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Aüqchmen{ 4.

17-19 gmith St Chatswood

Author ôf Plân Pty

on owner

ôub¡eat to the appropíde zonhg.
Requeet6 that Oourìcll elther zone th€ existing 4(b) Light lndustrial lgîd ¡n Eâst
Chatswood to 85 Buslness Developm€nt ånd allo$, a 'eupemad<e( as a pemissible
use for l7-19 Smith St under local provisions and Sdredule 1 of lhe draff LEP and
lncludø'llght lndueûy' as e permlsslble use ln the B5 zonê or elt€¡neüvêly, ållow å
'supemukef lo be ppínþslòlswllfiln the lM Llghl lndusmal unelo¡ 17-19 Smllh
St undor local provlslons and Sûhedul€ 1,

Noler lhât Councll la rsqulred to hâv6 r€gâü to lhe obþctlvsa of MinlslÊÍal D¡recljon
l.I- Businesg and lndustriål zones Ë¡Isuant to Secdon 1 1 7(2) ol lhe Envlronmenlal
Phnning and Aseæsmenl when oonsHering lhe rnoet appropr¡ate zorF for the $ite.
The obieotives lndude the prolection of employment land h business and industrlal
20n08,

0

n

oder to support th€ contontlon that a tupânnark€l be a permbolbÞ ueo at 17.1 Ð

S¡niür St and that it would be conslÊtenl $rlth the objoc{hrue ol llre abovemenl¡onÊd
Seot¡on .l17 

Direo{ion-
a

Sùates lhalther€ are ln axcees of400 tenanc¡8s in lhe area indudlng over300
buelneee es but over 

.100 
tonenclgs a¡e cunently wcanl and lhere are 20 wlth ov€¡

f000sqm of tpace fur lease,
Notès thal oompanles Euch es Fawcett Bros/ Roeellafood¡ havs choson to move to
new purpose built prsmlges whsre lüd þ cheaper, developtrl€nt cocts are lower and

lhere is room lo grow l¡eir þusioess.
Argæe thaû atthough ltì€ Eset Chslsûvood industr¡al etea is l(þndfied as Calagory 1

employmont brd in the Met¡q strElBgy ¡n roality lhs t!¡po of land useo oparaling in lhe
erea arÊ not lradltr'onal hdustrtal uses bul ùe loYv ernfloymenr genefatinE rì1lxêd ßâ
buslne€ses, lt citEE rEasons lbr the shllt ln demand anay iiom fadil¡onal llght
lndurtry ââ hþh lend costs end e sHfi 10 outet metrop0ltsn Ergas, greåÎer Emphasls
on accessiHlþ to road, nil and ssa eñd large modcm dstlhtüon c¡nllos and
increee€d diwrslflcEtlon lncludhg s rang€ ol retâ¡lånd ofnc€ uses, and mlxed uses
requllng both office epace and warehouse space,
MoBt dsvelopments h lhe East Chel8wood lr¡ú¡sldal area lfl r€úrnl y9¡rs undorteken
bry the private seqÌor have besn smell mulll-slorey sfata unlts wllh a hlgh propodion

of oflice epace (tlmlcally 25* and ovet).
ft contends that retall inoludlng a eupermarket and budnæs premlsos should not bo
exdrded fom zones eush as Eaet Chatewood wlúclr are inlsnded for employmenì

t

a

a

a

t

a

I

stSmith rheln Chatsrr,oodEast Ughl
ndustrial a tu[ (3,s00sqm)lupermâfial

o{ Submiesion

to the subm
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a

a net ínofease 't8s to aÍea.
A numbôr ol reo€il govemmont policíes årg rsfÐtrcd lo h tfte submission from

rH,,
foteiling should be encouragod outslde eslabllshed shopplng centres, easlng the
lrânsport budån and encouragkp pedestrian frfendly communlllee, ll outllnee how
lhe Çåntfes Po[cy would allow greater compalfllon and fower prices for congumers.
With regafd to lhe drafi Cenlres Pollcy the submisslon notes lhãt the Smilh St site
would be classrTBd es 'edge of cenbe" and therefofe would be subjeol to a ''net
communily benefll lest' when assæsing whothar to coneíder a rezonlng. Under the
teBt lt muet b€ estaþllshgfl that thore are no suitab¡y zoned sitÊs within the exlting
cenlre, Woofworlhs conlend that e zons that peffi'¡b e supermarket would pass the
test because the gite h€E good acæ99 lo ôx¡stlng Jnfuastfucîrro and publlc trangport,
It would be complementary/ compatible w¡lh the Ëuroundlng land uses, would
increase cholce end cffiipêlttlon in lhe ârêå, would hciliÞte B permanefTl
omploymenl generatlng act¡vity ând thsre l¡ no suÍtabþ zoned lEnd wÌthÍn lhe existing
already congesled Chatswood commefdal centre and tire Northbrldge supermarket
is lradlng at tull capaolty,
ln tsrms of ths economic impacl fiom a supermarkel at 1 7--l I Smíür St the

aubmisslon le erpportad by a reportfrom Dusne Locdon lQ wtrich notðs thatthe
Wlloughby LGA ¡s subslântially und8rsupplled ln torms of eupermerkot provlston and
ooncludes lhatthe developmant of a eupermarket at Smlth St would not lhreat'ên th@

viability or continued operatlon of any cenFes arrd Is consíEtent rrilh objective (c) of
the MhiEleñel o¡röcÍon f ,1 Buslnêes end lndusulalzonê.
Ths Eubñlsslon also argues that he proposal to permit a sup€rmarket h the East
Chatswood induslr¡el ârêâ lB ôonslslent with the review by lhe Depadment of
Plannlng and Bett€r RÊgutedon Oficê thst rêcommends, ln pan, that the flnel Activ¡Îy
Centres Pollcy $ould conslder ryays to lncrease opporlun¡l¡€s for compotit¡on by
ellow¡ng more lypee of shops into csnlrss thal cunentþ only permit "neighbourhood
shops'.
ln additÌon to ùe poliryJustifcation for a supemerftet, lhe gubmlsolon elso not€s that
fie trâfic report prepqred lor Woofuvonh€ concludþs ü1ål tho futurê lralfic impacte are
llkoly t0 b€ acc€ptable and existirg road worts would be eblâ to ceter for ths
additional traffi o gsnsratêd.
The Ëubmlsslon arguee thât nehher the subject s¡le et 17.19 Smnh St nor the
Eurrollndíng area is '¡ndu8tr¡al' so lhe ex¡sting ¿f(b) ând proposod lN2 zones are
anomalous. lt further argræs that the 95 BusineoE Developmenl zone would bo the
bost fitfur lhe area as ils obJeclfues ar€ conslstsrìt vylth lhe naturo of oxieting land
use$ in the East Chatswood area and lhi¡ trend/shltt ro dlow a mk of businesses and
vvar€hou$e u6es within Bpecialisôd hrgc br¡net reta¡l usos, lt conslders ùst the aim
of lhe B5 zpns 'to oncouragg e rËnge of êmploymenl u3ed edfvltlès ln locetlons
which are close lo and whìdr suppon the viabilÌty of slretsgùc oonfes" ls id€ef for lhe
Sm¡th St €lte and sqroundlng area, Tho submiaslon also recommends psfmitting a
glpermerfiet fn lhe 85 zone forlhg suuecl Élte gt 17-19 Smllh Sl,
If Council doès nol support lha B5 zone alasslf¡aallon then $e WoolwodhÊ
submission re$Jests tf¡al th€ drefr t"EP p€rmit a sup8rmarl(ât as a p€ínl6ôlble use ln

a7

a

a

Håzonlng lhe East Chat$wood induslrlal area to 85- Eu¡iness Devsþpment is not $upported
nor ls the addillon of an €nabllng clause 10 spsaifically ellcrw a Woolworth8 shopping oenlre
al 17-19 Smih Sl in drañ WI,EP 2009,
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north- wÊst Sydney region (14,9sqm per oapita) and nell bolow lhe sydney etatisticål sD
av€rage, the SGS oludy ad<norvledçd that efiglenoles, moblilty ln the wây people do
businees and oharqes ln operations will afeqt fia fr,n¡tg d€mand tor s€rvice lndudry but
lnduslrlal land fs sca¡ce and pardorlarly imporlant fom e servlce lnduslry petapec'tive.
The SGS study dascribed lhe charaoter of Easl Cistswood as having lese local s€Mce
indßfy co¡npared to Arbrmon, more manufac{uring, higher ordÊrfinance and busínege
servic€s than ln Arta¡mon and a more High T€c¡ îevour.

ln adrlltlon lo the Wllonghþy lnduslrial Stutly prepared by SOS Economics and Planning, lhe
Dralt lnner North Strategy helped lo form lhe besii for ürategic plenn¡ng In Drañ WLEP
2009, The oraft lnner Norlh Strategy states wilh ragard to sketegic employm€nt land6 ln lie
innêr north, that 'ovenll, lherc ls rølalively llmiled supply ol Enploymnl Lancls wllhln the
tnnâr Nonh Subroglon with d total ol 1ø heûaras of zoned land, conaanlnted wllhln
Wilùughby (s4 heclares) and l-ane Cwe (83 Heotwe.s) localgovemment ateas. Thtough
lhe subregianal planning process, seven Emp@nent Lands preoincÈ werø [dønlllied within
the lnner Noilt Sub Reglon as being of sFategic impoftanco and sÍtwld be rctained fot
tndustnal usas.' (Both East Chatswood and Artamon are idenfillod in lhe seven predncts),

ln consideralion ol recent and ñ¡ù¡re lrends ln the supply of Employment knds, he Drafr

lnner Norlh Strategy also etatee "ln vlew ol eontinuad demand fw Enployment Lands,
conve¡slon ol etilsthg Enploynent Lande wlthln ue elÉlÌeglon ùwH tu hþhly rcsuicted
and axÍsling p¡eoincts (futermon, Lana Cova Wesû F¡,st Chatswood, Gore Cove, WesI
Ryde, Gldtusvlllë and fomer ADI sìlo) slwuld be ntrined,'

The Woobvorths submiseion notes lhat the Eest Chatswood indusrrjal aroå iB evolving ¡rd
no longer coneists of t¡adltlonal light indusVial uses like manuhcfurhg btÍ is moslly a mix of
warehouse/oElf slorage, showrooms, bulky goorls retalling, offct, rehll arul recrêat¡onâ.|
uses, lt notes that new developments lnclude mulll storey süåb units, Bunnings (bullq,
good$), Subway (neþhbourhootl shop), FltnsÐÊ Flrst (Recreational lndoor hcñity) and othe¡
non tadilional indusldal land usas. These are uses that have long boan permitted in üe
zorì€ and öitñef s6rvo tho loaal needs of the workeß or opaale for bufky gooda thet ate
p€rmlttod aÐ a rêsult of govÊrnil)€nt planning ard they oxbt ln mogt industdal rireas aoro66
Sydney. Theír prËsencê does not just'ff áanging the sile to a "bus¡ness" zone, The major
purpoêe of lhe cuíenl zono þ lndustdal uËÊ åñd sen lce induslry.

The mdn purpoee of Woolworths is reÞ¡ling. lndusfial areas enablo bulky goodc rålâil (due

to the naturo of goods solrtl Ànd Ne¡ghbwdtood sàqps $et'providê fur lhe day to day needs
of pêoplè who live or worlt in lhe þcal area", A Bup€rmôrl(êt of neady 4,000sqm is neither of
lhese ürings and will unde¡mln€ fhe lffiO t€rm arraihblllly of land on üe loü/er Norü Shore
for induslry and local seruioes. The proposed Woolwodls grpormarket Þ üTê seme slzo ag

lhe exhtlng Norûbddge Supermuket,

Otfices and showroomo in fie lnduslrlalzone mustbê ancilhry tothc pn:mrry pcrmirslble
use, q control thål hes recently been conllrmed ald malnhlned.by the Depqrtm€nt of
Planning añer lhe índustrial strategy amendmenls b the lnù¡sblâl zone6 made ln 2007.
High vacancy rates ln the East Chatöwood induelrkrl area were notgd in he SGS study and
were conslderd 10 bo a resuh of a úlmblnelion of poorly servtceO acces9 to public transport,

lo u9e and re8ticlivo
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reçenl furn ec0nomy I recent
vaoancy rale6. The same has occurred wilh hlgh vacancy rates in Ghatswood, St Leonards
North Sydnay and Rydei Maoquaile Park.

Ae a ræult of the detailed analysis by SGS Ëconomloe and Plannlng of the exlsllng and
ovoMnfi lr6nd6 ln lndustry, WLÉP 1995 (Amondmont 601 u/es gazêtt6d in 2007 wh¡ch
ínlroducad a number of lnlllaüvsô that acknowladg€d lhe changlng nature of industry
includlrç lhe deletÍon of a modmum ânolllary oñioe and ohowoom componsrTt ln Eaol
Chatswood; more detailed foor opace raüo objectivoÊ, lncreæed FSR (l,5:1) for Gftos ovor
1,000sqm anC üìe addil¡on of uses such as laboratoiles and high.tschnolry hdwtry,
ffiilsl ad<nowle<fging tho ovolving nalure of lndustry and ln perflcular, he growür of "hlgh
tech' induÐty, ûe SGS study cautioned that it ¡s important to proteqt lho induofial a¡eao
fiom pure otfrce ræe as sudl aç,livity has üre potentiElto fo¡ce oul genuine industrial usen,
ralee land prlces and oreale inoompatlbllþ probleme, The eanìe could be said about the
potential opening up of he industrial areas to retail pa¡tie¡lady a large supermarkel aa
proposed ln he submlælon from Woolworlhs.
ln tems of r€tall demand, lhe SGS etudy noted that the East Chatowood indueÍial aroa
lacks e locsl buslness/ convenlence retaU loor¡s l,e. takeaway food, mlft bar, café, buslness
6årvic66 etc. h suggesled ürat a node couH be established in Smlth St or as part of a sita
redevelopmenl in Eastem Valley Way and ftat any retail prcvisÌon wouH nÐed tô bê
restrlul6d so as not to undôrmlnê acdvlty ln ne*by Penshurst Street shopplng cenùe. lt
$uggested a dauss re6tlcting he maxlmum amounl of retaf toor space to 200sqm,

The potontial for â reÍEil læus for üre índuelilal area has besn eddressed by thê låcl thst
NeÌghbourhood shops are e permitted use in lhe lN2 L¡ght lndustrial zons under lhe
prpv¡sions of drafi WLEP ã)(Þ.
Nelghbourhood shop'means relall premlses us€d fo¡ the puryoses of selllng emall daìly
convenlence goods such as bodeü¡ffs, personal oare produçls, newgpapgrs qnd lh€ liko lo
provide for lho day today neÊdo of poople who llve or work ln lhe local araa,and may include
andllary eervlceo as a posl ofilce, bank or dry oleanlng, but does not includg reslrlcted
premlses', thls dellnition Is very broad and yet to be l6st€d ln æurt as to what conolitutes a
neighþourhood sàqp, Wth lhe ingluslon of a hrge eupermarket as well as bulky goods
relaillng, lhe area would soon b€ occup¡ed öy numerous amall'nøighbourttoods¡ops"
feading ott üe supermarket, furttrer erodlng the feasbllity of the area for the provisiøt of
seryices euc{l as car repalrs, oomputer malntenanoe, warehousê/ dlstlbullon and small
lndustiEl aclivities br lhe City and sub region.

The Woolworlhs submisslon notes lhatthe Ëarl Châltwood indusûlal area is ldenlified as
Çatcgory 1 Employment land ln th6 Melro Slrelegyand underlhe provirions of Min¡sierial
Dlrêctlon Lf - Busine¡s end lndustrhl zonas, Cruncil must have rsgard to maintainlng
Employmenl land. The Woolworlhs subm¡ss¡on ela¡ms üat a supermarkel would be a beller
generalor ol local employmentlhan lhe low employnenl generethg mlx€d bus¡ness€s üat
exist ín the Eqst Chalewood indusrial ares at üìe morn€nt. Thls may be valld however it
would rssull Jn hs detBrloratfon of avaiÈable land lor gênuîne industfhl uses Êuch aB

regearcir and development, hlgh leú and ÊoMce lnduâfles that aÍe more appropriately
locåted Ín induslrial areag sudr as Easl Chalswood.

The industrlal area on lhe Noñh Shore is ¡n short supply and is alunys under threal from
hþher iæome genaratlng uses suctr as ratal, commercial and lesldenllal, The land is

stralegtca8y imporlant to b€ retained for the long tgrm as new lnduslrial areas in inner
city/mlddle rlng areas will never bÊ creatÊd agah. lt lô a much more susta¡nabl€ outcome lo
retain suoh land wilhin ùe Gily,

The subrnissir¡n that Councúl amend lhe drat Plan to pemÍt a
sr
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to vrhy, lf ¡l ls approprlate lo âm€nd üe drâft Plan for that site ¡n order to encou¡ege
compot¡t¡on ít should not bè extended lo ths who/e of the East Chats'¡rood lndustrial alva.

Much emphasis and ¡ugüÍceilon fol â supermarket le rnado ln the submiesion by referring to
recent Slsle polkles d€slgned to encourage compet¡üon. lt is undôrstood ltTat Woolwonhs
hes bsen looking for appropriete silss ln lhe Willoughby LGA for some t¡me ard lhat lhere is
a shortage of supefmarket 6pac6 þer person in the LGA compared to the nåtional average.
Thig does not juslifr uulng up lho best industrial land ln the Clty Eo lhal Woolìivorths cån build
a 'one Eize flls all facility."

ll lhe Smith St rezon¡ng procc€ds,lhen I wqJld lead to further reque$Ê lor rezonlng of the
lN2 land, This would gradually erode lhe employment hnde and preþdice the opportunity
lor induslrisl uses to oatabllsh in ths area as land valueo inotsase, This wouH have a
significant impact on the compeütfueness ol the ex¡Stlng businasses, parlicularly lessaes as
owners seek to acàieyo tha h¡ghest and best uae by rezoning and termination of existing
ocaipancies, Addlng relall (supemark€l) and business premises to the perm¡tted uses ín

the lN2 zone ls likely lo r€sult ln a fundâment¿l chånge to th€ âroe u/lth hlgher tråflc
generallng uses and alienatlon of exletlng lndl¡stfial uses,

Approval of lhe supannarket on ütÞ Smith Sl site, purohased at a lower land prþe han
buslness zoned lånd would res¡lt ln an uncompetltlvê odvantage for lhe subject sila over
oth€r business lh6t had lo acqu¡re aDd develop land ln the buslness zone,

There are other opportunllles for supermarket development ln Wltoughby lncluding:
1. Counall has approved a sup€meil(êt WooÌworlhs) adloining the Chatswood

Shore Hoepital Divestmenl lånds at St Leonards
and expanslon of the Noñhbrldge PlÊza Wooh,vorths.

The Smih Sl proposâl vrould not satlsfy fhe "net comm.rnily benañt test' under lhe d¡all
Centres polby due to the bss of lndusflal employment land, the pressure for olher
retailibuEíness uses in East Chalswood creeting cumulatve treliTc and parking issues, the
poor eccssslbllity of the sile lor public tranepod and üe flkely lmpac't on the egonomiç
vlability of strþ cenlres al Hlgh St Mârk6F and Penshußf SVVlctorh Avenue.

As with all estâbllshod âreas, lot consolidation of exisling 6hops iÊ Eefiêrâlly neoessary to
create large supermarksts whlch serve a large cslcfim€nl and genBrate large amounts ol
veh¡cular lrafñô. Th6re is noth¡ng t0 stop Woolworths elablishíng soveral smaller
supÊíÍarkets \,vlthln exlsting c6nb€8, which thê W¡llouqhby City Strategy sims to support
end where publio transp0rt and exisling faolliti6s for community inlsråct¡on are åvailâble.

Counsil's Tralfic Englneae have rcvlewed the Trafñc reporl preparad by Colston, Budd and
Hunl and mako he followlng oomments:

The lnteÊaçIþn of Easlem Valløy Way and Snlth St wouU þe unaþle lo cops w¡lhlhe
addilondl trefflô gënêHtd by a Woolworlhs supernwket on Snilh 91. ln pailatlar the rlghl
turn bays on blh Eastem Valley Way and Smillr St would ttot havê tte sto?,ge capacify Io
æter for the irwrease ¡n tnfrc.
The ænsullanl's intørsecüon anaþis slrowed làallhø intÐtsocttn ol Easten Vâiley way
and Snlth St had an average delay ol less han 25 seeonds dwlng peâk pedods, wh¡út
represants a level of søru\æ B. Howaner my anarys¡s of lhe inlersedþn showed an average
dolay of ova 40 seænds durlng the aftemoon peak, wltlù rêilesanle a hvdl of seui¿e'D' It
also showed a level of æNicE E for Mlh of lhe tght tum bays. The analysls also showed
extensive queuing lor norlùbound traffrc on Eeslêm Vallay Way.

70
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These resulb wutld lndlcale that ¡t wouH nøt be feaslble to conslruc't e Woolwo¡lhs
supemaúet ln SmÌm SL unless sign¡tlcant modiñoafîone ware nade to the ìntsrsectlon of
Eas/;em Vailey Way and Smiill St,

Counc¡l has also recenlty rê6êlvød a pelilion fmm residents of Alleyne St compla¡nlng aboút
the voluñe of |mffic usw the¡r stÊet. They hava ako exprassed conæm aboul th¿ Iu(êU

¡ncÊase ln lraltlc wlumee ehouE a Woolwotilts supermaftet Þ9 çgnçtruçlÊd la *r,¡?t SI

ln conclusion, ll is consider€d lhal tor th€ long tsm slrat€gio retenl¡on and Jhtegrlty of the
EaBt Chalewood ¡ndustrial area, conslstoñt $,ilh the Wllloughby lndustrk¡l fusas Study, th€
Willoughby Clty SFatagy and thÊ Mafopolitan Study, Â supgrmaikêt shoüld not be includ€d
âÊ ân eddlt¡onal uB€ for 17-19 Smlth St ln Schsdule I of draff WIEP 200t ând that thê lÊnd
shouH retÊ¡n lts lNz lndustrlal zonlng oonslslent wllh lhe exlstlng new coÍkols for lhe ârêa,
lhE SGS VMlloughby lhduÊfihl Study, the lnn€r Norlh Sub Reglonal Strâlegy and
Depârtmont of Plann¡ng edvlce.

0

g

5f

Sf

Map 26

8uþmfrrþnNuriûr 71

ð

'14

ú*

$

o
s

6

I

É

Ê

ITEM - 9.3 l7-19 Smith Street, East Chatswood - Planning Proposal No.20'11102
PAGE IO7



CULTURAL AND ENVIRONMENTAL COMMITTEE 21MAY 2012

o

Í,
i,
I

J.,l

v

tf)

t-z
UJ

I
oÍ
E

t!
o
o
cL
g
0.
Ell
.g
E
-g
o.
ut

Ë
o
È
o
o

Eg
o (t,
Èo¡rn>iE
-EYõ
¡r¡ =
'fif

I

ITEM - 9.3 17-19 Smith Street, East Chatswood - Planning Proposal No.2011102
PAGE 108



CULTURAL AND ENVIRONMENTAL COMMITTEE 21MAY 2012

41 ìn c h,v.t 'r{. Ç

fr\r"al (]ao". SC\S I r¡,,tcttuc! o,'¡l Pl'rnn'"c1 (tur¿r^i

Executive Summary

SGS Economics and Planning (SGS) has been commissioned by Willoughby city Council (Council) to

reviow å plânning proposal and supporting documentat¡on for a proposed lull-line Woolworths

supermarket at l7-19 Smith Sheet East Chatswood. The proposal seeks an enabling clause to the

local environmentôl plan (LEP) to allow gupermàrkets as a permissible land use on the s¡te, Council

has asked SGS to independently review lhe planning proposal suþmitted by Çìty Plån Serv¡ccs

(cPs) and suppofting documentation prepared by Duane Locatlon lQ and Jones Lang Lasalle (lLL)'

The subject site of the proposed supermðrket ls wlthin the East Chatswood employment lands. The

current zonlng ln the employment lands promotes light industrial ând business pôrk uses as well as

suppoÉ services. and prohibits the rlevelopment of supermârkets and other non-bulky goods retail.

The cPs planning proposal and suppofthg documentatlon advoæte that the East Chatswood

employment lands should ¿ccommodate a greater diversity of land uscs and that the relevant

plannlng controls no longer reflect the land use demand for floor space in the area, Further. the

planning proposal argues that there ls suff¡cient retail expenditure in the suggested catchment ârea

to support â supermarket w¡th only a minor impact on the existlng reta¡l v¡tality of Chatswood as

well ¿s smaller local centres,

SGS's revlew of the planning proposal and the ðccomÞany¡ng reports hlghllght that while a primð

fðcie case has been made for the supermârket, there ls stlll insuffic¡ent evidence on $rhich to form

a view ln fdvour of the proposal. In part¡cular:

Reference to only partialþ relevañt documênts

TIe supportlng documentation contôins reference to a range ofdocuments whlch it draws upon to

support the proposå|, These include a dr¿ft Centres Policy (described on ils cover as be¡ng 'not

government policy'), discussion papers or non government repofts, None of these have official

policy status. In simple terms the ¡elevant thrust of the documents is;

Competition ¡s fðcilitated by ensuring a supply of appropriatoly zoned land whlch more than

meets future demand for retôil premises

Retâil premlses âre best located in or on the edge of ex¡st¡ng centres

The typolôgy of retåil ônd commerciðl centres should not bc so rigid as to deny

opportunities for large format premis€s, such as supermarketsf locating in them

Proposals for retaÍl prernises ln out oF centrc locat¡ons that can not be accommodated ¡n-

çentre or edge-of-centre should be subject to a net community benefit test (where net

impacts not transfer impacts are the critical conslderation).

If this fiamework was adopted policy the only relevant test for the project, given that ¡t ¡s clearly

'out of centre'would Þe:

whcther or noË the project can be accommodated in-centre or edge-of-centre and if not,

then does it meet a net community benefit test.

SGS (út
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Neither of thege is addressed in any deta¡l in the CPS report or in other documents suppórt¡ng Èhe

proposal. Our analysis finds that there appeår to be suitable sites in exlsting centres (see below).

Key rel€yâñt tsrts of the Centres Pollcy elements and employment lands Etråtêglc

assessment criterìa in thê Hetropol¡tan Plan not addressed

ln the absence of the above mentioned framework belng adopted policy (or any other alternative

comlng from the curfent NSW Government) the key and ultlmâte policy tests are the Centres Pollcy

elements and cmployment lands strategrc assessrnent tests in the Motropolltan Plan fof Sydney

2036 (p. 60 and p. 141 respectively) and the Section 117 Directions (1.1 Business and Industrial

Zones), The documentation contäins no reference to the former document, A detailed lcttcr

addresses the latter (see comments below).

Given the proposal would be an'out of centre'development/ overall lt râtes poorly againsl the

Centres Policy elcments in the l'4etropglitan Plan for Sydnev 2036.

A 'quick' and qualllative assessment against the employment lands str¿teg¡c ãssesslnent criter¡a

generales a m¡xed outcomc for the prOpOSAl bUt more work is required by the Proponent to test

the proposal fully agaínst thesê cr¡teria, In particulär a more comprehensive report is required

which addresses the 'stocks ol loca! employment lands and the abiilty of remain¡ng stocks to meet

future local ¡ndustrial needs', The CPS and other documentatron supporting the proposal includes

lnformâtion on the lndustr¡al land market and vacancies, but the med¡um to longer term supply-

dsmand perspective ¡s not addressed (ln a quant¡tat¡ve wåy)

Difficult for proposal to satisfy key relevânt tå6ts ¡n the Sectlon 117 Dirëction; 1.1

Business and Industrial zones - ¡n pert¡cular wh€ther ¡t malntalns the economic vlability
of c¿nrres ånd wh€thêr ¡t wlll l¡kely reduce tñe potential lloor space lor industrial usss in

the exirting industr¡âl zon€.

The key tests which the proposal necds to satisfy frôm thê Sectlon .117 Direct¡ons - 1,1 Bus¡ness

afld Industrial Zones are whether it ¡s consistent with clause 4 or, lf not conslstent, whether it can

meet the clauæ 5 tests.

In Clause 4 the key tests ârel

1. whether it cen g¡ve effect to the objectives of this Sectlon 117 Dlrect¡on, and

2, whether it will llkety reduce the potential floor space for industriãl uses in the existinq

lndustrial zone,

In relat¡on Èo tlìe flrst key test:

It is arguable whethe¡ the proposal mccts object¡ve la) (encourage emqloyment growth ln

a sultîble loætion), glven that lt w¡ll be retail employment which the centres p0licy lvould

usuâlly dictate should be in a centre (as ô'suitable locatlon')'

Probably, the critical objective that tlre propoeal (ånd support¡ng studies) needs to meet is

(c) 'suppon the v¡ability of ¡dentìfied sfrðfegrc cent¡æ. ultimâtely â reductlon in

'lil i.i,r lrl rr SGS rt
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expenditure - even as littlc as 1,3 perænt as sugqested ln the Duane Locätion IQ repoÉ -

is not consistent with the test of supporting the v¡ab¡lltY of thê strôteqic centfe of

Chatswood, The CPS report and letter state thôt it wlll "not threaten the vlahílity" oÍ

centres, which ¡s not actually the test the proposal needs to meet,

In relåtion to the second key test:

It is very difficult to argue that introduc¡ng a general retail use to the zone (even lf Just to

one site) preserves the Roorspace available to industr¡al uses within that zone'

However, ¡t might be possible to satlsfy th¡s item if it was demonstrated that all potential

demand was ôble to be accommodated by the reduced supply, The supporting studles note

the change in type of employment uses and the current high vacancy rate but, though

implied, do not address this ultimate test,

If inçonsistent with Clausc 4 the relevant êlements of Clause 5 that apply are that the provisions of

the planníng proposâl need to be:

justified by ô study wh¡ch gives consideråtion to the objectlve ôf thrs dllection (5(b)) (see

díscussion åbovc), ot

in åccordðnce with the relevånt Reg¡onål Strâtegy or Sub-regional Strategy....(5(c))'

For 5(c) the relevant Regional Strategy ¡s the Metropolitan Plan and a broad and qualitative

considerôt¡on of the extent to which the proposal addresses or satisfies the centres Pol¡cy elementg

and employment lands strategic assessment cr¡teriô suggestg the proposal falls short, Though ln

relation to the latter (employment lands strategic assessment test) a more comprehensive

demand-supply âssessment for the precinct would enable these critÉr¡ã tó be better ôddressed,

The proposal is not consrstent with the Inner Nodh Þrãft Subreg¡onal Strategy which seeks tô

protect the East Chatswood area as (category 1) land to be retäined for industfial purposes.

Council's rclwânt stratcg¡c plânn¡ng dlractiong not addresged

Council h¿s a set of strôtegic planning directions (priûcipôlly outlined ln the Community Strategic

Plan but also In other council rêpôfts and documents) which are not addressed by the planning

proposal. A summary of the key relevànt directions and elements is as follows.

provide a diversity of housing, in partlcular located and provlded e,¡th adequate

lnfröstructure and servires

manage car parking to prornote publ¡c transport use instcad of private vehlcle use

måinta¡n local commefclal and retail centres

locate employment in areas that can be well serviced by public trônsport

limit commercial and reta¡l activ¡ty ¡n ¡ndustrial areas

suppoft the cBDs of chatswood and 5t Leonârds,

SGS
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These strateqic scttingg estâblished by a number of Council documents and cÖnsultant reports do

not support development of the site for the prôposed woolworths supermarket, There iE only a

lim¡ted reference to these local strateqlc d¡rections in the CPS and other documentation.

Retail and economic analygis cons¡stent w¡th practice but assumptions unclear

While the ¡etail and economic ¡mpact analysis adopts conventronal benchmarks and thereby makes

a strong case ¡n f¿vour of thc proposal, many ðssumptíons used are not transparent. Sensitivity

testing of assumptions, Or using primary, locally relevant data on oxpenditüre patterns and

potential changes es a result of this proposal, generalcd using ô survey of residents, would provide

for a richer and more robust assessment of the prospects for the superrn¿rket and thê impact ôn

surround¡ng centres.

It should be noted that the test of rrihcther the planning proposäl meets thÊ objectìve of

maintä¡ning thê v¡abil¡ty ôf centres (and the strategic centre of Chatswood in particular) ls a key

one (in the Sectron 117 guidelines). The Þuanc Locôtion IQ report acknor^,ledges there will be a

ncgêt¡ve impact on other centres (e,9. -f.3 Percent in Chatswood centre, -5.4 percent ln

W¡lloughby High Street ãnd -4,0 percent in Câstlecrâg), We think these figures - without thc

benefit of a deta¡led quant¡tetive asscss¡'f¡ent - are probably understäted. Nevertheless, any

proposål that has a negat¡ve impact on the expenditure potential of anothcr ccntre (even if

modest) w¡ll find it difficult to meet a strict rcading of the 0bjective ol'contrilrut¡ng to maintaining

thc viability of exlsting centres,

oemand for indust¡ial land in the East Chatswood precinct st¡ll stron0 for smaller

indust¡ial units for lhíxed off¡ce/wahËhouslng but vacðncles hlgh and concentrated ln
larger format buildings and sites

The site is in the East ChatsÍJood industr¡al area. '[he supporting documentat¡on seeks to show

that there ls a high vôcancy rate in the area and that demand for employment activities is changing

such that the area does not support'traditional' industrial act¡v¡ty anymore and a w¡der cornplex of

employment uses is em€rg¡ng and should be allowed, SGS agree with th¡s proposition but it docs

not necessaríly justify allowing general or supermârke! retêil¡ng which would b€ better locêted ¡n

centreS,

Furthcrmore, the vâcânc¡es âre concentrated in larger formðt bu¡ldings ånd sites forwhich there ¡s

l¡m¡ted current demand, S¡tes nith smaller industrial units are in demand, Overtime ¡t could Þe

expected that meny of these will redevelop in line with market prÉferÊnces.

Planning controls (and appropriate trdnsport investment) should facilitate development for rnore

intense, divelse uses ¡ncluding some lðrger form¿t or anc¡llary retail, otf¡ces and a hybr¡d mix of

busineEs requirino bôth ofrice and warehouse space, though wlthout necessarily allowing general

retail (including supermarkets), which should be the subject of appropriate associated planning

g¡ven lts catâlygt role ln cenlres

A longer term evaluation of supply-demand prospects in the precinct is regu¡red to support a ca5e

for losing industriäl lând in the precinct to supermarket and other retail.

sgs,í!,,
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fwo other sites would be sultable to åccommodate a supermarket in cxisting c€ntre$

SGS has evÊluôted ð number of alternative sites in the LGA, from a l¡st provided by Council, for a

supermarket development.

The site assessment wås based on six cr¡teria that assessed the s¡tes based on their practicality,

location, their pos¡tion w¡thln councrl policy and the metropolitan planning framework and what

their constra¡nts were, The ãssessment Indicates that Sites L (173-t97 Victorla Avenue,

Chatswood) and Site f1 (243 - 245 Penshurst Street, Chatslvood) are probably lhe most vrable

alternative opt¡ons to the subject Elte ât Eåst Chatswood, They are located in close proxlmlty to

eåch other ôs well as the subject site and the assumed trade catchment boundaries, and would

support the viability and development of exlst¡ng ccntres.

A supermarket - if supported on th¡s sltÊ - should not be allowed to develop without

complementary änd lntegrated plannlng of the immediate preclnct ¡ncludlng for
edd¡tlonal retâil ãnd possibly residential usës (formlng ln effect a new centre)

The proposed lvoolworths development ln Eðst Chatswood ls in hno with recent actlvlty by the

company ås a site developar. A similar development has occurred in the Baþowlah or Manly Vale

industríal precinct and th¡s hðs prec¡pitated a wider evaluation of and up'zonlng of pat of the

precinct. l-and values in th¡s area do not appear to have thifted upward as a result of the

\,rrûolwofths devejopment yetr bu! it is not yet operat¡ng and such hlgher land values would be

expected to occur Òver time once rraffic and sh09per5 ar¡ve.

lf the proponent is able to build a gtronger casp to support the proposal and Counc¡l is ¡nclined to

support ¡t, ln sGS's op¡nion it would be wrong to allow the supermarket as an isolated retãil

development. In our vierv the supermarket development would càtalyse further rctail development

such that a centre by default would be crcated, In this case not only would the industrial äreâ be

affected by encroåching and higher lônd value development, with unmânâqed consequences, the

opportunity to obtâin more deslrable plannrng outcomes rvould be lost.

If the devëlopment was to go ôhead th€re ls a strong cage for analysis and the development of a

structure plân and associated planûing controls for basically a new centre in this location, building

on the superrnerket anchor, wlth a small complex ef supporting retail activities and potentially

rcsldential development. The demarcation w¡th the exist¡ng lndustr¡al ar€ð cðn be strongly døwn

to protect it for the future and trâffic hpacts can be managed in a more integrated way.

CondusÍon

Ult¡mately, the key tests for this proposal are relevant pollcy elerìenb and tests in the

Metrogolitan Plan for sydney 2036 and the Sect¡on 117 Dir€ction: 1.1 Buslness rnd
Industrial zones.

1. The proposal fares poorly against lhe Centres Pollcy elemenE in the Metropolitån Plan for

Sydney 2036, It aiso 'falls short'against the Employment Lands Strategic Assessment' In

particulðr a rnore comprehens¡ve report is required which addresses the cr¡terion of

¡mpact¡ng on 's¿ocks of local employment lands and the abílity of rernalnlng stocks to meet

SGS l¡
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futurc local ¡odustrlal needs'

From our ðnalysrs future projections of demand are modest but market ônecdotes and

àcti\iity suggcst that r¡tes wlth smôller ¡ndustriôl units are in demând, Oveftlme lt could be

expected that larger sites and bu¡ld¡ngs, where the vôcancies are concÊntrated, will

redevelop in llne wlth market preferences, Whether this will be sufflclent to absorb spôre

capaclty needs to be the subiect of f0Ëher analysis.

2. ln releuon to the Section 117 Direction: 1,1 Business and lndustrial ZonÈs needs to sat¡sfy

two of three objectlves in pðrt¡culer.

Firstly, lt ls arguable ¡f the proposal meets the objective of "encoumg¡ng employrnent
growth ¡t1 a su¡table lôcâtion', glven thet it will be retäil ernployment which the centres

policy would usually dictate should be in a centre (as a'sultable location'),

More cr¡tically, the proposal does not satisfy a strlct rcading of the objectlve of
"support¡ng the v¡abi!¡ty of ¡denilned sÈreteglc cenlres', ult¡mately a rcduction in

expenditure - even å9 llttle as 1.3 percent as suggested in the Duane Locatlôn lQ

rêport - ls not cons¡st€lt wlth the t€st of support¡ng the viability of the strategic

centre of Chatswood.

In eddit¡on, thë planning proposal could seek to sâtisfy a net community b€nêfit test, as pcr the

DepaÉment of Plann¡ng's Gu¡de to Prcpar¡ng Planning Proposals,

If the Counctl saw flt to support the development bðsed on lt b€hg able to meet these various

tests, h scs's opinÌôn ä fuËher etudy on the polential of the locät¡on as â centre would need to be

conducted. TheprecedenteffectofthesupermarketdevelopmentwouldbeeignificantandítlYould
be difficult to res¡st additional retâ¡l önd relâted develoÞment 3uch that a centre 'by defaull' ¡s

llkely, Counc¡l's planning needs to ent¡c¡Pate this prosPcct.

s.?? (Ú¿
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1 I November 201 1

Mr Richard Armitage
Reglonal Developmenl Manager
C/-Woolworfts Limiled
PO Box 8000
Baulkham Hills NSW 2153

Dear Mr Armitage

Proposed Woolworths development at Smith Street, Chatswood
lntersection of Smlth Street, Castle Cove Drive wíth Eastern Valley Way, Chatswood

I refer to the ongoing discussions and prelirninary planning being underhken by Woolworths
Limited wíth regards b polential state road lnfiestruclue ¡mprovemenls to be undertalen in
conjunction wit¡ the proposed shopping centre al he subþcl location.

Roads & Maritime Services (RMS) wishes to confirm that il provkles 'in principle' support lo the
proposed upgrade worts along Easlem Valley Way lhal includes inlersection upgrades at CaslÞ
Cove Drivo and Sm¡th Streel, Chalsì¡mod (refor to drawing rp- RW02rcv02 dated 4 May2011)-

The 'in principle' support is condítional and subject to lhe following issues being sucoessfully
resoþed:

. All desþn issues previously raised are lo be addæssed to lhe salisfaclion of RMS, including
but not limited to lhe southem meçe / tie in changes and çotechnical requiremenls
assocÌated wlth the existing slructuæs.

. An updated schedule of works reflectlng the above charBes and a ævised mst estimate is to
be submitted to RMS for review ard ooncurrence.

' Agæement is to be readred between Roads & Marllime Servlces and Woolvrorths Limited on
lhe financial conhibution that would bê requred srÈject to succ€ssîul planning consenl for lhe
shopping centre (includes brms and condilions associated with ils payment).

While tht subject þcation has been identified as a cand¡date site to implement potential
Ímprovements within RMS's congeslíon Í¡anâgsÍEnl program, its loìrvgr order priority status has
delermined hat no ímmediate lundlng ortimeframe has baen assþned to it- RMS can confirm úrat
it will ¡e-evaluate tho status of lhis project, with a view to premol¡ng ¡t wilhín th€ short to medium
tåm ì,rrorlG program. The brirging forward of lhe pmþctwilhin üe woû's prognm is condilionalon
funding being made ar¡ailabh from bolh the financial æntribution by Woohmrths Limited and
monies being allocaled by the StalB government,

Læl g, 27 Argyþ stræt, Palm8lts tls{l/ 2150 | PO Bd S73 Pmamatta NSI{ 21 24
f OZ 8849 2f,19 | F 02 88,1S 2849 | E cdh_lenf,ørl@da,ßw.gn.âu
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RMS uroùld [ks b aalrnowlêdge the tlme and efiort thal hae bËen undarbken by Woqlsrorlhs
Llmiied and its congulhnl¡ dutùrg lho pr+Þlannlng phaeo of the dwdopmsnt

Fo¡furfi¡rhfonmtbnand wayfomrard. pleøse oontact ûøen Hodgeon. Sonlor tand Use Phnnor
on (02) 8849 2û12.
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