
167 broader jobs, in addition to jobs generated in construction, This number is greater than the

amount projected for the area by 2036 under current zoning. The report also suggests that further
employment can be attracted through business leveraged off Woolworths' role as an anchor retail
tenant.

In relation to Council's concern regarding the impact on nearby centres Location IQ suggests that:
o these centres (currently without a full line supermarket) will end up playing a

complementary role to the supermarket
o trade will only be affected by five percent which it is argued is minimal
. the creation of a full-line supermarket at East Chatswood would also serve to reduce traffic

congestion at Chatswood and Northbridge.

Other areas were also analysed by Location IQ for their capacity and viability of supermarket

creation, These sites in Northbridge, Willoughby, Chatswood, Artarmon, St Leonards and

Castlecrag were all found to be inadequate, Reasons provided were that:
o most do not have capacity for a full-line supermarket without the need to consolidate

blocks and demolish buildings, which could be potentially financially unviable and made

difficult due to multiple site ownership,
. residential land values, and
. small block sizes.

Council suggested that there was capacity at other sites, but Location IQ has deemed the

alternative sites as impractical or that they could not be treated as 'alternate' as they were either a

considerable distance away or had substantially different constraints to the site at East Chatswood.

Additional benefits suggested by Location IQ to support the proposal are
. additional choice and price competition
. the reduction in travel times and fuel costs

Comments on these Location IQ arguments are included in Table 3.

Table 3. Comments on Location lQ arguments

Employment benefits Ihere may be some modest local employment benefits compared to what

would otherwise locate on this site. However, employment in a new

supermarket development typically'transfers' employment that would occur

elsewhere in the retail 'system', In a 'pure'net community benefit analysis

employment is actually a function of costs unless it is utilis¡ng labour that

would otherwise be underutilised (in which case there are savings on

welfare costs).
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Leveraging further

employment nearby

This acknowledges the potential for the development to generate a retail

precedent for the area without addressing what other implicat¡ons stem

from this outcome within the industrial area

A complementary and

'modest' impact on nearby

centres

The retail and economic impact analysis is discussed below. While SGS has

not tested the IQ assumptions in detail it is likely that the impacts on these

other centres are understated (particularly if additional retail is attracted to

the East Chatswood location).

Lack of alternative,

affordable sites in other

centres

Prospects in other centres are considered below. The relative cost of land ¡s

not a relevant consideration (as differentials in land value is what the

allocation of land through a zoning process is intended to create).

Additional choice and price

competition

This will be generated with an expansion of retail floorspace potential

(though it is not clear how this particular proposal for a Woolworths

supermarket, with another at Northbridge less than 2 kilometres away will

provide any material reta¡l choice or alternatives).

Reduction in travel times

and fuel costs

There is no quantification of travel benefits and costs included in the

analysis, It is hard to see how this claim could stand up compared to an

alternat¡ve and possible scenar¡o of additional supermarket floorspace in an

ex¡sting centre.

Summary of Locat¡on IQ
arguments in support of

proposal

SGS comments

4.3 Review of the Economic lmpact Assessment

A summary of the key steps and assumptions of the Location IQ retail impact analysis are provided

in the table below, together with SGS's comments.

Table 4. Review of the Economic lmpact Assessment prepared by Location lQ

1. Trade

area

definition

The trade area is defined by considering

the followings:

. The scale and composition of the

proposed Chatswood Woolworths

development.

. The provision of retail facilities

throughout the region.

o Regional and local accessibility.

. The pattern of urban development.

Lack of clarity on how these key

considerations have been applied in the

process of determining the primary and

secondary catchments of proposed

supermarket.

No source indicated for the typical

extent of the main trade area of a

supermarket in a metropolitan area

referred to.

o

Key assumpt¡ons and methods of IQ
analysisIQ

Key steps of
SGS comments
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2. Main

trade area
population

3. Resident

reta¡l

spending in

the main

trade area

3. Worker's
catchment

a Significant physical barriers

The main trade area being within 1-3 km

radius of a supermarket is typical ¡n a

metropol¡tan area

Current and projected population is based

2006 Census data

Dwelling approval data from ABS

ID projection by small area

DoP population projection at the SLA

level

The retail expenditure within the main

trade area by key commodity type is

est¡mated based on the MDA Market Data

System, which takes into account:

. ABS Household Expenditure Survey

o National Accounts Data

. Census Data

¡ DoP population projection at the SLA

level

The total retail expenditure of the main

trade area has been projected to increase

at a real rate of 1,60lo to 2O2L

The worker trade area has been defined

by drawing a 1 km radius from the site,

Definition for primary and secondary

trade area is not clear (i.e. for those in

the primary or secondary trade area,

what proportion of their supermarket

expenditure would be captured by the

proposed Woolworths supermarket)

Lack of clarity on how these different

inputs have been used to derive the

populat¡on forecast for the main trade

area

The constant annual change in

population of main trade area from

2006 to 2021 seems to be unrealistic

given the declining rate of dwelling

approval from 2006 to 2009

Although the overall growth rate of

retail expenditure in the ma¡n trade

area is roughly in line with the recent

growth in retail expenditure in NSW, it
is not clear why the growth rate in the

northern part of secondary trade area is

higher than the rest of the main trade

area (presumably driven by the higher

rate of population growth).

There is some evidence that the year

on year retail expenditure increases

may be at an end (as credit tightens

and consumers pay off debt), This may

be a structural and permanent post GFC

sh¡ft, and also evidence of a more

spendthr¡ft era as baby boomers reach

retirement.

It would be useful to break the food

expenditure into supermarket and other

food categories.

The catchment definition can be refined

by incorporating the journey to work

data and travel time between the travel

zones instead of the distance.

It appears that no cons¡deration has

been given to the competitive offers in

the adjacent areas when defin¡ng the

worker's catchment.

a

on

a

a

a

a

o

a

o

a
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Key assumptions and methods of IQ
analysis

Key steps of
IQ ana

SGS comments

The existing and proposed compet¡tive

developments in the surrounding areas to

the Woolworths site have been discussed

in terms of their scale, composition and

their likelihood to compete with the

proposed supermarket in East Chatswood.

The turnover of the proposed supermarket

has been estimated in following steps:

. Assess the share of the food &

grocery expenditure that can be

generally d¡rected to supermarket;
. Estimate the likely proportion of

su permarket expend itu re reta¡ ned

by the existing and proposed

retailers within the trade area;

. Estimate the supermarket sales

beyond the main catchment;

. Est¡mate the supermarket sales of

general merchandise and non-food

items;

. Estimate the sales potential of other

supermarkets within the trade area

o Derive the turnover for the proposed

supermarket by subtracting the

turnovers of other two supermarkets

from the total supermarket sales

with¡n the main trade area.

A number of key assumptions used in

these steps above include:

. The proportion of the food & grocery

spending to supermarket is 650lo

currently and it is expected to

¡ncrease loTOo/o with the add¡t¡on of

the proposed Woolworths

supermarket;
. 13.8o/o of the food and grocery

spending d¡rected to supermarkets is

retained by the existing

supermarkets, The rest is escaped to

Notwithsta nd ing, worker associated

expenditure has not been estimated

A variety of BIG assumptions have been

used to project the

turnover/performance of proposed

Woolworths supermarket, albe¡t l¡ttle

evidence has been shown in IQ's report

to convince the reader of the¡r

credibility. It would be more persuasive

if an independent survey were

undertaken to cross check these

assumptions.

For example, it is projected that the

share of supermarket expenditure

retained within the main trade area

would at least triple with the addition of

the Woolworths supermarket. Although

this may be a reasonable assumption,

there is little evidence in the report to

support this. A survey can be easily

carried out to help understand the likely

change of resident's tendencies when

choosing their supermarket shopping

destinations with the addit¡on of the

proposed Woolworths su permarket.

It is also not clear how the turnover of

the proposed Woolwofths supermarket

has been derived from the total

supermarket sales potential in the main

trade area, i.e. whether it is based on a

pre-determined average turnover rate

($/sqm) or an estimated share of the

total sales within the main trade area.

a

4.

Competitive
env¡ronment

5. Turnover
est¡mates
for the
Woolworths

' supermarket
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a

other supermarket facilities beyond

the immediate main trade area;

After the addition of the proposed

Chatswood Woolworths

supermarket,

o the level of retained

supermarket spending within

the main trade area is

projected to increase from

13.8olo to 46.4o/o;

o the share of total supermarket

sales that are l¡kely to be

attracted from beyond the

defined main trade area ¡s

expected to increase from 10%

to 15olo;

Non-food items typ¡cally generate

around 60lo of total store sales for a

typical modern supermarket;

The turnover density of two existing

small supermarkets in the main

trade area are estimated to be

around $8,863 per sqm;

The turnover of proposed

Woolworths supermarket is

projected to achieve $38.3 million in

2013 and increase to $43.3 million

by 2O2t

The proposed supermarket is

projected to trade at $9,821 per

sqm in 2072/13, while the average

turnover of two existing

supermarkets is projected to be still

viable ($7,754 per sq.m).

Sales impacts on competitive centres are

projected ¡n following steps:

o Estimate sales levels for exist¡ng

centres in the 2009 financial year;

o Project sales for existing and

proposed centres in the 2013

financial year, the first full year of

trading for the proposed Chatswood

Woolworths;

a

a

5. Impact on

other
centres
outs¡de the
ma¡n trade
area

a There are a number of references in

this sect¡on of the IQ report to the

viable trading level of a supermarket

and whether a pafticular centre would

remain viable after the addit¡on of the

proposed supermarket, However, this

viable level is not clearly defined in the

report. It should be noted that the

viable trade level may differ in different
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Key assumptions and methods of IQKey steps of
ana

SGS comments

a Outline the change in sales at each

centre in 2013 as a result of the

development of Chatswood

Woolworths;

Show the ¡mpact on sales in 2013,

both in dollar terms and percentage

of sales.

centres, given the variation in rent.

Lack of clarity on how the current and

projected sales levels of different

competitive centres without the

development have been derived

There is also little justification for the

projected decline in the sales of

surrounding centres with the proposed

supermarket.

a

a

a

Overall, we find that the method employed by Location IQ to assess the demand for a proposed

Woolworths supermarket and its likely impact on competitive centres is consistent with that used

by retail analysts. However (and as is typically the case with work in this area), there is a lack of
clarity on how some of the key assumptions have been developed,

In particular, a number of important assumpt¡ons used in the Location IQ analysis to estimate the
likely sales of (or demand for) the proposed supermarket and potential declines in the turnovers of
competitive centres outside the defined main trade area are stated without detailed associated

evidence. There are a number of opaque assumptions which could inflate the prospects of the
supermarket and minimise the loss of trade in surrounding centres,

In our opinion being much clearer about the source and detail behind assumptions and, in addition,
running some sensitivity testing to see the impact of varying assumptions on the overall results

woufd produce a more robust analysis.

The preferred approach would be to undertake a resident suruey to generate primary, locally

relevant data on expenditure patterns and the likely shift in these were the supermarket to develop
(this has a data and expenditure focus as distinct from the focus on behaviours and preferences

included in the Woolcott research survey that accompanies the proposalT), This would help to

improve the credibility of the analysis.

While there is scope for significant improvements in the analysis in line with these comments we

find that assumptions are generally reasonable and in line with industry benchmarks. Our sense is

that the Location IQ retail and economic impact analysis findings are plausible, though the impact
on surrounding centres may be understated. However, we have not undertaken our own
quantitative testing to confirm these assertions.

7 Woolcott Research (May 2011) Research Findings: Woolworths Chatswood
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5 Review of industrial market

5.1 lntroduction

Jones Lang LaSalle (JLL) has analysed the industrial market in its report accompanying the
planning proposal, This section summarises the findings of this report, and then makes some

further observations of the industrial market based on SGS's own experience, research and

consultation.

5.2 Jones Lang Lasalle Report findings

Jones Lang LaSalle (JLL) has prepared a report to assess the land use trends impacting on

industrial property markets nationally and more specifically in and around Chatswood. The main

sections of this report include:

Chatswood Industrial Market - providing a summary of the land use characteristics of
the Zone B (4) Light Industrial zone, including discussion of supply, demand, rents and

land values;
Northern Sydney Industrial Market - providing a broader overuiew of the northern

Sydney industrial market in the context of metropolitan Sydney;
Industrial PropertyTrends - providing an overview of the structural changes that have

impacted on industrial markets nationally, and in particular on inner suburban industrial

markets;
Chatswood CBD: Land Use Characteristics - providing an overview of the land use mix,
recent development activity and future opportunities for supermarket retail development;

Employment Trends and Industrial Demand - providing an overview of trends in
employment by land use in the Willoughby LGA;

Employment Generation by Land Use - illustrating the different levels of employment

that can be expected from different land uses;

Market Impact of Proposed Development - summarising the main findings of this
report.

The key findings from JLLt report are the following

Broader industrial property trends in the last few years show that most of the demand for
traditional industrial uses has been in outer suburban markets, while inner suburban

markets have been either experienc¡ng decreasing industrial employment or changing focus

to a more mixed use/mixed business format.
The resultant vacant floorspace in the inner areas due to the relocation of large format
industrial uses will eventually be redeveloped over time for more intensive uses, including

retail, offices and a hybrid mix of business requiring both office and warehouse space,

Key trends identified in the Chatswood East Industrial precinct include:

o A relatively high level of recent development activity, including multi-level strata

units, self-storage and a Bunnings Warehouse currently under construction

SGS

a

a

a

a

a

a

a

a

a

a
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o Strong demand from bulky goods / showroom uses

o A very high level of vacancy that is expected to take considerable time to be

a bsorbed

o High land prices are pushing out many industrial occupiers that require large floor
space areas

o A shift towards smaller multi-level strata un¡ts, with the larger occupiers re-locat¡ng

to outer metropolitan locations or large integrated business parks.

Employment growth is more likely to come from promoting a broader mix of employment
generating uses in inner urban industrial zones, while policies that encourage the retention
of industrial employment lands for industrial only uses are more likely to lead to under-
utilisation of valuable "employment generating" land.

Redevelopment of the Smith Street site will provide retail facilities that are undersupplied
in Chatswood and nearby suburbs.

In broad terms SGS agree with most of the findings from the JLL repoft. However, because it is

agreed that the'industrial'character of the area is changing, with a different complex of
employment, it does not automatically follow that a retail use such as a supermarket should be

supported on the subject site. A thorough analysis would build the case more systematically, with
a focus on the supply-demand dynamics at work. An overview of such an analysis is included

below.

5.3 Supply-demand dynam¡cs

Macro trends: Sydney's changing industrial activity and employment

The University of Western Sydneys has noted that a new economy is taking shape in the
employment lands across innercity areas of Sydney. Since the I970's there has been a continual
shift of heavy manufacturing activity moving to outer areas which offer cheaper land, larger lots,

accessibility to the orbital road and motorway network and location close to compatible labour
force. Inner urban employment lands have seen a transformation to higher value added firms in
media, computer graphics, software design, fashion, adveftising, furniture and design, film
production and postproduction and specialised foods and beverages such as organics and health
prod ucts.

One of the concerns of state and local planning authorities in inner urban areas of Sydney has been

the conversion of employment lands to non employment generating purposes and residential
development. The legitimate issue is that losses of land that support employment objectives may

undermine key planning objectives, including providing jobs close to where people live, supporting
higher order centres such as Chatswood and maintaining space for activity which would be confined

to these areas.

However, there is a nêed to carefully distinguish between the use itself and the nature of the use,

The high tech distinction is not related to the actual end user, more to the nature of the operation

8 UWS Urban Research Centre (2008) North-West and West-Central Sydney employment
strategies, University of Western Sydney.

a

a
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and use of the site or building. The difficulty in inner urban employment areas in Sydney has been

to distinguish between those needing an industrial zoned location and those which could be

accommodated in an office. Many firms labelling themselves'high-tech' - with essentially 100 per

cent office characteristics - could be located in a more typical office environment and will be

seeking a price advantage in an industrial area.

Where demand for uses having special operating characteristics and therefore needing an industrial

area persists it is important to protect this area from pure office use, as such activity has the
potential to force out genuine industrial users, raise local land prices and create problems due to
the incompatibility of office activity in an industrial area. This same principle applies to retail trade
and is directly relevant to the issue of developing a full line Woolworths in an employment zone,

Firms who could not operate in another area should be a priority for employment zones.

Employment land supply in East Chatswood

The Willoughby Industrial Areas Study prepared by SGS in 2004 provided an estimate of total
industrial land supply in East Chatswood. Table 5 shows a total of 27 hectares of industrial land and

the distribution of lot sizes in East Chatswood. It found that there was greater diversity in the lot

sizes than in Artarmon, with fewer concentrated in the under 1,500 sqm category. There was also

a good spread of larger sites, though it was expected that these would be used more intensively in

the future and units within them would be strata titled,

Table 5. Distribution of Lot Sizes in East Chatswood, in 2004

Land oa¡cels Land area

%Land area (som) Number o/o Total

0 to 500 29 23o/o 6.757 3%

500 to I 000 35 28o/o 25.930 10%

7o/o1000 to 1500 16 13% 19,275

1500 to 2000 5 4% 8.106 3o/o

2000 to 2500 4 3% 8.598 3o/o

83 573 310/"2500 to 5000 23 't8Yo

43o/"5000 and above 14 1'lo/o 't 16.933

1000/"Total 126 100% 269,172

Source: SGS (2004)

The 2004 study also found that vacancy rates were high in East Chatswood at around 22 percent of
the land area and 15 percent of the premises (indicating a concentration of vacancies in the larger

lots). Though many sites were ¡n transition (for example those in Barcoo Street) and were in the
process of evolving, such high vacancy rates were not considered desirable.

Compared to Artarmon industrial area, higher order finance and business services were found more

prevalent in East Chatswood, which was consistent with the'high-tech'flavour of many of the

businesses in the area.
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fhe 17 Smith Street, Chatswood, Land Use Study (2010) by JLL suggested that the current
vacancy level in East Chatswood was in the order of 25 percent of total tenancies (or 100 vacant
tenancies) and 20 tenancies were advertising at least 1,000 square metres of space for lease,

While it didn't allocate the vacancies by lot size it is clear from visiting the site that generally the
vacancies are concentrated in the larger sites with single buildings (not strata subdivided).

Employment land demand in East Chatswood

We have compared the future job growth envisaged by the Bureau of Transport Statistics (BTS) for
the East Chatswood Industrial Precinct, Willoughby LGA and Inner North Subregion, by both

ANZSIC industry and Broad Land Use Category (BLC).

The BTS employment forecasts provide an indication of the nature and distribution of future
employment, though they are heavily based on recent trends,

Note that the projections are based on the employment forecasts for travel zones 2380 and 2384,
as shown in Figure 9.

Figure 9. Travel zones covering East Chatswood industrial area

Table 6 shows total employment in the East Chatswood Industrial Precinct is forecast to experience

a moderate net increase of 63 jobs from 2011 to 2036, compared to an additional 92t7 and 34,526
jobs in the LGA and Subregion respectively.
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Within the East Chatswood Industrial Precinct, Retail Trade is forecast to experience the greatest
growth with 120 additionaljobs in the period from 2011 to 2036. This is followed by Construction
with an additional 47 jobs and Health and Community Services with an additional 30 jobs, The
greatest decline is forecast for Manufacturing and Wholesale Trade with a loss of around 64 and 53
jobs respectively,

Similar patterns have been forecast for the LGA and Subregion, where more than 50 percent of the
job growth from 2011 to 2036 is expected to occur in population-servicing industries, such as

Retail Trade, Health and Community Services and Education,

Although little job growth (if not negative) has been envisaged for the manufacturing, transport
and storage and wholesale trade industries in the East Chatswood Precinct, it should be noted that
the projected expansions in the construction and property and business services industries are

likely to occupy warehouse / storage, showroom and office floorspace in the East Chatswood

Industrial Precinct. Fufthermore, growth in retail trade employment reflects recent trends (and is
partly policy dependent).

Table 6. Projected employment growth by ANZSIC, 2011-2036 (jobs)

lnner North SR

East Chatswood

lndustrial Areas

Agr¡culture, Forestry and Fishing

Mining

Manufacturing

Electricity, Gas and Water Supply

Construction

Wholesale Trade

Retail Trade

Accommodation, Cafes and Restaurants

Transport and Storage

Communication Services

Finance and lnsurance

Property and Business Serúces

Government Admin¡stration and Defence

Education

Health and Community Services

Cultural and Recreational Services

Personal and Other Services

Total

Source: BIS 2009, SGS 20'12

2

1

250

75

22

32

-2

-7

-11

-3

21

I
30

-3

12

63

230

561

I

2,490

813

.62

867

9,217

5,594

1,096

-83

-145

1,794

34,526
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In the 17 Smith Street, Chatswood, Land lJse Study (20t0), JLL suggested that at least 5000

square metres of new floorspace had been provided in East Chatswood since 2005, as detailed in
the table below.

Table 7. Recent developments in the East Chatswood industrial area (since 2005)

Comp
Date

TOTAI GLA
(m2)

SuburbBullding Name Address

Northlight Corporate Parlr 28 Barcoo S t Roseville
Northlight Gorporate Parlr 28 Barcoo St t Roseville
Niche 354 Eastem Valley Ch od

way
Roseville Business Precinct 30-32 Barcoo Street Roseville
Gibþes St Depot and 25-27 Gibbes Street Ch od
lndustrial UnÍts
Kennards Self rage Gibbes StreeV Mann Ghatswood

Str
Kennards Self Storage 39-49 Alleyne Street Ch wood
Bunnings 25 Smith Street Ch od

Source: ILL (2010) 17 Smith Street, Chatswood, Land Use Study

200s
2006
2007

2007
2009

2009
2010

14,192
5,582
6,075

5,034
15,000

8,599
11,000

2009 9,360

The table shows that the Barcoo Street precinct has seen a high level of development, with two
large corporate parks developed since 2005, both comprising strata title units, and a smaller

development also completing in the past five years, These developments are consistent with the
shift in controls implemented following the earlier industrial areas study.

Council itself has redeveloped its depot site with small industrial units using the 'air space'.

Eighteen units of around 200 sqm each have been fully occupied in the five years since the
development was completed (except Unit 3 which has been set aside for the local government

elections later in the year by NSW Electoral Office). Rents are in the $170 to $200 per square

metre range (including outgoings).
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Figure 10. lndustrial units development at Council depot site in East Chatswood
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5.4 Consultation Findings

To provide some additional market'ground truthing'of demand-supply conditions consultation was

conducted with local property market agents. In depth phone interviews with agents who have

considerable sales and leasing experience in the area were contacted as follows:
¡ Sutton Anderson Property Consultants - Crows Nest
o DTZ Australia
. Kennedy Learmont Real Estate

The main topics of discussion were:
. Current vacancy and industrial land absorption in the area
. Type of land uses that are in demand and land uses with long term vacancies
o Business demand for more flexible zoning
. Parking, traffic and infrastructure issues
. Impact and benefit of allowing further retail in East Chatswood
o Leasing and Sales activity in the area and land values for different uses and building

typologies.

The was a consensus in the consultation that demand for industrial space in the area had improved
considerably over the past 12-18 months with particularly strong demand for small industrial

units. The agents were generally supportive of more flexible zoning however there was some
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differentiation, in opinion over the benefits/impacts of allowing fufther retail development. The main
findings from the consultation are summarised below:

Demand for industrial units has increased over the last 12-18 months. Smaller units <200
square metres are particularly sought after, while industrial/mixed commercial spaces with
larger floor plates are still having difficulty selling.
A slow turnover of sales activity in East Chatswood can be paftly attributed to difficulty of
industrial property investors to attain finance. The upside of this has been increased

demand for leasing space with fast absorption of available small industrial and commercial

suites for lease.

The continual rationalisation of manufacturing has meant that the majority of remaining
operations in the in the area have moved out to areas on Sydney's fringe, but this has left
a considerable amount of large sites vacant, New industries have been sought to locate in

these larger floor plate premises, but there is considered to be a lack of amenity in

Chatswood, with Artarmon a more favourable location. Aftarmon has absorbed a greater

share of market demand than East Chatswood, though the higher rents and lack of parking

have led to increased demand in Chatswood for media and IT industries.
There was a consensus that the perceived high level of vacancy in the area may be a

m isrep resentation.
o The vacancy figure can be recorded as the vacant floor space against the total floor

space in the employment lands area, Due to some of the larger floor plate

properties remaining vacant, this can skew the overall vacancy figure when

measured by number of premises,

o Most vacant propefties are represented by more than one agent. This often shows

a vacant property multiple times, increasing the total recorded number of vacant
properties.

Leasing rates for the properties vary between $165/sqm per annum to over $200/sqm per

annum,
Flexible zoning is generally encouraged to increase the vitality of the area and lead to
flow-on benefits including an increase in demand for floor space in the remainder of the
precinct, The agents were mixed about the benefits of a poterntial supermarket, There was

some support for the supermarket as the entry of retail into the employment retail is

inevitable and is linked to the demand. There was also a differing opinion that allowing
supermarket retail compromises the function of the employment lands.

Mixed use zone (including retail) could be supported for part of the site, especially closer to
Eastern Valley Way where there is existing bulky goods retail, whilst retaining some
protected zoning for employment lands.

There was support for further Council ownership of industrial spaces and leasing them out
to tenants. The absorption of small industrial units at 25 Gibb Street was initially slow, but
has now been fully leased.

a

t

a

a

a

a

a

The consultation outcomes are that the market for small industrial spaces is strong, yet there is
considerable vacancy for larger floor plate buildings and some vacant sites. The overall merits of
more flexible zoning are clear, but there is a consensus that any changes must not hamper the
ability of the area to attract tenants which require operations in employment lands areas. A

potential mixed zone with more flexible land uses could be located around Eastern Valley Way and

Smith Street where there is already a small cluster of (mainly bulky goods) retail activities,
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5.5 Conclusion

The key deficiency in the JLL market analysis is the lack of a quantitative and long term
perspective. Land use planning by its nature is about planning for longer term perspectives and

needs based on a demand-supply picture into the future.

Though we have not conducted a complete longer term demand-supply analysis we note that the
BTS projections have employment increasing in the Travel Zones covering the East Chatswood site,
though with a changing profile with more business and retail jobs, Traditional manufacturing type

employment is projected to decline. There is a high vacancy rate in the industrial area so it is

anticipated that it will be able to accommodate the future growth.

It should be noted that the BTS projections are based on recent trends which have seen retail jobs

increase in the precinct (particularly along Eastern Valley Way). Furthermore, this increase in bulky
goods type retail is consistent with the allowable uses in the area and does not necessarily mean

general retailing should be encouraged in the controls. This is a matter for policy, The projections

are sensitive to these assumptions regarding recent trends and policy and could be challenged.

The other trend in these projections is the increasing business services profile of employment

which is consistent with the obserued shift to 'higher tech' and office-warehouse activities in the
precinct, Projections for declining traditional industrial employment (such as manufacturing) do

not mean the employment potential of the precinct is necessarily reduced.

Our observations of the precinct, the quantitative analysis and consultation all indicate a strong

demand for smaller industrial units. The vacancies are concentrated in larger format industrial

buildings (see Figure 11),

Figure ll. Vacant large format office - industrial property in East Chatswood
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As pointed out by JLL, these vacant floor spaces will eventually be redeveloped into multi-level
strata units or a mix of office and warehouse space, if retained for industrial uses,

Our assessment of the industrial market analysis conducted by JLL is as follows,

Table 8. Assessment of JLL findings regarding industrial land market

Trends show traditional industrial activity is

focussed ¡n outer suburban markets, while

inner suburban markets have seen

decreasing industrial employment or more

mixed use/mixed business formats

Vacant floorspace in the inner areas will be

redeveloped over time for more intensive

uses, including retail, offices and a hybrid

mix of business requiring both office and

warehouse space

Employment growth is more l¡kely to come
; from promoting a broader mix of

' employment generating uses, while policies

that encourage industr¡al only uses are more

likely to lead to under-utilisat¡on of valuable

"employment generating" land,

Redevelopment of the Smith Street site will

provide retail facilities that are undersupplied

in Chatswood and nearby suburbs

Agreed

Agreed, though not necessarily general retail which should

be the subject of appropriate associated planning given its

catalyst role in centres.

Agreed, though again planning controls (and appropriate

transport investment) should facilitate this increasing

diversity without necessarily allowing general retail

(including supermarkets)

On a prima facie assessment of the Location IQ retail

analysis this is a supportable proposition - though the

retail analysis would be strengthened by more transparent

assumptions and preferably by using primary data

generated through a survey (see section 4). Furthermore

the East Chatswood precinct may not be the best location

for general retail.
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6 Assessment of alternative sites

6.1 lntroduction

Willoughby City Council have nominated 14 possible alternative sites to the subject site in Smith
Street. An alternative site assessment has been carried out in order to determine if there are other
sites within the LGA that would be more appropriate for a full line supermarket. The alternative site

assessment was based on six criteria that assessed the sites based on their practicality, location,

their position within council policy and the metropolitan planning framework and what their
constraints were, Each site is then assessed for cumulative potential for a full line supermarket and

compared to the subject site.

The assessment is included in Appendix 1

6.2 Site assessment summary

The site assessment indicates that taking into account all factors, Sites 1 and Site 11 are probably

the most viable alternative options to the subject site at East Chatswood, These sites do however
offer a genuine alternative and have many beneficial attributes, not present in the subject site at
East Chatswood. Both alternate sites are located in close proximity to each other as well as the
subject site and the assumed trade catchment boundaries.

Site 1 is located in the vicinity of an existing commercial zone and would have major potential to
activate the existing retail precinct around the intersection of Penshurst Street and Victoria Avenue.

The site was used formally as a Bunnings Warehouse, which has since moved to East Chatswood,

The site has offers similar attributes to the subject site, but would be able to advance the small

centre and existing retail function around the intersection.

Site 11 is another viable alternative site and similarly to Site 1 is located close to an existing retail
precinct and would have the power to enhance the retail area along Penshurst Street and near to
the intersection with Victoria Avenue, The site is large, has potential for rezoning and has dual road

access,

From a strateg¡c planning perspective taking into account the metropolitan planning framework and

Council planning policy, the sites are able deliver better outcomes in terms of activating existing
retail areas and smaller centres, The alternative sites are also located within corridors of further
residential development as noted in section 3 and crucially they would not be impacting on the

ability of the employment zoned lands to accommodate industries which would not be able to
operate in other locations.
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7 Woolworths' property strategy and impacts

7.1 Woolworths' property strategy

Woolwofths store growth has been strong over the last decade with 1,302 outlets (supermarkets
and others) under their remit at the end of 2011. Figure 12 shows the continued rollout of new
stores across all Woolworths'brands with 112 new stores completed in the first half of the 2012

financial year compared to 84 in the second half of the 2011 financial year (a 33 percent

increase)e. Woolworths continues to strengthen its new store pipeline and plans to deliver 172 new

stores in 5 yearslo.

Figure 12. Woolworths capital expenditure - Half Year 2011 and 2012

Store numbers

New Storesl

2012 2011

Refurbs

2012 2011

Australia n Supermarketsz

L¡quor

PEL - NZ Superrnarkets

Petrol

BIG W

Hotels

Danks

Masters

25

46

4

10

4

L4

2

7

'r2

4t

I
I
3

2

9

4I

31

1,3

9

2A

49

L2

4

1

3

13

Group 1L2 84 82 L22

L. Gross store openíngs
2. lncluds ched liquor

Source: Woolworths Annual Report, 2011

Fabcot Pty Ltd is Woolworths'own in-house Retail Property Development division. Fabcot owns and

manages a large portfolio of over $1 billion in retail properties across Australia.

The growth in the propefty development arm appears to be in response to a narrowing of site

options provided by more traditional developer pipelines of supply, Smaller developers who often
provided Woolworths with site options have been squeezed in recent years (with finance harder to
obtain), so Woolworths itself - with greater capital depth - has been active as a developer of sites

for use by its stores. Coles has pursued a similar approach. As a Coles spokesman noted, the

e Woolworths Annual Report (2011) Company Results HY Ended l January 2012
10 Woolworths Limited Investor Briefing Presentation (2011) Woolworths Strategic Priorities
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company's primary aim was to secure space for new storesf "not to become directly involved in
residential property development"ll.

As it secures and develops the sites for its use Woolworths will then divest "as appropriate market
opportunities arise"12. The company's position is that Woolworths is not a long term holder of
property assets (except for strategic assets) and will continue to sell down property developmentl3,
For example, in September 2010, Woolworths announced their plans to offload $900 million of
retail sites from the company's property portfolio, selling more than 30 neighbourhood and sub-
regional shopping centres with a plan to lease these sites back on a long-term basis, In words of
Woolworths Director of Property, Ralph Kemmler:

We are continually reviewing opportunities for the disposal of property assets and amid
improving market conditions in the retail sector, we now see an opportun¡ty to place a
portfolio of quality completed retail sites for tender, on the basis of sale and long term

I ea seback tra nsactio nta.

Clearly, if the East Chatswood site is rezoned it would be expected to lift the land value. If
subsequently, Woolworths dispose of the site (and lease it back) the company would be expected

to capture a capital gain, The proposal therefore satisfies both retail turnover capture and property

development object¡ves for the company. A site in an existing centre would be a more expensive

proposition to purchase and develop, with reduced capital gain potential,

7.2 Case study: Woolworths at 17
Street Balgowlah

31 Roseberry

The site at 17-31 Roseberry Street Balgowlah consists of five separate lots with an overall area of
7,333 square metres, It used to accommodate an industrial factory and warehouse and prior to this
was used by the Blackmores pharmaceutical company for manufacturing and warehousing. The

site was bought and developed by Woolworths and a Woolworths supermarket is planned to be

trading by mid-2072.

The site in Roseberry Street at Balgowlah is located in the Manly Vale/ Balgowlah Industrial
Precinct, the only industrial lands in Manly LGA. Prior to 2009, the site was zoned Light Industrial

11 Dowling, Jason (2011) 'supermarkets home in on real estate market', The Age,22October,
viewed 1sth April 2072 at http://www.theage.com.au/victoria/supermarkets-home-in-on-real-
estate-ma rket-2}tlLO2I- l mca 5. htm l# ixzz 1s4wUCc1x
12 Woolworths sells eight shopping centres - May 17, 2011

http://www. news.com.a u/business/woolworths-sells-eig ht-shopping-centres/story-e6frfm 1i-

722 6 0 57 6 5 7825 # ixzz 7 qïa w n QTO

13 Woolworths Limited Investor Briefing Presentation (2011) Woolwotfhs Strategic Priorities

1a Syc.lney Morning Herald 'Woolworths to sell $900m of property' September 6, 2010.
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under the Manly LEP 1988. The objectives of the zone were to protect industrial areas and restrict
retail/commercial activities,

Manly Council approved the rezoning of the Blackmores site in Roseberry Street in 2009
(Amendment 79) to permit a supermarket. The consent for the Woolworths supermarket
development was issued by Manly Council on the 9 November 2011, after the approval of the
demolition of the existing buildings and construction of a single storey supermarket by the Joint
Regional Planning Panel (JRPP) on 28 October 2011.

In 2010, Manly Council commissioned a consultant, Hassell, to undertake a study on the industrial
area of Manly Vale leading to a master plan and a traffic review and analysis. The draft Master Plan

for the Manly Industrial Zone was prepared in December 2010. This study recommended changes

to Council's policies for development in the area.

The draft master plan is informed by five key principles that would assist Council in establishing the
vision for the precinct over the next 5 - 10 years and underpin the development of the final master
plan vision. Principle 2 Improved Land Use Structure aims to ensure consistency with the Industrial
Land Strategic Review completed in 2009, and meet the targets set out by the Sydney Metropolitan
Strategy. This would result in a 86 Enterprise Corridor zone to the western portion of the precinct

and an IN 1 Light Industry zone to the eastern portion (see Figure 13). This zoning was

recommended and would be achieved through the preparation of the new Manly Local

Environmental Plan.

SGS consulted a commercial property agent, CBRE, who have a record of sales in the Manly Vale/
Balgowlah Industrial Precinct. According to the real estate agent thus far there has been no

evidence that values of the properties in the precinct had changed more dramatically than
properties in Manly LGA overall.

However, the supermarket is not yet trading and any ¡mpacts are likely to occur in the future. The

changed zoning - developed in part to accommodate the Woolworths development - is likely to
lead to land value increases over time.
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Figure 13. Proposed 86 Enterprise Corridor and lNl Light lndustry zones in

Manly Vale - showing Woolworths site
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I Conclusion

The review of the planning proposal and the accompanying reports in this report highlight that
while a prima facie case has been made for the supermarket, there is still insufficient evidence on

which to form a view in favour of the proposal.

The supporting documentation contains reference to a range of documents which it draws

upon to support the proposal. These are mostly only draft or non government documents
which have no policy status. One of the principal tests in these documents is the net

community benefit test which is not addressed in accordance with the guidelines for such a

test (contained in the Guidelines for Planning Proposals).

The key and ultimate tests are not sufficiently addressed in the documentation.

o

a

a

a

a The first of these are the Centres Policy elements and Employment Lands Strategic
Assessment tests in the Metropolitan Plan for Sydney 2036 (p. 60), There is no

reference at all in the documentation for the planning proposal to the Metropolitan Plan

and these tests.

a The second set of tests are those contained in the Section 117 Directions (1.1 Business

and Industrial Zones). CPS addresses these tests in a letter, but is not persuasive. It
remains arguable whether the proposal meets the objectives in the Guidelines, in

particular (a) "encourage employment growth in a suitable location", given that it will
be retail employment which the centres policy would usually dictate should be in a

centre (as a'suitable location'), and (c) "support the viability of identified strategic
centres given that a reduction in expenditure - even as little as 1.3 percent as

suggested in the Duane Location IQ repoft - is not consistent with the test of
supporting the viability of the strategic centre of Chatswood.

Similarly, Council has a set of strategic planning directions (principally outlined in the

Community Strategic Plan but also in other Council reports and documents) which are not
add ressed .

While the retail and economic impact analysis adopts conventional benchmarks and thereby
makes a strong case in favour of the proposal, many assumptions used are not
transparent. Sensitivity testing of assumptions, or using primary, locally relevant data on

expenditure patterns generated using a survey of residents would provide for a richer and

more robust assessment of the prospects for the supermarket and the impact on

surrounding centres (which we think - without the benefit of a detailed quantitative

assessment - are probably understated),

The site is in the East Chatswood índustrial area. The supporting documentation seeks to
show that there is a high vacancy rate in the area and that demand for employment

activities is changing such that the area does not support'traditional'industrial activity
anymore and a wider complex of employment uses is emerging and should be allowed,

a
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o

SGS agree with this proposition but it does not necessarily justify allowing general or
supermarket retailing which would be better located in centres. Furthermore, the
vacancies are concentrated in larger format buildings and sites for which there is limited
current demand. Sites with smaller industrial units are in demand, Overtime it could be

expected that many of these will redevelop in line with market preferences. A longer term
evaluation of supply-demand prospects in the precinct is required.

SGS has evaluated a number of alternative sites in the LGA, from a list provided by

Council, for a supermarket development. The site assessment was based on six criteria
that assessed the sites based on their practicality, location, their position within council
policy and the metropolitan planning framework and what their constraints were. The

assessment indicates that Sites I (173-L97 Victoria Avenue, Chatswood) and Site LI (243

- 245 Penshurst Street, Chatswood) are probably the most viable alternative options to the
subject site at East Chatswood. They are located in close proximity to each other as well as

the subject site and the assumed trade catchment boundaries, and would support the
viability and development of existing centres.

The proposed Woolworths development in East Chatswood is in line with recent act¡vity by
the company as a site developer. A similar development has occurred in the Balgowlah or
Manly Vale industrial precinct and this has precipitated a wider evaluation of and upzoning

of part of the precinct. Land values in this area do not appear to have shifted upward as a
result of the Woolworths development yet, but it is not yet operating and such higher land

values would be expected to occur over time once traffic and shoppers arrive,

a

If the proponent is able to build a stronger case to support the proposal and Council is inclined to
suppoft it, in SGS! opinion it would be wrong to allow the supermarket as an isolated retail
development. In our view the supermarket development would catalyse further retail development
such that a centre by default would be created. In this case not only would the industrial area be

affected by encroaching and higher land value development, with unmanaged consequences, the
opportunity to obtain more desirable planning outcomes would be lost,

If the development was to go ahead there is a strong case for the development of a structure plan

and associated planning controls for basically a new centre in this location, building on the
supermarket anchor, with a small complex of supporting retail activities and potentially residential
development. The demarcation with the existing industrial area can be strongly drawn to protect it
for the future and traffic impacts can be managed in a more integrated way,

Of course such a structure or precinct plan would need to be supported by a study justifying this as

an appropriate location for a new centre with the elements described, This would require
consideration of a range of matters including impacts on the local area, potential for enhancing

access to public transport and the level of supportable residential development.
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Appendix 1 Assessment of alternative sites
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Subject s¡te

17-19 Smith

Streel

Chatswood

8¡b I
173,197

Mctoria

Árenue

Ch al8mod

Loqation:

Resldenllal growth and cenlres dêvelopment:

Zon¡ng:

Amalgamat¡on:

Tran6port:

Sltê constfâ¡ntsl

Location: The site ¡s læated on Mc,toria Avenu€ nearlo lhe inteFætlon with Penshußt Sùeel. The area ¡s a m¡xluro ofresidênlial

uses and small sùip rela¡|, with a small activity strip ãt the ¡nteEætion ol ths tw maior Êtreets. The sub¡æl s¡te conta¡ns a lìreE

storey res¡denlial flat bu¡ld¡ng, whilst the rc6tem pad ol thê site ¡s a fomr Bunnings WarehousE s,ñich rcwd premises to Ea6t

ChatsFod.

Total !¡¡e area: i1304.¡l rqm

Residential growth and cenlre6 developmenl: The site is læated in an area whero there is potent¡al lor residenùal groMh

ænred around lhg commerclal and rstail activily 8t comer ofVictq¡a Awnue and PênshuFtSfÊel. MGt of lhe residential Erea

along Vrctoria Avenue ls lhree slorey apartment blocks, ¡nqluding somê nær lhree slûey dowlopments closerlo PenshuFl

Streot. The area where thE two slfeets meet ¡s idenüfied as a 'Commercial Zone' ¡n lhe draft lnns North Subregional Slrategy.

Based on lhe capacily lq expanded retail expend¡ture, il ¡s unl¡kely lhå site is l¡kely to havg a Êignifi€nt delrimenlal €flêcl on

ex¡sÍn9 ßtail¡n ChEtsmod cenùo.

Zonlng: The slto has multiple zon¡ngs. The eastem part ot lhe sìte ¡s zoned as Gen€r8l Bus¡nôss A, sñilst the wstem pãrl ol the

site adjo¡ning Crick Stæet ¡s zoned R6idêntial C. Thê proposed future zon¡ng underlhe draff WLEP 2009 ¡s L@al CEnlß 82 8nd

med¡um densîty R3.

Amlgamalion: Amalgamallon of ltìe sits ¡s complicated as it there are sewral sites ot which some ûo funher split inlo multiple

MeFhip.

Assessment aga¡n6t thê subjsct site:

Asses3ment of potent¡al: lf

amalgamated, lis sil€ has cons¡dûable

potential aB a !upermaket site. Tho

majsily of the site ws fmedy u6ed for

a Bunn¡ngs Wüehouse. The sea has

gæd public ùansport acc6s snd

connælivity and ¡s within an slr€ady

A$$smenl aga¡nstlhe 3uÞject 3¡loi

ln tem ol læalion, lransporl and curenl

læat¡on than lhe site at Êæl Chatswod.

Disadvantagæ ofthe site æ the

pot€nûal trdf¡c impasts and the complex

site omeßhíp issues.
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S¡te 3:

28-36

Andeßon

Slreel,

Chatswood

2A l¿lclnlosh

Sùeet,

Chatswood,

1,3,5 Help

Sl.eet

Chalswod

Locgtion: The Anderson Steet s¡te is ¡6ated in lhe cenlre ol Chotsrcod, adjacenl to lhe ra¡lway l¡ne between lhe commerc¡al

core and the rela¡¡ and c¡v¡c præincl The site is curenlly ma¡nly occupied by mult¡ple walk-up res¡dent¡al flats and a ret¿il store

The site ¡s laily low-rise ¡n comparìson lo lhe suÍounding blocks. The site does however mark lhe beg¡nning ofthe residential area

fromthecomm€rcial/retailland HeadingnorlhalongAndeßonStreet,thebuiltfombecomesincreasinglymedium-lowdens¡ly

residenl¡al

Total s¡le erea:5,6¡10.07 sqm

Res¡dential growth and centres developmenl: The s¡te ¡s advantageous in terms of its local¡on in the centre of Chatsrcod, thus

h€lping to consolidate lhe retail funclion of the major centfe

Zon¡ng: The s¡(e ¡s zoned Res¡denlial C under lhe oxisting LEP, with a proposed rezoning to B4 Mixed Use in lhe draft Willoughby

LEP 2OO9

Amalgamal¡on: Amalgamat¡on ol the s¡te ¡s l¡kely to be a consÌd€rable issue The s¡te is divided into seven land hold¡ngs, all wilh

different oMers, Further, four of lhe lols are slrata litled and therelore oMed pãrly by multiple properly owneE

fransport: thê site is very well connected in terms oi public kansport access lt is læated less lhan 500m from Chatswood

Transport lnterchange

s¡te constralnts: the site has several conslra¡nls which would make it very challenging for a supemarket fhe site has a

mult¡tudeof omqsonseparateblocksof land Roadãccessisveryl¡mitedwithCambridgeLanebeingaonewaysharedcarand

pedeslrian land and lllclnlosh Street being very nãÍow Despitê lhe prox¡m¡ty lo ihe commerc¡al core, primarily the surrounding

iand is dom¡nated by resident¡al apartm€nts and a supermarket would be located away from the main contiguous retail core in

Chatswood centre.

Location: The Victor/Albqt Street s¡te ìs læated just to the south of lhe ret¿il and commercial corê of Chatswood Cenlre and

almGt ¡mmed¡ately adjacent to the Uansport interchange Accessibility to transport and other commerc¡81 and reta¡l ætiv¡ty is very

good and it is located close to major road connæì¡ons ìhrough lhe Pacific Highway ãnd Mowbray Road The s¡te i3 with¡n wElking

Assessment of potent¡ãl: The potenlial

for the site is limited Although the s¡te

underul¡lised, it ¡s not appropriate for a

Woolworlhs supemarket, The eÍsting

Road ãccss, land oMerehip slructure

component near Chãtswood centre does

not supporl lhe proposed Woolwrths on

lhê site

Assessment agEinst the sublecl s¡te:

Against lhe subject s¡te, the Anderson

altemate s¡te. There are a number of

conslraìnls wh¡ch would make the

propos¡l¡on of a supemarket very d¡ff¡cult

¡n comparison to the subjæt site in East

Chatsmod,

Asseslment of potential: The s¡te

overall ¡s very wll læated, would be

rêlat¡vely easier lo amalgamate and

S¡b ¡l:

Alberl and

Victor Sûeel
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chatsmod dislance olthe qisling coles supgrmrkels in chalssood chase and W€stfi€ld.

R€Eldsnl¡¡l growth and qenlr€e developrienl: The s¡te is ln ân arêa of special usos ætivlty. Th€sê uss incfudE a Baptist

Chureh, education centre, commun¡ty ceñtre, youth cgntre, some scatter€d res¡dent¡El uses and a pre-school amongst olher us€s

Suround¡ng lhe site lÊ a numbqof high rise r*ld€nlíal apartmgnt buildlngr æ rellas cons¡deÊblo med¡um density developûenl

and Bome n6arby stmets of singlE detached hom€s Belng just on the edge of lhe commêclsurgla¡l core ¡t is well posltjoned in

terms of promqting the consolidalion of Chalswd cenlre as a reta¡l hub. That belng sald, il ghould not a¡m to delrac-t retailfrom

smaller cénlrs as Chatswood is already an exisl¡ng regional deslinsti6 forrctãil, regãrdless ¡f € developmenl of a lhird

supermarket was to go ah€ad-

Zonfngl The €¡te i6 zonêd A - Spæ¡al U6€s' under the curênt LEP with a propoÊal to axpsnd th€ zoning Bo it 'F more flerible

under lhe dmftWLEP 200s where il ¡s propæôd to bs zoned 84 Mlx€d uses.

Amlgamatlon: Amalgamalion of lñe site ls plausiblg, g¡ven lhat the E¡te has only two land oMeß which 8re Councll and the

BapliEt ChuEh.

TÊnspoñ: The site has wry good aæss to transport coñnections Ênd is læaled approximalely 100 metÌs soulh of Ch€tswood

lnnsport inlerchtrge Shorl t€rm par*lng around the sitè is plentiful, wilh tw Wætfield car parks Edjacent and a number of smaller

@uc¡lcr parks ãnd l¡med on-slrcet pErk¡ng spots avã¡lãbLe-

s¡te ænstra¡ntB: Th€ major site constral'nts include heâw lraffE low along Albert Streot and OreÅard Road as rell as mult¡ple

Eould ut¡liseths existing parking supply

on adjEcent 5ites.

AEse65ñ€nt ag¡inet tho sub¡sct 3ltê:

Tho sìle faiß rôasonably aga¡nstthe

e)(ísl¡ng cshe, has sfong publ¡c

tånsporl ænnætions and is e¡eoEed to

the q¡st¡ng h¡gh rotail traOe in tlre cenf/e.

The wqkness would be lhe whelher it

wuld be lsking away opportunitiæ to

consolidåte reta¡l ¡n smaller aclivity

sÐlres (or lulurc potenlial actívity

centres) in lhe LGA

S¡ts 5 or 5: Local¡dn: The Wesfleld Shopping C€ntre site ¡s spl¡t into tw sælions (s¡te 5 & 6) The s¡tes are located in lhe oenlre of

Wæfield Chatswod sith easy acc€ssibility lo all other parts of the centre includ¡ng lhe coññerû¡al cor6, transport lnlerchEnge, Chatsrcod

Shopp¡ng nall and Chatsmod Chase shopp¡ng Cenke.

C6nlre -

çt!1þy€94 
--rgt4 

3!!9 1tr9: !.?,!qq g !q8q9 9s!!

Aæcssment of potênl¡ali The s¡te has

majq potent¡al, Ín thst it is añ q¡sting

relaìl cenlrs, with only mid lirie Cols and

Aldisupemark€ts
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Site 7 & 8:

Ntridah Street

and Albert

Residential groMh and centres development: S¡mìler¡y to læãting the proposed Woolworths in Chatswood Chase, lhe now

Woolworths rculd consolidate the function of Chatswood as a major cenlfe and a regional rela¡l destìnalion for the Norlh Shore

zoning: Bolh s¡tês are zoned c1 Bus¡ness Refa¡l under the curent zoning provisions in lhe WLEP I 995. LJnder the draf( WLEP

2009, the s¡tes ãre proposed lo be zoned B3 Commercial Core. Both these zones permit supermarket reta¡l

Amalgamationi The s¡tes are om€d by a s¡ngle landoMer, and there ¡s aheady appropriate development ¡n place to læate a

polenti¿l supemarket

Transport: Accessib¡lity to the sìte ¡s very good. The sile is with¡n 500m€lres ofChatswood transporl interchange and has a large

supply ot car spaces wilh approxìmately 2,820 ¡n the shopping cenlre car park and an addit¡onal supply of other parking opt¡ons

sround

S¡teconstra¡nts:Themajorconslraintsarealækotex¡stingcapac¡tywithintheWestfieldcenlre Thismaychangeifoneoflhe

maior department stores doms¡zes or relocates.

Location: The local¡on of site's 7 and I along Neridah Street ãnd Albert Street ¡s immediately south of Chatswood Chase,

howeverthey are separated by a small oflice precinct that means lhe sile does not have access of frontage lo Chalsrcod Chase

orV¡clodaAvenueandislocal€dontheedgeofaresidenlialareaatAlbertAvenue Thes¡tepresenllyconsistsofam¡xtureof

older style three story wãlk up flats and olds C and D grade office sp8ce.

Tolal s¡lê atêa: 6,i142 & ¡1,600 Bqm.

R€s¡denl¡algrowthandcenlre3developmenl:Thes¡lesarelocaledinthecenlreofChatswod ltÌsattheEasternedgeof

Chalsrcod Cênlre, bul still wilh¡n easy reach ofthe resl of the centre, the Chatswood transport inlerchange and lhe commerc¡al

cofe

Zoning: Tho two sitæ are zoned 3(c3) Business General.

Amalgamal¡on: There are 10 separale land hold¡ngs on ôite 7 mãk¡ng potenl¡al amalgam?tion and consol¡dation d¡íicult. This

Asaessment aga¡nst the subject s¡te:

As with other sites in chatswood cenlre,

it is likely lhat a Woolrcrths would in the

centre may be taking away opportunities

to consolidate rela¡l in smaller act¡vity

centres (or fu(ure potent¡al scüvity

centres) in the LGA-

Assessment ol potent¡sl: The s¡te's

polenÍal is lim¡ted based on lhe exist¡ng

land use on lhe site Purchase and

amalgemãtion of the s¡te would be a

considerable linancial burden and it is

unl¡kely a supemerkel development

would be viable based on the costs The

site has an ãdvantageous læation, near

to Chatsrcod Chase, however lhe lack

of a@es9 to Victoria Avenue, disc@nls

some ol the exposure benefits

AsseEsment agr¡nst lhe subject 3¡tei

, ln terms of pol¡cy conlext and læation,
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Site I & 10

Hercules

Street,

Chalswood

Albert Avenue,

Chatswood

includesanumberofstratatitledresidenl¡al properties SiteS¡slesscomplicatedwilhonlytwolandoMers,althoughoneisa

strala t¡tle unit blæk

Trânsport: Site 7 and I are læated within walking d¡stanco of the transporl interchange, snd there are bus routes along V¡ctoria

Avenue and Archer Street in immêd¡ale prox¡m¡ty ol l¡6 site

Sitê constra¡nts: The mult¡ple oMersh¡p of site 7 could be a potential constra¡nt to developing lhe site for a supemarket Bâsed

on the relãtively low FSR of a supermarkel, ræovering the costs would requ¡re add¡tional lloor space uses on top of lhe

supermarket

Locat¡on: Sìte I ãnd f 0 are læated to the east of sites 7 and I The sites are on the very eeste¡n edge of Chalswood centre and

the present land uses are mainly health seryices The sìtes ¡ncorporate a number o[ low dens¡ty resident¡al coltages used for heãlth

seruices by Northern Sydney Central Coast Area Hea¡th Seryice (NSCCAHS).

Totãl sitê area:¡1,636.¡l & ¡1,536.8 !qn

Residênt¡algrowthandcentresdevelopment:Thesitewouldbesupportingtheconsolidat¡onofChalswod'sretailfocus lt

rculd siightly expand lhe lând area of ChEtswood's commerc¡al/retajl core

Zoning: The s¡tes are curenUy zon€d A-Spæial uses Th¡s reflects the¡¡ use ãs build¡ngs provid¡ng heallh seryices ln ordtr to

allow a supermarkol, a change ¡n zon¡ng would be required Rezoning of thê sìtes wuld be a reasonable demand as they are fa¡rly

underutilisedintermsolthelowcurrentFSR Asaresullthesitæareproposedtoberezoned84M¡xedUsesinthedÉft2009

WLEP

Amalgamation: The sites are all oMed by the NSccAHS except for one separate land hold¡ng Amalgamstion of the s¡les would

be lairly sba¡ghlfoßard, though muld require ¿ change in zoning, wh¡ch would presumable raise the unimproved capital land

value.

TEnsporl: The s¡tes are læaled on the eastern edge of Chãtswood They are slill within easy walking dislanse of the lransport

inlerchange, approximately 700-800m wãlk along V¡ctoria Avenue- There are additionãl bus s€Nices along Vlctoria Avenue

betreen Chatswood Centre Willoughby ãnd Crow Nesl

Site 7 ¡s a potential alternale location.

The major drawbacks, ¡nclud¡ng a lack ol

easily developable land and high

development cosls ¡ndicate lhe subject

læat¡on

Assêssment of potential: Sites I and

10 have considerable potenl¡al for

rêdevelopment Thèy are curently fairly

underut¡l¡sed A rezon¡ng under lhe draft

WLEP wuld allow polenlial supermarket

development on lhe s¡te The sites are on

the edge ofthe existing cenlre and would

be able lo benef¡t from lhe e¡st¡ng

ùansport and access¡bil¡ty benefit in the

c€nlr€.

Siles 9 and 10 have an ãdvanlage over

the subjæt s¡te ¡n tems of their læal¡on

on the edge ol the Cenlre, proposed

rezon¡ng draft WLEP and simplified site

amalgamation and consolidation

dynamiG for a site ¡n the c€ntre As with

olhers¡tes, lhere is ã question of

næssity of a lh¡rd supetmarket ¡n the

cenlr€ or wheth€r supermarket retail
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should bê mtr€ dispeßed acrors the

LGA.

Slte 12

Herbert

Street St

Leonrrds

S¡ts constÌa¡nt6: The siles arê curenl¡y used for health strvices wt¡ch muld requir€ a rEzon¡ng on the s¡te There may also be

some heritag€ cqntrols on lhe q¡te

Locdtlon; Sitô 1l ¡s a largô llal silg læated on Pen6huFl Street. The 6lte ¡s cuÍently used bythê Augtjalian Leglon of Ex-

Swicémen ånd Womên. The slle cons¡6ts olGc.éètionålspEca ured ttrbowllng greens, a largê @part and lìe bulld¡ngs

asloclåt€d with lhe dub. The 8itÊ b læqted clore to lhs lnteEælion olPenshu6l Stræt ond V¡cloria AvÊnue.

Tot¡l !lþ rEE: l3¡09.1E lqm

Rosldentlal growlh ¿nd cenùs! developnênh The sîte lE lmtod bêtveen hm commerclal zons ldentned ¡n lha INDSS, the

æmmerc¡3| zono båtween PenshuËl Sbeet and Mctoria Avenue 8nd lho commæíd zono sround Penshuß] Sfeet and MowbEy

Road. The !¡te is ¡n a ôotridt wñeß lheß ¡s potent¡8| to ¡ncreale rskldnùEl density end sclivale tha aGâ €long PenshuEl,sfoot

betwen the tm commercial zon€s.

Zonlng: The sllo ls zonsd D Open Spac€ (Privat6 Rærcatlon) ¡n tha WLEP 1995 and ¡s prcpGed lo bá zoñed RE2 Priwte

Rsßaüon ln lñE DrañWLEP 2009. Thb lnfs thÊt a Honlng muld bê ßquired.

Amlgamallon: The Legion M lis entiro sito. Allhough the sito hês sbeel fÞntags lo PenrhuEl Sù€et snd HoßleyAEnuô, ¡t¡t

wre lo be u5ed aE a supemarksl, ¡l msy be benefEialto arolgamalo and @nsolidatethe slts on lhe cmea of hrc lkeeG-

Lensport Ths site is ldcsted along s bus routo fEm Chål8rcod to Cffi Nst Nonh Sydney a¡d th6 Sydney CBD.

slb comfslnlr: The sito ¡s relst¡wly unconsbained for potÊnlial dôwloprhent ff a supeÍnaitel lt i! s large, llåt å¡to with du€l

@d aæess. Tfâfrc ængesüon along PÐshußt Sfsôt €t psak limæ md wok€nds ls € minorconstEinl ss ¡s the zonhg, but thÊ

. -sj!b o-ve!a!l iB, r9l.C!y ly 
-q 
nco¡8tqi!!€4

Location:Th€HerþerlStreetsite¡slocated¡ntheRoyalNorthShorehe8lthprecinct Thes¡teiscurenllyusedbyNsccHS ThÊ

s¡te currently consísts of heallh bu¡ldings ass6lated wìlh the Royal Norlh Shore Hosp¡tal

Tot¡l s¡tê ¡ro¡:NfA

As3er6menl ot pol€nüal: She ll hs
Blrong polsnüal to a$otrll|odate a

supsmaftet Th0 site b prosontly

, underulilised ud h8 cqßldèrâble

i 3pæs on a flâl pæl of land with dusl

road ee$. Of åll lis altomaävo Eit€ II
hab

AsaeaEmnt agalnlt lhs Eubl€ct 3lte:

: Site I I compar€s wry wsll sgainst lho

sub¡æt sito- ll9 stùibut6 mâke lt I
genulno 8ll€mal¡\€ silo €nd ln tgrms of

læátion end contros pôllsy lt ¡s lùorq

apprcpfidto ftr I Eupemaí(et than làe

slto h Sm¡lh Slr€Et Ecst Chalsmod.

AEsessment ol potEntlal: The site ¡s

not praclicallor ã full l¡ne Woolrcrths

9upffmãrkel The cuÍent uses are

oonnected to the health precinct, the s¡te

is not part of ãny exist¡ng relail slructure
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RêEÍdenl¡al gfowth añ{ ce¡lres dsvolopmmt The síte is in the spæialiêêd cenlre ofSl Leonards d¡rElly acroæ the road frcm

S1 Leo¡årds railway station. The siiê ¡s sumunded by ñlgh dflslty rôsldential dwellingô, health præincl uEss and on thê èdgE of

lhe Artemon lnduÉltial Aræ.

Zoning: The slte b cumnuyzoned A Spæial LJss mdettlte WLEP 199õ and ls Þrcposgd lo be zoned lnffælruc'ture underlhe

dranWLEP 2009.

AmlgEm¡llon: The site ls enlkely owned by NscCAHs

Loc.alolr: S¡le 1 3 i6 lodated adjacenl to St Leönsrd8 ra¡lmy slation arË The Foruñ on the Êastm side cf the railwEy lina. The site

'F cqænlly a mbdurè of @r púkff well as s tqrñer cârsorulëlng buflding, The silo i3 s long rêctsgulal shaps wilh a Widår arap at

the trorthéfñ ênd oflñê sitiq

Zon¡ng: The site ß zoned A General Bwines undgrlhe WLEP 1995 and ls ptannéd lo be zoned Bg ColnmÆid Coré ln tho drâñ

wLEP 2009.

and would dispEGe relåjlfrcm the Forum

dd Paclllc H¡gh@y.

, Asleeêmoll againÉl lhe ¡ublocl s¡t€:

' Silo l2 i6 notconslderEd an €ppropr¡qtê

I altematiw sjle to lhe sqbject site ln East

chatrwmd.

Ae5€¡ñent of pot€ñtlålf Wh¡le site 13

hæ p$llk€ atlributeE Ìncludlng its

l0cátlorr lh th6 St Loonards Spèciálked

ClÐtre 4rd public tlanspoñ @nõeolions,

it has sâveral m,¡or conslÌÊinb tlFt

Asèe5smeñt rg¡ln¡t the 6ubleot slle:

I Ste 1o compares well againstlh€

sub¡æt sile in tem oftransport

connætivity, üd fulfilling ths obiætivès

Trrnrood:

of the cfltrs pql¡cy. lt dæs howverf¡[

ThÊ citg has €bundanl trânepg4 mælion6; however.ioad sccess b odr€msly limil€d. st Leonadò iran6Þort in a dlfhrent @tshmqt aræ ana it is 

---l
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intèGhange m€ns thê slto þ rell served by publlc trãnspórt The sita ls wry rertlísted by roàd aææe md th¡E muld ba a major

constraint ff potgntial to deælop a supømrket, given thê treed for heâvyvdrlcla accêss.

Bomshåt lnæcurate to labelll as an

altem8tlvè slfe. Furthgrlhe tuad æcêgs

Lo$t¡oni The s¡t€ is cfrertly a mlx of t\Äo and thr€e Elorey walk-üp qnits and free slanding delached homs. The site is loç€ted

just off lhe q'Eling rotall strip along\tvilloughby Ræd,

Rssldontial growlh and cenlt$ deùelopmnh The sitê i6 ¡n an areÊ of mlxod resideñlial devèlopmént, añd theß rculd be

poténtial gþwlh for increas¡ng the Efróunding dEns¡ty along Willoughby Rdad. The sitè celd lncßa6€ the rclallprcsedcê ot

Wlloughby Rd dd creatÊ a plâtldm forinæaeing thê âçl¡våtlðh cif thc aróa llrcugh iñd€ß€d residènüal d.msily. TO gó on the

mÈÍopol¡tan planning lran€work of a c€lltreE policy, lhe sitè 18 not abl€ to beldêntiliad as a cfllrs, bulrather il e,<tms¡on of å

rQtáil stn'p.

slle constrslnle: The mEjorams.bainls ot the site 4e the dlfficury in consolidalíng ihe lerr ¡ntq one sitô, tho inabllity lo ræovor

__.__|cCdt_Eq9q9q!he hlsh lqnd vslug!|ll6-!9q89!!q|j!9p9!U999[d the inadequale rosd aææs. __ _ ]
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