the efficient movement of freight."

The proposed development will provide a local convenient retail premise with shorter associated vehicle trips and
good accessibility to public transport services and to local residents and workers. The co−location of a Dan
Murphy's Liquor Store with the existing hotel on site in addition to the commercial premises situated within the
Macquarie Park Corridor will also enhance the retail competitiveness within the area. This provides important
synergies of use and will facilitate shared vehicle trips.

Direction 7.1

The planning proposal is consistent with the vision, land use strategy, policies, outcomes and actions of the Metro
Plan. Refer Section 6.2.1 for further discussion on the Metro Plan.
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6.3 Section C − Environmental, Social and Economic Impacts

6.3.1 Is there any likelihood that critical habitat or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a result of the proposal?

The planning proposal and proposed development would not result in any adverse impact on critical habitat or
threatened species, populations or ecological communities, or their habitats.

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

Traffic and Transport

The Traffic & Transport Assessment prepared by Cardno Victoria Pty Ltd (held at Appendix H), outlines car
parking and traffic related impacts of the proposed development.

The analysis concludes that the proposed development will result in an increase in traffic activity to and from the
site, especially during peak periods (by up to 281 vehicle movements) and identifies that:

"Analysis of the intersection of Epping Road and Herring Road (with additional traffic generation included)
indicates that the intersection will continue to operate under similar conditions post development and that the
proposed development will have no significant or discemible impact on the current operating conditions of that
intersection or the surrounding road network".

The proposed number of car parking spaces (as a result of the increased densification of the site) will comfortably
accommodate the anticipated post development peak parking demand of 185 spaces. The additional traffic
generated from the proposed development will not result in any adverse impacts at the intersection of Epping
Road and Herring Road, nor the neighbouring residential community.

Built Form

The proposed development will significantly improve the built form presentation within the site by inclusion of high
quality urban design solutions and implementation of a streetscape that incorporates planning of native trees,
shrubs and groundcover.

The proposed height of the development complies with maximum height restrictions outlined within LEP 2010 and
dLEP 2011. Further, the Shadow Diagrams held at Appendix C indicate that the proposal will not result in any
adverse overshadowing of the adjoining residential properties. The proposed bulk and scale of the proposal
appropriately maintains human scale adjacent to residential zones.

In addition, the proposed building footprint is considered to assist in helping shield the residential properties
located to the northwest from noise impacts associated with the Hotel use (including noise associated with patrons
in the car park).

Landscaping

The Landscape Proposal Plan (Drawing No. L_101, Issue A) and the Landscaping Calculations, Notes and
Planting Schedule (Drawing No. L_102, Issue A) prepared by Elke Haege Landscape Architects (refer to Appendix
G) outlines the landscaping to be removed or retained as part of the proposed development as well as proposed
additional planting. Thirty−two (32) trees are proposed for removal. However, the majority of these trees (17 trees)
are consistent with Council's Noxious Weeds List. Further, 21 trees will be planted in accordance with Council's
recommended planning list as part of the proposal to improve the streetscape along Epping Road and to ensurea
vegetation buffer along the residential boundaries is retained.

The Landscape Plan also indicates that the site will result in a net overall gain of 14.8m2 of landscaped area on
the site, It is noted that deep soil planting comprises 49% of the identified increase in landscaping.

Although, some landscaping is to be removed (specifically the car park tree pits), it is considered that the
proposed landscaping will improve the amenity of the site, in particular the streetscape along Epping Road. This
will complement Council's desired outcome for the Macquarie Park Corridor opposite the site. Further, landscaping
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along the boundaries adjoining residential properties will also be retained, and in some areas intensified, to ensure
a vegetation screening is maintained.

6.3. 3 How has the planning proposal adequately addressed any social and economic effects?

Social Effects

Dan Murphy's is an established retail business which has specific management policies in place for their stores to
ensure that alcohol is not sold to persons underage. Such management policies include the ID 25 and "Don't buy it
for them". The planning proposal will not result in an additional liquor retail premise for the area as the liquor
licence is to be transferred from the existing BWS Store that will be demolished as part of the proposal.

In addition, surveillance and security measures including CCTV cameras, appropriate lighting, signage,
maintenance and locking devices will also be provided within the proposal.

Potential negative impacts of the proposed development may include:

• The loading operations; and
• Increased vehicle noise and from patrons coming and going in the car park.

However, the proposed hours of operation for the Dan Murphy's Liquor Store and the loading dock (outlined
previously within Section 5.1) are considered to assist in eliminating noise and anti−social behaviours that could
potentially arise if late night trading was permitted. Further, it is important to note, the proposed hours of operation
are shorter than the existing hours of operation for the existing BWS Store on the site.

Overall, the proposed development has been designed to optimise the achievement of potential social benefits,
including those related to access, security and safety and community structure. The detailed design of the project
will incorporate appropriate consideration at the north western and southern boundaries to ensure that amenity of
the neighbouring residential properties is reasonably preserved. It is considered that the proposed development
will have predominantly a positive impact for the local area.

Economic Effects

The Employment Impact Report prepared by MacroPlan Dimasi Pty Ltd outlines the various employment
opportunities that the proposed development will provide. The report stated that the proposed development will
"result in additional on−going supportable employments as well as jobs through the supply chain, across industries
servicing the retail tenant at the site such as transport works, wholesalers and the like".

The proposal will also contribute to significant site and streetscape improvements with flow on economic benefits
related to the function and attractiveness of the site.

6.3.4 Other Environmental Effects

Suitability of the Site for Residential Uses

It is considered that the site is ideally suited to a retail land use given the existing significant infrastructure and
commercial investment already on the site. The site already contains a non−conforming land use which has been
in operation for a significant time. The site is currently underutilised and the proposal will modernise and
substantially revitalise it. It enjoys a high level of both local and regional road accessibility, and access to public
transport is available within close proximity to the site. Further, given the location of the site along a main road
(Epping Road) and the adverse noise impacts associated with this proximity, the site offers less residential
amenity and is not of a suitable size or depth to provide generous setbacks to buildings from the site boundaries,
particularly in context of the hotel building footprint on the site.

Ryde LEP 2010 and dLEP2011

In addition to the abovementioned environmental effects, the key development controls relating to the current R2
zoning of the site are outlined within the Table 2 below:
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Table 2: Current and Draft LEP Compliance Table
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Current LEP 2010

The proposed development compiies with the relevant controls under the current R2 zoning. Overall, the planning
proposal is considered to satisfy Council's relevant current and draft development standards.

6.3.5 Statement of Measures

The following commitments are made by the proponent to maximise the positive benefits and manage and ensure
minimal potential impacts arise from the proposal during the detailed design of the development:

• Integrate the built form to provide a high quality architecturally designed economically viable development
with no adverse overshadowing to surrounding residential properties, appropriate transition of scale and
improvements to the landscape amenity and presentation of the site.

• Undertake a detailed Social Impact Assessment to accompany the DA.
• Undertake an Acoustic Assessment of the proposed operation of the proposal to ensure residential amenity is

reasonably preserved.
• Preparation of a Management Plan for the proposed use outlining security and safety measures, appropriate

lighting, signage and maintenance.
• Preparation of a Stormwater Management Plan which considers the stormwater and drainage issues

including water sensitive urban design and drainage infrastructure.
• Preparation of a Construction Management Plan and notification system to ensure the safety and amenity of

customers using the car park and hotel use will be maintained during the construction phase as well as to
ensure surrounding residents are aware of likely impacts.

6.4 Section D − State and Commonwealth Interests

6.4.1 Is there adequate public infrastructure for the planning proposal?

The existing public infrastructure is considered adequate for the planning proposal. As concluded within the Traffic
& Transport Assessment, the site has good accessibility to public transport. Bus services are provided along both
Epping Road and Herring Road. These bus services provide connections to Macquarie Centre, Macquarie
University Railway Station, Epping and Sydney City. In addition the Macquarie University Railway Station is
located 650 metres north−east of the site.

The site is located in an established urban area and is already provided with adequate utility connections.

6.4.2 What are the views of the State and Commonwealth public authorities consulted in accordance with
the gateway determination?

This section of the planning proposal will be completed following consultation with the State and Commonwealth
Public Authorities identified in the Gateway determination and will detail any issues raised by public authorities
and address those issues as appropriate.
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7 PART 4− COMMUNITY CONSULTATION

Community and public authority consultation is to be undertaken in accordance with the statutory consultation
provisions for rezoning and development applications. It is anticipated that a 28 day public exhibition period will be
required.

8 CONCLUSION
This planning proposal has assessed the LEP amendment and proposed development in light of the relevant
State and local planning policy and statutory requirements. The proposal has also been assessed in accordance
with Council's key planning considerations outlined within Council's letter dated 16 April 2012. The proposal
provides a suitable integration with existing land uses and will have minimal environmental impacts including traffic
impacts on the surrounding road network. This assessment demonstrates environmental planning merits in
association with the proposed development of a Dan Murphy's Liquor Store and subsequently better utilisation of
a currently underutilised portion of the site. The planning proposal and proposed development have been
considered in accordance with the relevant policies of Council, both current and draft, and is considered able to
sufficiently satisfy the requirements of these policies

This planning proposal has also identified issues to be the subject of further investigations to inform the detailed
design of the development.

The site is zoned R2 Low Density Residential, and requires rezoning to facilitate the proposed development which
is currently prohibited within the R2 Zone. The planning proposal also proposes the existing Ranch Hotel be
included in Schedule 1 − Additional Permitted Uses within LEP 2010 for any future proposals. This planning
proposal and the accompanying documents demonstrate the need for the LEP amendment and the justification for
proceeding with the spot rezoning at this time. In this regard, the implications of not proceeding include the
underutilisation of an existing site that already comprises commercial uses as well as not contributing to the further
employment opportunities. The planning proposal and subsequent proposed development also makes good use of
the existing infrastructure including public transport. It also improves the overall amenity of the site and
streetscape presentation along Epping Road, which is in the public interest.

MILESTONE (AUST) PTY LIMITED
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SUBJECT SITE

The subject site is located along the busy Epping
Road.

It is zoned as R2 low density residential according
to the Ryde Council LEP 2010.
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Ms Lisa Esposito
Director
Milestone
PO Box 288
Leichhardt NSW 2040

16 April 2012

Cityof Ryde
ABN 81 621 292 610

Civic Centre
1 Devlin Street Ryde

Locked Bag 2069
North Ryde NSW 1670

DX 8403 Ryde
cityofryde@ryde.nsw.gov.au

www.ryde.nsw.gov.au
TTY (02) 9952 8470

Facsimile (02) 9952 8070
Telephone (02) 9952 8222

Dear Ms Esposito
Our ref: PCA2005/283

108 Herring Road Marsfield (The Ranch) Lot 590 DP 656070

l refer to your meeting on the 21st March 2012 with council staff regarding the amendment
to the planning provisions that relate to the above site. The proposed development
includes:

• Alterations to the existing hotel and at−grade car park to remove the existing BWS
drive through bottleshop

• Construction of a new Dan Murphy's Liquor Store (1,350sqm) with associated
basement car parking and loading dock

• New business identification signage for the proposed Dan Murphy's Liquor Store

The proposed amendment to the planning control would require the land to be rezoned toa
business zone, which would allow the development of part of the land for the purpose ofa
liquor store. A liquor store is defined as a commercial premise under the City of Ryde LEP
2010.

The pranning amendment would be undertaken via a planning proposal and would specify
the proposed new zoning for the site. Justification for the proposed new zoning and
assessment of net community benefit should be considered. A submitted planning proposal
should aim to ensure compliance with the provisions of the City of Ryde LEP 2010. In this
regard the use of the site as a hotel should be permissible in any submitted planning
proposal.

To undertake an assessment of the planning proposal the forlowing documentation would
be required:

Concept Plans
Concept plans are required for council staff and the public to determine the built form of the
proposed rezoning. Along with a site plan, shadow diagrams should be included that
assess the impacts of overshadowing on the properties in Waring St that back the site.
Information regarding any signage to be placed at the site should also be included.

Operational Issues
Information regarding the hours of operation of the store



Environmental, Economic and Social Impact
The submission should refer to any relevant Ryde Local Planning Strategy studies. Specific
issues that should be addressed include:

• employment opportunities that the rezoning will provide
• suitability of the site for residential uses which is a permissible use under the current

zonmg
• any negative impacts on the residential community should also be accompanied by

a statement of measures to mitigate such impacts.

Traffic Analysis
A traffic analysis will be required to assess the impact of any increase in traffic resulting
from the development. Specific issues to be addressed include the increase in traffic at the
intersection of Herring Road and Epping Road as well as the effects on the neighbouring
residential community.

Application Fee
Applications of this scale to amend Planning Instruments including planning proposals
attract the following fees:

• Application fee − minor application $8230.00
• Advertising fee − minor application $2350.00

Can you please pay a total fee of $10580.00 when submitting the planning proposal.

Further information regarding these fees can be found at
http://www.ryde.nsw..qov.aul Documents/Manaq ement+Plans/Fees+2011−12.pdf

If you have any enquires please contact me on 9952 8226

Yours sincerely

Margaret Fasan
Tearn Leader − Design and Development



MacroPlanDimasi
Understanding today, Anticipating tomorrow

11 May 2012

ALH Group Pty Ltd
c/− Mr Anthony Merlin
Director
i2C Design and Management
PO Box 677
Glebe NSW 2037

Dear Anthony

EMPLOYMENT IMPACTS − PROPOSED DAN MURPHY'S, 108 HERRING ROAD,
MARSFIELD

The proposed Dan Murphy's developrnent location at 108 Herring Road, Marsfield will

result in additional on−going supportable employment as well as jobs through the supply

chain, across industries servicing the retail tenant at the site such as transport workers,

wholesalers and the like.

Furthermore, the construction phase of the project will support temporary construction

employment as well as additional jobs through the broader economic supply chain (i.e.

multiplier impacts).

The proposed Dan Murphy's will entail the following:

Alterations to the existing hotel and at−grade car park to remove the existing BWS

drive−through bottle shop.

Construction of a new Dan Murphy's Liquor Store (1,350 sq.m) with associated

basement car parking and loading dock.

We are informed that the existing BWS drive−through bottle shop comprises some
200 sq.m and therefore the net increase in retail floorspace at the site will be some
1,150 sq.m GLA.

Strategic Planning •Property Advisory •Econornic Analysis ° Retail Analysis •Spatial Planning •Policy and Strategy ° Financial Analysis •GIS Mapping

MacroPlan Dimasi Pty Ltd (ACN: 154 875 635) atf MacroPlan Dimasi Unit Trust (ABN: 61 572 298 520)
Level 4 356 Collins Street, Melbourne VIC 3000 T (03) 9600 0600 − F (03) 9600 1477 + info@macroplan com au − wwwmacroplancom au
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Table 1.1 illustrates the estimated net increase in direct employment that would be

created if a new Dan Murphy's were to be developed at the subject site.

As shown the total employment created by the proposed development is expected to be

in the order of 27 jobs. Accounting for the net loss of employment from the existing

BWS, the net increase in employment at the subject site is expected to be 23 jobs.

Table 1.1

Estimated Net Additional Employment

Proposed Dan Murphy's

Estimated Dan Murphy's
Type of use employment GLA Employment

per '000 sq.m (sq.m) (persons)(persons)

BWS 20 200 −4

Dan Murphy's 20 j,350 2_7

Net Increase' 1,150 23

1. Excludes non−retail components
Source: MacroPlan Dimasi, A LH,

Table 1.2 provides an estimate of the total additional employment that would be created

as a result of the proposed Dan Murphy's, including indirect (i.e. multiplier induced)

employment and temporary direct and indirect employment from the construction phase

of the project.

To calculate the likely total economic stimulus that can be attributed to the proposed

development, both due to the direct retail employment which it will create, and also due

to its construction, we have relied upon ABS Australian National Accounts Input/output

multipliers.

ABS Input/output multipliers measure general economic flows between industry sectors.

There are several types of input/output multipliers that can be relied upon and we
consider for the basis of estimating fairly small scale, and localised impacts, that

employment multipliers are most suitable for estimating the employment effects of the

proposed expansion.

We have been informed that the likely construction costs of the project will be in the

order of $0.06 million, which is influenced by the costs of excavation required for under−

ground car−parking.

Page |2
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Based upon estimated construction costs of $0.06 million, which is expected to occur over

one year, estimated employment resulting from the construction of the project is

expected to be 67 jobs per year, including 26 created directly and a further 41 resulting

from multiplier induced effects.

As previously estimated, net employment resulting from the proposed expansion is

expected to total 23 net jobs. Based upon the ABS employment multiplier for the retail

industry we estimate this would also lead to a further 9 multiplier induced jobs.

The proposed expansion will therefore result in a significant stimulus to local

employment within the City of Ryde as well as across the broader NSW economy.

Table 1.2

indirect and Direct Employment

Proposed Dan Murphy's

Estimated Supplier
Original stimulus capital Direct employment Total

costs employment multiplier
$M) effects

Construction of project 6.0 26 41 67

Centreemployment2 23 9 32

* Employment totals include both full−time and part−time work
1. Indicates the estimated number of jobs over the life of the construction project, for the equivalent of one year

2. Indicates the estimated number of net additional ongoing jobs as a result of the proposed development
Source: A BS, Rawlinsons; MacroPlan Dimasi

Job years'

Yours sincerely

Tony Dimasi
Managing Director
Retail

Page | 3



LANDSCAPE NOTES 108 HERRING ROAD, MARSFIELD:

SITE AND LEVELS UNDERSTANDING AND OTHER INFORMATION HAS
RELIED UPON SURVEY AND ARCHITECTURAL PLANS.

FULL SITE INVESTIGATION IS RECOMMENDED FOR DA PHASE
INCLUDING SOIL TESTING. SPECIFICATIONS TO INCLUDE
PROTECTION OF ALL EXISTING RETAINED TREES ACCORDING TO AS
4970 INCLUDING HAND TOOLS AND HAND PLANTING TO BE USED
WITHIN DRIP LINE OF EXISTING TREES.

PROPOSED PLANT SCHEDULE TO BE ADAPTED FROM COUNCIL'S
RECOMMENDED LIST AND NOMINATED SPECIES. QUANTITIES AND
EXACT LOCATIONS WILL NEED TO BE DETERMINED AT CC STAGE
DUE.

SOIL TESTING WILL BE REQUIRED BEFORE DETERMINATION OF USE
OF SOIL APPROACH METHOD, STOCKPILING, USEE OF EXISTING SITE
SOIL (PREFERRED), IMPROVED OR IMPORTED SOIL.

108 HERRING ROAD, MARSFIELD
LANDSCAPE NOTES AND CALCULATIONS:

TOTAL NUMBER OF TREES PROPOSED FOR REMOVAL: 32
OF THAT:
12 x Platanus x hybrida − London Plane Tree
3 x Prunus sp
9 x Syagrus romanzo#ianum − Cocus Palm
3 x LJgustrum spp − Privet
3 x Populus spp, deltoides − Poplar Tree
1 x Grevillea rebusta − Silky Oak
1 x Ficus benjamina − Indoor fig.

OF THAT
TOTAL NUMBER OF TREES ON RYDE COUNCIL DCP 2010, (NOXIOUS
WEED LIST, P.5, TABLE: 9.6.01): 17
DECIDUOUS EXOTIC SPECIES FOR REMOVAL: 15
TOTAL REPLACEMENT/ADDITIONAL TREES: 21

TOTAL NET GAIN OF LANDSCAPE AREA: 14.8m2
OF THAT: LOSS OF LANDSCAPE AREA: 32m2
(ALL 2x2m CAR PARK TREE PITS)
PROPOSED NEW LANDSCAPE PLANTING AREA: 46.8m2
OF THAT PROPOSED: 23.8m2 ON SLAB AND 23m2 ON GRADE.

NOTE: ADDITIONAL LANDSCAPE INCLUDES UPGRADE OF EXISTING
SHRUBS AND UNDERSTOREY PLANTING AND REPLACEMENT OF
EXISTING EXOTIC AND TURF SPECIES AS NOTED ON PLANS.

LANDSCAPE PACKAGE INCLUDES DRAWINGS:
L_101 LANDSCAPE PLAN AT A1 SIZE AND
L_ 102 LANDSCAPE CALCULATIONS AND NOTES AT A3 SIZE

Proposed Plant Schedule − for Rezoning Application only_
108 Herring Road, Marsfield
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1 Introduction
Cardno has been engaged by ALH Group to prepare a report on the car parking and traffic related
impacts of the proposed rezoning of the land addressed 108 Herring Road, Marsfield from R2 Low
Density Residential zone to B1 Neighbourhood Centre, to enable the development of a Dan Murphy's
Liquor Store (1,350m2) with associated loading dock and basement parking, in lieu of the bottle shop
with drive−through services facility that currently exists as part of The Ranch Hotei development at the
site.

In preparing this report, the subject site and environs have been inspected, plans of the development
reviewed and car parking and vehicle movement surveys undertaken and analysed.

15 June 2012 Cardno Victoria Pty Ltd
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2 Existing Conditions
2.1 Location and Land Use
The subject site is a rectangular shaped lot covering an area of approximately 12,317m2 with
frontages of approximately 162 metres and 80 metres to Epping Road and Herring Road respectively.

The Ranch Hotel is located on the subject site which comprises bar and lounge areas along with a
bistro, 14 hotel rooms, a TAB and a BWS drive−through bottle shop.

The subject site has an existing at−grade car park with a total supply of 242 spaces which is accessed
via fully directional crossovers to Herring Road.

The proposed Dan Murphy's store is to be established at the north−western end of the site as a
separate building.

The surrounding area is predominantly residential, with a hotel and church opposite the site over
Epping Road, the Macquarie University located further north along with the Macquarie Shopping
Centre and the Macquarie Centre business park is located to the east along Epping Road.

The location of the subject site is shown Figure 1.

Figure 1: Site Locality
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2.2 Road Network
Epping Road is a declared main road extending from Beecroft Road in Epping through to the Pacific
Highway in Lane Cove.

Epping Road operates with a dual carriageway with a wide median strip and three trafficable lanes in
each direction flared at intersections to provide auxiliary turning lanes.

In the vicinity of the site Epping Road operates with a posted speed limit of 80 km/h. Clearway
restrictions apply between the hours of 6am−10am and 3pm−7pm Monday to Friday on both
carnageways.

Figure 2 shows Epping Road facing east adjacent the frontage of the subject site.

Figure 2: Epping Road facing east adjacent the subject site

15 June 2012 Cardno Victoria Pty Ltd
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Herring Road is a major local road that extends from Bridge Road in the south through to Talavera
Road in the north.

In the vicinity of the site Herring Road operates with a posted speed limit of 60 km/h.

At the site's access point, Herring Road operates with one wide trafficable lane in each direction
which generally allows for vehicles to pass those waiting to turn into the subject site or other
surrounding properties. 'No Stopping' parking restrictions apply across the entire Herring Road
frontage of the subject site.

Figure 3 shows Herring Road, facing south adjacent the subject site.

Figure 3: Herring Road facing south adjacent the subject site

15 June 2012 Cardno Victoria Pty Ltd
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2.3 Public Transport
The site has an excellent level of accessibility to public transport services with several bus routes
accessible from the frontage of the site. The Macquarie University railway station is located
approximately 650 metres northeast of the site, providing access to the city and beyond. The
services immediately available to the site are summarised in Table 1 and illustrated in Figure 4.

Table 1: Public Transport

Bus

Train

Figure 4:

288

507

518

140

290

293
(prepay)

295

Epping− Macquarie Centre − Freeway − City

Macquarie University − Ryde − Putney − City

Macquarie University − Ryde − Drumrnoyne − City

Manly − Macquarie University − Epping

Epping − Macquarie Centre − Pacific Hwy − City

Marsfield − Lane Cove Tunnel − City

North Epping − Macquarie Centre

Northern Line

Surrounding Public Transport Services
=
=

Herring Road (site frontage)

Herring Road (site frontage)

Herring Road (site frontage)

Epping Road (50m)

Epping Road (50m)

Epping Road (site frontage)

Epping Road (site frontage)

Macquarie University Railway
Station (650m northeast of site)

Marsfli

15 June 2012 Cardno Victoria Pty Ltd
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2.4 Existing Traffic Volumes
Traffic turning movement counts were commissioned by Cardno at the intersection of Epping Road
and Herring Road on Friday 1" June 2012 from 7:30am − 10:00am and 3:00pm − 6:30pm. These
surveys were scheduled to quantity the total traffic activity at the intersection during the commuter
peak periods.

The morning and evening peak hours for this intersection were found to occur between the hours of
7:45am − 8:45am and 4:15pm − 5:15pm respectively, the results of which are illustrated in Figure 5
(Refer Annex 1 for full turning movement results).

Figure 5: Epping Road I Herring Road − Existing Peak Traffic Volurnes
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Vehicle movement counts were also undertaken at the existing site access point to/from Herring Road
between the hours of 10:00am − 11:00pm. The peak hour for site ingresslegress movements was
recorded between 4:45pm and 5:45pm, at which time 197 vehicles utilised the existing crossover,
comprising of 124 entering vehicles and 73 exiting vehicles, as shown in Figure 6.

Figure 6: Site Access − Existing Peak Traffic Volumes
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Peak Hour: 4:45pm − 5:45pm
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2.5 Intersection Performance
SIDRA Intersection is a computer program developed to aid in the design and analysis of both
signalised and unsignalised intersections. One of the major performance measures calculated by
Sidra Intersection is the Level of Service (LoS), which is a comparative measure which provides an
indication of the operating performance of an intersection in accordance with the average delay per
vehicle as outlined in Table 2.

Table 2: Intersection Perforrnance − Level of Service

of Service Average Delay per Traffle Siignals,LevelLevel of Service Vehicle (secs/veh) Roundabout

A ess tnan 14 Gooo opeatlon

B 1510 28 Good wiih acceplaws

C

delays and spare capac t

C 29 le 42 Salisfack:Ny

D 43 t[2 56 Operaltne; riear capacdy

57 l−;~ 70

More than 70

Goc,o opeatlon

Good wiih acceplane
deiays and spare capacity

At e−J,pacity at siglnals

incidenLs w'e[ cause
excessive dedys

Roundabouts recuire cher
contros niode

Unsabsfactory and
requtres add;honal

capacity

SIDRA Intersection was utilised to analyse the intersection of Epping Road and Herring Road in
conjunction with typical parameters for signalised intersections, as set out in the Austroads Roadway
Capacity Manual. The intersection has been modelled with existing geometry and network peak hour
traffic volumes. Commercial vehicle ratios of 2% have been applied.

A summary of the SIDRA Intersection performance results for the current traffic operations are shown
in Table 3.

Table 3: Pre Development Intersection Performance

Epping Road I
Herring Road
(Signalised)

L 18.4 B 13.5 A
t'−"

o T 39.8 C 131.0 F
R 60.3 E 142.2 F
L 8.3 A 16.1 B

ET 43.9 D 161.5 FLU

R 131.1 F 173.2 F
L 12.0 A 27.5 B
T 74.0 F 41.8 C8T

R 60.6 E 69.6 E

L 7.6 A 7.6 A
−,E

T 145.9 F 52.3 D
R 57.1 E 86.5 F
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A review of Table 3 indicates that several specific movements at the intersection of Epping Road and
Herring Road current operate with undesirably long delays and generally unsatisfactory operating
conditions. During the AM peak hour specific movements that operate at LoS F include the Through
movements from the south along Herring Road and from the West along Epping Road. Additionally,
the right turn movements from all 4 approaches to the intersection operate at LoS E or F.

Similarly, during the PM peak hour the Through movements from the north along Herring Road and
from the east along Epping Road operate at LoS F as do the Right turn movements from all
approaches other than the Herring Road (south) approach which provides LoS E.

These results are in line with the findings of the Macquarie Park Traffic Study, July 2008.

Notwithstanding, it is emphasised that the most relevant use of this analysis is to compare the relative
change in the performance parameters as a result of the proposed development as discussed further
in Section 5.3 of this report.

2.6 Existing Parking Generation
The number of cars parked within the existing car park at the subject site, was recorded just prior to
commencement of the site access turning movement counts (9:59am) and immediately following the
counts at 11:01pm. This enabled the total accumulation of cars within the site to be calculated
throughout the day of the traffic counts (Friday 1" June 2012) that recorded movements to and from
the site. (N.B. − Conservatively assumes all cars within the site are occupying parking spaces).

The peak occupancy was recorded at 1:15pm at which time 143 vehicles were parked within the site,
which equates to a peak utilisation ratio of 59% occupancy of the available on−site parking spaces, for
a typical Friday.

The parking demand within the site as it varies with the time of day during the survey is shown in
Figure 7.

Figure 7: Existing Car Parking Demand (Friday 1st June 2012)
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The survey reveals that no fewer than 99 car parking spaces were vacant at all times throughout the
survey period. This suggests an existing surplus supply of parking at the site.
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3 Proposed Development
3.1 General
It is proposed to demolish the existing BWS drive through bottle shop and construct a 1,350m2 Dan
Murphy's liquor store as a separate building on the northwest portion of the site, with basement level
car parking.

Review of architectural plans dated 15th June 2012 indicate the car parking layout and access
provisions are to be modified in order to provide improved circulation and parking facilities within the
site.

The proposed modifications to the on−site car park will result in a net gain of 39 spaces, bringing the
overall supply to 281 spaces. The new basement car parking area is to account for 138 spaces of the
total supply. Four (4) disabled bays are also proposed as part of the overall supply.

3.2 Design Considerations
The proposed access / car park layout has been designed to meet the minimum dimensional
requirements of the Australian Standards AS2890.1, with 6.6 metre aisle widths and all parking
spaces 5.4 metres long and 2.6 metres wide, making it functional for User Class 3 as appropriate.

Disabled parking bays have also been designed with a shared area in accordance with the layout
requirements of AS2890.1. for 'disabled' parking spaces.

3.3 Loading Arrangements
Loading for the proposed Dan Murphy's store will occur on the southern side of the building within a
designated loading area away from pedestrian entry points. The largest anticipated vehicle utilised by
the Dan Murphy's store will be a 12.5 metre rigid vehicle.

Trucks will access the site via the existing crossover on Herring Road and are provided with a
turnaround facility to enable entry and exit in a forwards direction.

Swept path analyses have been undertaken to demonstrate that a 12.5 metre rigid truck can
adequately access the loading area, entering and exiting the site in a forwards direction. The swept
path analyses is provided in Annex 2 to this report.

15 June 2012 Cardno Victoria Pty Ltd
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4 Car Parking Considerations
4.1 Statutory Parking Requirements
The car parking requirements of the proposed Dan Murphy's Liquor Outlet are outlined in the Ryde
DCP 2010 which stipulates a car parking provision for "retail premises" at the following rates:

• One space per 25m2 of Gross Floor Area, with 3% of spaces to be wide bays suitable for the
use of motorists with 'disabled' parking permits.

Application of the abovementioned rate to the proposed 1,350m2 yields a statutory requirement for
54 spaces, including 2 'disabled' bays.

4.2 Empirical Assessment
Cardno has undertaken car parking surveys at a number of existing Dan Murphy's liquor outlets.
These surveys indicate peak parking demands ranging from 2.3 to 3.3 with an average of 2.8 spaces
per 100m2. The peak hour was found to occur towards the late afternoon.

If, for the purpose of a conservative assessment, a slightly higher parking generation rate of 3.5
spaces / 100m2 is assumed for the Dan Murphy's liquor outlet proposed at the subject site, the peak
parking demand generated would be 47 car parking spaces.

4.3 Parking Credit
The removal of the existing BWS bottle shop (126m2) results in a parking credit of 5 spaces in
accordance with the Ryde DCP car parking rates.

4.4 Adequacy of Parking Provision
The proposed car parking layout will provide a total of 281 spaces, a net increase of 39 spaces,
including 138 spaces located in the basement car park below the Dan Murphy's store. The proposed
Dan Murphy's store is anticipated to generate a peak parking demand no greater than 47 spaces.

The car parking occupancy surveys detailed in Section 2.6 of this report indicate that the peak
demand for the existing uses on−site is currently around 143 spaces, which includes the demand
generated by staff and customers of the existing BWS liquor store.

Therefore the anticipated peak parking demand for the site equates to 185 spaces (143 + 47 − 5).

It is therefore concluded that the proposed car parking provision is more than sufficient to satisfy the
additional peak parking demand likely to be generated by staff and patrons of the proposed 1,350m2
Dan Murphy's store.

15 June 2012 Cardno Victoria Pty Ltd
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5 Traffic Considerations
5.1 Anticipated Traffic Generation
The RTA Guide to Traffic Generating Developments does not stipulate a land use traffic generation
rate for Drive−in liquor stores (Section 3.6.6).

The aforementioned case study undertaken at existing Dan Murphy's outlets, also recorded all traffic
activity to and from an outlet in Rowville, Victoria which is comparable in size to the proposed store
1,380m2. These surveys recorded a peak traffic generation rate equivalent to 22.2 traffic movements
per 100m2 coinciding with evening peak periods. The traffic generated by the proposed store during
the morning commuter peak period is expected to be negligible.

For the purpose of this analysis a peak traffic generation rate of 23 vehicle movements per hour per
100m2 of retail floor area is adopted.

Application of this rate to the 1,350m2 floor area proposed equates to a peak traffic generation of 310
vehicle movements during the peak hour which can be expected to be split equally between
movements to and from the site.

Application of the 50/50 split equates to an anticipated peak hour traffic generation of 155 inbound
movements and 155 outbound movements.

The drive−through bottle shop component of the BWS liquor store which is to be demolished would
have generated a peak of 29 vehicle movements to and from the site adopting the equivalent rates.

A comparison of the traffic activity generated to and from the subject site by the existing BWS store
with that likely to be generated by the proposed Dan Murphy's store, during the Friday evening peak,
is provided in Table 4.

Table 4: Traffic Volumes − Typical Friday PM peak hour

ExistingBWS 15 14 29

Proposed Dan Murphy's 155 155 310

Net Change +140 +141 +281

A review of the Table 4 comparison reveals that the proposed Dan Murphy's outlet can be expected
to generate in the order of an additional 281 vehicle movements to or from the site per hour during the
Friday evening peak hour.

It is however likely that some of this anticipated traffic activity generated to and from the Dan
Murphy's outlet will be traffic already using Epping Road or Herring Road that is diverted into the site.
Accordingly, such traffic is NOT new to the Epping Road / Herring Road intersection.

5.2 Traffic Distribution
For the purposes of this assessment, the distribution of the estimated 281 additional traffic
movements, generated to and from the site by the proposed Dan Murphy's store, is assumed to be
the same as the current distribution of movements to and from the site and at the Epping Road /
Herring Road intersection as recorded by the aforementioned traffic surveys.

The resulting assignment of anticipated additional traffic movements into and out of the site and at the
intersection of Epping Road and Herring Road as shown in Figure 8.

15 June 2012 Cardno Victoria Pty Ltd
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Figure 8: Additional Traffic Distribution
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5.3 Traffic Impact
To assess the impact of the proposed development on the surrounding road network, SIDRA has
been used to analyse the post development traffic volumes with the proposed road network, as shown
in Figure 8.

The intersection has been analysed during the PM peak period to coincide with the peak traffic
generation of the proposed Dan Murphy's outlet, and compared with the existing conditions, with a
summary of the results shown in Table 5.

Table 5: Post Development Intersection Performance

Epping Road /
Herring Road
(Signalised)

L 13.5 A
t−

O T 131.0 F
Z

R 142.2 F

L 16.1 B
eT 161.5 F

LU

R 173.2 F
L 27.5 B

−' T 41.8 C3T

03
R 69.6 E
L 7.6 A

ET 52.3 D
R 86.5 F

¢ ;* @~<

°~
B

A review of Table 5 indicates that the intersection will operate with virtually unchanged operating
conditions from those currently experienced during the evening peak hour.

The moderate increase in average delays shown in Table 5 are low in traffic engineering terms and it
is therefore considered that the proposed development will have a negligible impact on the
surrounding road network.
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6 Summary & Conclusions
Based on the preceding investigations and analyses it is concluded that:

• It is proposed to rezone the land addressed as 108 Herring Road Marsfield to demolish the
existing BWS drive−through bottle shop located at the Ranch Hotel, and construct a Dan
Murphy's liquor store with a total floor area of 1,350m2 on the northern portion of the site.

• Modifications are proposed to the on−site car park that will improve circulation within the site
and provide a net gain of 39 spaces, bringing the overall supply for the Ranch Hotel site to a
total of 281 spaces.

An empirical assessment of the car parking demand suggests that a peak demand for no
more than 47 spaces is expected to be generated by the Dan Murphy's store.

A parking accumulation survey was carried out on−site on Friday 1" June 2012 between the
hours of 10am − 11pm to asceitain the parking demands associated with the current use of
the site during the busiest operating times of the combined uses.

The peak parking demand was found to occur at 1:15pm, at which time 143 of the 242
existing spaces were occupied, equating to an occupancy rate of 59%. This resulted in a
minimum of 99 spaces which remained vacant and available for use at all times throughout
the survey period. The demand associated with the existing BWS drive−through liquor store
which is to be demolished was conservatively estimated at 5 spaces.

• Therefore the anticipated post development peak parking demand for the site equates to 185
spaces (143 + 47 − 5) and is comfortably accommodated by the proposed supply of 281
spaces on−site.

• Turning movement surveys were undeitaken at the intersection of Epping Road and Herring
Road to measure the existing operational performance of the intersection and compare the
post−development performance with the addition of the development generated traffic.

• The proposed Dan Murphy's store is expected to increase traffic activity to and from the site
at times coincident with the PM peak hour on surrounding roads, by up to 281 vehicle
movements.

Analysis of the intersection of Epping Road and Herring Road (with additional traffic
generation included) indicates that the intersection will continue to operate under similar
conditions post development and that the proposed development will have no significant or
discernible impact on the current operating conditions of that intersection or the surrounding
road network.
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Turning Movement Surveys: Seaford Road / Frankston−Dandenong Road − Friday 5th November 2010
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Trans Traffic Survey Car Park Capacity 248
Vehicle Survey @ 9:59 am 19
Date: 1 June 2012 @ 11:01 pm 19

Total
9
9
4
9

14
9

19
37
39
34
44
47
42
32
30
30
28
41
38
63
40
43
27
21
22
45
37
54
50
46
47
47
46
48
49
43
43
43
38
46
45
27
23
26
32
17
22
21
34
15
12
20

Hourly Accumulation Timeion Time Occupancy
10:15 16
10:30 19
10:45 21

31 11:00 22
36 11:15 28
36 11:30 29
51 11:45 38
79 12:00 63
104 12:15 92
129 12:30 104
154 12:45 128
164 13:00 141
167 13:15 143
165 13:30 129
151 13:45 115
134 14:00 99
120 14:15 93
129 14:30 80
137 14:45 58
170 15:00 49
182 15:15 41
184 15:30 42
173 15:45 33
131 16:00 38
113 16:15 46
115 16:30 51
125 16:45 52
158 17:00 58
186 17:15 78
187 17:30 86
197 17:45 103
190 18:00 116
186 18:15 118
188 18:30 124
190 18:45 115
186 19:00 108
183 19:15 101
178 19:30 94
167 19:45 88
170 20:00 94
172 20:15 85
156 20:30 78
141 20:45 77
121 21:00 75
108 21:15 63
98 21:30 62
97 21:45 50
92 22:00 43
94 22:15 31
92 22:30 24
82 22:45 18
81 23:00 18
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