
































= Will negatively impact upon the operation of nearby retail premises through the oversupply of retait
floor space within the area.

We trust that our concerns will be considered and would appreciate the opportunity 1o address the Department of
Planning further in relation to our submission.

Please do not hesitate to contact me should you wish o discuss any of these matters in greater deiail.

Yours sincerely,

Vanessa Walker
Property Development Manger
(02) 9257 1893
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1.0 Introduction

This submission relates to land known as 78-90 Old Canterbury Road, Lewisham and the Concept
Plan application MPOS8_0195. The subject application is seeking approval from the Minister under
Section 75M of the Environmental Flanning and Assessment (EFP&A) Act 197g1or a Concept Plan
for a mixed use development of the land including residential, retail and commercial land uses.

Significant for consideration is the inclusion within the Concept Plan of 6,305m? of non-residential
fioor space that comprises:

o 2,800m? of supermarket floor space
s 3218.5m? of retail floor space
s 287m?® of commercial fioor space.

it is also a relevant consideration that since the Director-General’s Requirements (DGRg) were
issued on 16 March 2009, significant revision has been undertaken by Marrickvilie Council and the
community 1o the planning framework applying to the site. The work undertaken has reflected the
identification in the South Subregion Draft Subregional Strategy of the potential of what is now
described as the McGill Street Precinct to be developed for mixed use purposes. In recognition of
this potential and in response to the Draft Subregicnal Strategy the McGill Street Precinct
Masterplan was adopted hy Marrickviile Council on the 10th November 2008. Further, the
principies of the adopted Masterplan have been incorporated into the Draft Marrickville Lecal
Environmental Plan 2010 (Draft MLEP 2010} through the application of proposed height and FSR
controls that are consistent with the adopted Masterplan.

2.0 Development of the Planning Framework

The area bound by Lengport Street, Old Canterbury Road, Edward Street and Smith Street is split
between the local government areas of Marrickville and Ashfield. The area is separated by the
former Rozelle goods rail line which is tc be converted to light rail use. The fands are currently
zoned for light industrial purposes. The lands are also covered by two Draft Subregional
Strategies. The fands within the Marrickville Council area are covered by the Draft South Subregion
Strategy while the lands within the Ashfield Council area are covered by the Draft Inner West
Subregion Strategy.

The area as a whole has many cormmen attributes such as declining light industrial use, proximity
to existing passenger rail (Summer Hill and Lewisham stations) and access to the coming light rait
service, The lands ali enjoy a strategic access to services and facilities and attributes that could
lead to the development of vibrant mixed use cormmunities providing residential, employment and
social opportunities for the broader area. in considering these attributes, it is critical that the
interaction between the lands either side of the proposed alignment of the light rak are considered,
This consideration relates to design principles that address matters such as public access through
the area fc the proposed light rail stop, the provision of public open space, the creaticn and
permeability of new streets, and safety and security.

The McGill Street Precinct Master Plan (adopted by Marrickville Council in November 2008) and
the preliminary Summer Hi# Fleur Mill Precinct Gencept Plan (prepared for EG Funds Management
~ being application number MP10_0155} include a series of consistent design principles and
proposed development controls which consider the wider precinct as an integrated whole and
address the scale of built form, building use, overshadowing, privacy and separation, as well as
establishing an overall density.

The exhibited propoesal for 78-90 Old Canterbury Road departs significantly from both the design
principles prepared by Marrickville Council and the proposed develecpment controls contained
within Draft Marrickvilie LEP 2010, despite the staterent in the Environmental Assessment (EA}
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that the proposed Concept Plan (MP_0195} is generally consistent with these controls. In this
regard the Concept Plan works counter o efforts to achieve a considered, holistic precinct-wide
design outcome.

3.0 Public Domain Changes

The EA for the Concept Plan presents the proposal as an improvement and refinement of the
adopted McGill Street Precinct Masterplan. This assertion is not agreed with and it is considered
that the proposed Concept Plan is in fact inferior to the adopted masterplan on a number of
grounds. In considering the design principies and the adopted urban structure of the McGil Street
Precinct Masterplan, the Cencept Plan proposes to realign the proposed public park and generaliy
moves the proposed park to the south. The EA in support of this change suggests that properties
to the south, once developed, would complete the full extent of proposed public open space.

There are several detrimental implications that emerge from this approach to the development of
the McGill Street Precinct and its relationship with the Summer Hill Flour Mill Precinct. The adverse
cutcomes include;

¢ The proposed public open space is not as generous as that defined in the McGill Street
Master Plan. The McGill Street Master Plan anticipated a public park linking Oid Canterbury
Road to the former Rozelle gocds rail line. The Concept Plan propesal for public open space
is best described as a street or boulevard that will not offer the same flexibility of use or range
of potential public activities. The provision, through the McGill Street Precinct Master Plan, of a
meaningful extent of public open space was a prime expectation of the local community. it is
also noted that the EA is factually incorrect in its comparison between the open space
provision between the McGHl Street Precinct Masterplan and the proposed Concept Flan,
Figure 22 of the EA purports tc compare the open space provision of the McGill Street
Precinct Master Plan with the "Tony Owen Partners Scheme”. Even a casual comparisen of
the two schemes as presented indicates that the additicnal “green space” in the “Tony Owen
Fartners Scheme” is in fact the alignment of the proposed extended light rait and land that
forms part of our Client’s holding as part of the Summer Hill Flour Mill Precinct.

s The proposed realignment of public open space means that under the Concept Plan proposal
it witi not be possible 10 see across and through the wider precinet from Old Canterbury Road
to Smith Street. This will reduce the sense of spaciousness and openness, reduce clear sight
lines, and impair the perception of public safety and security, Correspondingly, the apparent
sense of density will increase because views terminate within the precinct under the
configuration of buildings proposed in the Concept Plan.

¢ The Concept Plan proposal for public open space does not align with either the proposed
public open space within the Summer Hill Hlour Mill Precinct nor the proposed light rait stop.
The proposed light rail stop ocation was negotiated by our ¢lient through consuitation with the
relevant government agencies to coincide with the configuration of public open space shown
in the McGill Street Master Plan and the Summer Hill Four Mill Precinet Preliminary Concept
Pian. Relocating the public space further south as proposed in the Concept Plan for the
Lewisham site will be to the detriment of clear, unimpeded access to the future light rail stop
and the encouragement of pedestrian traffic through this current access-impeded fight
industrial area.

s The Concept Plan for the Lewisham site and the proposal for public open space can not be
fully implemented with the development of the site. The Concept Plan propesal refies on the
majority of proposed green space being implemented through the development of
neighbouring properties to the scuth. This may take many years given the multiole and
fragmented ownership of adjacent properties. The proposed realignment of public open space
compared to Marrickyille Council’s adopted masterpfan also does not consider the
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corresponding reducticn in develepment potential of landowners to the south, hence further
reducing the likelihood of redevelepment beyond the Lewisham Concept Plan site or the
eventual realisation of the full extent of public open space.

o Despite the claims in the EA, the Concept Flan proposal for public open space will suffer from
greater overshadowing given that the park is generally narrower and edged by faller buildings
than those proposed in the McGill Street Master Plan adopted by Marrickville Council,

4.0 Proposed Density

The exhibited proposal for the Concept Plan {(MP0O8_0195} proposes a total floor space ratic (FSR)
of 3.5:1. This is a significant increase from the density anticipated in the McGill Street Master Plan
and the Draft Marrickville LEP 2010 which for the subject site proposes an FSR of 1.7:1.

The EA seeks to justify the increased density on the basis of providing a similar buik and scale and
that there will be negligitle impacts to surrounding development. This approach fails to consider
the impacts of the increased density both in terms of the intensity of development and an equitable
distribution of development potential across the broader redevelopment area. The current proposal
seeks to affocate a disproportionate amount of the available developable floor space onto the
subject site. This has the potential to focus the great majority of the precinct's development
potential onto a single ownership parcel at the expense of broader public benefit outcomes
enshrined within the McGill Street Masterplan.

This consideration clearly indicates that the current proposal is an ineguitable distribution of the
precinct-wide development potential, As a further indication, the proposed FSRs for the McGill
Street Precinct under the Draft Marrickvilie LEP 2010 generally range from 1.7:1 10 2.3:1 with one
small site having a proposed FSR of 3:1. The subject site has a proposed FSR control under the
Draft LEP of 1.7:1 compared to the 3.5:1 proposed in the Concept Plan. The preliminary Summer
Hill Flour Miél Precinct Cencept Plan now granted DGRs anticipates an FSR of between1.4:1 and
1.5:1.

The proposed density is a sensitive balance between the capacity of the site, the scale of
surrounding existing develcpment and the capacity of the various transport Infrastructure to
service the resulting development. The McGill Street Precinct and the preliminary Summer Hill
Fiour Mill Precinct Concept Plan have been developed cognisant of these restrictions and have
sought to ensure that development respects the development capacity of the land and provides an
equitable districution of the development potential across all of the land for all land holders while
also defivering meaningful pubiic benefit.

The proposed intensity and nature of the proposed development also has impacts upon the traffic
rmanagement of the surrounding netwoerk that inhibit the development potential of the broader
precinct, These impacts will be discussed in further detail in section 5.0 of this submission.

5.0 Traffic impacts

The TMAP study lodged as part of the EA has been raviewed by ARUP, who were the traffic
advisors engaged by Marrickvile Coundil in the preparation and consideration of the McGilf Street
Precinct Masterplan. The ARUP assessment is provided at Attachment 2.

The ARUP review highlights a2 number of maiters of concern in relation to traffic generation and the
potentia impacts to the surrounding network, and particularly the performance of the intersection
of Longport Street and Cid Canterbury Road intersection. The ARUP review has compared the
traffic generating elements of the adopted McGill Street Masterpian with the traffic generating
elements of the Concept Plan.
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The ARUP assessment identifies that the Concept Plan proposes the provision of a total of
6,018.5m? of retait space compared ‘o the adopted McGill Street Masterplan which anticipates a
total of 2,942m? of retail space across the entire McGEl Street precinct. The Concept Plan
proposes the provision of 400 dwellings compared to a total of 500 dwellings across the entire
McGill Street Precinct.

From a traffic generation perspective, the provision of a supermarket within the development ieads
to a significantly higher level of traffic generation and therefore pressure on the performance of the
surrounding intersections.

The McGill Street Masterplan was specifically developed to disperse non-residential uses
throughout the broader precinct to achieve positive urban design outcomes of street activation but
also to better disperse the generated traffic. The Concept Plan totally conflicts with this outcome.

The ARUP assessment has also identified that the traffic modelling of the impact of the
development on the Longport Street and Old Canterbury Road intersection has failed to include
the impact of the current No Parking restrictions on Old Canterbury Road leading into the
intersection. This cmissicn means that the performance of this intersection is presented as being
much worse than it actually is. One of the traffic management solutions from the traffic assessment
for this intersection is to include Clearway restrictions. When Clearway restrictions are included in
the modelling, the traffic assessment indicates that the level of service of the intersection actually
improves, This is an inaccurate presentation of the facts and presents an operational improvement
that cannot be delivered.

The ARUP assessment also indicates that the overall traffic consideration is deficient as no long
term cumuiative traffic impacts have been considered including potential adjoining development or
how the suggested reconfiguration of the Toothill Street intersection could be implemented when
land take from sites not controlled by the proponent would be required.

The overall conclusion is that the concentration of retail floor space is unacceptable in regards to
traffic impacts and traffic dispersal and contrary to the underlying desire to provide diverse
oppoertunities for street activation throughout the wider precinct.

6.0 Retail impacts

The Cencept Plan proposes the inclusion of a full line supermarket and support retail with a total
floor area to 6,305m°% The retail and commercial space proposed under the Concept Plan
comprises:

o 2,800m®of supermarket floor space
s 3218.5m? of other retail floor space; and
s 287m’ of commercial floor space.

The McGill Street Precinct Masterplan intended the development of minor service retail uses within
total precinct to a total of 2,942m?. This leve! of retail space was to accommodate retail space for
the day to day needs of future residents and occupants of office space and clientele drawn from a
wider catchment and the future light rail service. This quantum of non-residential floor space is
desired to be distributed throughout the precinct to assist in creating active street frontages and
an attractive and vibrant mixed use precinct.

The proposed Concept Plan is supported by an Economic Impact Assessment of the supermarket
which concludes that the locality is underserviced by supermarket provision. The Economic impact
Assessment is however considered to be incomplete and has not accounted for or considered a
number of retail offerings in the vicinity, This weakness in the assumptions drawn in the
assessment aiso emphasises the failure of the assessment to recognise that the site of the
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Concept Plan is located on the border between two subregions (South Subregion and inner west
Subregion). The assessment has considered the existence of the Marrickville and Marrickyille
Metro centres, but failed to acknowledge or consider the geographically closer centres of
Leichardt Market Place and Norton Plaza and the supermarket offering also avaiiable in Haberfield.

Leichhard: Market Place in particular will be highly accessible from the McGill Street Precinct via
the extended light rail and the Greenway cycleway. The retail offerings at this location include a
Woolwoerths and Aldi Supermarket as well as a range of support specialty retail services including
banking, The lack of acknowledgement of the existence of these facilities must undermine and
raise guestions over the veracity of the conclusions drawn, This omission also indicates a lack of
understanding of the retail spending patierns of this locality which further undermines the
conclusions and findings drawn, particularly in relation to the economic impacts upon the Summer
Hill vitlage retail centre, Even if it is determined that further supermarket offerings are warranted in
the region, these stif must be provided in locations that can be appropriately serviced and where
their operation does not adversely impact upon the existing transport networks.

The consideration must also consider the capacity of the existing road network to service a full line
supermarket and support retall in this location. The intersection of Longport Street and Old
Canterbury Road is the most sensitive intersection to changes in traffic generation. The
introduction of this level and volume of retall traffic as well as service and delivery vehicle traffic
would he a poor outcome with the potential to cause a failure of this intersection without any
sclutions provided by the preponent. The approach to the development of the precinct as a whole
must focus upon development forms and uses that minimise traffic generation so that the broader
wrban renewal opportunities of the broader precinct can be realised without adverse impacts upon
the functioning and operation of the surrcunding road network.

Again the adverse cutcomes of the propesed Concept Pian can be attributed to the inequitable
distribution and concentration of fioor space and the inclusion of an excessive area of retail area to
the disadvantage of ali adiacent lancowners, constraining future development and the realisation of
guality urban renewal outcomes for this focality.

The site is not an appropriate focation for the inclusion of a supermarket due to the constraints of
the existing traffic network and the potential impact upon important intersections. As
demonstrated at section 5.0, the proponent’s traffic assessment overstates the potential
improvement in the performance of the Longport Street and Old Canterbury Road intersection.
The traffic assessment with the EA proposes measures to improve traffic performance which
already exist in the form of no parking areas instead of the clearways suggested in the traffic
report. Further the desirable cutcome of distributing the non-residential space throughout the
precinct to facilitate the activation of a range of street frontages and public domain areas is
potentially undermined by the proposed concentration of a large allocation of retail space as
proposed.

7.0 Site Amalgamation

The DGRs issued for the project and the covering letier specifically require the matter of
amalgamation of the properties at the corner of Longport Street and Oid Canterbury Road to be
considered in detail. The detail provided on the atiempts to negetiate with the adjoining property
owners essentially entails a letter from an agent. There are many avenues to consider
amalgamation options in addition to outright purchase, none of which seem o have been
contemplated or considered.

While the proposed Goncept Plan does not per se create an undersized allotment, useful guidance

as to what entails reasonable attempts to amalgamate a site is contained in the Planning Principle
contained in the decision of Karavelias v Suthetiand Shire Council (2004 NSWLEC 251, This

Page 7 of 12 6020_3.2_FINAL_Submission_78_90 Old Canterbury Road Lewisham.doc




SJB Planning

SJB Planning Pty Ltd
ACN 112 502 501

decision relies upon the principles and methodoiogy outlined in the decision in Melissa Grech v
Auburn Councll [2004] NSWLEC 40.

The evidence and effort documented in the EA submission does not inciude details of
negotiations, structure of offers made or importantly provision of independent valuations tc
determine if any offers made were reasonable or unreasonable.

While amalgamation may not be critical {c the overall outcome in this instance as there are more
significant urban design concerns and intensity of development concerns with the proposal this
matter has not been adequately addressed cr considered by the proponent. it should be noted
that the formulation of the McGill Street Precinct Masterplan considered the need for
amalgamation in the southern areas of the precinct. Incentive for the amalgamation was the
subiject of censultation with the landowners and has resuited in the allocation of a slightly higher
FSR offset by a requirement for the provision of an allocation of affordable housing. The proposed
transfer of the public open space further fo the south in the Concept Plan further reduces the
development potential of the scuthern sections of the McGH Street Precinct and reduces the
feasibility of amalgamation and the delivery of the desirable public domain outcome of the
proposed central open space.

8.0 Conclusion

This declining #ght industrial precinct has the potential to become a vibrant and attractive mixed
use precinct with significant community benefits in providing additional housing choice, pedestrian
connectivity and employment and social opportunities for the existing and future residenis. The
implementation of the light rail extension will only reinforce these positive strategic attributes of the
locality. These potential benefits must be considered in the broader context and the integration of
any development into the locality. Our consideration of the Concept Plan for the Lewisham site
identifies that many of the positive public domain outcomes enshrined within the McGill Street
Precinct Masterplan adopted by Marrickville Council are lost along with the important linkages to
the Summer Hill Flour Mill site and the integration with the light rail stop. The resulting public
domain and public open space is a substantially inferior cutcome that shouid not be approved.

These reduced public domain cutcomes are further undermined by the intensity of the proposed
retall uses and the overall intensity of development. The establishment of a supermarket at this
location would be an unacceptable outcome that would have adverse economic impacts upon the
Summer Hiil vilage retaif strip and significant adverse impacts upon the performance of the
surrounding transport network, particularly the road network, that would also place at risk the
ability to undertake an appropriate mixed use development of the broader precinct that would be
able to take acvantage of the significant investment in public transport infrastructure enshrined in
the light rail extension. The scale and nature of the proposed development not only seeks tc take
an inequitable share of the potential floor space for the precinct but it includes an element in the
form of a supermarket that has an unacceptably high traffic generation rate that jeopardises the
functicning of the surrounding road networls,

Development of the Lewisham site should be more closely aligned to the McGilt Street Precinct
Masterptan adopted by Marrickville Council and the provisions of the Draft Marrickville LEP 2010,
This will ensure that important urban design principles and public domain improvements are able
to be achieved and that a reascnable development potential is avaitable to all iand owners,
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Comparison with Masterplan

The McGil! Street Masterpian was assessed on the basis of 6 sub-precincts as shown in Figure 1.
Precinct 4, most of Precinct & and the propesed green space generally correspond with the area
covered by the proposed Concept Plan seeking the redevelopment of 78-80 Old Canterbury
Road, Lewisham.

Tabte 1 shows the land use mix censidered for these precincts when generating and assessing
traffic impacts. The masterpian land use mix for precincts 4 and 5 can be compared with that
proposed for the 78-S0 Old Canterbury Road. The number of residential units has increased from
216 to 400, commercial has reduced from 1,257m” to 287m? and the retail has increased from
£36m? to 6,018.5m’.

Table 1: McGill Street Masterplan Land Use Mix

Precinct Residential Units Commergial Retail

1,23and 6 284 units 5,162 m? 2,308m*

4and 5§ 216 units 1,257 m° £36m”

Total 500 units 5,400 m* 2,842m*
Table 2: Proposed 78-90 Cld Canterbury Road Land Use Mix

Precinct Residential Units Commercial Retail

Equivalent 4 and 5 400 units 287 m° 5,018.5m"

The key issues resulting from the proposed mix are:
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¢  Almost a doubling in the number of residential units. When precincts 1, 2, 3 and 6 are added,
the future number of residential units across the whole McGill Street site would be 684, The
traffic report goes further by predicting a total of 8C0 residential units may ocgur.

e The retail is significantly higher due to the supermarket. There was an expectation under the
MeGill Street Precinct Masterplan that 2,306m? of retail would occur on other parts of the
precinct as part of the desirable street and site activation. With the level of retail proposed for
Precincts 4 and 5 alene, it is likely to be difficult to provide further retail space throughout the
wider McGill Street precinet in order to facilitate the desired street and public domain
activation.

Traffic Generation

The land use mix compariscn described in Tables 1 and 2 results in the traffic generation
described in Tables 3 and 4. For the proposed 78-80 Cid Canterbury Road development mix, the
morning peak traffic generation has increased from 78 veh/hour to 207 veh/hr (162% increase)
and the afternoon peak has increased from 80 veh/hr to 475 veh/hr (493% increase),

Table 3: McGilll Street Masterplan Traffic Generation (Source: Arup 2/11/09)

Morning Peak {veh/hr) Afternoon Peak (veh/hr)

In Cut n Qut
1.23and6 50 100 101 107
4 and 5 16 63 56 37
Total 66 163 157 130

Table 4: Proposed 78-80 Cld Canterbury Road Traffic Generation (Source: Traffix 8/10/10)

Morning Peak (veh/hr} Afternoon Peak (veh/fy)

in Out In Out
Equivalent 4 and 5 71 136 285 190

The key issues resulting from the increased site traffic generation are:

e The proposed 78-9C Old Canterbury Road development contributes significantly more traffic
to the road systermn than that assessed by the masterplan.

e Depending on the future land use mix across the entire McGill Street site, there will be
significantly more traffic generated. If the anticipated Masterplan land use is added, then a
total of 357 veh/hr in the moming peak and 683 veh/hr in the afternocn peak would resuit,
The Traffix report considers an additional 400 units on the remainder of the site which would
result in a total of 367 veh/hr in the morning peak and 635 veh/hr in the afternoon peak. These
are significantly higher than the 229 veh/hr in the morning peak and 287 veh/hr in the
affernocn peak predicted by the masterplan.

Traffic Analysis - interim Part 3A Traffic impacts

The critical intersection adjacent to the site is the Cld Canterbury Road / Longport Street / Railway
Terrace intersection. The Traffix report assesses the existing operation cf this intersection as
having a Leve! of Service F in both the morning and afternoon peak periods with a Degree of
Saturation of 1.143 in the morning peak and 1.177 in the afternoon peak. The analysis assumes,
however, that parking cccurs on both sides of Old Canterbury Road between Ratiway Tetrace and
Toothill Street. There are existing peak period No Parking restrictions on Old Canterbury Road
which increases the approach and departure capacities. The Arup analysis for very similar traffic
volumes shows existing operations are better with a Levet of Service of D in the morning and C in
the afterncon and Degree of Saturation of 0.97 and 0.87 respectively.

The Traffix analysis for future conditions assumes & number of road improvements including
Clearway restrictions along both sides of Cld Canterbury Road. The existing No Parking
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restrictions effectively provide the same outcome, The future operations are predicted as Level of
Service D and Degree of Saturation 1.000 in both peak hours. The predicted level of improvement
assumed in the Traffix assessment over the exhibiting performance of this intersection therefore
does not exist.

A review of the future Part 3A traffic flows assigned to this intersection indicates only north scuth
movements totalling 108 veh/hr in the merning and 115 veh/hr in the evening peak. These flows
appear iow given the strategic location of this intersection.

Tratfic Analysis - Long Term {cumulative) Traffic Impacts

The long term traffic analysis is only undertaken for the future access point at the Toothill Street /
Old Canterbury Read intersection. The critical Old Canterbury Road / Longport Street / Railway
Terrace intersection is not assessed for development across the remainder of the McGili Street
Precinct. The improvements to the Toothill Street intersection assume land take from adiacent
sites to provide improved operations of this intersection. Additional road improvement works, such
as construction of a left turn slip lane in Old Canterbury Road northbound for traffic turning west
into Longport Street, are mentioned, but no analysis is undertaken. This improvement would also
require land take on the adjacent site and no indication is provided on how this acquisition could
be achieved.

Cumulative Traffic Impacts of Adjacent Development Sites

The cumidative impacts of the Summer Hill Flour Mill site to the west of the raiiway corridor have
not been considered. The Transport Assessment prepared by Arup, 27 August 2010, anticipates
peak hour vehicle movements of 289 veh/hr, A comparison between the masterplan for MoGill
Street and the increases resulting from the 78-90 Oid Canterbury Road development proposal is
provided in Table 5. There is a censiderable increase proposed as a result of the higher density on
the 78-90 Old Canterbury Road site and the significant increase in retail floor area proposed. Given
the constrained nature of the road system immediately adjacent to these sites, an equitable spread
of development should occur which has the potential to create a more dispersed spread of traffic.

Table 5: Afternocn Peak Traffic Comparison

Site Component Traffic Generation Afternoon Peak (vehvhr)
McGill Street Masterplan | 78-80 Old Canterbury
Road
McGill Street Site | 78-80 Old Canterbury | 93 475
Road
Remainder of site 208 160
Summer Hilt 289 289
Flour Milt Site
Total both sites 580 924
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