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PHachment 4.

[No, 433 Property Address

17-19 Smith St, Chatswood
(refer to Map 26)

Existing Zoning under WLEP 1995/SREPPS

Light Industrial 4(b) under WLEP 1985

Proposed Zoning under WLEP 2009

IN2 Light Industrial

Author of Submission Cily Plan Services Pty Lid. Submission dated
S N— 20/6/2010
Status Consultant on behalf of the owner

Woolworths Pty Ltd (Fabcot Pty Ltd)

Summary of Submiesion

subject to the appropriate zoning.

20nes,

Section 117 Direction.

1000sgm of space for iease,

there is room to grow their business.

o Woolworths has acquired the property at 17-19 Smith St In the East Chatswood Light
Industrial area with tha intention of establishing a full line supermarket (3,800sqm)

s Requesls that Councl) either zone the existing 4(b) Light Industrial land in East
Chatswood to BS Business Development and allow a “supermarket” as a permissible
use for 17-19 Smith St under local provisions and Schedule 1 of the draft LEP and
include "fight industry” as a permissibie use In the B5 zone or alternatively, allow a
“supermarkel” to be parmissible within the IN2 Light Industrial zane for 17-19 Smith
St under local provisions and Schedule 1.

s Notes that Councli Is required to have regard to the objectives of Ministerial Direction
1.1- Businesa and Industrial Zones pursuant to Section 117(2) of the Environmental
Planning and Assessment when considering the most appropriate zone for the site.
The objectives include the protaction of employment land in business and industrial

« An Economic Impacl Assessment report prepared by Duane Location IQ, a Land Use
Study prepared by Jones, Lang Lasalle and a Traffic report prepared by Coiston
Budd Hunt and Kafes Pty Ltd have been included and referred to in the submission in
order to suppon the cantention that a supermarket be a permissible use at 17-18
Smith St and that it would be conslstent with the objectives of the abovementioned

» In justifying fts position, the submission notes lhat the East Chalswood industrial area
Is evolving and no longer conslsts of traditional light industrial uses like
manufacturing but is mostly a mix of warehouse/self starage, showrooms, bulky
goods retailing, office, retail and recreational uses. It notes that new developments
Include multi storey strata units and Bunnings, Subway and Pet Barn, Fitness First.

» States that there are In excess of 400 tenancies in the area including over 300
businesses but over 100 tenancies are currently vacant and there are 20 with over

+ Notes that companles such as Fawcett Bros/ Rosella foods have chosen to move to
new purpose built promises where land Is cheaper, development costs are lower and

s Argues that although the East Chatswood industrial area is identified as Category 1
employment land in the Metro strategy in reality the type of land uses operating in the
area are not traditional industrial uses but are low employment generating mixed use
businesses. It cites reasons for the shilt In demand away from traditional light
Industry as high land costs and a shift to outer metropoktan areas, greater emphasis
on accessibillty to road, rail and sea and large modern distribution centres and
increased diversification including a range of retail and office uses, and mixed uses
requiring both office space and warshouse space.

» Most davelopments In the East Chatswood Industrial area in recent years undertaken
by the private sactor have been small multi-storey strata units with a high proportion
of office space (typically 25% and over).

o [tcontends that retall including a supermarket and business premises should not be
excluded from zones such as East Chatewood which are intended for employment
purposes. According to the submission, a Woolworths supermarkel would contribute
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a net increase of around 188 additional jobs to the local area.

A numbar of recent government policies are refarrad to in the submission from
Woolworths Including the draft Centres pollcy, the Cholce Free Zone report by

Professor Allen Fels for the Urban Taskforee and the Standing Committee on State
Development which considers the appropriateness of competition policy issues within
the planning system, It quotes from the Urban Task Force which proposes that
retailing should be encouraged gutside established shopping cenires, easing the
transport burden and encouraging pedestrian friendly communliiee, It outlines how
the Centres Policy would allow greater competition and lower prices for consumers.
With regard to the draft Centres Policy the submisslon notes that the Smith St site
would be classifisd as "edge of centre” and therefore would be subject to a "net
community benefil fest* when assessing whether to consider a rezoning. Under the
test it must be established that there are no suitably zoned sites within the existing
centre, Woolworths contend that a zone that permits a supermarket would pass the
test because the site has good access to existing infrastructure and public ransport,
It would be complementary/ compatible with the surrounding land uses, would
increase cholee and eompetition in the area, would facilitate & permanent
employment genarating activity and there is na suitably zoned land within the existing
already congested Chatswood commerdial centre and the Northbridge supermarket
is trading at full capacity. )

Intarms of the sconomic impact from a supermarket at 17-19 Smith St the
submisslon [s supported by a report from Duane Locatlon }Q which notes that the
Willoughby LGA is substantially undersupplied in terms of supermarket provisian and
concludes that the development of a supermarkst at Smith St would not threaten the
viakility or continued operatlon of any cenltres and Is consistent wilth objective (c) of
the Minigierial Diraction 1.1 Business and Industrial zone.

The submisslon also argues that the proposal to parmit a supsmmarket In the East
Chatswood industrial area I conslstent with the review by the Deparment of
Planning and Better Regulation Office that recommends, In part, that the final Activity
Centres Policy should conslder ways to Increase opportunities for competition by
aliowing more types of shops into centres thal currently only permit “neighbourhood
shops”,

In addition to the policy Justification for a supermarket, the submisslon also notes that
the traffic report prepared for Woclworths concludes that the future 1raffic impacts are
likely to be acceptable and existing road works would ba able to cater for tha
additional traffic generated.

The submission argues that neither the subject site at 17-19 Smith $t nor the
surrounding area is “industrial” so the existing 4(b) and proposad IN2 zones are
anomalous. [t further argues that the B5 Business Development zone would be the
hest it for the area as its objectives ara conslstent with the nature of existing land
uses in the East Chatswood area and the trendjshift io allow a mix of businesses and
warehouse uses within epecialised large format retail uses. It conslders that the aim
of the BS zone “to encourage a range of employment uses/ activities In locations
which are close to and which support the viability of strategic centres” is ideal for the
Smith 8t site and sumrounding area. The submisslon also recommends permitting a
supermarket in the BS zone for the subject shte at 17-19 Smith St

If Council doss not support the BS zone classification then the Woolworths
submission requests that the draft LEP permit'a supermarket as a permissible use in
the IN2 zone for the site at 17-19 Smith St.

Comment
Rezoning the East Chatswood industrial area to BS- Business Development is not supported
nor Is the addition of an enabling clause to specifically allow a Woolwarths shopping centre

at 17-19 Smith St in draft WLEP 2008,
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Council has consistently strived to maintain the supply of existing Industrial land particularly
for service Industry in the LGA and the subregion. The Willoughby Industrial Study prepared
for Council by SGS Economics in 2004 noted that given the Incrsasing North Shore
population (330,000 by 2021) and the current land allocated to Indusiry, there is a shortage.
This is also supported by the Depariment of Planning (See Draft Inner North Strategy dated
July 2009), The SGS siudy noted that in terms of total industrial zoned land per capita,
Willoughby, with & ratio of 12.9sgm per capita, falls below the average ratio for the Inner
north- west Sydney region (14.9sqm per capita) and well below the Sydney statistical SD
average. The SGS sludy acknowledged that efficiencies, mobility In the way people do
business and changes In operations will effect the future demand for service Industry but
Industrial land Is scarce and particularly important from a service industry perspective.

The SGS study described the charaster of East Chatswood as having less local service
industry compared to Artarmon, more manufacturing, higher order finance and business
services than In Artarmon and a more High Tech flavour.

In addition to the Willoughby Industrial Study prepared by SGS Economics and Planning, the
Dratt Inner North Strategy helped to form the basis for strategic planning In Draft WLEP
2009. The Draft Inner North Strategy states with ragard to stratagic employment lands in the
inner north, that “overal, there is refatively limited supply of Employment Lands within the
inner North Subregion with & total of 124 hectarss of zoned iand, concentrated within
Willoughby (94 hectares) and Lane Cove (63 Hectares) local govemment areas. Through
the subregional planning process, seven Employment Lands precincts were identifiad within
the Inner North Sub Reglon as being of sirategic importance and should be retained for
industrial uses.” (Both East Chatswood and Artarmon are identified in the seven precincts).

In consideration of recent and future trends in the supply of Employment Lands, the Draft
Inner North Strategy also states “In view of continued demand for Employment Lands,
conversion of existing Employment Lands within the subreglon should be highly restricted
and existing pracincts (Artarmon, Lane Cove West, East Chatswood, Gore Cove, West
Ryds, Gladesville and former AD! sile) should be retained,”

The Woolworths submission nates that the East Chatswood industrial area is evolving and
no longer consists of traditfonal light industrial uses ke manufacturing but is mastly a mix of
warehouse/self slorage, showrooms, bulky goods retalling, office, retall and recreational
uses. li notes that new developments Include mulli storey strata units, Bunnings (bulky
goods), Subway (neighbourhoed shop), Fitness First (Recreational indoor facility) and other
hon traditional industrial land uses. These are uses that have long been permitted in the
zone and sither serve the local needs of the workers or operate for bulky goods that are
permitted as a result of government planning and they exist in most industrial areas across
Sydney. Their presence does not justify changing the sile to a "business’ zone. The major
purpese of the current zone Is Industral use and service industry.

The main purpose of Woolworths is retailing. industrial areas enable bulky goods retail (due
to the nature of goods sold) and Neighbourhood shops that "provide for the day to day needs
of people wha five or work in the local area”. A supermarket of neary 4,000sqm is neither of
these things and will undarmine the long term avaitability of land on the lower North Shore
for industry and local sefvices. The proposed Woolworths Supsrmarkst is the same slze as
the existing Northbridge Supermarket.

Offices and showreoms in the Industrial zone must be ancillary to the primary permissible
use, a control that has recently been confirmed and maintained.-by the Department of
Planning aftey the industrial strategy amendments to the industrlal zones made in 2007.
High vacancy rates in the East Chatswood indusirial area were noted in the SGS study and
wera consldered 10 be a result of a combination of poorly serviced access to public transport,
proximity to residential land use and restrictive Council develcpment controls. It could also
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| 'be expected that the recent down turn in the economy could also play & faclor in recert high
vacancy rates. The same has occurred with high vacancy rates in Chatswood, St Leonards
North Sydney and Ryds/ Maoquarie Park.

As a result of the detalled analysis by 8GS Economics and Planning of the existing and
evolving trends In Industry, WLEP 1995 (Amendment 60) was gazetted in 2007 which
introduced a number of initfatives that acknowledged the changing nature of industry
including the deletion of a maximum ancillary office and showroom component in Eagt
Chatswood; more detailed floor space ratio objectives, Increased FSR (1.5:1) for shes over
1,000sqm and the addition of uses such as laboratories and high technology Industry,
Whilst acknowledging the evolving nature of Industry and In particular, the growth of *high
tech” industry, the SGS study cautioned that it is important to protect the industrial areas
from pure office use as such activity has the potential fo force out genuine industrial users,
rales land prices and create incompatlbility problems. The same could be said about the
potential opening up of the industrial areas fo retail particularly a largs supermarket ag
proposed in the submisslon from Woolworths,

In tarms of retail demand, the 3GS study noted that the East Chatswood industrial area
lacks a local business/ convenlence retall focus .e. takeaway food, mik bar, café, business
services etc. It sliggested that a node could be established in Smith St or as part of a site
redevelopment in Eastern Valley Way and that any retail provision would need to be
restricted 8o as not to undermine activity In nearby Penshurst Street shopping centre. It
suggestad a elause restricting the maximum amount of retail fioor space to 200sqm.

The potential for a refail focus for the indusirial area has been addrassed by the fact that
Neighbourhood shaps are a permitted use in the IN2 Light Industrial zone under the
provisions of draft WLEP 2009.

Neaighbourhood shop “means retall premises used for the purposes of selling small daily
convenlence goods such as foodetuifs, personal care products, newspapers and ths like to
provide for the day today needs of people who live or work In the lecal arsa, and may include
ancillary services as a post office, bank or dry oleaning, but does not include restricted
premises”. This definition is very broad and yet to be fested in court as io what conslitutes a
neighbourhood shop. With the inclusion of a large suparmarket as well as bulky goods
refailing, the area would soon be occupied by numerous small “neighbourhood shops”
feeding off the supermarket, further eroding the feashllity of the area for the provision of
services such as car repairs, computer maintenance, warehouse/ distribution and small
industrial activities for the City and sub region.

The Woolworths submission notes that the East Chatswaod industrial area is ldentified as
Category 1 Employment land in the Metro Strategy and under the provisions of Ministerial
Diractlon 1.1- Business and Industrlal zones, Council must have regard to maintaining
Employment land. The Woolworihs submission claims that a supermarket would be a better
generaior of local employment than the low employment generating mixed businesses that
exist in the East Chatawood industrial area at the moment. This may be valid however it
would result in the detericration of avaifable land for genuine industrial tses such as
research and development, high tech and service industries that are more appropriately
located in industrial areas such as East Chatswood.

The industrlal area on the North Shore is in short supply and is always under threat from
higher income generating uses such as retail, commercial and residentlal, The land is
strategicafly important to be retained for the long term as new Industrial areas in inner
city/middle rng argas will never be created again. It s a much more sustainable outcome ta
retain such land within the City.

The submission from Woalworths suggests that Counoil amend the draft Plan to permit a

supermarket just for the site at 17-19 Smith St however has not given credible justification as
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to why, Ifit Is eppropriate to amend the draft Plan for that site in order to encourage retail
competition it should not be extended to the whole of the East Chatswood Industriai area.

Much emphasis and justification for & supsrmarket is mads In the submission by referring to
recent State policles designed to encourage competition. It is undarstood that Woolworths
has baen looking for appropriate sitas in the Willoughby LGA for some time and that there is
a shortage of supermarket space per person in the LGA compared to the national average.
This does not justify using up the best industrial land In the City s0 that Waolworths can build
a “one size fits all facility.”

If the Smith St rezoning procesds, then t would lead to further requests for rezoning of the
IN2 land. This would gradually srode the employment lands and prejudice the opportunity
for industrial uses Lo establlsh in the area as land values increase. This would have a
significant impact on the competitiveness of the existing businesses, particularly legsess as
owners seek to achieve the highest and best use by rezoning and termination of existing
occupancies. Adding retall (supermarket) and business premises to the permitted uses in
the IN2 zone Is likely 1o result In a fundamental change to tha area with higher traffle
generating uses and alienation of exlsting industrial uses.

Approval of the supermarket on the Smith St site, purchased at a lower tand price than
business zoned land would result in an uncompetitive advantage for the subject site over
other business that had 1o acquire and develop land in the business zane.

There are other opportunities for supermarket development in Willoughby Including:
1. Councll has approved a supermarket (Woolworths) adjoining the Chatswood
"Interchange;
2, the Royal North Shore Hospital Divestment lands at St Leonards
3. redevelopment and expanslan of the Northbridge Plaza Woolwarths.

The Smith 5t proposal would not satisfy the “net community benefit test® under the draft
Centres policy due to the loss of industrlal employment land, the pressure far other
retail/business uses in East Chatswood crealing cumulative traffic and parking issues, the
poor accessibllity of the sile for public transport and the (lkely Impact on the ecopamic
viability of strip centres at High St Markets and Penshurst St/ Victeria Avenue.

As with all established areas, ot consolidation of existing shops is generally necessary to
create large supermarkets which serve & Jarge catichment and generate large amounts of
vehicular traffie. There is nothing to stop Woolworths establishing several smaller
supermarkats within existing centras, which the Willsughby City Sirategy aims to support
and where public transport and existing facilities for community interaction are avallable.

Council's Traffic Engineers have reviewed the Traffic report prapared by Colston, Budd and
Hunt and make the following comments:

The intersaction of Eastern Valley Way and Smith St would be unable to cope with the
addHtional traffic generated by a Woolworths supermarket on Smith 8t In particular the right
turn bays on both Eastern Valley Way and Smith St would not have the storage capacily to
cater for the increase in traffic,

The consultant’s intersection analysis showad that the intarsection of Easlem Valley Way
and Smith St had an average delay of less than 25 seconds during peak periods, which
represents a lavel of service B. However my analysis of the inlersection showed an average
defay of over 40 seconds during the aftetnoon peak, which represents a level of service O. i
alsa showed a level of service E for boih of the right turn bays. The analysis also showed

extensive queuing for northbound traffic on Eastarn Valley Way.
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It Is possible that when modslling the intersection, the consultants may have used the default
seftting of 500m for the length of the right tum bays, when In fact they are about 35m. This
would make a big difference to the performance of the intersection, as the lack of capacity in
the right turn bays would not show up in the results. My modelling Indlcated that right turning
traffic would frequently extend back bayond the end of the turning bays and into the middie
traffic lane.

Thase resuils would Indicate that it would not be feasible to construct a Woolworths
supermarket in Smith St, unless significant modifieations were made to the intersection of
Eastern Valley Way and Smith St

Council has also recently recelved a petition from residents of Alleyne St complaining about
the volume of traffic using their street, They have aiso expressed concern about the. ¥caly
increase in traffic volumes should & Woolworths supermarket be constructed in Smita St.

In conclusion, it is considered that for the long term strategic retention and integrity of the
East Chalewood industrial area, consistent with the Willoughby Industrial Areas Study, the
Willoughby City Stratagy and the Metropolitan Study, a supermarket should not be included
as an additional use for 17-19 Smith St in Schedule 1 of draft WLEP 2008 and that the land
should retain fts IN2 Industrial zoning consistent with the exlsting new cenirols for the area,
the SGS Willoughby Industrlal Study, the Inner North Sub Regional Strategy and
Depariment of Planning advice.
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Executive Summary

SGS Econemics and Planning (SGS) has been commissioned by Willoughby City Council (Council) to
review a planning proposal and supporting documentation for a proposed full-line Woolworths
supermarket at 17-19 Smith Street East Chatswood. The proposal seeks an enabling clause to the
local environmental plan (LEP) to allow supermarkets as a permissible land use on the site. Council
has asked SGS to independently review the planning proposal submitted by City Plan Services
(CPS) and supporting decumentation prepared by Duane Location 1Q and Jones Lang Lasalle (JLL).

The subject site of the proposed supermarket Is within the East Chatswood employment lands. The
current zonlng In the employment lands promotes light industrial and business park uses as well as
support services, and prohibits the development of supermarkets and other non-bulky goods retail.
The CPS planning proposal and supporting documentation advocate that the East Chatswood
employment lands should accommodate a greater diversity of land uses and that the relevant
planning controls no longer refiect the land use demand for floor space in the area. Further, the
planning proposal argues that there Is sufficient retail expenditure in the suggested catchment area
to support a supermarket with only a8 minor impact on the existing retail vitality of Chatswood as
well as smaller local centres.

$GS's review of the planning proposal and the accompanying reports highlight that while a prima
facie case has been made for the supermarket, there is still insufficient evidence on which to ferm
a view [n favour of the proposal. In particular:

Reference to only partially relevant documents

The supperting documentation contains reference to a range of documents which it draws upen to
support the proposal. These include a draft Centres Policy {described on its cover as being 'not
government policy’), discussion papers or non government reports. None of these have official
policy status. In simple terms the relevant thrust of the documents is:

» Competition is facilitated by ensuring a supply of appropriately zoned land which more than
meets future demand for retail premises

+  Retail premises are best located in or on the edge of existing centres

» The typology of retail and commercial centres should not be so rigid as to deny
opportunities for large format premises, such as supermarkets, locating in them

» Proposals for retail premises in out of centre locations that can not be accommodated in-
centre or edge-of-centre should be subject to a net community benefit test (where net
impacts not transfer impacts are the critical consideration).

If this framework was adopted palicy the only relevant test for the project, given that it is clearly
‘out of centre” would be:

+ whather or not the project can be accommadated in-centre or edge-of-centre and if not,
+ then does it meet a net community benefit test.

SGS qj)
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Neither of these is addressed in any detail in the CPS report or in other documents supporting the
proposal. Our analysis finds that there appear to be suitable sites in exlsting centres (see below).

Key relevant tests of the Centres Policy elements and employment lands strategic
assessment criteria in the Metropolitan Plan not addressed

In the absence of the above mentioned framework being adopted policy (or any other alternative
coming from the current NSW Government) the key and ultimate policy tests are the Centres Policy
elements and cmployment lands strategic assessment tests in the Metropolltan Plan for Sydney
2036 (p. 60 and p. 141 respectively) and the Section 117 Directions (1.1 Business and Industrial
Zones), The documentation contains no reference to the former document. A detailed letter
addressas the latter (see comments below}.

Given the proposal would be an ‘out of centre’ development, overall it rates poorly against the
Centres Policy elements in the Metropolitan Plan for Sydney 2036.

A ‘quick’ and qualitative assessment against the employment lands strategic assessment criteria
generates a mixed outcome for the proposal but more work is required by the proponent to test
the proposal fully against these criteria. In particular a more comprehensive report is required
which addresses the 'stacks of local employment lands and the abillty of remaining stocks to meet
future focal industrial needs’. The CPS and other documentation supporting the proposal includes
Information on the Industrial land market and vacancies, but the medium to longer term supply-
demand perspective is not addressed (in a quantitative way).

Difficult for proposal to satisfy key relevant tests In the Section 117 Direction: 1.1
Business and Industrial Zones - in particular whether it maintalns the economic viability
of cantres and whaether it will likely reduce the potential floor space for industrial uses in
the existing industrial zone.

The key tests which the proposal needs to satisfy from the Sectlon 117 Directions - 1.1 Business
and Industrial Zones are whether it is consistent with clause 4 or, If not conslstent, whether it can
meet the clause 5 tests.
In Clause 4 the key tests are:
1.  whether it can give affect to the objectives of this Section 117 Direction, and
2. whether it will likely reduce the potential floor space for industrial uses in the existing
industrial zone.
In relation to the first key tast:
s It is arguable whether the proposal meets objective {a) (encourage employment growth in
a suftable Iocation), glven that It will be retail employment which the centres policy would

usually dictate should be in a centre (as a ‘suitable locatlon’),

» Probably, the critical objective that the proposal (and supporting studies) needs to meet is
(c) “support the viability of identified strategic centres. Ultimately a reduction in
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expenditure = even as little as 1.3 percent as suggested In the Duane Location IQ report -
is not consistent with the test of supporting the viability of the strategic centre of
Chatswood. The CPS report and letter state that it wiil "not threaten the viability” of
centres, which is not actually the test the proposal needs to meet,

In relation to the second key test:

+ It is very difficult to argue that introducing a general retail use to the zone (even If just to
one site) preserves the floorspace available to industrial uses within that zone.

+ However, it might be possible to satisfy this item if it was demonstrated that all potential
demand was able 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 inconsistent with Clause 4 the relevant elements of Clause 5 that apply are that the provisions of
the planning proposal need to be:

« justified by a study which gives consideration to the objective of this direction (5(b)) (see
discussion above), or

« in accordance with the relevant Regional Strategy or Sub-regional Strategy....(5(c)).

For 5(c) the relevant Regional Strategy is the Metropolitan Plan and a broad and qualitative
consideration of the extent to which the proposal addresses or satisfigs the centres policy elements
and employment lands strategic assessment criteria suggests the proposal falls short. Though in
relation to the latter (employment lands strategic assessment test) a more comprehensive
demand-supply assessment for the precinct would enable these criteria to be better addressed,

The proposal is not consistent with the Inner North Draft Subregional Strategy which seeks to
protect the East Chatswood area as {categary 1) land to be retained for industrial purposes.

Council’s relevant strategic planning directions not addressed

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 addressed by the planning
proposal. A summary of the key relevant directions and elements is as follows.

« provide a diversity of housing, in particular located and provided with adequate
infrastructure and services

+ manage car parking to promote public transport use instcad of private vehicle use

« maintain local commerclal and retail centres

v locate employment in areas that can be well serviced by public transport

+ limit commercial and retail activity in industrial areas

+ support the CBDs of Chatswood and St Leonards.

868 lij
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These strategic settings established by a number of Council documents and consultant reports do
not support development of the site for the proposed Woolworths supermarket, There is only a
limited refarence to these local strateglc directions in the CPS and other documentation.

Retail and economic analysis consistent with practice but assumptions unclear

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 and
potential changes as a result of this proposal, 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.

It should be noted that the test of whether the planning proposal meets the objective of
maintaining the viability of centres (and the strategic centre of Chatswood in particular) is a key
one (in the Section 117 guidelines). The Duane Location IQ report acknowledges there will be a
negative impact on other centres (e.g. -1.3 percent in Chatswood centre, -5.4 percent in
Willoughby High Street and -4,0 percent in Castlecrag). We think these figures - without the
benefit of a detailed quantitative asscssment - are probably understated, Nevertheless, any
proposal that has a negative impact on the expenditure potential of another centre (even if
modest) will find it difficult to meet a strict reading of the objective of contributing to maintaining
the viability of existing centres,

Demand for industrial land ip the East Chatswood precinct still strong for smaller
industrial units for mixed office/warehousing but vacancies high and concentrated In
larger format buildings and sites

The site is in the East Chatswood industrial 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. SGS agree with this proposition but it docs
not necessarily justify allowing general or supermarket retailing which would be better located in
centres,

Furthermare, the vacancies are concentrated in larger format buildings and sites for which there is
limited currant 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.

Planning controls (and appropriata transport investment) should facilitate development for more
intense, diverse uses including some larger format or ancillary retail, offices and a hybrid mix of
business requiring both office and warehouse space, though without necessarily allowing general
retail (including supermarkets), which should be the subject of appropriate asscdated planning
given its catalyst role In centres

A longer term evaluation of supply-demand prospects in the precinct is required to support a case
for losing industrial land in the precinct to supermarket and other retail.
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Two other sites would be sultable to accommodate a supermarket in existing centres

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,
focation, their position within council policy and the metropolitan planning framework and what
their constraints were. The assessment Indicates that Sites 1 (173-197 Victoria Avenue,
Chatswood) and Site 11 (243 - 245 Penshurst Street, Chatsweod) are probably the most viable
alternative options to the subject site at East Chatswood. They are lecated in close proximity to
each ather as well as the subject site and the assumed trade catchment boundaries, and would
support the viability and development of existing centres.

A supermarket - if supported on this site - should not be allowed to develop without
complementary and Integrated planning of the immediate precinct including for
additlonal retail and possibly residential uses (forming in effect a new centre)

The proposed Woolworths development In East Chatswood 1s in ine with recent activity 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 up-zoning of part of the
precinct. Land values in this area do not appear to have shifted upward as a result of the
Waolworths 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.

1f the proponent is able to build a stronger case to support the proposal and Council is inclined to
support it, In SGS‘s opinien 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 encreaching and higher land value development, with unmanaged consequences, the
opportunity to obtain mare desirable planning outcomes would be lost.

If the development was to go ahead there Is a strong case for analysis and 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.

Conclusion

Ultimately, the key tests for this proposal are relevant policy elements and tests in the
Metropolitan Plan for Sydney 2036 and the Section 117 Direction: 1.1 Business and
Industrial Zones.

1. The proposal fares poorly against the Centres Policy elements in the Metropolitan Plan for
Sydney 2036, It also 'falls short’ against the Employment Lands Strategic Assessment. In
particular a more comprehensive report is required which addresses the criterion of
impacting on ’stocks of local employment lands and the ability of remaining stocks to meet
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future local industriat needs’.

From our analysis future projections of demand are modest but market anecdotes and
activity suggest that sites with smaller industrial units are in demand, Overtime it couid be
expected that larger sites and buildings, where the vacancies are concentrated, will
redavelop in line with market preferences. Whather this will be sufficlent to absorb spare
capacity needs to be the subject of further analysis.

2. In relation to the Section 117 Direction: 1.1 Business and Industrial Zones needs to satisfy
two of three abjectives in particular.

« Firstly, It Is arguable if the proposal meets the objective of “encouraging employment
growth in a suitable location®, glven that it will be retail employment which the centres
policy would usually dictate shauld be in a centre (as a "sultable location’).

s+ More critically, the proposal does not satisfy a strict rcading of the objective of
“supporting the viability of identified strategic centres”, Ultimately a reduction in
expenditure - even as little as 1.3 percent as suggested in the Duane Location IQ
report - is not consistent with the test of supporting the viability of the strategic
centre of Chatswoed.

In addition, the planning proposal could seek to satisfy a net community benefit test, as per the
Department of Planning’s Guide to Prcparing Planning Proposafs.

If the Council saw fit to support the development based on it being able to meet these various
tests, in SGS's opinion a further study on the potential of the location as a centre would need to be
conducted. The precedent effect of the supermarket development would be significant and it would
be difficult to resist additional retail and related development such that a centre ‘by default’ is
likely. Council’s planning needs to anticipate this prospect.
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@d} Trags%ort
Roads & Maritime

Qﬂ! Services

11 November 2011

Mr Richard Armitage

Reglonal Development Manager
C/- Woalwaorths Limited

PQ Box 8000

Baulkham Hills NSW 2153

Dear Mr Armitage

Proposed Woolworths development at Smith Street, Chatswood
Intersection of Smith Street, Castle Cove Drive with Eastern Valley Way, Chatswood

I refer to the ongoing discussions and preliminary planning being undertaken by Woolworths
Limited with regards to potential state road Infrastructure improvements to be undertaken in
conjunction with the proposed shopping centre at the subject location.

Roads & Maritime Services (RMS) wishes to confirm that il provides ‘in principle’ support to the
proposed upgrade works along Eastem Valley Way that includes inlersection upgrades at Castle
Cove Drive and Smith Street, Chatswood (refer to drawing no. RW02nev02 dated 4 May 2011).

The 'in principle’ support is conditional and subject to the following issues being succassfully
resolved:

= All design issues previously raised are to be addressed to the satisfaction of RMS, including
but not limited to the southern merge / tie in changes and geolechnical requirements
associated with the existing structures.

s An updated schedule of works reflecting the above changes and a revised cost estimate is to
be submitted to RMS for review and concurrence.

» Agreement is to be reached between Roads & Marllime Services and Woolworths Limited on
the financial contribution that woukl be required subject to successful planning consent far the
shopping centre (includes terms and conditions associated with its payment).

While the subject location has been identified as a candidate site to implement potential
improvements within RMS's congeslion management program, its lower order priority status has
determined that no immediate funding or timeframe has been assigned to it. RMS can confirm that
it will re-evaluate the stalus of this projact, with a view to promoling it within the short to medium
term works program. The bringing forward of the project within the works program is conditional on
funding being made available from both the financial contribution by Woolworths Limited and
monies being allocated by the Stale government,

Roads & Marilime Services

Level B, 27 Argyle Street, Pamamalta NSW 2150 | PO Bax 973 Pamamatta NSW 2124
T 0238849 2332 | F 02 8849 2849 | E colin_langlerd@ria.nsw.gov.au
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RMS would like to acknowledge the time and efiort that has been undertaken by Wookworths
Limited and its consuliants dwing the pre-planning phase of the development.

For further information and way forward, please contact Owen Hedgson, Senior Land Use Planner
on (02) 8849 2012.

Yours sincarely

Colin Langford
Transport Planning Manager
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