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Pacific Planning Pty Ltd 

Property   |   Planning   |   Project Management  

PO BOX 8, CARINGBAH NSW 1495  

T 0437 521 110  

E jmatthews@pacificplanning.com.au  

 

25 February 2019 

 

 

 

 

Mr Stephen Clements 

Deputy CEO/General Manager Planning, Environment & Urban Services 

Strathfield Municipal Council 

PO Box 120 

Strathfield  NSW  2135 

 

Attention: Rita Vella 

 

 

Planning Proposal 

10-16 Loftus Cres, 2 Subway Lane, 5 & 9-11 Knight Street & 88-92A Parramatta Road, Homebush 

 

 

Dear Mr Clements, 

 

We refer to the letter sent from council’s Deputy CEO/General Manager Planning, Environment and Urban 

Services dated 18 February 2019.  

 

The letter from council raised a number of items regarding the assessment of the planning proposal. This letter 

responds to those items in the same order and heading as the council letter. 

 

Precinct Wide Traffic Study 

 

We note the reference made to the Parramatta Road Corridor Implementation Plan 2016-2023 and the 

requirement for a precinct wide traffic study to be completed prior to any rezoning commencing. The application 

is in the preliminary stages of assessment and there is no consideration of the rezoning of the land commencing 

to enable a development application prior to the said precinct wide study being completed.  

 

We understand from advice from the Department of Planning and Environment on other similar planning 

proposals lodged in accordance with the Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) in 

the corridor that the reference mentioned regarding “rezoning commencing” is not to be considered as a 

hindrance to planning proposals being considered and progressed rather it is that such proposals should not be 

finalised that would enable a development application to be approved.  
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We also understand that the said traffic study is progressed and will be in place well prior to this application 

reaching a stage of final assessment by the delegate or making of an instrument. Therefore, we see no 

impediment to council sensibly and efficiently progressing the application as required in its function as a relevant 

planning authority. If however, council can provide us with alternate advice from the Department we would be 

happy to consider it and discuss such advice implications to the plan making process. 

 

Isolation of No 7 Knight Street, Homebush 

 

We are glad to be advised that council does not support the isolation of No 7 Knight Street from the planning 

proposal. As council would be aware, as we are not owners of the land, we cannot apply for an amendment to an 

EPI for land we do not own. However, council in its role as a relevant planning authority (RPA) does have the 

ability to support the inclusion of the land in this planning proposal request to the Department. We note the 

urban design study appendix to the planning proposal anticipates the inclusion of the site in the study, which has 

addressed how the site may develop in the future. We support the inclusion of the land in this plan making process 

and encourage council in its role as RPA to request that the delegate include the land in a future gateway 

consideration with this current proposal. 

 

We note council staff request for a more recent valuations of the property at 7 Knight Street and proof that such 
has been provided within three months. Council can be assured that we have made genuine offers to purchase 
the property however over a number of years. However, thus far the process has been unsuccessful in obtaining 
an agreement on sensible market value. As such the application has been progressed without a commercial 
agreement with the landowner but the studies have responsibly and meritoriously considered the lands inclusion.  
 
We note that the council staff requirement to provide valuations and offers to adjoining landowners is not 
typically a requirement in a plan making process but that more typical of a development application process when 
an applicant is dealing with considerations of orderly development. We not there are well known court practice 
directions and case law for the management of such issues during a Part 4 process.  
 
The task council staff is requesting at this time is a resource intensive and expensive exercise. It is not able to be 
undertaken within the parameters of time that the council requests, three months. The time process for the 
application is still uncertain and the perverse outcome could eventuate that as the plan making process progresses 
if such a requirement was to be adhered to then a requirement could be considered of the need for a constant 
12 weekly cycle of requiring to update valuations and offers. Such a process would be stressful for the landowner 
and near impossible for us to administer and could potentially completely undermine the opportunity of 
amalgamating the properties at a future date.  
 
As mentioned earlier; we support the inclusion of the property in the planning proposal process and we support 
the council progressing a recommendation to the Minister for consideration that the land be included. When and 
if the land use controls are amended, we will address the requirement for orderly development consideration 
once the plan making process is significantly advanced or made and a development application process is 
contemplated. 
 

Assessment of Public Benefit. 

 

We acknowledge the council’s reference to the relevant sections of the EPA Act. We also acknowledge that the 

application did not provide a valuation of the land or works proposed. We note that staff were informed this 

would be provided post staff initial consideration of the application. Therefore, please find attached to this letter 

a valuation report for the listed items and a QS report that assesses the value of the works proposed.  

 



3 | P a g e  

We note the letter also makes reference to a preliminary review of the items proposed and provides comment. 

 

We feel that a meeting with council staff to further explain in detail the offer is important as this will assist to 

clearly articulate the offer and the attributes of the various items which we feel may be misinterpreted in the 

staff preliminary review. At the meeting we would also like to discuss additional public benefit items that we are 

seeking to propose in a future DA application. At the meeting with staff we can also raise those for discussion. 

 

Whilst we look forward to meeting further with staff we provide the following high level comments: 

 

• The need for accessible public open space is a key element anticipated by the PRCUTS. As such the space 

proposed is considered to be of very high potential social value to the current and future residents of the 

precinct if it is owned by the community. We feel the community will value such spaces rather than they 

be held in private ownership and unavailable for use by the public. In the context of the areas location it 

has been carefully located and designed to ensure maximum benefit to the community by providing social 

interaction, excellent solar access, amenity and passive surveillance. 

• Further, the size of the open space has been modelled on the nearby Augustus Loftus Reserve to the west 

on Loftus Crescent (1250sq.m) which is provided to the benefit of the broader community. As densities 

increase closer to the station there is a genuine need for passive and active spaces for the broader 

community. The space has been designed to be inviting, to open itself to Loftus Crescent, and act as a 

thoroughfare to Parramatta Road, in a similar way that Augustus Loftus Reserve functions. Therefore, it 

is considered that the open space provides a significant benefit to the broader community.  

• The dedication of land around the boundary of the property is significant and highly beneficial to the 

community in that it will facilitate the ability for council to widen roads and the public domain extensively. 

This dedication of land may also facilitate better outcomes for the traffic and pedestrian study earlier 

referenced in this letter. 

• The provision of these setbacks also provides for options for providing the land for the emerging 

technology of alternate power infrastructure for public transport. In the not too distant future our advice 

from the state transport agency is that options for power delivery points to electric buses will be a 

significant benefit. 

• A bus shelter is a benefit to the community. The PRCUTS anticipates correctly that there will be a higher 

demand for public transport in the future. A new facility and the land proposed is sensible, valuable and 

of benefit to the community.  

• As part of the process for considering the design layout and provision of certain public benefit items we 

progressed consultation with certain state authorities. The above public benefits related to road setbacks 

and bus infrastructure were discussed and presented at a meeting with Transport for NSW on 22 March 

2018. The proposition of the upgrades and land dedications were warmly received, and the benefits 

considered highly valuable to the broader community. Formal consultation will occur with the transport 

agency during the Part 3 process. This lodgement is simply seeking to start the process and allow 

assessment and consultation to occur in the framework of a Gateway determination.  

 

Provision of Affordable Housing 

 

We note the reference to the Homebush Action Plan 2016-2023. The wording of which is the following: a 

minimum of 5% of new housing is to be provided as Affordable Housing, or in line with Government policy of the 

day . 

 

The current policy of the government can be found in the Greater Sydney Plan where the GSC promotes further 

study to increase the amount of affordable housing. However that policy provides no direct requirement rather 

it promotes further study to facilitate the provision of additional affordable housing. Therefore, the primary policy 
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position of the government can be found in the relevant legislation- SEPP Affordable Rental Housing 2009. We 

note this EPI applies to the land and a future development application can on agreement with council facilitate 

the provision of affordable housing. We look forward to further discussion with council how the relevant policy 

can be used to facilitate the objectives of the PRUCTS for Homebush regarding affordable housing. We therefore 

do not see this issue as an impediment to the progression of the application. If council has alternate advice 

regarding state policy on affordable housing we would be happy to consider it to facilitate an outcome.  

 

Balanced Growth – Increase in Jobs 

 

The PRCUTS Principle 2 Diverse ad Resilient Economy provides a framework of how employment and services can 

be enhanced in the corridor. Importantly this section of the strategy does not provide one simple objective but a 

series of issues that need to be considered by councils. There is an emphasis to protect and enhance existing 

areas to promote additional urban services and emerging service needs of the growing population. It is noted 

that Homebush precinct is required to respond to and compliment the broader strategic plans of Sydney.  

 

This project is in a location adjacent to major transport infrastructure and the strategy requires increased density 

and population. Due to the proposal’s location and connectivity from the surrounding community and the 

transport infrastructure the type of employment uses have been considered to respond to that attribute. The 

entire ground floor of the structure is proposed to be employment spaces and whereas it is not possible to 

perfectly predict future occupiers and business for these spaces they have been specifically located and designed 

with maximum exposure and boundary to public interface spaces that would be typical of speciality food retail 

and ancillary uses. These uses are typically attracted to sites with a passing clientele.  

 

We appreciate the consideration of the mix ratio in residential and employment floorspace. Further consideration 

is not opposed and can be considered under the Part 3 process. It is noted however that the scheme lodged with 

the council is just a concept that supports the proposed density. At the requested meeting for public benefit we 

would also seek to discuss this aspect further with officers and any relevant business or economics officer of the 

council to assist with any study or policy framework the council may have or is developing regarding the 

employment floorspace and use needs in these changing locations above that of we have considered is 

appropriate. 

 

Noting the request for further discussion, we believe that at this stage in the process , it is considered the proposal 

responds well to the objectives of the strategy in its form and type of increased employment floorspace 

promoted.  

 

General 

 

An updated  authority to lodge document was provided to Council on 20 February 2019, and is attached again for 

completeness. 

 

We look forward to meeting with council staff in the near future to discuss the contents of this letter in more 

detail and the further discussion leading from the public benefit offer items. Could you please advise of when the 

matter may now be progressed to a meeting of the Council as we seek to move forward with the planning 

proposal process 

 

Thank you for your consideration of the subject Planning Proposal and request to amend the principal 

development controls under the Strathfield LEP 2012.  I look forward to progressing the matter with Strathfield 
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Municipal Council. If you have any questions in relation to this matter, please do not hesitate to contact me on 

0437 521 110. 

 

Yours sincerely  

 

 
 

James Mathews 

Planning Director 

Pacific Planning  

 

 

Attachments: 

1. Cost Analysis of the value of the works, prepared by QPC&C 

2. Valuation report, prepared by Cushman & Wakefield 

3. Updated Authority to lodge 
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