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Mr Ahmed Taleb cc: Jim Murray
TCON Constructions Pty Ltd
127 Water Street

Cabramatta West NSW 2166
Dear Mr Taleb,

PLANNING PROPOSAL - 400-404 CABRAMATTA ROAD WEST, 2-18 ORANGE
GROVE ROAD & 6 LINKS AVENUE, CABRAMATTA

Dear Mr Taleb,

The following comments are provided following on from our meeting held at
Council’'s administration centre on 26 May 2016.

Fairfield Residential Development Strategy

The Fairfield Residential Development Strategy (FRDS) is the strategic framework
that examines areas of the Fairfield Local Government Area (LGA) east of the
Cumberland Highway where additional residential density can be accommodated
and underpins the residential zones contained within the Fairfield Local
Environmental Plan (FLEP) 2013.

This FRDS generally takes a centres based approach where criteria areas such as
areas in close proximity to an established town centres, availability of public
transport as areas where higher forms of residential development can be
accommodated.

The subject site and the general locality have not been identified in the FRDS as
areas suitable for higher forms of residential development.

It is acknowledged that part of the submitted proposal relies on housing delivery as
justification for the increase in density sought for the site. The subject site also has
access to a regular public transport. However, these criteria alone cannot be relied
upon as justification given the zone and densities sought on the subject site.

Status of the 10 Orange Grove Road, Warwick Farm Planning Proposal

It is noted that the proposal includes proximity of the subject site to the 10 Orange
Grove, Warwick Farm otherwise known as the Orange Grove Megacentre to the
south as justification for higher form of density on the subject site. It is also noted
that a planning proposal is currently being processed by Liverpool City Council to
allow an additional permitted use of ‘shops’ up to a maximum gross floor area of
21,000sgm.
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The outcome of this proposal has the potential to affect the planning framework
relating to the adjoining residential zones located in the Fairfield LGA.

Given the above, the status of the Orange Grove proposal currently being
processed by Liverpool Council to allow an additional permitted use of ‘shops’ to the
already existing additional permitted uses of ‘retail’ and its outcome will impact on
the potential suitability of the locality that includes the subject site for higher forms
of residential development.

The additional use of ‘shops’ at the Orange Grove Megacentre will essentially
contain facilities such as those defined as ‘Sub Regional (Town) Centre’ under the
Fairfield City Centres Policy 2015.

At the time of writing this letter a Gateway Determination had not been issued by the
Department of Planning for the Orange Grove proposal.

In order for Council Officers to take into account the Orange Grove Megacentre and
the facilities that it is likely to provide similar to those of a Town Centre’, that
particular Planning Proposal will have needed to be substantially progressed
through the rezoning process.

At a minimum, the Orange Grove Proposal will only be considered by Council
officers in the event Liverpool City Council formally adopts the Planning Proposal to
allow the additional permitted use of ‘shops’ on the site following on from public
exhibition process and its subsequent submission to the Department of Planning
and Infrastructure (DP&I) for finalisation.

For greater certainty, the subject Planning Proposal would not proceed until the
amendment to the Liverpool LEP is formally amended (Gazettal) to allow ‘shops’ on
the Orange Grove site.

Notwithstanding the comments provided above, Council requires the following
additional information in order to be able to continue processing the application. It is
important to note that provision of the following information does not imply that the
proposal will be supported in its current form.

Additional Flood Information

The flood analysis that accompanied the planning proposal has not adequately
analysed the potential for flood affectation on the subject site.

The Fairfield Overland Flood Study (2005) provided basic information relating to

overland flow paths. This study shows an overland flow path directly to Cabramatta
Creek originating from the subject site.

A1926155
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The flood analysis provided for the site has not undertaken any analysis, and it's
conclusion that the site is not flood affected has ignored the site survey and aerial
photography.

Due to no detailed overland flood study being undertaken for the catchment area
encompassing the subject site a detailed flood analysis (including flood modelling) is
required in order for Council to adequately address this aspect of the proposal.

Please note the findings of this detailed study may impact on the building envelopes
proposed as part of this proposal. The flood analysis should also review the
provisions of the Chapter 11 - Flood Risk Management of the Fairfield City Wide
Development Control Plan (DCP) 2013 to inform the design building envelopes
proposed for the subject site at this early stage.

Proposed R1 General Residential Zoning

As discussed in the meeting, Council officers are unlikely to support an R1 General
Residential Zone on the subject site. The application of this zone in the FLEP 2013
applies to the Bonnyrigg Redevelopment Site ‘New Leaf’ which is underpinned by
an overall Masterplan that guides the built forms over the redevelopment site.

The residential uses sought under this proposal as permissible under the R4
Residential Flat Building zone. It is acknowledged that should the proposal proceed
under the R4 zone, ‘Dual Occupancies’ will be prohibited.

The planning proposal should be amended accordingly.
Additional Permitted Uses of Business Premises and Office Premises

An assessment of the documentation submitted has concluded that a case for the
additional permitted uses of for a maximum 1200sqm of ‘business premises’ and
‘office premises’ has not been made and in this regard Council Officers provide the
following comments:

The Fairfield City Centres Policy 2015 applies to planning proposals that provide for
or relate to retail/commercial development regardless of the scale of the project.

It is acknowledged that the corner of Cabramatta Road and Cumberland Hwy is
inappropriate to locate residential dwellings on the ground floor and that providing
non residential uses on the ground floor will result in a better outcome by activating
this frontage.

The land use tables of the R4 High Density Residential and R1 General Residential
currently applicable under the FLEP 2013 provide for the following non-residential
land uses that can be utilised to activate this frontage such as a ‘medical centre’ and
‘neighbourhood shop'.
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Additional economic advice prepared by a suitably qualified consultant will be
required to support the 1200sgm of additional permitted uses of ‘business premises’
and ‘office premises’ on the subject site. This advice is required to give effect to the
Fairfield City Centres Policy 2015 and clearly demonstrate the need for these uses
in the locality.

Alternatively, the planning proposal should be amended to omit the additional
permitted uses of ‘business premises’ and ‘office premises’.

Built Forms

As discussed in the meeting, discussion around built forms is dependent on the
outcome of the Orange Grove proposal at which point the built forms provided under
the current proposal will be further reviewed.

However, the following preliminary comments are provided.

- The flood modelling that is required to be undertaken for the subject site may
necessitate amendments to the built forms as submitted as part of the
proposal.

- The FRDS generally provides for a transition between the residential zones
as follows, R4 High Density Residential transitions into R3 Medium Density
Residential which in turn transitions to R2 Low Density Residential.

Council does not currently have a framework that looks at the future zoning of
that locality, therefore in lieu of any established framework, the built forms
submitted as part of this proposal (adjoining neighbouring properties) will
have to take into account the transition methodology referred to above.

- The maximum height available in the R4 High Density Residential Zone
(located around existing centres) within the Fairfield Local Government Area
is 20 (6 storeys) metres which is the currently the maximum height across all
residential zones (excluding those within town centres).

Consideration of any maximum height and floor space ratio controls for the
subject site will likely reflect its location in relation to town centres and other
established R4 High Density Residential zones across the Fairfield LGA.

- Preparation of a Site Specific Development Control Plan (to be incorporated
into Chapter 7 of the Fairfield City Wide Development Control Plan) may be
required to ensure the orderly development of the site and manage any
potential impacts on the adjoining dwellings.
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- It is council officer's preference that the removal of existing trees should be
minimised where possible in order to maximise the visual screening of any
built form when viewed from the adjoining low density dwellings. As
discussed during our meeting, progressing with this matter prior to the
outcome of the Orange Grove proposal being known is likely to result in the
proposal not being supported by council officers.

- Notwithstanding, the outcome of the Orange Grove proposal should it be
formally adopted does not imply that this proposal will be supported by
council officers but rather it will have implications to the future planning of the
adjoining residential zones located in the Fairfield LGA that may require a
review of the FRDS for the locality.

- Given the above, the proposal is unlikely to be supported until Council
reviews the FRDS to take into account the Orange Grove Megacentre should
the Liverpool LEP be formally amended to permit ‘shops’.

Should you wish for council officers to proceed with processing of the planning
proposal additional flooding information (including modelling) and economic advice
is required for the proposed additional permitted uses of ‘business premises’ and
‘office premises’ is required.

The timing of a report to Council is subject to Council officers being able to make an
assessment of the submitted additional information (including peer reviews that may
be required such as in the case of economic advice). In addition, a report to Council
may also be delayed as the result of the Local Government Elections which are
scheduled to for September 2016.

If you have any questions regarding this correspondence please do not hesitate to
contact me on 9725 0228.

Yours faithfully,

e

Julio Assuncao
SENIOR LAND USE PLANNER
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