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UNNINGS
9 July 2012

General Manager
Ryde City Council
Civic Centre
1 Devlin Street
RYDE NSW 2112

Attention: Ms Meryl Bishop/Ms Renee Walmsley

RESUBMISSION OF REQUEST FOR PREPARATION OF
RESPONSES TO COUNCIL LETTER 24 APRIL 2012
461 VICTORIA ROAD, GLADESVILLE (LOT I DP 739556)

Dear Meryl and Renee,

A PLANNING PROPOSAL

I refer to our previous discussions regarding the above matter, Council's letter of 24 April 2012
and our meeting on 10 May 2012 (and Meeting Record prepared by Council). Enclosed are 6
copies of the amended and resubmitted Planning Proposal documentation dated July 2012.

To confirm previous discussion, it is our objective that the enclosed Planning Proposal be
considered at a Council meeting following the consideration of the Draft Ryde LEP 2011
(expected on 24 July 2012). Our objective is for this to occur during August 2012

Responses to each issue raised in the 10 April 2012 letter are summarised as follows:

Issue Response
495 Victoria Road Further details on the intention for 495 Victoria Road

has been included at pp5-6 of the updated Planning
Proposal document prepared by DFP Planning

_______________________________ Consultants.
2 Existing and surrounding A 2D streetscape elevation prepared by surveyors

development Craig & Rhodes Pty Ltd has been included at
Appendix A to the updated Planning Proposal.

3
____________________________
Proposed Additional Uses and Responses to the Section 117 Directions have beer
response to 117 Directions provided in Appendix I of the updated Planning

Proposal.
4

___________________________
Proposed Height of Building A series of development concept plans have been

included at Appendix B to: the updated Planning
Proposal. These plans, in particular P121, P122, and
P124 detail potential scale of development and
setbacks to streets under the proposed envelope

_______________________________ controls.. -

5 Interface to College Street A third height control (RL 46) has been nominated for
the area adjoining the residential neighbour to the
north-east. A plan illustrating the 3 controls (P 051) is
included in Appendix B to the updated Planning
Proposal.

____________________________ Both the updated Urban Design Report (Appendix C)
Bunnings Group Limited 11 Shirley Street Telephone +(61 2) 9846 7100
ABN 26008672 179 Rosehill NSW 2142 Facsimile
A member of the Wesfarmers Limited Locked Bag 30 Website www. unnlngs.com.au
Group of Companies Granville NSW 2142



and the Planning Proposal document itself, have
considered in some detail the relationship to College

______________________________ Street.
6 Heritage Impact Assessment A Heritage Impact Statement has been prepared by

Ruth Daniell, as is at Appendix G to the updated
_____________________________ Planning Proposal.

7 Traffic Impact and Assessment Additional information has been incorporated in an
amended Assessment of Traffic and Parking
Implications which is situated at Appendix E to the
updated Planning Proposal. Figure 5 and 6 details
existing and projected volumes in the local area. The
use of appropriate traffic modelling will be considered

________________________ atDAstage.
8 Flooding and Overland Flow Additional information has been presented in a Report

Path prepared by C & M Consulting Engineers Pty Ltd,
which is at Appendix F to the updated Planning

_____________________________ Proposal
9 Slope Instability It was agreed that this matter will be considered at DA

stage, and is not a relevant matter for this Planning
_____________________________ Proposal.

10 Economic Assessment An amended and expanded Economic Assessment has
been prepared by Leyshon Consulting Pty Ltd and this

___________________________ is at Appendix D to the updated Planning Proposal..

If there are any queries regarding the above, please do not hesitate to contact the undersigned
on 02 9846 7334 or 0413 098 609, or email pdrew(bunninqs.com.au.

Yours faithfully,

Philip Drew
Development Approvals Manager
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Planning Proposal
461 Victoria Road, Gladesville

I Introduction

1.1 Commission
Don Fox Planning (DFP) has been commissioned by Bunnings Group Limited (Bunnings)
to prepare a report to demonstrate the case for amending Ryde Local Environmental Plan
2010 to achieve the following outcomes for land at 461 Victoria Road, Gladesville:

• To include appropriate land uses on the subject site to ensure that a Bunnings
Warehouse and bulky goods premises are permissible with development consent;
and

• To amend the Height of Buildings Map to nominate a building height development
standard that is workable for the site and the surrounds.

The report has been prepared to assist Ryde Council (Council) in the preparation of a
Planning Proposal to the Department of Planning and Infrastructure.

This Planning Proposal has been prepared to satisfy the requirements of the Department
of Planning's A Guide to Preparing Planning Proposals.

A Guide to Preparing Planning Proposals specifies that a Planning Proposal should
comprise four parts as follows:

• Part I - A statement of the objectives or intended outcomes of the proposed Local
Environmental Plan (LEP).

• Part 2 - An explanation of the provisions that are to be included in the proposed
LEP.

• Part 3 - Justification of the objectives, outcomes and provisions proposed in the
LEP and the process for their implementation.

• Part 4- Details of the community consultation that is to be undertaken on a
Planning Proposal.

Each of these parts will be addressed in this report.

t2 Background

t2.1 Planning context
Ryde Local Environmental Plan (LEP) 2010 was published on 30 June 2010. This LEP
was essentially a like for like' translation from the former Ryde Planning Scheme
Ordinance and its purpose was not to review zonings or land uses or strategic directions
for the Ryde local government area (LGA).

Council has prepared a Local Planning Strategy which is a response to the NSW
Government's Metropolitan Strategy and draft Inner North Subregional Strategy (which
incorporates Ryde LGA). The Local Planning Strategy will provide the basis for the
preparation of the Ryde comprehensive LEP.

The Local Planning Strategy contains several strategy documents regarding housing,
transport, centres and corridors, employment, heritage and environment and open space.
Of particular relevance to this submission are the Centres and Corridors Study and
Employment Study.

The Ryde Local Planning Strategy was adopted by Council on 7th December 2010. The
Strategy was "prepared for the purposes of:

• guiding future growth in Ryde over the next 10 years through a range of land use
planning initiatives

• informing the comprehensive Local Environmental Plan (LEP2OI 1)

Don Fox Planning j 2 July 2012
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• reviewing and responding to the directions and actions of the NSW Government's
Metropolitan Strategy: City of Cities and Inner North Subregion: Draft Subregional
Strategy" (Ryde Council website, as updated on 30 June 2011).

On 17 September 2010, DFP wrote to Council (on behalf of Bunnings) recommending to
Council that when the draft Ryde Comprehensive LEP is being prepared Council considers
including additional permissible land uses On the subject site to facilitate the development
of the site for the purposes of a Bunnings Warehouse and bulky goods premises.

The comprehensive draft LEP 2011 has been placed on public exhibition until 13 July 2012
and incorporates a review of zonings, permissible land uses and development controls
based on the recommendations of the Ryde Local Planning Strategy.

The exhibition copy of draft Ryde LEP 2011 proposes to retain the lN2 - Light Industrial
zone on the subject site. Hardware and building supplies are proposed as a use
permissible with consent in the lN2 zone. In addition Schedule 1 - Additional permitted
uses includes bulky good premises as a permissible land use on the subject site. The draft
LEP also proposes to introduce a lOm building height control for the site.

There have been delays in the preparation of draft LEP 2011 and this report has been
submitted to pursue a planning proposal separate from the draft LEP 2011 process.

1.2.2 Consultation with Ryde Council
Ryde Council has been consulted during the preparation of this request for a planning
proposal. An initial report was submitted to Council in March 2012 and after a review by
various departments of Council, the Council has requested further information. The
Council's letter of 24 April 2012 raised a number of matters which were clarified during a
meeting between the proponent and Council on 10 May 2012. The original report prepared
by DFP has been updated to address Council's information request. The information
requested by Council is summarised below:

• Intended and future uses of 495 Victoria Road and its car parking;

• Details of heights of buildings on the subject site and adjacent properties on College
Street;

• Further justification in relation to Section 117 Direction - Business and Industrial
Zones;

• Further information on the location of the proposed RLs;

• Review of the proposed RL 52 along College Street close to the adjacent residential
properties;

• A heritage impact statement;

• Additional information in relation to catchments used in the traffic assessment and
consideration of Paramics modelling;

• Details of software to model flooding and overland flow path; and

• An economic impact assessment.

These matters have been addressed in this report and accompanying appendices.

2 The Subject Site

2.1 Site Description
The subject site is known as 461 Victoria Road, Gladesville and has a legal property
description of Lot 1 DP 739556.

Don Fox Planning I 2 July 2012
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The site has an area of 3.834 hectares. The site has three road frontages including:

• Victoria Road, with a frontage of approximately 240m;

• Frank Street, with a frontage of approximately 140m; and

• College Street with a frontage of approximately 270m.

A site survey of the site has been prepared by Craig and Rhodes and is provided at
Appendix A. Craig and Rhodes have also prepared a streetscape elevation showing the
heights of buildings on the subject site and the northern side of College Street. This survey
is included in Appendix A.

The site is currently occupied by a number of buildings used for a variety of light industrial
purposes accessed by an internal access road with access points from College Street,
Frank Street and Victoria Road. The existing buildings have an estimated gross floor area
of 22,000m2.

The site was a former quarry and as a consequence the natural topography of the site has
been extensively altered and differs greatly from the surrounding properties. The central
part of the site where the buildings, driveways and parking areas are located is at a level of
about RL35. The site is between 6 to 15 metres lower than the surrounding streets. The
exception is a 3 storey building at the corner of Victoria Road and Frank Street. Figures 1
to 4 illustrate the site from Victoria Road and College Street and the existing development
within the site.

Many of the former uses of the site have ceased and some of the buildings are vacant. The
uses that formerly occupied the site include electrical engineers, communications
equipment suppliers and service, professional equipment supplies and wholesalers, food
and beverage packaging, microscope and scales supplier and Ryde batteries. The
buildings comprise significant office components as well as warehousing. The site also
comprised a number of significant non-industrial uses including a child care centre and a
fitness centre. The office building at the corner of 495 Victoria Road and Frank Street also
contain professional suites and another fitness gym.

Don Fox Planning I 2 July 2012
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Figure 1: Victoria Rd The majority

of the Victoria Road frontage is

timber and masonry fencing with

landscaping and trees behind. The

majority of the frontage has no

street presence or activation.

Figure 2: Victoria Rd The only

building presenting to Victoria Road

is 3 storey commercial building

known as 495 Victoria Road. This

building also fronts Frank Street.

Figure 3: College St

The buildings along College Street

do not have a strong street

presence. The street trees are a

defining streetscape element.

Where buildings are visible it is the

roof that is viewed from the street.

The western end of the street is an

open deck car parking area.

Figure 4: Internal

The buildings within the site

comprise two storey warehouse

style buildings accessed from a

central driveway with hard stand

parking. Roof top parking is

provided at the western end of the

site.
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The vegetation on the site is essentially confined to the perimeter of the site and trees and
garden beds amongst the buildings. The majority of the site is occupied by buildings,
driveways and hard stand car parking areas, as illustrated in Figure 4 and 5.
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Figure 5: Aerial photo of subject site.

There are several vehicular access points to the site, including:

• A two way entry/exit at the eastern end of College Street adjacent to the residential
dwelling house at No. 18 College Street. This entrance provides a ramp access
down to the industrial buildings.

• A two way entry/exit towards the western end of College Street providing access to
the industrial buildings.

• A further entry/exit slightly further west along College Street providing access to a
large roof top car parking area.

• An entry/exit off Frank Street just past the intersection of Frank and College Streets
providing access to a small roof top car parking area.

• A crossing at the southern end of Frank Street providing access to the commercial
building at the corner.

• Two driveway crossings off Victoria Road.

The Victoria Road frontage is subject to road widening to be carried out the Roads and
Maritime Service (RMS). This road widening will, in part, affect the building at the corner of
Frank Street and Victoria Road and involve the removal of existing landscaping and trees
along the Victoria Road frontage. This road widening will change the appearance of the
site when viewed from Victoria Road.

2.2 495 Victoria Road
Council has requested further information on the relationship of the building at 495 Victoria
Road (also known as Building H) and the remainder of the site. The current uses in the

Don Fox Planning I 2 July 2012
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building such as the fitness gym and professional tenancies are on long term leases. It is
intended that 495 Victoria Road is retained with a future redevelopment of the remainder of
the site and that the uses in the 495 Victoria Road building would continue. The RMS is
also proposing the widening of Victoria Road which will involve a partial demolition of the
building, however the uses can and are intended to continue in the building, as altered.

The car parking for the property is partly provided by the surface car parking area
containing 15 spaces adjacent to the building and accessed from Frank Street.

The use of the Building H for business premises and office premises is permitted through
Schedule 1 - Additional Permitted Uses in Ryde LEP 2010, in particular clause 4. Clause
4(2) provides as follows:

Development for the purposes of business premises and office premises (Building H)
that include 48 car parking spaces is permitted with consent.

The above provision is a transfer from the former Ryde Planning Scheme Ordinance when
additional land uses were added on 30 June 2000.

It would appear that when the schedule land use was included in the Ryde LEP (and
former Ryde Planning Scheme Ordinance), the car parking requirement for the building
was calculated at 48 spaces. As noted above, 15 spaces are adjacent to the building,
therefore the remaining 33 spaces would be provided on the remainder of the site. There is
presently no direct connection between Building H and the remainder of the site or its car
parking. The car parking demand will reduce after the building is altered after road
widening. The arrangement to provide the residual car parking spaces can continue, and
can be further documented in future DA5 to take into account the road widening and future
layout of a proposed redevelopment of the site.

23 Surrounding Area
The surrounding development is illustrated in the aerial photograph at Figure 5. Figures 6
to 10 illustrate the surrounding buildings.

West: To the west is a Kennards Self Storage facility. This building is a dominant building
in the streetscape both in terms of its height (14 to 17m) and its colour (Figure 6). Beyond
Kennards the Patrician Brothers Holy Cross school has a frontage to Victoria Road.
Further along the western side of Frank Street are two storey warehouse buildings on land
above the level of the street. To the north west is the playing field associated with the
Patrician Brothers Holy Cross school.

South: To the south on the southern side of Victoria Road is the Ryde Aquatic Leisure
Centre which sits slightly below street level. Further to the east is a 3 storey residential flat
building (corner of Weaver Street) and detached single storey houses up to Tennyson
Road. East of Tennyson Road is a 4 storey building of commercial appearance known as
Gladeview Business Park (Figure 7). This building has a height of approximately 1 6m.

East (Victoria Road): Immediately to the east is a car wash business and further east is a
mix a commercial and light industrial uses in warehouse buildings. These properties all sit
at approximately the same level as Victoria Road.

East (College Street): To the east of the site is residential development comprising one
and two storey dwelling houses. Immediately to the east is a single storey dwelling house
known as 18 College Street (Figure 8). This property shares a boundary with the subject
site. Currently one of the driveway entrances to the site adjoins this house as well as
industrial buildings. The roof of 18 College Street is at RL45.79 as indicated on the
streetscape survey at Appendix A.

North (College Street): The northern side of College Street light industrial land uses are
located in two storey scale buildings comprising mostly smaller industrial units (Figure 9).
The height of the industrial buildings is mostly between 8m to lOm, as indicated on the

Don Fox Planning I 2 July 2012
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streetscape survey at Appendix A. There is a small cluster of residential properties
comprising a small group of villas and a detached dwelling house (Figure 10). These
residential properties are one and two storeys and have height to roof of between 5m to
5.5m (refer Appendix A).

Figure 6: To the west

Kennards Self Storage building to

the west - approximately 14 to I 7m

above street level.

Figure 7: To the south

Gladeview Business Centre to the

south east which is a four storey

building with a height of

approximately 16m.

Figure 8: To the east (College
Street)

Single storey dwelling house

adjoining the eastern boundary of

the site. The existing driveway to

the subject site adjoins this

property.
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Figure 9: To the north (College

Street)

Residential villas abutting older style

two storey industrial units located on

the northern side of College Street

opposite the site.

Figure 10: To the north (College

Street)

More recent two storey industrial

and warehouse development

located on the opposite side of

College Street at the western end of

the street.

3 Current zoning
The site is currently part zoned 1N2 - Light Industrial and Part SP2 - Infrastructure under
Ryde LEP 2010 as illustrated in the zoning extract at Figure 11.
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Figure 11: Ryde LEP 2010 zoning extract

The SF2 - Infrastructure zone relates to a sliver of land along part of the Victoria Road
frontage. This land is required for road widening. This report concentrates on the land
zoned 1N2 - Light Industrial.

Land uses permissible with development consent in the 1N2 zone include:

"Business identification signs; Car parking; Child care centres; Community facilities;
Depots; Industrial retail outlets; Light industries; Neighbourhood shops; Public
administration buildings; Pubs; Recreation areas; Research stations; Roads; Service
stations; Sex services premises; Transport depots; Vehicle body repair workshops;
Vehicle repair stations; Warehouse or distribution centres; Waste or resource
management facilities; Water recycling facilities"

A Bunnings Warehouse would be best defined under the Standard Instrument (Local
Environmental Plan) Order 2006 (as amended) (herein referred to as the Standard
Instrument) as a combination of the following definitions:

Don Fox Plannir1g I 2 July 2012
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hardware and building supplies means a building or place the principal purpose of
which is the sale or hire of goods or materials, such as household fixtures, timber,
tools, paint, wallpaper, plumbing supplies and the like, that are used in the
construction and maintenance of buildings and adjacent outdoor areas.

And

garden centre means a building or place the principal purpose of which is the retail
sale of plants and landscaping and gardening supplies and equipment. It may, if
anciilary to the principal purpose for which the building or place is used, include a
restaurant or cafe and the sale of any the following:

(a) outdoor furniture and furnishings, barbecues, shading and awnings, poois, spas
and associated supplies, and items associated with the construction and maintenance
of outdoor areas,

(b) pets and pet supplies,

(c) fresh produce.

Bulky goods premises are defined in the Standard Instrument (as amended) as follows:

bulky goods premises means a building or place the principal purpose of which is
the sale, hire or display of bulky goods, being goods that are of such size or weight as
to require:

(a) a large area for handling, display or storage, and

(b) direct vehicular access to the site of the building or place by members of the public
for the purpose of loading or unloading such goods into or from their vehicles after
purchase or hire,

and including goods such as floor and window supplies, furniture, household electrical
goods, equestrian supplies and swimming poois, but does not include a building or
place used for the sale of foodstuffs or clothing unless their sale is anciilary to the sale
or hire or display of bulky goods.

Development for the purposes of a Bunnings Warehouse and bulky goods premises are
not permissible within the lN2 - Light Industrial zone applying to the land.

Under the Ryde LEP 2010, the maps indicate the following:

• There is no height of building development standard prescribed for the subject site.

• A floor space ratio control of 1:1.

• The Zone SP2 Infrastructure along the Victoria Road frontage is a "Classified road"
with the Roads and Maritime Service as the responsible acquisition authority.

• Victoria Road (including the section adjoining the subject site) is identified as a
heritage item.

4 Draft Ryde LEP 2011 (exhibition version)
The exhibition copy of the draft Ryde LEP 2011 proposes to retain the 1N2 - Light
Industrial zone and the SP2 - Infrastructure Zone for the subject site. Land uses proposed
to be permissible with development consent in the lN2 - Light Industrial zone include the
following:

Animal boarding or training estabilshments; Business identification signs; Car parks;
Depots; Funeral Homes; Hardware and building supplies; Industrial training facility;
Landscaping material supplies; Light industries; Neighbourhood shops; Pubs; Respite
day care centres; Roads; Warehouse or distribution centres; Any development not
specified in item 2 or 4.

We note that Council's Strategic Planning Division prepared a report on Draft LEP 2011 to
the Council Meeting on 14 February 2012. One of their recommendations is to add
hardware and building supplies and landscaping material supplies as permissible land
uses in the 1N2 zone. This resolution is reflected in the draft Ryde LEP 2011.

Don Fox Planning I 2 July 2012
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Schedule 1 - Additional land uses of the draft Ryde LEP 2011 identifies at clauses 4 and
16 additional land uses on the subject site.

Clause 4 permits Development for the purpose of existing business premises or
office on Building H (being the building at the corner of Frank Street and Victoria
Road).

Clause 16 permits development for the purpose of bulky goods premises over the
whole site.

The draft maps accompanying the draft Ryde LEP retain the 1:1 FSR, Classified Road (SF
2 zone) and Victoria Road as a heritage item as per Ryde LEP 2010. The main change is
the introduction of a building height development standard of 1 Om across the entire site.

Under the standard instrument building height (or height of building) is measured from
ground level (existing). The site has been extensively excavated and the 10 metre height
control would result in a building generally below the street level at Victoria Road and
Frank Street. The 10 metre building height has been applied to all lN2 zoned land and
does not take account of varying site circumstances. The urban design outcomes of this
control are discussed later in this submission.

5 The Proposal
This submission recommends that Council proceeds with the preparation of a Planning
Proposal to amend Ryde LEP 2010 in the following manner:

To amend Schedule 1 to incorporate an additional clause to include bulky goods
premises, garden centre and hardware and building supplies as additional land uses
for 461-495 Victoria Road, being Lot 1 DP 739556. This report also proposes that
Clause 4 - which permits development for the purpose of existing business
premises or office on Part Lot DP 739556 (Building H) be retained.

To amend the height of building map to indicate maximum RLs over the subject site.

In the event that the draft Ryde LEP 2011 is finalised before this proposed planning
proposal (and the Schedule 1 land uses for this site are not altered from the exhibition
version) then Schedule 1 of a planning proposal will only need to be include 'garden
centre' as an additional permitted land use.

Table 1 compares the current provisions under Ryde LEP 2010, the provisions in draft
Ryde LEP 2011 and provisions proposed in this submission.

Table 1: Proposed LEP Amendments

Zoning 1N2 - Light Industrial

SP2 - Infrastructure
(classified road)

1N2 - Light Industrial

SF2 - Infrastructure
(classified road)

lN2 - Light Industrial

SP2 - Infrastructure
(classified road)

Schedule 1 - Clause 4 - existing
Additional land business premises or
uses office on Building H

Clause 4 - existing
business premises or
office on Building H

Clause 4 existing
business premises or
office on Building H

Clause 16 - bulky goods Clause 16 - bulky goods
retail premises, garden

centre and hardware
and building supplies
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Figure 12.' Proposed Building Heights

51 The Development Concept
In order to assist in understanding the future development of the site, a concept plan has
been prepared and is provided in Appendix B to this Report. Sectional diagrams of the
concept are contained in the Urban Design Report prepared by Annand Associates Urban
Design and attached at Appendix C. These concept plans have assisted in informing the
proposed building heights for the site.

The plans indicate a two level building with parking occupying the lower levels, a Bunnirigs
warehouse located at the western end of the site and a two level tenancy area intended for
bulky goods retail at the eastern end of the site. The gross floor area (GFA) of the land
uses illustrated in the concept plans is:

Bunnings warehouse 15,255m2

Tenancy (bulky goods) 21 ,885m2

Retained commercial building at corner of 1 ,200m2
Victoria Road and Frank Street

TOTAL 38,340m2

The discussion that follows supports the case for an amendment to Ryde DOP 2010 to
prepare site specific controls to guide the built form outcomes for the site.

Don Fox Planning I 2 July 2012
P:\PROJECTS\7800A 461 Victoria Rd. Gladesville\Report\7800A.1 .doc

12



Planning Proposal

461 Victoria Road, GladesviHe

6 Key Issues for a Planning Proposal

6.1 Urban design considerations
As previously noted, the 10 metre building height has been applied to all lN2 zoned land.
This blanket approach has not taken account of individual site circumstances and in
particular the exceptional circumstances of this site.

Annand Associates Urban Design (AAUD) has prepared an Urban Design Report which is
attached at Appendix C. The urban design issues for the proposed height controls for the
site are:

• Visual impact/address to Victoria Road.

• Landmark elements to Victoria Road.

• Landscape treatment to Victoria Road (and Frank/College Streets).

• Building treatment to Victoria Road (and College and Frank Streets) to reduce the
scale and mass of the buildings to the street/context.

• Pedestrian entry points from Victoria Road and pedestrian interest along the Victoria
Road frontage.

• Bulk and scale particularly to Victoria Road and College Street.

• Amelioration of impact to eastern residential boundary (setback and landscape).

• Articulation/screening/detailed design of the street fronting facades.

• Careful treatment of vehicular access particularly with respect to footpath
crossings/pedestrian safety.

• Treatment of bulk and scale to College Street (particularly the eastern end).

6.1.1 The case for an amended height control
There are two main reasons that support the case for a different approach to the lOm
building height control that is proposed for the site under draft Ryde LEP 2011.

1. The topography of the site; and

2. The surrounding development.

When these factors are considered, their analysis informs a new height control for the site
which can establish an appropriate building envelope.

Topography

The lOm building height control that is proposed for the site under draft Ryde LEP 2011 is
a measurement from ground level (existing). As discussed earlier in this report, the site has
been excavated resulting in the site being substantially lower than surrounding roads and
properties. The topographical characteristics of the site relevant to this submission are:

• There are steep cliff walls along the Victoria Road frontage. The levels along the
Victoria Road boundary vary from approximately RL48 to 50. This represents a level
difference of between 13 to 15 metres to the 'floor' of the site.

• Along Frank Street the steep cliff continues (in part). The levels along the Frank
Street boundary vary from RL49 -45.5 representing a level change of 10.5 to 14
metres to the base of the site.

• Along College Street a steeply graded batter slopes down from the street to the site.
The levels along College Street vary from approximately RL 45.5 (west) RL 38/39
(centre) and RL 41 (east). The level change is between 3 to 10 metres.
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Along the eastern boundary the steep cliff wall continues. The level changes vary
from RL 50 on the carwash site to RL 41 on the adjoining residential property at 18
College Street. This represents a level change of 1 5m from the carwash and 6m to
the adjoining residential property.

One of the key points to note is that the 1 0m height control proposed in draft LEP 2011 will
result in a building being below street level for the majority of its frontages.

This is important to consider in the context of Victoria Road. The existing fence, trees and
landscaping will be removed to accommodate the road widening and the site will become
exposed. The steep cliff will greatly limit landscaping opportunities thereby exposing roofs
of buildings below. Furthermore, the proposed lOm height control will not provide an
opportunity for a building to engage with Victoria Road which is not a desirable streetscape
outcome for one of the region's principal roads. This potential future outcome warrants a
review of the height control in order to achieve urban design outcomes.

Surrounding development

The building height controls in the surrounding area and the heights of existing buildings in
the immediate area set the context for the proposed development and justify the need to
vary the height control.

Importantly:

There are several significant buildings in the Victoria Road streetscape including:

the Fernwood' building on the corner of Victoria Road and Frank Street with
a building height of lOm or RL6O.

o the Kennards building with a building height of 14-1 7m or RL 66.5 to RL 67.

o Gladeview Business Park with a building height of 16m or RL 66.5.

Draft Ryde LEP 2011 proposes a building height of lOm in the lN2 zone and 9.5m in
the R2 zone. These zones are located immediately to the east and south of the site.
The land to which these controls relate is not excavated therefore the potential
building height is 9.5m/lOm from the Victoria Road level (i.e. potentially a 2-3 storey
scale).

Ryde LEP (Gladesville Town Centre and Victoria Road Corridor) 2010 applies to
land to the east of the subject site. The building heights along Victoria Road as
contained in the Ryde LEP (Gladesville Town Centre and Victoria Road Corridor)
2010 are 19m to Victoria Road (6 storey scale).

The building height in College Street and Frank Street is proposed to be 1 Om for the
lN2 zone and 9.5m for the R2 zone. Similar to Victoria Road, these College Street
and Frank Street properties are either at or above the road level. Therefore the
controls reflect the potential building height.

6.1.2 Developing the height control
AAUD has considered the site conditions, surrounding context and in conjunction with
concept plans established parameters that guided the proposed height controls illustrated
in Figure 12. Effectively a building envelope has been developed based on the site
analysis and importantly responding to the different conditions along each street frontage
and the adjacent residential area. The concept plans have also assisted in informing and
testing the proposed height controls. The height control is derived from a combination of
the following:

A building height of 12 tol 5m measured from the Victoria Road frontage based on
existing building heights along Victoria Road. This has informed the proposed RL63
(i.e. existing RL5O+13m);
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A building height of 1 Om (from existing ground level) at a 1 Om setback to Frank and
College Streets. A 45 degree height plane is then applied to the lOm height capped
by the roof height proposed in the concept plans. This has informed the RL 52 and
location of the RL 63 from College Street.

A building height constrained by a 45° from top of 2m fence on eastern residential
boundary.

These parameters are illustrated on detailed sectional diagrams contained in the Urban
Design Report. They have effectively informed an envelope which has then been used to
establish the proposed RLs over the site.

When these surrounding building heights and permissible heights are compared to the
proposed building height (and the sectional diagrams in the Urban Design Report) it is
apparent that the proposed height controls for the subject site are not dissimilar to the
surrounding existing development and height controls. In particular the following
observations are made in relation to the various street frontages.

Victoria Road

The maximum RL 63 translates to a wall/building height of between approximately 13
metres to 14.5 metres to Victoria Road. This is not dissimilar to the heights of the
Fernwood building, Kennards or Gladeview or the lOm building height control for the lN2
zoned land immediately to the east along Victoria Road. This maximum height is setback
from the street frontage by a lower height control of RL 52.

The RL52 along the frontage is intended to form a setback area, but could be used for
other ancillary building structures (e.g. pedestrian entrances, driveway ramps, walls,
signage). The RL would translate to a building height of 2 to 4 metres relative to Victoria
Road at its maximum. Again this is in keeping with the existing buildings and the proposed
lOm height control in the lN2 zone and the 9.5 metre building height control on the
opposite side of Victoria Road.

Frank Street

The maximum building height is proposed to be lOm on the opposite side of Frank Street.
These sites are elevated several metres above the street, therefore the potential building
height would be in the order of 1 2m relative to the Frank Street carriageway.

The maximum RL of 63 would translate to a wall height or building height of about 1 Sm
above Frank Street, which is not dissimilar to the industrial buildings opposite. The RL 63
line is generously setback from the property boundary providing a large spatial separation
between built forms in Frank Street.

As for Victoria Road, a lower RL (RL52) is proposed within the setback area to
accommodate ancillary building structures such as ramps.

College Street

This is the more sensitive frontage. The RL immediately adjoining the street is proposed at
RL 52 for a depth of at least 1 Om and increasing to greater than 20m. This translates to a
building height of between 6.5m, 11 m and 1 4m above College Street. For the majority of
the College Street frontage this RL52 produces a building height less than the lOm
proposed by Council in draft LEP 2011. The streetscape survey in Appendix A illustrates
that existing industrial building on the northern side of College Street are mostly between
8m and 1Dm in height. Therefore the proposed building height control of RL52 is similar to
the existing condition, which given the large spatial separation would be an acceptable
built form outcome.

Behind the RL52 setback area the height increases to RL63 to accommodate the main
building structure. The setback is generous to ensure the building bulk does not overwhelm
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College Street. The lower RL in the setback area will encourage a lower building
component to create a stepped building form to moderate the scale.

A RL46 building height is proposed to at that eastern end of College Street to limit building
height directly adjacent to the residential properties on the northern side of College Street
(and 18 College Street). This RL will equate to a building height of about 6m which is
similar to the 5m to 5.5m height of the existing houses and considerable lower than the
9.5m height control applying to those properties,

Residential interface with 18 College Street

A RL46 zone wrapping around 18 College Street is proposed. The land level of No 18
College Street is approximately RL4O to RL 41. The proposed RL46 represents a potential
building height of 5m to 6m relative to 18 College Street. This wall height is substantially
less than the 9.5m building height applying to 18 College Street. Beyond RL46 is a RL52
zone and then RL 63 which will step the built form relative to the adjoining residential
property. The RL63 to accommodate the main building structure is well removed from 18
College Street providing a separation far greater than the existing industrial building
located close to the property boundary of 18 College Street. The stepped height controls
anr Irg thw'k tn fh main hulk-un9 truuctuir imprnvs th uurr.nt hillt fnrm rlfinnhip
at this interface.

6.1.3 Potential DCP Controls
In order to address the urban design issues for the site AAUD is recommending a suite of
built form controls including the following:

• Building height of 12-15m measured from the Victoria Road frontage (RL 50m +
13m = 63m).

• Building height of lOm + 45 degree height plane at lOm setback to Frank and
College Streets to top of building (RL 63m).

• Landscape avenue planting and footpath construction in Victoria Road to future
landscape specification.

• Landscape/footpath treatment in Frank and College Streets to future landscape
specification.

• Pedestrian activation to Victoria Road by creation of 2 major building entries and
display windows at street level.

o Reduction of impact bulky goods and mass of Bunnings building by articulation of
form, greening of vertical surfaces and/or artwork screening or similar.

• Incorporation of focal points/landmarks along the Victoria Road frontage

These principles are illustrated in the Urban Design Report together with some examples
of architectural treatments that can be considered at DA stage when the building is being
designed. The suite of built form controls recommended in the Urban Design Report
cannot be entirely addressed through the Planning Proposal which can only address
building height. It is therefore recommended that a Ryde DCP 2010 is amended to insert a
new section into Section 6.0 -Specific Sites. This is considered a sensible planning
approach as the site has unusual site characteristics that could not be readily addressed
by the application of generic controls. We recommend that the new section of the DCP
address the following matters:

Street setbacks

Setbacks to the adjoining residential property at 18 College Street and treatment of
the setback area

Stepped building form to the College Street frontage
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• Facade treatment

• Landscaping of setback areas

• Pedestrian entry and activation to Victoria Road

• Vehicle access

• Acoustic buffer to residential properties on College Street

• Stormwater management

If a Planning Proposal receives a Gateway Determination, we would recommend that a
new section to Ryde DCP 2010 is prepared to accompany the Planning Proposal. The
Planning Proposal and amendment to Ryde DCP 2010 can then be concurrently exhibited.

6.2 Economic Considerations
Leyshon Consulting has prepared an Economic Need Assessment which has established
the need for a major hardware store in the Ryde LGA. A copy of this report is attached at
Appendix D.

Ryde Council has requested additional information regarding the economic effects of the
proposal including in summary the following:

• an assessment of the impact of the proposed development on existing hardware
and garden centres in Ryde LGA

• an assessment of the impact of the proposed development on relevant bulky goods
precincts

• an assessment of the impact of the proposal on existing centres in Ryde LGA

• an assessment of the impact of the proposed development on the Gladesville Light
Industrial Area.

As an overriding comment in addressing some of the above matters, Leyshon Consulting
states that there is clear legal precedent in Australia in general, and New South Wales in
particular, which establishes that the impact of a given retailer on the sales of its
competitors is not, per se, a relevant planning matter." Nevertheless these matters have
been considered.

Leyshon Consulting has prepared further information which builds on the Economic Need
Assessment. This further information is aftached at Appendix D and the economic need
and effects is discussed below.

6.2.1 Economic Need

Leyshon Consulting's Economic Need Assessment observes that the nearest Bunnings
Stores to the Ryde LGA are Artarmon, Auburn, Carlingford and Thornleigh and there are
only limited smaller hardware stores in North Ryde, West Ryde and Gladesville.

This report has estimated the demand for major hardware and bulky good premises based
on the available spending of Ryde households, including likely population growth rates.
The report has established that Ryde LGA could support approximately 54,000m2 of bulky
goods type retail floor space and in the order of 50,000 - 65,000m2 of hardware and home
renovations and improvements-type floor space. The concept plans indicate floor space is
some 15,200m2 (hardware) and some 22,000m2 (bulky goods) which is about l/3 of this
potential demand. A Planning Proposal will therefore assist in meeting this demand.

Leyshon Consulting has concluded that:

"Substantial latent demand exists, however, for both bulky-goods type floor space in
general and floorspace devoted to hardware, home renovations and improvements
goods and services in particular.
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We conclude an overwhelming case exists for the rezoning of land in Ryde to facilitate
the development of a major hardware store of the type envisaged by Bunnings."

These types of land uses require large floor plate buildings and therefore large site areas.
The nature of the uses also requires good road access for customers and deliveries. The
opportunities within the Ryde LGA for large sites that are undeveloped (or
underdeveloped) to accommodate such buildings are rare. The subject site is a central
location that can service the Ryde LGA, has a site area that can accommodate the large
floor plate buildings and has excellent road access (discussed later). Therefore a Planning
Proposal to permit additional land uses on the site and a variation to the height controls in
order to accommodate the proposed land uses is supported in order to satisfy the
economic needs identified by Leyshon Consulting.

6.2.2 Impact on existing hardware stores and garden centres

Leyshon Consulting has identified four hardware stores presently operating in Ryde LGA
including:

• Weils Thrifty Link, Gladesville

• Seymour Building Supplies, Gladesville

• Taffa's West Ryde Mitre 10 Handy

o Coxs Road Thrifty Link.

Leyshon Consulting notes that the four stores are very small ranging in size from 80m2
1,100m2 and that none provide on-site parking and all carry a very limited range of
hardware. Each store appears to focus on meeting "convenience" hardware needs as
opposed to the more comprehensive hardware-related shopping trips catered for by
Bunnings, Woolworths Masters and the larger Mitre 10 Mega stores. Leyshon Consulting
considers that it is highly improbable that Bunnings would threaten their viability given their
convenience focus and that the major impact will be felt by other Bunnings stores such as
Artarmon, Ashfleld, Castle Hill, Parramatta and Auburn.

Leyshon Consulting notes that all Bunnings stores have a relatively restricted garden
centre offer. Leyshon Consulting has identified two garden centres in the Ryde LGA,
including Eden Gardens and Sherringhams. Eden Gardens is located on a 1.8 hectare site
and services a regional market. It is most unlikely to be affected by what is a relatively
limited garden centre "offer" at the proposed Bunnings. Sherringhams operates in
association with Australian Native Landscapes (ANL) has a market leading position in the
provision of bulk landscape supplies in the Sydney Region. Bunnings would not pose a
competitive threat to Sherringhams/ANL.

6.2.3 Impact on existing bulky goods precincts
Neither Ryde LGA nor surrounding areas contain any major bulky goods centres at
present. Leyshon Consulting has identified the following bulky goods precincts which are
relevant to the Gladesville site:

• Artarmon/St Leonards 50,000m2

• Castle Hill 100,000m2

• Auburn 130,000m2

• Rhodes 27,00Gm2

• North Parramatta 30,000m2

In addition Leyshon Consulting has also considered impacts to other Ryde retail centres
such as Gladesville and Top Ryde.

Leyshon Consulting has identified that there is a substantial under-supply of bulky goods
floorspace in the Gladesville trade area at present, which is estimated to be in the order of
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40,000 to 57,000m2. The proposed development at Gladesville is planned to contain only
21 ,885m2 of bulky goods space. Given the extent of the existing under-supply of space
than the proposed floor space can be accommodated within the local retail system without
having a detrimental impact.

Leyshon Consulting has calculated that the impact of the proposed bulky goods
component on any of the major bulky goods centres in the surrounding local government
areas is likely to be in the range of -6% to -10%. Leyshon Consulting notes that impacts in
this range fall within the widely accepted "low/medium" category of impact and generally
are considered to be acceptable.

Leyshon Consulting considers that impacts to the Gladesville centre and Top Ryde are
expected to be minimal (less than 5%) due to neither of these centres containing
significant bulky goods type traders.

6.2.4 Impact on the Gladesville light industrial area

Leyshon Consulting has examined the Gladesville Light Industrial Area which they have
identified as containing a wide range of small to medium-scale industrial premises
including:

a significant number of automotive uses located along Buffalo Road;

a number of sites which are used for older, traditional industrial-type uses (e.g. CBM
Timber Yard on Buffalo Road; and

a significant number of smaller industrial unit complexes accessed off College
Street which provide accommodation for a wide range of companies providing
industrial services, warehousing and distribution functions.

The subject site is partly vacant. Formerly it contained uses such as electrical engineers,
communications equipment suppliers and service, professional equipment supplies and
wholesalers, food and beverage packaging, microscope and scales supplier and Ryde
batteries. The buildings comprise significant office components as well as warehousing.
The site also comprises a number of significant non-industrial uses including a child care
centre and a fitness centre. The office building at the corner of 495 Victoria Road and
Frank Street also contain professional suites and another fitness gym. Approximately 25%
of the site is not used for industrial purposes.

Leyshon Consulting field inspection of the area found that quite a few premises within the
Gladesville Light Industrial Area are currently vacant and they note that higher vacancy
levels are comparatively common in many industrial areas in the Sydney Region at this
time with leasing agents throughout Sydney having reported declining demand for
industrial premises since the onset of the GFC. Leyshon Consulting also observes that the
current vacancy level is consistent with the findings of the City of Ryde Employment Study
2010 which, among other things, found that demand for traditional industrial uses in Ryde
LGA will tend to decrease in the near future.

It would therefore appear that there is a supply of premises in the vicinity and that this site
might not be essential for industrial uses, which appears to have occurred in recent years
with the establishment of non-industrial uses.

The potential impact to land values has also been considered by Leyshon Consulting as
such an effect can result in other uses being 'forced out'. Leyshon Consulting considers
that this is only relevant where a change in zoning was being contemplated which would
make bulky goods retailing permissible throughout the entire Gladesville Light Industrial
Area (or the lN2 zone). This is not proposed and Leyshon Consulting therefore considers
that it is unlikely the proposal will lead to increasing land values in the balance of the
Gladesville Light Industrial Area.
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6.3 Traffic considerations
Transport and Traffic Planning Associates (TTPA) has prepared an Assessment of Traffic
and Parking Implications report which is attached at Appendix E. This Assessment has
considered the concept plans including the indicative GFA and proposed vehicular entry
points in the context of the surrounding road network and traffic conditions.

The Assessment has also factored in the Roads and Maritime Services proposal to carry
out road widening along Victoria Road to upgrade the bus lanes in this location. This future
road widening has been accommodated in the concept plans and generally comprises:

• dedication and road widening along the northern side of Victoria Road

• provision of continuous BUS LANES along both sides of Victoria Road

• extended right turn lanes for the turns into Frank Street and Tennyson Road

• widening of Frank Street

• provision of an access road from the subject site connecting at the Tennyson Road
intersection

• modification of the intersection signals

The traffic assessment has calculated that the traffic flows generated by the site based on
the most recent occupants (even though some uses have vacated the site). The existing
situation has been compared to the proposed likely traffic generation. The results are that
the morning peak generation will be less than the existing generation. However, the
weekend traffic generation will increase.

TTPA has distributed the future traffic generation according to the surrounding street
network. The majority of traffic (70%) is assumed to use Victoria Road (being the arterial
road) with other traffic using Monash (15%), Buffalo (10%) or Tennyson (5%) Roads.

The intersection performance has been modelled based on the traffic generation and
distribution. The signalised intersections of Victoria Road/Frank Street, Victoria
Road/Tennyson Road and Victoria Road/Monash Road are all predicted to operate at
satisfactory levels of service and average delays.

The traffic and parking analysis by TTPA provides a degree of confidence in the capacity
of the local road network to accommodate the development which is appropriate at this
Planning Proposal stage.

TTPA has responded to Council's specific questions raised in their letter of 24 April 2012
and the responses have been incorporated into their report at Attachment E. The findings
of their original report remain unchanged.

6.4 Overland flow issues
Council has advised that the subject site is affected by flooding owing to the site being
located below the surrounding road and levels and limited capacity of the adjoining
stormwater infrastructure that drains the site.

C&M Consulting Engineers has undertaken a preliminary assessment of the site to
develop a water management strategy for the site. Their report is attached at Appendix F.

The site currently site drains via a low level (deep) stormwater drain which runs from the
northern part of the site, across College Street and then through the private property (via
an easement) to the north to Buffalo Road. Because the site is lower than all surrounding
roads, there is no overland flow path available. If the stormwater drain is blocked or
damaged downstream of the site, then there is potential for stormwater to backup in the
system and surcharge from low level pits. C&M Consulting believe that the stormwater
drain has been designed with a capacity of a 1 in 10 year Average Recurrence Interval
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(AR!) storm event. Therefore a storm event that exceeds a 1 in 10 year AR! would have
the potential to surcharge from the low level pits.

Without an overland flow path from the site, there is no way for stormwater to discharge
from the site under the above circumstances and flooding of the site would occur.

C&M Consulting advise that redevelopment of the site will enable the above flooding issue
to be alleviated by setting the podium level for the development at a level higher than the
lowest street level in College Street. This will enable an overland flow path from the site to
be established. Low level inlets and pits at the site would also be disconnected from the
aforementioned stormwater drain preventing the possibility of surcharge. This outcome is
best achieved if the site is redeveloped holistically.

In addition to the above strategy, C&M Consulting also note that the stormwater strategy
for the site would incorporate on-site stormwater detention, opportunities for rainwater
harvesting and stormwater quality treatment measures. These detailed matters would be
dealt with as part of a DA process.

Council's required details regarding the software that could be used to model flooding and
overland flow. C&M Consulting's report notes that the following models can be used at DA
stage:

• DRAINs of XP-RAFTS to model catchment hydrology and sizing of OSD;

• MUSIC to model stormwater treatment devices and water quality

• HECRAS to model the overland flow path.

None of these matters need to be addressed at the planning proposal stage.

6.5 Heritage Impacts
There are several heritage items in the vicinity of the subject site. Ruth Daniell has
prepared a Heritage Impact Statement (HIS), a copy of which is included at Appendix G,
which considers the following heritage items:

• Item No. 143 - Ryde Holy Cross College 499-52 1 Victoria Road Lot 1, OP 807562 -
State Item

• Item No. 144- Ryde Chapel 512-550 Victoria Road SP 48164- Local Item

• Item No. 145 - Ryde -"Squireville" (House) 512-550 Victoria Road SP 48164 Local
Item

• Item No. 112 - Gladesville Monash Park (Obelisk) 142 Ryde Road Lot 7060, DP
93662 - Local Item

• Item No. 113- Drill Hall building No. 144 Ryde Road SP69924 Local Item

• Item No 54 - Great Northern Road (i.e. Victoria Road)

The HIS has referred to The Australian ICOMOS Burra Charter and the NSW Heritage
Office publication Heritage Curtilages to assess potential impacts of the likely planning
proposal and development concept. The important findings are as follows:

• The subject site is not located adjacent to any of the heritage items and is separated
physically and visually from the heritage items, the Holy Cross College, Squireville,
the Ryde Chapel, the Drill Hall and the Obelisk.

• The subject site like many sites is located adjacent to Victoria Road, which
historically follows the course of the Old Northern Road. The proposed planning
proposal does not impact on the historical significance of this heritage item.
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The views and vista analysis in Section 5 of the HIS has determined that the
planning proposal does not impact on the significant views and vistas to these
heritage items, which form their expanded curtilage and their setting.

In terms of height the HIS notes that the site is physically located at some distance
from the heritage items and is not viewed directly in relationship to the heritage
items a. The planning proposal proposes a similar in height above Victoria Road as
the approved existing development.

The subject site has not been identified as being situated on any archaeological
deposits. The former use as an excavated quarry has removed any archaeological
potential of the site may have had. The proposed planning proposal will not affect
any potential archaeological deposits.

This HIS concludes that the planning proposal will have an acceptable heritage impact.

66 Consistency with zone objectives
The objectives of the lN2 - Light Industrial zone are:

• To provide a wide range of light industrial, warehouse and related land uses.

• To encourage employment opportunities and to support the viability of centres.

• To minimise any adverse effect of industry on other land uses.

• To enable other land uses that provide facilities or services to meet the day to day
needs of workers in the area.

To support and protect industrial land for industrial uses.

An amendment to the Ryde LEP 2010 to include 'bulky goods premises', 'garden centres'
and 'hardware and building supplies' as additional permissible land uses is consistent with
the lN2 zone objectives for the following reasons:

• The use of the additional land use clause in the Standard Instrument would make
the additional land uses as permissible uses on this site only with the consent of
Council, and the remaining lN2 zoned land would remain unchanged.

• The land form (having previously been excavated) allows for a multi-level building
form that could accommodate a combination of uses. Therefore other uses
permissible in the lN2 zone such as warehousing could be accommodated on the
subject site in conjunction with the proposed additional land uses.

• A Bunnings store and bulky good premises at this location is likely to employ in the
order of 550 people which would increase the potential employment capacity of this
site than is otherwise likely to occur with the range of land uses currently
permissible in the 1N2 zone.

The site's location along Victoria Road and amongst other light industrial or
commercial type uses will ensure that the proposed additional land uses would not
in themselves give rise to adverse impacts to other land uses. The three street
frontages provide opportunities to separate traffic movements and distribute traffic
impacts. The most sensitive land uses are the residential land uses, particularly
those in College Street. The additional land uses would not give rise to impacts any
greater than the range of uses already permissible in the zone, or uses currently
operating from the site. Measures to mitigate any impacts would most appropriately
be considered at development application stage.

Additional land uses would provide impetus for the redevelopment and efficient use
of a large underutilised industrial site which is rare for the Gladesville industrial area.
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The proposed additional land uses could support other light industrial uses
operating in the Gladesville area and serve the needs of the Gladesville and Ryde
population. In particular, a Bunnings store would allow for complementary servicing
of other business in the Gladesville industrial area including, for example, trade
supplies to local businesses.

The draft Ryde LEP 2011 also seeks to support and protect industrial land for industrial
uses. The planning proposal is consistent with the provisions of the exhibited draft LEP
which proposes to permit hardware and building supplies in the lN2 zone, and also permit
bulky good premises as a permissible use on this site. In addition, the lN2 zone also
permits other non-industrial land uses. Therefore a range of uses are proposed for the lN2
zone (and a similar range is currently permissible in the lN2 zone) that are not industrial
uses. Clause 2.3(2) of the current Ryde LEP and draft Ryde LEP 2011 requires that a
consent authority must have regard to the objectives for development in a zone when
determining a DA. This does not mean that a DA needs to comply with all zone objectives.
A planning proposal should be considered in this context. As demonstrated above, the
planning proposal seeks to broaden the permissible land uses (not remove or dilute
industrial zoned land) and future DAs would still be capable of satisfying one or more of the
zone objectives.

The proposed additional land uses are consistent with the zone objectives and could
complement the range of established and future land uses in the surrounding area as well
as the surrounding residential areas in the Ryde LGA.

7 A Guide to Preparing Planning Proposals

7.1 Part I - Objectives or Intended Outcomes
The Planning Proposal will have several objectives and intended outcomes including:

to expand the range of permissible land uses within the lN2 zone as it applies to the
subject site in order to facilitate the development of a Bunnings Warehouse and
bulky goods retail on the site.

to amend the height of building map to increase the building height control applying
to the land in order to promote a built form outcome that can achieve a presentation
to Victoria Road whilst allowing for the broad range of uses proposed for the lN2
zone.

The objective is to permit a building height that will achieve a built form to accommodate
the broad range of land uses either currently permissible or proposed under draft Ryde
LEP 2011 for the lN2 zone including large floor plate buildings such as bulky goods
premises and hardware and building supplies.

Another objective of amending the Height of Buildings Map is also to replace the uniform
1 Om building height (proposed in draft LEP 2011) with a building control in the form of RLs
which responds to the site opportunities and constraints. The use of a 1 Gm height control
which is measured from the existing ground level is somewhat meaningless in the context
of the site's topography which results in much of the site being significantly below the
surround street levels. The manner in which the Height of Buildings Map is proposed to be
amended takes into account outcomes appropriate for the different streetscapes and
adjoining residential areas.

7.2 Part 2 - Explanation of Provisions
The Planning Proposal proposes to be in the form of an amendment to Ryde LEP 2010 to
encompass the following amendments:

1. To amend Schedule I to incorporate an additional clause to include bulky goods
premises, garden centre and hardware and building supplies as additional land uses
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for 461-495 Victoria Road, being Lot 1 DP 739556. This report also proposes that
Clause 4 which permits development for the purpose of existing business premises or
office on Part Lot DP 739556 (Building H) be retained.

2. To amend the height of building map to indicate maximum RLs over the subject site.

It is also proposed that a DCP amendment be prepared to support a Planning Proposal.
This would address detailed site controls (eg. setbacks, stepped building forms, façade
and architectural treatment).

7.3 Part 3 - Justification
This report recommends that Ryde LEP 2010 should be amended to broaden the range of
permissible land uses and to amend the height of building development standard in order
to facilitate those end uses and encourage an acceptable urban design outcome.

The following section demonstrates how such an outcome for the site at Gladesville will
satisfy the questions that the Department of Planning and Infrastructure applies to gateway
determinations.

7.3.1 Need for the Planning Proposal

Is the Planning Proposal a result of any strategic study or report?

There has been strategic work undertaken in the preparation of draft Ryde LEP 2011,
including the Centres and Corridors Study forming part of the Ryde Local Planning
Strategy, however the scope of those studies have not considered in detail individual land
uses or height controls for specific sites such as this site.

Leyshon Consulting prepared an Economic Need Assessment (Appendix D) which has
specifically studied the needs for a major hardware store in the Ryde LGA. This has been
discussed in Section 6.2.

The Employment Lands for Sydney Action Plan, 2007, the draft Inner North Subregion
Strategy and City of Ryde Employment Study, May 2010 have all identified the need to
maintain employment generating land. As discussed in Section 7.3.2 below, a Planning
Proposal as set out in this submission would be consistent with the strategic studies and
reports.

2. Is the planning proposal the best means of achieving the objectives or
intended outcomes, or is there a better way?

An amendment to Ryde LEP 2010 is the only feasible way of permitting a Bunnings
Warehouse and bulky goods premises on the subject site.

Whilst there is no current building height development standard applying to the site there is
technically no need to vary Ryde LEP 2010 to achieve the intended outcome. However,
the exhibition version of draft LEP 2011 indicates the intention to introduce a building
height of 1 Om on the site. It is therefore sensible to consider the building height as part of a
Planning Proposal process.

Clause 4.6 - Exceptions to Development Standard could in theory be used to vary the
building height development standard. The proposal put forward in this submission has
considered the proposed land uses in the context of likely building height and volume. This
process has identified that the proposed building height (in draft LEP 2011) would need to
be varied. In our opinion Clause 4.6 should not be relied upon for a variation to the
development standards and it is not an approach that provides any certainty in terms of
planning outcomes. Instead, the sensible planning approach is to utilise the urban design
process to inform the height control for the site which can be incorporated into the Ryde
LEP.
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A Planning Proposal is therefore considered the best and only viable means of achieving
the intended outcome.

3. Is there a net community benefit

There are a number of community benefits which will flow from the proposal:

• Increased employment generating capacity including opportunities for part time,
causal and younger employees and key workers.

• The ability to satisfy latent demand for a large hardware store and bulky goods
premises in the Ryde LGA.

• A considered approach to building heights across the site having regard for the
various streetscape outcomes and residential interfaces.

• Reducing permissible height to the sensitive College Street frontage and also
minimising potential building height to the adjoining residential property at 18
College Street.

Some of the community benefits that can be achieved through a redevelopment such as
that illustrated in the concept plans at Appendix B are:

• Opportunities to achieve improved traffic outcomes by removing vehicular entrances
from College Street and directing truck delivery movements to and from Victoria
Road and Frank Street.

• Improved drainage outcomes for the site and locality.

• Retention of street trees to College Street and large setback to augment this street
LI e JIc1I I LII

• Additional landscaping opportunities to Frank Street.

7.3.2 Relationship to strategic planning framework

4. Is the planning proposal consistent with the objectives and actions contained
within the applicable regional or sub-regional strategy?

Metropolitan Strategy and Draft Inner North Subregional Strategy

The Metropolitan Strategy and the Employment Lands For Sydney Action Plan, March
2007 identified the need to retain employment lands (including traditional industrial areas
such as Gladesville). The Action Plan sets a number of initiatives addressing supply and
demand of employment land.

Employment Lands for Sydney Action Plan, 2007

One of the initiatives of this Plan is to develop new policy initiatives to encourage the
regeneration of brown field sites to support new investment and employment opportunities.
There are several further initiatives identified to achieve this overall aim. Of particular
relevance are the following:

• Identify strategic employment lands through subregional planning (refer to
discussion below); and

• New planning frameworks including "planning for more flexible provisions to
encourage employment growth '

The proposed utilisation of the additional land use provision of the Standard Instrument is
an effective means to provide flexibility in potential land uses for this site. This will directly
assist in allowing large employment generating land uses to be permissible on the site, in
addition to the range of land uses already permissible in the IN2 zone. The proposal is
therefore considered to be consistent with the Action Plan, particularly in relation to
retaining and encouraging future development of employment lands in strategic locations.
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Draft Inner North Subregional Strategy

The Draft Inner North Subregional Strategy sets a number of objectives and directions in
relation to the economy and employment' and 'centres and corridors' in the Inner North
subregion. Those of particular relevance are:

A target of 21,000 new jobs for the Ryde LGA by 2031.

Retention of the Gladesville industrial area for industrial purposes servicing the local
population including automotive businesses and trade supplies.

Identification of parts of Victoria Road, Gladesville as an enterprise corridor.
Enterprise Corridor is defined as "areas which provide low cost accommodation for
a range of local and regional services, including start-up offices, light industrial,
showrooms, building supplies and retail, which benefit from high levels of passing
traffic. They run along major arterial roads which generally carry over 50,000
vehicles per day and provide a valuable buffer from surrounding residential
development."

The proposed additional land uses would retain and enhance the employment generating
capacity of the site being a key objective behind the need to retain industrial zoned land.
The additional land use approach supports the objectives of the Draft Inner North
Subregional Strategy by ensuring permissible land uses are retained providing
opportunities for local industry. In addition, the employment generating capacity of a
Bunnings warehouse and bulky goods retail (some 550 workers) that could be realised is
greater than for traditional industrial uses and greater than the current employment
generating capacity of the site. A Planning Proposal would therefore ensure that the
employment generating capacity of the site would be maintained. The proposal would also
assist in achieving the target of 21,000 new jobs for the Ryde LGA.

As noted above, a Bunnings store would allow for complementary servicing of other
business in the Gladesville industrial area, which we understand has worked successfully
with other Bunnings stores in industrial areas. Bunnings stores provide a wide range of
product lines that can service local businesses. In particular, Bunnings stores incorporate
trade supplies services which can directly service local businesses consistent with the one
of the key objectives for the Gladesville industrial area. The proposed additional land uses
combined with the current range of permissible uses would be consistent with the
Strategy's objective of servicing the local population and local businesses.

Overall, the proposal is considered to be consistent with the Draft Inner North Subregional
Strategy.

Is the planning proposal consistent with the local council's Community
Strategic Plan, or other local strategic plan?

Ryde Local Planning Strategy

The site is strategically located along a major transport routes and in local context
connects the Gladesville and Ryde centres. The Ryde Local Planning Strategy comprises
several components, the most relevant being the Centres and Corridors Study and in
particular Section 5 - Corridors.

Section 5.0 - Corridors Study relates to the subject site. As noted above, the Metropolitan
Strategy and the Draft Inner North Subregional Strategy have both identified this section of
Victoria Road as a potential enterprise corridor to support a variety of uses. The Corridors
Study recognises that the Victoria Road corridor meets the criterion for an enterprise
corridor.

The Corridors Study identifies the area between Top Ryde and West Ryde as an
enterprise corridor (further west of the subject site). The land identified in the Ryde Local
Planning Strategy as the enterprise corridor would not contain sites sufficiently large
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enough for a Bunnings store and bulky goods premises, particularly co-located as
demonstrated in the concept plans. The Draft Inner North Subregional Strategy notes that

of Victoria Road have potential for enterprise corridor functions. In our opinion, this
does not preclude the establishment of a contiguous enterprise corridor (as envisaged by
Council).

The Corridors Study established the desired future character for Victoria Road including:

• A significant commuter corridor.

• A significant local economic corridor linking strategic employment lands and
economically vital town centres.

• A link between the historic centres of West Ryde, Ryde Town Centre and
Gladesville. Heritage items along Victoria Road help illustrate the story of Sydney's
growth and development.

• An attractive streetscape that includes tree linked streetscapes between vibrant
town centres.

The complementary function that a Bunnings store and bulky goods premises can provide
to local businesses could assist in strengthening the function of the strategic employment
lands in the Gladesville area.

The proposed additional land uses would not be inconsistent with the desired future
character.

Also relevant to the Corridors are the nearby centres of Top Ryde and Gladesville. Top
Ryde has undergone a significant change in character and is emerging as a regional
centre. Gladesville is envisaged to be a mixed use town centre servicing the local
community. The Monash Road Precinct closest to the subject site is envisaged to provide
a mix of convenience retail and services to local resideits and workers in addition to
specialist goods and services for the wider community and retain its traditional strip
shopping character. The roles of Top Ryde and Gladesville will perform very different
functions to that catered for by the proposed land uses.

The height controls proposed for the site are not inconsistent with the desired future
character objectives.

The likely built form can be controlled through the use of building height to ensure that
building can be appropriately designed to accommodate the permissible land uses in the
1N2 zone. The site specific building height controls in concert with a DCP can achieve a
built form scale not dissimilar to those found in the surrounding area along Victoria Road
and permissible further east under Ryde LEP (Gladesville Town Centre and Victoria Road
Corridor) 2010. The streetscape outcomes expressed in the Corridors Study are still
capable of being achieved.

City of Ryde Employment Study, May 2010

The Employment Study forms part of the Local Planning Strategy to inform the preparation
of the Ryde Comprehensive LEP. The Study is based upon the Employment and Centres
Study, October 2009.

The Employment and Centres Study identified that demand for industrial uses is likely to
reduce (due to a reduction in blue collar works, and a corresponding increase in white
collar workers) and will then stabilise. Despite a potential reduction in demand, the
Employment Study considers retention of industrial land as vital to meet local and regional
needs for industrial activities.
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Two of the key directions and recommendations arising from the Employment Study are:

To undertake a study of the industrial areas within the City to identify strategies and
recommendations to maintain these areas as viable employment land; and

Economic and employment activity to continue along the Victoria Road Corridor - in
particular in areas adjoining the town centres and industrial areas.

The proposed additional land uses are consistent with and directly support the findings of
the Employment Strategy by not only maintaining employment, but increasing employment
opportunities along the Victoria Road corridor. The proposal to incorporate additional land
uses on this site will provide a wider range of potential land uses that will directly work
towards maintaining the viability of the site for local industry as well as employment
generating land generally.

6. Is the planning proposal consistent with applicable state environmental
planning policies?

Appendix H is a table identifying the applicability and consistency with state environmental
planning policies.

7. Is the planning proposal consistent with applicable Ministerial Directions
(s.117 directions)?

Appendix lisa table identifying the applicability of the Section 117 Directions. The main
directions of relevance are discussed below.

Direction 1.1 - Business and Employment Zones

The objectives of this direction are to:

(a) encourage employment growth in suitable locations,

(b) protect employment land in business and industrial zones, and

(c) support the viability of identified strategic centres.

The direction states that a planning proposal must:

(a) give effect to the objectives of this direction,

(b) retain the areas and locations of existing business and industrial zones,

(c) not reduce the total potential floor space area for employment uses and related
public services in business zones,

(d) not reduce the total potential floor space area for industrial uses in industrial zones,
and

(e) ensure that proposed new employment areas are in accordance with a strategy
that is approved by the Director-General of the Department of Planning.

Paragraph (c) relates to land in a business zone and paragraph (e) relates to proposed
new employment areas (Gladesville is an existing employment area). There two matters
are therefore not relevant in this instance. In relation to paragraph (b) the 1N2 zone of the
Gladesville precinct is not altered. Discussion regarding (a) and (d) is provided below.

In relation (d) to employment, Leyshon Consulting notes that as it currently stands, this site
is making only a minimal contribution to maintaining industrial employment in the Ryde
LGA. In addition, as demonstrated in Section 2.2 of this report, the existing floor space on
the site (of some 22,000m2) represents a FSR of approximately 0.57:1 which is
considerably less than the potential FSR of 1:1. The site is therefore not achieving its full
potential with very limited and possibly no scope for additional industrial floor space
(without exceeding height controls). Further, of the constructed floor space about 20% was
not previously used for industrial purposes. Therefore the former uses of the site
represented an industrial FSR of about 0.5:1 or 50% of its potential. Leyshon Consulting
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has estimated that theoretically, the existing building could generate between 258-400
positions depending on the nature of businesses.

The proposal has the capacity to make a far greater contribution to employment. Whilst
this might not be employment of a traditional industrial (eg. manufacturing) nature, if there
is a declining trend in traditional industrial uses (as noted in the City of Ryde Employment
Study 2010), it cannot be considered good planning sense to restrict the current site to
cater for a declining sector of the economy.

The subject planning proposal has the capacity to make a significant contribution to local
employment. A Bunnings Warehouse has a typical employee density of 1/lOOm2.

Table 2 sets typical employee density for different land uses.

Table 2. Employee Density

Manufacturing Industry

Warehouse trade

Transport and storage

Service industry

Retail (household goods)

Commercial

Varies from 1/50m2 to 1/lOOm2 for
manufacturing that would be permissible in the
1N2 - Light Industrial zone.

1/220m2

1 /220m2

1/55m2 to ill 50m2

1/58m2

1/25m2 to 1/35m2

Source: Hornsby and Ku-ring-ga, subregional Employment Study, prepared by SGS

By way of comparison, the City of Ryde Section 94 Contributions Plan 2007 contains
forecasts of employment growth. In 2004 the gross floor area of industrial space in the
Gladesville Industrial Area was estimated at 240,000m2 supporting 2400 workers. This
equates to a rate of 1 worker per lOOm2. This rate is not dissimilar to the rates in Table 2.
The existing buildings have an estimated gross floor area (GFA) of 22,000m2. Using this
rate, the existing buildings on the site could provide employment for approximately 220
workers. If the GFA of the site was increased to 1:1 (as currently permissible) and uses
similar to those already existing on-site were maintained, the total GFA would be 38,340m2
equating to approximately 383 employees.

Based on the approximate floor areas indicated in the concept plans at Appendix B the
indicative floor areas are:

Approximately 1 5,000m2 for a Bunnings Warehouse - equating to 150 employees

Approximately 21 ,000m2 for tenancy (i.e. bulky good premises) - equating to 362
employees; and

Approximately 1 ,200m2 for the existing Fernwood building equating to 34 to 48
employees.

The total GFA of the proposed development is within the 1:1 FSR applying to the site.
Based on the above approximates, a total of some 550 workers could be accommodated
on the site. This is clearly greater than the employment generating capacity of traditional
industrial land uses permissible within the 1N2 zone and the actual employment likely to
occur under a restrictive "industrial" land use zone. Therefore the employment objectives of
the Direction to encourage employment in suitable locations and protect employment in
industrial zones can be achieved with a Planning Proposal as recommended in this report.
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Direction 6.3 - Site Specific Provisions

The objective of the Direction is to "discourage unnecessarily restrictive site specific
planning controls" The Direction also states that:

"(4) A planning proposal that will amend another environmental planning instrument in
order to allow a particular development proposal to be carried out must either:

(a) allow that land use to be carried out in the zone the land is situated on, or

(b) rezone the site to an existing zone already applying in the environmental planning
instrument that allows that land use without imposing any development standards or
requirements in addition to those already contained in that zone, or

(c) allow that land use on the relevant land without imposing any development
standards or requirements in addition to those already contained in the principal
environmental planning instrument being amended.

(5) A planning proposal must not contain or refer to drawings that show details of the
development proposal."

As detailed in Section 5, the Planning Proposal would amend Ryde LEP 2010 to allow
bulky goods premises, garden centres and hardware and building supplies as permissible
land uses on this site and involve an amendment to the Height of Building Map
accompanying the LEP.

The building heights nominated in this submission have been founded on an urban design
analysis having regard to the currently permissible land uses and the proposed additional
land uses and their likely built form configurations. The proposed building heights have
considered the likely built form configurations of the permissible and proposed land uses
whilst taking into account streetscape and residential interface issues.

Whist this submission is founded on an indicative drawing to test the built form outcome, it
is not necessary for a Planning Proposal to rely upon the concept plans contained at
Appendix B which has informed this submission and have been provided for contextual
purposes only. However, to provide certainty regarding built form outcomes for the site, the
preparation of a site specific DCP is recommended. This can simply be an additional
section to the current Ryde DCP 2010. A Planning Proposal is considered to be capable
of consistency with this Direction.

7.3.3 Environmental, Social and Economic Impact
Is there any likelihood that critical habitat or threatened species, populations
or ecological communities, or their habitats, will be adversely affected as a
result of the proposal?

No, much of the site has already been cleared and appears to have little or no
environmental value.

9. Are there any other likely environmental effects as a result of the planning
proposal and how are they proposed to be managed?

The main environmental effects associated with the future development of the site are:

Residential interface issues;

Traffic impacts; and

Water management (stormwater and flooding/overland flow issues).

These issues have been considered in the context of the likely future uses of the site and
to provide a degree of assessment that the surrounding community is likely to be
interested in understanding.

Whilst these are also detailed matters that would need to be considered as part of a
development application, they have been considered as part of this submission to justify
the commencement of a Planning Proposal process.
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These issues have been discussed in Section 6.1, 6.4 and 6.5 of this submission.

10. How has the planning proposal adequately addressed any social and
economic effects?

The proposed development has a significant development cost in the order of $100 million
being a significant investment in the region.

One of the significant economic effects of a Planning Proposal is the potential employment
generating capacity of a Bunnings Warehouse and bulky goods premises. As set out in
Section 6.1 of this report, a Bunnings Warehouse and bulky goods premises has an
employment generating capacity of approximately 550 employees which is considerably
greater than the employment levels that could be achieved for typical industrial premises.
This employment generating capacity has clear economic benefits by providing significant
employment opportunities including part time, casual and youth employment opportunities.

A Bunnings Warehouse is also likely to support other business and trades in the locality
and provide convenient access to hardware and building supplies to the surrounding
residential areas.

The capacity of a Bunnings Warehouse to provide employment opportunities will have
social benefits for those persons employed by Bunnings.

7.3.4 State and Commonwealth Interests

11. Is there adequate public infrastructure for the planning proposal?

The site is located in an area that is already serviced. The lN2 zone is not proposed to be
changed and the development potential (FSR) of the site remains unchanged. The
proposed additional land uses are unlikely to generate any greater demand for utility
services than other permissible industrial uses.

Traffic impacts and associated traffic infrastructure is discussed in Section 6.3 of this
Report.

A Planning Proposal to including additional permissible land uses and to amend the Height
of Buildings Map will not have an impact on public infrastructure that is any greater than
the uses currently permissible on the site, or proposed to be made permissible under draft
Ryde LEP 2011.

12. What are the views of State and Commonwealth public authorities consulted
in accordance with the gateway determination?

Consultation with the remaining relevant State and Commonwealth public authorities can
be undertaken in conjunction with the exhibition of the Planning Proposal following the
Gateway Determination.

7.4 Part 4 - Community Consultation
Public consultation will take place in accordance with the Gateway Determination made by
the Minister for Planning in accordance with Sections 56 & 57 of the Environmental
Planning & Assessment Act 1979. The draft DCP amendment recommended in this report
can be exhibited concurrently with the Planning Proposal.

8 Conclusion
The current zoning of the land would not permit a Bunnings Warehouse. The draft Ryde
LEP 2011 proposes to include hardware and building supplies as a permissible land use in
the lN2 zone. In addition the draft LEP also proposes to add bulky goods premises as a
permissible land use on the subject site (as a schedule use).
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Council's draft LEP process has encountered several delays over the last 12 to 18 months
and therefore a separate Planning Proposal process is considered a reasonable and
sensible approach to facilitate the advancement of the redevelopment of the subject site.

Therefore, the report recommends that Council's proceed with a Planning Proposal to
include bulky good premises, garden centre and hardware and building supplies as
additional land uses permissible on the subject site. This is in line with Council's intention
for the 1N2 zone.

This submission has demonstrated that the suggested amendment to Ryde LEP 2010
would be consistent with the Metropolitan and State strategies and the objectives of the
LEP as follows:

The potential use of the site for a Bunnings Warehouse and bulky goods premises
would have a similar if not greater employment generating capacity as the land uses
already permissible in the 1N2 zone applying to the land. The proposed land uses
would therefore support the employment generating function of the industrial
precinct consistent with the Metropolitan Strategy for Sydney 2036 and the draft
Inner North Subregion Strategy.

The land is identified as Category I land under the Employment Lands for Sydney,
2007 and Draft North West Subregion Strategy. Category 1 land is identified as
being appropriate for uses such as a Bunnings Warehouse.

Given the employment generating capacity of a Bunnings Warehouse, the proposed
amendment would be consistent with the employment generating aims and
objectives of Ryde LEP 2010.

This submission has also demonstrated that a site specific building height development
standard should be applied to the site. Currently, Ryde LEP 2010 does not contain a
building height control over the site, however, draft Ryde LEP 2011 is proposing a I Om
height control. This will be measured from existing ground level which results in a built form
outcome that sits below Victoria Road resulting in a poor streetscape outcome.

A building height has been developed for the site founded on an urban design analysis.

This submission recommends a Height of Buildings Map which utilises varying RLs across
the site to respond to the opportunities and constraints of the site. In particular the
following outcomes are intended through the height controls proposed for the site:

To achieve an appropriate wall height and streetscape outcome to Victoria Road,
Frank Street and College responding to the built form context and surrounding
building height controls in LEP 2010.

To reduce building height along the College Street frontage to create a stepped
building form that responds to the lower building scale of College Street.

To provide a large setback from the tallest building zones on the site from the
residential property at 18 College Street.

We also recommend as an amendment to Ryde DCP 2010 to insert into Section 6.0 -
Specific Sites, an additional set of site specific controls. This can be prepared after
Gateway Determination and exhibited concurrently with the Planning Proposal.

We therefore recommend that the Council support the amendment to Schedule 1 of Ryde
LEP 2010 to include bulky goods premises, hardware and building supplies and garden
centre as permissible land uses for this site, as well as the associated amendments to the
Height of Buildings.

We would welcome the opportunity to further discuss this proposal with Council or the
DP&l.
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Intent of this Report

Bunnings is proposing a redevelopment
of this site at 461 Victoria Road, Gladesville
to incorporate a Bunnings hardware
warehouse and bulky goods retail outlets.

This report examines the Urban Design
implications of this redevelopment on
the site and its surroundings to inform a
submission to Council to amend Ryde LEP
2010



A. BACKGROUND I SITE ANALYSIS
/ CONTEXT

1.0 The Site

The site is essentially an extensive hole in
the ground. Up to 15m deep below Victoria
Road and Frank Street and approximately 3m
deep below College Street, the si'e is a former
quarry site, redeveloped as the'Enterprise Park'
industrial estate.

Buildings on the site include the 3 storey
(lOm) above street level fitness centre on
the corner of Victoria Road and Frank Street
(to be retained) and a variety of one and two
storey industrial buildings in the former quarry
hosting a variety of predominantly industrial
uses (some with rooftop parking).

41.tl

35.41

-47,t1

34e

-. 4ef-

Sire Boundary

1.0 BACKGROUND
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2.0 The Context

The site is located immediately north of
Victoria Road, Gladesville. Victoria Road runs
approximately east-west along a ridge with
properties sloping north and south away from
the ridgeline. The site context is varied.

2.1 Surrounding Development

West

On the northern side of Victoria Road is the
substantial Kennards Storage facility. This
building is effectively 4 storeys above ground
at the Frank Street corner and is painted bright
orange and thus presents dramatically to
Victoria Road. Adjacent to IKennards on Frank
Street is a 2-3 storey commercial/industrial
building. Behind these buildings (further to
the west) is the Holy Cross Catholic College on
a substantial site with some imposing stone
buildings to 3 stories.

South side ofVictoria Road is the Ryde Olympic
Swimming Pool and Leisure Facility, a complex
of large (2 storey/8m) pavilions in space and
set approximately one storey down the slope
below Victoria Road.

East

North side of Victoria Road is a carwash
immediately adjacent to the site and then a
variety of 2 storey commercial/bulky goods
and retail uses through to Monash Road.

South side of Victoria Road is a major 3-4
storey commercial complex (the Gladesview
Business Park) and service retail beyond.

2 Bunnings Group Ltd Urban DeUgn Report
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South

Across Victoria Road, east of the Leisure Facility
are single storey cottages suited to future
redevelopment.

North

North side of College Street is predominantly
2-3 storey industrial development from Frank
Street almost the full length of the site. This
use finishes at the rear of the properties which
face onto Orient Street (just west of Orient
Street).

Orient Street and College Street to the east
of Orient Street contain residential uses,
predominantly single storey (with some 2
storey) residential cottages with some villa
development.

In summary....

The context is varied. It contains a number of
visually significant buildings (not necessarily
attractive) including:

• Holy Cross Catholic College - 3 storey and
spire/tower

• Kennards Storage... bright orange self
storage facility - 3-4 storeys

• Fitness Centre (cnr Victoria Road and Frank
Street) - 3 storeys

• Gladesville Business Park Commercial
Centre - 3-4 storeys commercial/industrial

• Ryde Leisure Centre and Pool - 2 large
storeys below Victoria Road level.

Between these uses are a mix of single storey
residences, and 2 storey commercial/service
retail/bulky goods.

Annand Associates Urban Design 3



2.2 Landscape

The general landscape ofVictoria Road is weak
but is strengthened by strong site planting on
the following sites:

• Leisure Centre - buildings in landscape
with mature trees to Victoria Road frontage

• Subject site with mature trees along street
boundary at Victoria Road level

Holy Cross College is set back substantially
from Victoria Road with formal gardens
(lawns and large mature trees and shrubs)

• Gladesview Business Park has a simple row
of palm trees planted in the parking area in
front of the building.

There is no continuous attempt at public
domain avenue planting in Victoria Road.

Note that College Street has elegant fencing,
hedging, street planting footpath and
grass verge in front of the subject site but is
otherwise poorly landscaped. Frank street has
some informal native planting but no footpath
on the south-east side.

Bunnings Group Ltd Urban Design Report



2.3 Land Use

Victoria Road around the site is predominantly
commercial, service retail and bulky goods
(and leisure centre) with remnant residential
(on the south side).

College Stieet is predominantly industrial at
the western end but cottage / residentral east
of Orient Street.

Residential

City of Rvde

':: Ligh
Indust

;.

. .

Commerc

F,I Nrr,o

Dt 28/1/2Ol1
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3.0 Movement

3.1 Traffic

Victoria Road is a very significant traffic artery
(see traffic report). It contains 4 pIus moving
lanes of traffic and bus lanes in this location.

Frank Street is a local road providing access
to the College, Kennards and other industrial
uses in College Street.

College Street provides local access to the
industrial estate and to residential properties
(east end).

Cycle opportunity s poor on Victoria Road
because of high volumes of moving traffic
but OK on College and Frank Streets where
volumes and speeds are lower.

Pedestrian paths are weak on Victoria Road in
spite of regular bus stops (2 on site frontage)
with bus shelters actually interrupting
footpath access.

Footpaths are not provided on Frank Street
(south-east side) and intermittent only on
north side of College Street. There is a strong,
well landscaped footpath on the south side of
College Street, built no doubt as part of the
Enterprise Park development.

3.2 Access

Access to the subject site is currently:

via Frank Street (to carpark for Fitness
Centre) and to small upper industrial
carpark

via College Street to existing rooftop
carpark

• via College Street to industral buildings
and parking (mid site)

via College Street to eastern industrial!
crèche etc (opposite Orent Street)

6 Bunnings Group Ltd urben Design Report



4.0 Planning/Urban Form Controls

4.1 Background

A review of the site and context in urban
design terms reveals the following:

• The site is a former quarry in a prominent
location on Victoria Road.

• The site is quite visible when approaching
from the west and highly visible when
approaching from the east. Building form
in the immediate vicinity of the site is that
of large pavillions (e.g. College, Kennards
Self Store, Swimming/Leisure Centre and
Gladesview Business Centre) up to 3-4
storeys above Victoria Road.

• Victoria Road has no formal or continuous
landscape treatment (tree planting) in this
area.

• High traffic volumes and traffic speeds and
poor footpath treatments provide poor
pedestrian amenity in this area.

• The fact that Victoria Road is located
approximately on a ridge line falling
away to the north and south means
that building heights of large floor plate
buildings are problematic under the
existing deflnition.Building height is not
a critical issue for the site except at the
eastern/College Street interface with
residential development.

Council are proposing the following planning controls in their draft LEP 2011 which will have implications for the subject site as follows:

Proposed Controls Implications

Land Use
lN2 - Light Industrial Proposed land uses are generally acceptable for the subject site.

Seeking additional land uses to be permitted including Hardware and
Building Supplies, Garden Centre and Bulky Goods Retail.

___________________________________________________________

Height
The draft LEP proposes a building height across the site of lOm

________________________________________________________

This control has major implications for the site.The proposed 2 storey
measured from ground level to top of building bulky goods building on parking could rise to 12-1 6m above Victoria

Road, 20m above College Street and 28m above the ground level
at the bottom the quarry. Thus, the building height (and method of
measuring) will require revision in the LEP in order to permit such
development.

A significant implication of the proposed lOm height control (and
definition) is that proposed buildings would sit largely below
surrounding roads. The proposed road widening along Victoria Road
will force removal of existing trees and expose a roof top view of
development in the excavated quarry site. The lOm height control

__________________________________________________________
(and definition) will thus not lead to an improved streetscape.

Floor Space Ratio
The draft LEP proposes ri FSR of 1:1 for this site Amendment to the 1:1 FSR is not proposed

Annand Associates Urban Design 7
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4.2 Urban Design Issues

The major urban design issues will be as
follows:

• Visual impact/address to Victoria Road.

• Landmark elements to Victoria Road.

• Landscape treatment to Victoria Road (and
Frank/College Streets).

• Building treatment to Victoria Road (and
College and Frank Streets) to reduce the
scale and mass of the buildings to the
street/co ntext.

• Pedestrian entry points from Victoria Road
and pedestrian interest along Victoria Road
frontage. - -

• Bulk and scale particularly to Victoria Road
and College Street.

• Amelioration of impact to eastern
residential boundary (setback and
landscape),

• Articulation/screening/detailed design of
the street fronting facades.

• Careful treatment of vehicular access
particularly with respect to footpath
crossings/pedestrian safety.

• Treatment of bulk and scale to College
Street (particularly east end).

Industrial

Residential

VIcToRIA ROAD (HEAVYTRAFFIC)

Existing Tree Planting

NOTE: This report discusses and
illustrates examples which suggest broad
architectural treatments which should be
dealt with in subsequent Development
Applications.

COLLEGE STREET

ISSUES

4

L

Itesirlential

Noise --4
Buffer

commercial

/ar

j ILWash

EG END

Existing Access

Proposed Access

Annand Assocrates Urban Design 11
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B. PROPOSED DEVELOPMENT

Refer to Architectural Concept Plans prepared
to assist in understanding future built form
outcomes for the site.

5.0 Building Height

There are a variety of ways to define building
height. These include:

• from natural ground level (as at a certain
time or reference map) Not applicable in
this context.

• from existing ground level (as applicable in
Ryde instruments)

• to R.L. which specifies level of top of
building

These definitions have benefits and dis-
benefits.

The problem with the current definition in
this particular case is that height will generally
be measured from the bottom of the hole,
thus creating real difficulties with street
presentation.

The proponent in this case seeks to address
Victoria Road with a generous two storey
bulky goods building up to 14m high when
measured from Victoria Road built over parking
and watehouse storage (in the excavation).

This will be stepped down towards College
Street to remain in context with existing 2-3
storey building forms in that street.

Note that:

• Under different definitions the proposal
would be compliant, part compliant, or
non-compliant

There are a number of similar height
buildings in this section of Victoria Road
including
> Holy Cross College (elevated 3 storey plus

bulding)
> Kennards (3-4 storey)

> Fitness Centre (3 storey)
> Gladesville Business Centre (3-4 storey)

> Lcsure Centre (2 large storeys) but below
Victoria Street level

• The Gladesville Town Centre (east of
Monash Road) permits building heights of
1 9m for mixed use development.

• There are no particular areas where the
proposed building height will have any
significant impacts . Impacts are as
follows:

- Public doman - overshadowing of
Victoria Road (which is rarely used by
pedestrians)

- Partial early morning overshadowing of
Frank Street (which has no footpaths on
east side)

- No overshadowing of College Street...
as development s south of street and set
back

- Negligible overshadowing of adjacent
residential development to the south-
east due to step down, setbacks,
landscape buffering and orientation
of residence. Note also that an existing
substantial industrial building exsts
adjacent to the residential boundary.

It should be noted that, in reality, whatever
definition is applied is largely irrelevant. The
simple fact is that the proposed building:

• Will not be out of context with other
existing buildings on Victoria Road

• Will not cause any significant impacts due
to height or bulk on either the surrounding
public domain or on neighboring
development

• Will enable a major new development
to be located in Gladesville ir a location
which will support local employment and
the local economy.

12 Bunnings Group Ltd rhan Design Repoc
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IS COLLEGE 18 COLLEGE
Sr6EET STREET

COLLEGE STREET SOUTHERN ELEVATION
(VIEW FROM STREET)

_ __

COLLEGE STREET NORTHERN ELEVATION
(VIEW FROM STREET)

\
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5.1 Building Form

5.1.2 Controls

In the context of the above, the following
framework has been developed to inform height
controls.

Building height of 1 2- 5m measured from
the Victoria Road frontage (RL 50m±1 3m=
RL 63m) based on existing building heights
along Victoria Road.

Building height of lOm (say RL 52m) -- 45
degree height plane at lOm setback to Frank
and College Streets to top of building (RL
63m).

• Building Height constrained by a 450 from
top of 2m fence on eastern residential
boundary.

• From this framework maximum heights (in
RL's) have been applied (RL's 46, 52 and 63).
Note that RL's do not necessarily fill the full
volume of the envelope (Frank Street) and
in some cases building heights intrude into
the height plane/setback. These heights
have been nominated (3 only) for simplicity.
It is proposed that further sophistication of
heights, setback and landscaped areas will be
contained within future DCP controls.

In addition the following controls are proposed:

• Landscape avenue planting and footpath
construction in Victoria Road to future
landscape specification.

• Landscape/footpath treatment in Frank
and College Streets to future landscape
specification.

• Pedestrian activation to Victoria Road by
creation of 2 x major building entries and

attractive frontage to Victoria Road at street
level.

• Reduction of impact of building bulk and
mass of Bunnings and bulky goods buildings
by articulation of form, by greening of
vertical surfaces and/or artwork screening or
similar.

THIS PLAN INDICATES WHERE THE FOLLOWING SECTIONS ARE
LOCATED WHICH DERIVE THE BUILDING ENVELOPE HEIGHTS

This to be detailed in Development
Application.

IBELOWFORCUSTOMER
ENCL0NEOUXADINDIN

I=ISrD '
RObE OS

_

WAREHOUSE AREA
1L 6830 ni2

I.

11

TENANCY AREA
10518 m2

._--A D

=

• E. \i;

ACCESS ro LEVEL 2
TENANCY AREA

GOODS DELIVERIES
ENTRY EXIT BELOW

-

Om lOrn 50m
---

(00,NORTHSOUTR SECTION
..JVICTORIA RD CaLLEOR CEO
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5.1.3 The Derivation of Building
Heights

Building Heights (max) have been derived
for the site specifically because of its unusual
circumstance (excavated below surrounding
road levels which provides difficult problems
with definitions).

Maximum Height levels have been established
at all frontages/site boundaries and then
extrapolated back into the site in the following
manner.

Victoria Road (Section A)

Maximum heighttoVictoria Road isestablished
at 63m (i.e. 13-14.5m above Victoria Road
frontage). This is based on the fact that there
are numerous precedents for heights of 14m
to 1 7.5m along this section of Victoria Road
including:

• Kennards 14.5-17m.at eastern end

• Fernwood fitness Centre 1 O+m

Gladesview Business Park 16m

Gladesvillel.C. 19m east of Monash

This permits 2 x 6m floors to Victoria
Road plus an appropriately sloped
roof structure.

Note also: That Victoria Road has
been widened 3m to accommodate
bus lane and new minimum
setback line is 5m from the new site
boundary.

Section A

I aa;x5se5

RL63.Om

ESSENCE LEVEL S

t3m

PARKING LEVEL I

FOUNDATION SPACE

- ________________

©NOATH.G001H SECTIONVICTORIA SD COLLEGE ORG

E joN:ECArRDCUS

-

F AT K IS A

FGJIIOATION SPACE FOUNDATION

®NORAH.SAEAH SECTION DETAIL
VICTORIA RD

NTAIUETCDOKA. j CS CUFF VO

LEGENDS
ILNIL TLJP OF ROOF

EIATIMUEI BOLTING RETS

RL 46 ON

DL SE TO

Lillil
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Frank Street (Section B)

Frank Street is a short street which contain the
following buildings: LEGEND

• Kennards(17m)
TC..k. or RER

• Other industrial (10+ m)
/.i

,fr

• Fernwood Fitness Centre (10+ m) ____

The site is partially screened by an informal
grouping of eucalypts and then drops away LIII

area.e excavateinto t

The height from Frank Street is derived as
follows:

• A lOm height limit above Frank Street at a
lOm setback line

• A subsequent 45° height plane from this
point until connecting with the height
above Victoria Road.

• The RL 52.Om line established on College
Street wraps around Frank Street with a

b k 32fi
_________

cant set ac ( m).signi ________

• The taller building height RL 63.Om is set
back a minimum of 30m from Frank Street. -

This falls well within the height plane and can °I'
be further detailed in DCP

-dh

_________________________L Li! •;;::4II

Section B

lLIj (II:_J
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College Street (Section C)

College Street is an industrial street both
sides from the intersection of Frank Street to
the rear of the residential properties fronting
Orient Street.

The subject site currently presents well with
landscaped verge tree planting, and attractive
fence/hedge to College Street.

Maximum Building Height along College
Street is derived as follows:

• 1Gm max height above College at a 1Gm
setback (RL 53Gm) and then a 45° height
plane connecting with the max height
control above Victoria Road (RL63.Om)
This will reduce building height and mass
to College Street and permit a deep soil
planting strip of 5-1 Gm to facilitate screen
planting of large growing trees.

Note that RL 46Gm building height at north
east corner of site will permit small structures
and site works within the setback to a height
of approximately 6.Gm. This will be further
detailed in site specific DCP and subsequent
DA's.

Section C

j::vrcm
N

________ -

2 N

__________________ __________ / __________

LEGEND
Di

/N
/.

I
CL 4 5, 00

04 0000

CL S 000

Wish, PS,,,

1 1 I
cS05iijS:N2

______________________

g
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Residential Property (east end) (Section D)

The adjacent residential property faces
the street. It currently has a large (2 storey) mGEND
industrial wall immediately adjacent to its
north-west boundary.

Proposed maximum building heights will be
as follows:

• RL 46.Om max. along the residential LIII
boundaries for a setback of 1 Om (This is
likely to be screened planted, hut could -

alternatively accommodate a small
building of similar height and bulk as the
adjacent residential cottage).

• Note that more detailed heights and
setbacks can be prescribed in a DCP and
subsequent DA.

• RL 52.Om to a setback of lOm - 35m from _______

tkc, n, ctnrn rncirlcnti , I kr,i I nrl t r,

Section D
- -

- x

LI IS. LU J CLI I S..) I'.ALI LI UI US.) C.) I IL) UI

RL 63Gm beyond this point ______________'F'

/

<I 1_i
- )YLIJEL I

CVL)'fL I

NGCEvtI

1L [II!! I L.!!

H___
-

ic)Ico:).coj 'EE L
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5.1.4 Summary

The maximum building heights for the site
are proposed below being RL 63.Om and
RL 52.Om. These are the maximum building
heights permitted in these areas. A small area
(setback lOm) of maximum height RL 46.Om
is included along College Street (east end
only) and the eastern residential boundary (to
protect residential amenity).

A site specific DCP will further regulate
building setbacks, site access points, driveway
locations and landscaped/screened areas.

This building height plan is derived from the
following:

i. A 12-iSm maximum height to Victoria
Road (RL 63m max)

ii. A 1 Om height limit at a setback of 1 Om
from College Street (RL 52m) and a 450
height plane thence extending to the
higher RL 63Gm level.

iii. The continuation of this 52m height limit
around the corner into Frank Street

iv. A lOm deep height limit of RL 46.Om along
the eastern residential boundary and
fronting residential properties on College
Street, then within the height plane a
maximum height of RL 52 extending 35m
into the site to meet the Victoria Road level
ofRL63.

The building height plan measured in RL
(Relative Levels) is attached.

MAX. BUILDING HEIGHTS TO BE FURTHER

DETAILED WITH SETBACKS IN DCP

RL 46.00

LEGEND

J EXTG BLDG

MMUMBU!LO*CF*GHTS

• MAX. RL 63.24 [III] RLS2.

EllIll

Om lOm 5Dm

L
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5.2 Activation of Victoria Road

Although all parking will be onsite, the
proposal will desirably provide an activated
street edge to Victoria Road with improved
footpaths and excellent public transport
access via 2 x bus stops (one at either end of
the site)..

The Bunnings store and the other bulky goods
retail stores will provide pedestrian entries
and display windows to Victoria Road thereby
animating the activating the pedestrian
experience.

5.3 Focal Points I Landmarks

The site is quite highly visible as one
approaches from the west. From the bend
and rise in front of the Holy Cross College,
the proposed building will be partially visible
behind the Fitness Centre and Kennards Self
Storage.

Travelling west, the site is highly visible from
about Monash Road and in front of the
Gladesview Business Park complex.

The proposal will also be highly visible from
the intersections of:

• Frank Street but behind the fitness centre

• Weaver Street where the Bunnings store
will be highly visible when exiting Weaver
Street onto Victoria Road

Tennyson Road opposite where the
vehicular entry is proposed at the site
boundary with the car wash.

These points should be considered in the
context of building design and how the
building may strengthen the streetscape and
the sense of place.

5.4 Softening Mechanisms

The attached images display ways in which
softening mechanisms can be employed to
reduce/soften impact of bulky buildings and
create interest to the street. These techniques
may include graphic screens walls, green walls
and/or display windows.

Tower Elemenb
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6.0 Conclusions

The proposed building will be acceptable in
Urban Design terms if the following principles
apply:

• Height 12-15m above Victoria Road.

• Height in the order of lOm above adjacent
footpath levels in Frank and College Streets
(then stepped back to meet the height Enhanced

above Victoria Road).

-• Reduced height (RL 46m max) in
proximity to residential areas on eastern/
north eastern boundaries.

Strong landscape treatment to verge and
or setback areas as shown.

Pedestrian entry/entries to Victoria Road.

Activation/interest to pedestrians on
Victoria Road.

• Reduction in bullv'massing to Frank and
College Streets (by setback and break up of
building form/mass).

Creation of design interest to facades
(particularly fronting Victoria Road).

Creation of acoustic buffer to residential
properties on College Street.

• These matters to be explored in detail in
the Development Application (DA).

Existing Street Planting

Acoustic Buffer

-
COLLEGE STREET

Setback

RL 52 Existing Site ErtrFes

Possible Rear Pedestrlsn Entry

Vehicular Entry

I
Focal Points
Treatments

L

Existing
Residential

RL63 RL63

Vehicular
Entry

Pedestrian ._Entry

4 l car

________________ Animated and Articulated FacadeTreatment

New Street Landscaping rLEGEND

Focal Points

.-.-..- Possible Pedestian Entry

- - - Vehicular Entry

Acoustic Buffer

URBAN DESIGN ISSUES
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DISCLAIMER
This Report has been prepared solely for the purposes recorded at Section 1 of the
Report and solely for the benefit of the party to whom the report is addressed. No third
party is entitled to rely upon this Report for any purpose without the written consent of
Leyshon Consulting Pty Ltd having first been sought and obtained.

This Report involves the making of future projections. Those projections are grounded
upon the facts and matters contained in this Report. Some or all of those facts and
matters comprise assum ptions and/or representations upon which Leyshon Consulting
Pty Ltd has relied but about which it has no knowledge of its own. By reason of this,
Leyshon Consulting Pty Ltd cannot warrant or represent the correctness or accuracy of
such assumptions and/or representations. It follows that, while the projections
contained in this Report are made with care and judgment, Leyshon Consulting Pty Ltd
cannot confirm, warrant or guarantee that actual results achieved will be consistent with
the results projected by this Report.
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EXECUTIVE SUMMARY
Introduction Section 1

This Report has been prepared for Bunnings Group Limited (Bunnings) by Leyshon
Consulting Pty Ltd. The Report relates to a Planning Proposal which has been lodged
with Ryde Council (Council) by planning consultants DFP in relation to land situated at
461 Victoria Road, Gladesville.

The development concept for the site envisages the following floorspace:

• Bunnings Warehouse ... 15,255 sq.m.
• Bulky goods tenancies ... 21,885 sq.m.
• Commercial building (existing) ... 1,200 sq.m.
• Total floorspace ... 38,340 sq.m..

Overview of Potential Impact Section 2
Subsequent to lodgment of the planning proposal, Council has requested additional
information be provided regarding the potential impact of a Bunnings Warehouse
developed in Gladesville on existing hardware stores in Ryde LGA.

Bunnings stores also contain a garden and landscaping component which is ancillary to
the main hardware and building supplies business. Advice concerning the possible
impact of this component on garden centres in Ryde is also required.

There is clear legal precedent in Australia in general, and New South Wales in
particular, which establishes that the impact of a given retailer on the sales of its
competitors is not, per se, a relevant planning matter.

Existing Hardware Stores
There are four hardware stores operating in Ryde LGA at present namely:

Weils Thrifty Link, Gladesville
Seymour Building Supplies, Gladesville
Taffa's West Ryde Mitre 10 Handy
Coxs Road Thrifty Link.

The four stores are very small ranging in size from 80 sq.m. to 1,100 sq.m.. None
provide on-site parking and all carry a very limited range of hardware.

Each stores appears to focus on meeting what best can be described as "convenience"
hardware needs as opposed to the more comprehensive hardware-related shopping
trips catered for by Bunnings, Woolworths Masters and the larger Mitre 10 Mega stores.
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EXECUTIVE SUMMARY
Overview of Potential Impact Cont'd

Bulky Goods Spending
Excluding spending on hardware and home renovations/improvements, total available
annual bulky goods spending in the Gladesville trade area in 201 1 is estimated at some
$232 million ($2011).

Available bulky goods spending is forecast to grow to $279.1 million by 2021. This
translates into a real increase in annual available spending of +$47.1 million ($2011)
between 2011-21.

Hardware and Related Spending
An nual available spending on hardware and selected home renovations/improvements
is estimated to increase from $191.8 million in 2011 to $230.9 million in 2021. This
translates into a real increase in annual available spending of + $39.1 million ($2011)
between 2011-21.

Hardware and Garden Centre Impacts Section 3

Hardware Stores
It is unlikely the combined annual sales of the four existing hardware stores would
exceed $15 million ($2011) at present. If the proposed Bunnings Warehouse was to
receive approval, its annual sales are estimated to be in the range of $27 to $32 million
in 2016 ($2011).

Fully 90% (that is, $24.3 to $28.8 million; $2011) of the proposed Bunnings' estimated
sales would be derived from its trade area in 2016. The balance ($2.7 to $3.2 million)
would be sourced from trade sales.

Although catering to quite different market segments the four existing hardware stores
are likely to experience some impact. That said, it is highly improbable Bunnings would
threaten their viability, given these stores focus on meeting the market for convenience
hardware goods.

The major impact of a new Bunnings at Gladesville would be felt chiefly by other
Bunnings Warehouse stores such as those at Artarmon, Ashfield, Castle Hill, Parramatta
and Auburn.
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EXECUTIVE SUMMARY
Hardware and Garden Centre Impacts Cont'd

Garden Centres
The largest garden centre in Ryde LGA is Eden Gardens. Eden Gardens is located on a
1 .8 hectare site and services a regional market. ft is most unlikely to be affected by what
is a relatively limited garden centre "offer" at the proposed Bunnings.

The other garden centre in Ryde LGA is Sherringhams which in association with
Australian Native Landscapes (ANL) has a market leading position in the provision of
bulk landscape supplies in the Sydney Region. Bunnings would not pose a competitive
threat to Sherringhams/ANL.

Bulky Goods Impact Section 4

Existing Supply
Neither Ryde LGA nor surrounding areas contain any major bulky goods centres at
present.

Beyond Ryde LGA the largest concentrations of bulky goods floorspace of relevance are
found at:

Artarmon/St Leonards ... 50,000 sq.m.
Castle Hill ... 100,000 sq.m.
Auburn ... 130,000 sq.m.
Rhodes ... 27,000 sq.m.
North Parramatta ... 30,000 sq.m..

Available Spending
Total annual available bulky goods spending in the trade area in 2011 is estimated at
$232.0 million ($2011) and is forecast to rise to $252.4 million by 2016 ($2011).
Broadly, this volume of available spending would support between 56,000 and 72,000
u2 of bulky goods floorspace.

Potential Impact
A substantial under-supply of bulky goods floorspace exists in the Gladesville trade area
at present. This is estimated to be in the order of 40,000 to 57,000 m2. The proposed
development at Gladesville is planned to contain only 21,885 m2 of bulky goods space.
Given the extent of the existing under-supply of space it can be accommodated within
the local retail system without having a detrimental impact.
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EXECUTIVE SUMMARY
Bulky Goods Impact Cont'd
The impact of the proposed development's bulky goods component on any of the
major bulky goods centres in the surrounding region is likely to be in the range of -6%
to -10%. Impacts in this range fall within the widely accepted "low/medium" category
of impact and generally are considered to be acceptable.

Impact on Light Industrial Area Section 6
The subject site comprises approximately 3.8 hectares and accounts for 15.9% of the
Gladesville Light Industrial Area.

The Gladesville Light Industrial Area is home to a wide range of small to medium-scale
industrial premises including a significant number of automotive uses located along
Buffalo Road.

A recent field inspection of the area found that quite a few premises within the
Gladesville Light Industrial Area are currently vacant.

The subject site in its current state is only partially occupied by industrial activities.
Consequently, it is difficult to assess how important this particular 3.8 hectare parcel is
in terms of the regional supply of light industrial land. As things currently stand, this land
is making only a minimal contribution to maintaining industrial employment in Ryde
LGA.

It is considered unlikely the proposed development of the site will lead to increasing
land values in the balance of the Gladesville Light Industrial Area with concomitant
adverse outcomes for existing industrial uses.

Employment Generation Section 6
The current employment level on the Gladesville site cannot be determined accurately
but is likely to not exceed 50 employees.

Existing buildings on the site contain a total of some 21,940.2 sq.m.. If these buildings
were fully occupied for industrial and related purposes, they could generate on-site
employment of 258 to 400 positions depending on the type of tenants in the various
buildings.
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EXECUTIVE SUMMARY
Employment Generation Cont'd

If the proposed development proceeds it is likely to generate on-site employment of:

Bunnings Warehouse ... 150
BulkyGoodsCentre ... 337
Commercial Building ... 50
Total 537.

Clearly the proposed development will contribute in a major way to the retention and
creation of employment in the Gladesville Light Industrial Area in particular and in Ryde
LGA more generally.

+++++
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This Report has been prepared for Bunnings Group Limited (Bunnings)

by Leyshon Consulting Pty Ltd. The Report relates to a Planning

Proposal which has been lodged with Ryde Council (Council) in relation

to land at 461 Victoria Road, Gladesville.

We understand that DFP Planning Consultants (DFP), on behalf of

Bunnings, lodged a Planning Proposal in March 2012 for development

of a major hardware store and bulky goods centre on land at 461

Victoria Road, Gladesville.

The subject site has an area of 3.834 hectares. It has a frontage to

Victoria Road (albeit with the ground level of the site being well below

Victoria Road). There are also frontages to Frank Street in the west and

College Street in the north. The site is currently zoned 1N2 under Ryde

Local Environmental Plan (LEP) 2010.

The DFP report outlined a development concept for the site which

envisages the following floorspace:

• Bunnings Warehouse ... 15,255 sq.m.

• Bulky goods tenancies ... 21,885 sq.m.

• Commercial building (existing) ... 1,200 sq.m.

• Total floorspace ... 38,340 sq.m..

The Planning Proposal submitted to Council incorporated a report

prepared by ourselves for Bunnings in July 2009 (Economic Need

Assessment - Major Hardware Store in Ryde LCA).

Economic Assessment -Proposed Bunnings Warehouse
and Associated Bulky Goods Centre, Gladesville
June2012 Page 1



Leyshon Consulting

Our 2009 report examined the need for a major Bunnings hardware

store in Ryde LGA. It was prepared in the context of a potential

application to be made by Bunnings for the rezoning of land in Ryde

LGA to develop a major hardware store. The report incorporated

demographic and spending analysis together with the findings of a

survey of 300 Ryde [GA residents which obtained information

regarding their hardware shopping patterns. The analysis of available

spending detailed in the report included an estimation of the quantum

of available spending generated in Ryde LGA on hardware, home

renovations and related bulky goods-type merchandise categories.

Our 2009 report concluded there was substantial latent demand within

Ryde LGA for both additional bulky goods-type floorspace in general,

and floorspace devoted to hardware and home renovation!

improvement goods and services in particular.

1 .2 Additional Information
Subsequent to the lodging of the Planning Proposal in March 2012,

officers of Council have requested certain additional information be

provided concerning the economic effects of the proposed

development. The additional information being sought can be

summarised as follows:

an assessment of the impact of the proposed development on

existing hardware stores in Ryde LGA

an assessment of the impact of the proposed development on

relevant bulky goods precincts

an assessment of the impact of the proposal on existing centres

in Ryde LGA

Economic Assessment -Proposed Bunnings Warehouse
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an assessment of the impact of the proposed development on

the Gladesville Light Industrial Area.

This Report provides information on these issues having regard to the

fact that what is before the Council is a Planning Proposal and not a

Development Application. Hence the additional information provided

is somewhat more general than that which might be required if Council

were assessing a Development Application.

Economic Assessment Proposed Bunnings Warehouse
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2.1 Legal Context
As noted above, Council has requested additional information as to the

potential impact of a Bunnings Warehouse on existing hardware stores

in Ryde LGA.

Bunnings stores also contain a garden and landscape component which

is ancillary to the main hardware and building supplies business. The

issue of any potential impact on garden centres is also addressed in this

Report.

At the outset, it should be noted that there is clear legal precedent in

Australia in general, and New South Wales in particular which

establishes that the impact of a given retailer on the sales of its

competitors is not per se a relevant planning matter.

We also note that Draft State Environmental Planning Policy

(Competition) 2010 (hereafter Competition SEPP 2010) makes it

explicitly clear that the likely impact of proposed commercial

development on the commercial viability of another commercial

development is nota matter to be taken into consideration by a consent

authority for the purposes of determining a development application

under Part 4 of the Act to carry out proposed development.

Draft Competition SEPP 2010 does, however, make it clear that

competitive impacts may be taken into consideration if a proposed

development is likely to have an adverse impact (in net terms) on the

Economic Assessment --Proposed Bunnings Warehouse
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extent and adequacy of existing facilities available to the local

community. That is, commercial impacts must be evaluated in the

context of the extent to which a proposed development would "make

good" any loss of existing facilities that might be experienced through

additional competition.

22 Existing Hardware Stores
There are four existing hardware stores operating in Ryde LGA at

present. These are:

Weils Thrifty Link, Gladesville

Seymour Building Supplies, Gladesville

Taffa's West Ryde Mitre 10 Handy

Coxs Road Thrifty Link.

As can be noted from TABLE 2.1, these stores are very small ranging in

size from 80 sq.m. to 1,100 sq.m.. None provide on-site parking and all

carry a very limited range of hardware. Furthermore, each appears to

focus on meeting what best can be described as "convenience"

hardware needs as opposed to the more comprehensive

hardware-related shopping trips catered for by Bunnings, Woolworths

Masters and the larger Mitre 10 Mega stores.

TABLE 2.1
EXISTING HARDWARE STORES - RYDE LGA, 2012

Estimated Area
Store ... Chain Location (Sq.M.)

Seymour Building
Supplies True Value Gladesville 11,100

Talla's Mitre 10 Handy West Ryde 330

Weils Thrifty Link Gladesville 450

Coxs Road Thrifty Link North Ryde 80

Note 1: Includes open yard area.
Source: Leyshon Consulting Survey, May 2012.
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None of the four stores could be described as an "anchor tenant" of the

centres in which they are located. One of the stores, Seymour Building

Supplies in Gladesville, appears to have a significant orientation toward

supplying the trade sector as opposed to retail customers. Taffa's at

West Ryde operates under the banner of "Mitre 10 Handy" a marketing

description used by the Mitre 10 chain to describe smaller stores which

focus on convenience hardware purchases. Hence these stores provide

a limited range of basic hardware-related products.

Weils in Gladesville occupies some 450 sq.m.. The store carries a

limited range of hardware but its trading potential is restricted by the

lack of off-street parking. The Thrifty Link store at Coxs Road, North

Ryde is a very small store of about 80 sq.rn. and, accordingly, stocks

only a very basic range of hardware and related products.

2.3 Available Retail Spending
For the purposes of this Reportthe estimates of available retail spending

on hardware and related products contained in our 2009 have been

updated. The updating process has taken into account recent data

released by the ABS from its 2009-10 Household Expenditure Survey

(H ES) as well as changes in prices and incomes during the period 2009-

12.

We have also expanded our definition of the trade area which we

consider would apply to the proposed Gladesville Bunnings. We now

consider the trade area would include Hunters Hill as well as Ryde

LGA. We consider that residents of this combined area would shop at

the proposed Gladesville Bunnings and the associated bulky goods

centre in preference to those located in any other part of the Sydney

Region.
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The updated available expenditure data are provided at APPENDIX A

to this Report for the years 2011, 2016, and 2021 (TABLES A1-A3)

respectively. The estimates are provided at constant prices ($201 1). The

detailed spending data provided in APPENDIX A has been summarised

in TABLE 2.2 below to show spending growth for each major category

between 2011-21.

TABLE 2.2
SUMMARY of AVAILABLE BULKY GOODS, HARDWARE and HOME
RENOVATIONS SPENDING - GLADESVILLE TRADE AREA, 2011 -21
($2011)

Increase
Category... 2011 2016 2021 2011-21

Core Bulky Goods $137.8 $149.9 $165.8 $28.0

Ancillary Bulky Goods $94.2 $102.5 $113.3 $19.1

Sub-Total - Bulky Goods $232.0 $252.4 $279.1 $47.1

Hardware $45.9 $50.0 $55.3 $9.4

Home Renovations &
Improvements $145.9 $158.8 $175.6 $29.7

Sub-Total - Hardware +

Home Renovations &
Improvements $191.8 $208.8 $230.9 $39.1

Total $423.8 $461.2 $510.0 $86.2
Errors due to rounding.

Source: Leyshon Consultin g Estimates, June 2012.

2.3.1 Hardware and Related Spending

Estimates of annual available spending on hardware products and

selected components from the home renovations and improvements

expenditure category between 2011-21 have also been prepared

(APPENDIX A refers).

As can be noted from TABLE 2.2, annual available spending on

hardware and selected home renovations/improvements is estimated

to increase as follows:
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2011 ... $191.8milpa

2016 ... $208.8 mu pa

2021 ... $230.9 mu pa.

In total, therefore, annual available spending on hardware products and

related home improvements is forecast to increase in real terms by

+$39.1 million ($2011) between 201121.

2.3.2 Bulky Goods Spending
As indicated above, total available annual bulky goods spending

(excluding spending on hardware and home renovations/improvements)

is estimated at some $232 million in 2011 ($201 1) and is projected to

increase as follows:

2011 ... $232.0 mil pa

2016 ... $252.4 mil pa

2021 ... $279.1 mil pa.

This translates into a real increase in annual available spending of

+$47.1 million ($2011) between 2011-21.
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3.1 Introduction
Our 2009 report found there was a significant shortage of hardware

stores-particularly major hardware stores-in Ryde [GA. Unsurprisingly,

therefore, the survey of residents' hardware purchasing patterns also

conducted in 2009 found evidence of significant "escape" expenditure

on hardware and related products flowing out of Ryde LGA to other

localities such as Artarmon, Ashfield and Thorn leigh.

At a general level it is difficult to be precise about the impact of a major

Bunnings Warehouse on the small convenience-oriented hardware

stores found in the trade area at present. The reason being that these

types of stores mainly cater to a completely different market to that

serviced by Bunnings. In summary, the impact of a Bunnings

Warehouse is more likely to be experienced by medium-to-large

hardware stores rather than small convenience-oriented stores.

That said, there is one major practical difficulty confronting any attempt

to assess the economic impact of a Bunnings Warehouse of the scale

proposed at Gladesville on surrounding small hardware stores-namely

that there is no publicly available information on the average sales of

small hardware stores in Australia. Accordingly, it is extremely difficult,

if not impossible, to undertake an impact assessmentwhich would have

an acceptable degree of accuracy.
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3.2 Available Hardware Spending
As indicated in TABLE 2.2 total available annual spending on hardware

products in the trade area is estimated to be some $45.9 million in

2011 and to increase to $50 million by 2016 ($201 1).

In addition, total available annual spending on home renovations and

improvements is estimated at $145.9 million in 2011 rising to an

estimated $1 58.8 million in 2016 ($201 1). Hardware stores are a major

beneficiary of this type of expenditure.

3.3 Sales Impact - Existing Stores
In preparing this Report we undertook an inspection of existing

hardware stores in the trade area. We consider it unlikely the combined

annual sales of the four stores identified above would exceed $15

million ($201 1) at present. If the proposed Bunnings Warehouse was to

receive approval, we estimate its annual sales could be in the range of

$27 to $32 million in 2016 ($201 1). Of this, we further estimate $24.3

to $28.8 million (or 90%) would be derived from spending by retail

customers and the balance ($2.7 to $3.2 million) from trade sales.

Hence, if the proposal proceeds, in 2016 the sales derived from the

trade area of existing hardware stores plus Bunnings would be in the

range of $39.3 to $43.8 million per annum ($2011). That is, the

combined sales of these stores would be less than the available

spendinggenerated bytrade area residents on hardware products alone

in 2016 ($50 million [$20111).

In theory, therefore, there is no reason why a Bunnings Warehouse

could not be developed at Gladesville and have no impact on the sales
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of the existing four hardware stores. That is, there is sufficient available

spending generated in the trade area for existing stores to maintain their

sales in real terms despite the opening of a Bunnings at Gladesville.

In reality, however, the four existing stores are likely to experience

some impact. Nevertheless, it is highly improbable Bunnings would

threaten their viability given these stores focus on meeting the market

for convenience hardware goods.

In our view, the major impact of a new Bunnings at Gladesville will be

felt chiefly by other Bunnings Warehouse stores such as those at

Artarmon, Ashfield, Castle Hill, Parramatta and Auburn.

34 Impact on Garden Centres
As noted previously, all Bunnings stores contain a garden and

landscaping component. Accordingly, some impact on existing garden

centres in Ryde LGA is possible if the proposed Gladesville store

proceeds.

The largest garden centre in Ryde LGA is Eden Gardens located on a

1 .8 hectares site on Lane Cove Road near its intersection with Fontenoy

Road. Given its size, Eden Gardens services a regional market and is

most unlikely to be affected by what is a relatively restricted garden

centre "offer" at the proposed Bunnings.

The other garden centre in Ryde LGA is Sherringhams which is located

at the corner of Wicks and Waterloo Roads, North Ryde. This centre

focusses particularly on the provision of landscaping supplies through an

association with Australian Native Landscapes (ANL). A Bunnings store

at Gladesvi lIe would not pose a competitive threat to Sherringharns/AN L

which has a market leading position in bulky Iandscapingsupplies in the

Sydney Region.
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Neither Ryde LGA nor surrounding areas contain any major bulky

goods centres at present. There are a number of individual bulky goods

outlets in various locations within Ryde LGA including Domayne and

Officeworks on Ryde Road. There are also a number of small stores

selling homewares and related products at Top Ryde and the Macquarie

Centre as well as some premises selling discounted bedding and

furniture in light industrial areas in Ryde LGA including one on nearby

Buffalo Road.

In addition there are a number of stores selling some products which

would be classified as bulky goods-type merchandise-for instance,

Myer, Big W, Target, JB Hi-Fi, Dick Smith and the like. These stores are

located within major shopping centres such as lop Ryde and the

Macquarie Centre. That said, in relation to department stores like Myer

and discount department stores (DDSs) such as Big W and Target, sales

of "bulky goods" merchandise comprise only a very small proportion of

their total turnover.

Beyond Ryde LGA the major concentrations of bulky goods floorspace

of relevance are found at the following locations:

Artarmon/St Leonards ... 50,000 sq.m.

Castle Hill ... 100,000 sq.m.

Auburn ... 130,000 sq.m.

Rhodes ... 27,000 sq.m.

North Parramatta ... 30,000 sq.m..
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Smaller concentrations of bulky goods outlets are found along major

arterial roads to the east of Ryde such as Victoria Road, Drummoyne

and Parrarnatta Road at Ashfield/Leich hardt.

4.2 Available Spending
As indicated in TABLE 2.2, total available bulky goods spending in the

trade area in 201 1 is estimated at $232.0 million ($201 1) and is forecast

to rise to $252.4 million by 2016 ($2011). Broadly, this volume of

available spending would support between 56,000 and 72,000 m2 of

bulky goods floorspace assuming average sales of $3,500 to $4,500 per

sq.m. per annum are achieved.

Taking into account existing bulky goods premises-as well as a

proportion of the floorspace contained in department stores and DDSs

(to account for those sales which could be classified as "bulky goods"

in nature)-we estimate that at present the trade area is likely to contain

at most around 15,000 m2 of such space. Comparing this estimate to

the volume of bulky goods floorspace which could be supported by

available spending highlights clearlythe substantial under-supplyof such

floorspace in the trade area at present. In summary, the extent of the

under-supply of bulky goods floorspace is in the order of 40,000 to

57,000 rn2. Given the proposed development at Gladesville is planned

to contain only 21,885 m2 , the existing under-supply of space suggests

it can be accommodated within the local retail system without having

a detrimental impact.

4.3 Impact on Existing Centres
The tenancy mix of the proposed bulky goods space has not been

determined as yet. It is difficult, therefore, to estimate with any degree
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of accuracy what its potential impact might be on other relevant

centres.

Nonetheless, for the purposes of this Report we have prepared a

preliminary estimate of what we consider possibly could be the impact

of the development's proposed bulky goods component on other

centres assumingthe developmentachieved annual sales of around $90

million in 2016 ($201 1). This level of turnover would accord with the

average sales levels being achieved by leading bulky goods centres in

Australia. We stress, however, that the actual turnover achieved (should

the development proceed) will be highly dependent on the quality of

tenants ultimately attracted to the Gladesville site.

In broad terms, we would expect around 85% of sales at the proposed

centre to originate from spending by trade area residents. A relatively

significant proportion of the centre's sales (15%) are expected to come

from "passing trade" given its location on Victoria Road which is a

significant arterial road within the Sydney Region.

On this basis, some $76.5 million ($201 1) of the proposed bulky goods

centre's total turnover in 2016 is likely to originate from spending by

trade area residents. This is equivalent to approximately 30% of total

available bulky goods retail spending estimated for the trade area in

2016 ($252.4 million; $2011). Hence, fully 70% of available bulky

goods spending in 2016 ($175.9 million; $2011) would remain

available to other centres and precincts in which bulky goods stores are

located.

As indicated in TABLE 4.1 the estimated impact of the proposed bulky

goods component of the development on any of the major bulky goods

centres in the surrounding region is likely to be in the range of -6% to

-10%. Impacts in this range fall within the generally accepted
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"low/medium" category of impact and generally are considered to be

acceptable. Impacts on the Gladesville centre and Top Ryde are

expected to be minimal (that is, less than 5%) due to neither of these

centres containing significant bulky goods-type traders.

TABLE 4.1
ESTIMATED IMPACT of PROPOSED BUNNI NGS DEVELOPMENT on
RELEVANT BULKY GOODS CENTRES/PRECINCTS, 2016 ($2011)

Estimated Sales, Impact on 2016
2016 Sales

Centre/Precinct .. ($ Mn. per annum) ($ Mit. per annum) % Impact

Castle Hill $450.0 ($30.0) (6.7)

Rhodes $120.0 ($7.0) (5.8)

Artarmon/St Leonards $180.0 ($15.0) (8.3)

Auburn (Parramatta Road) $520.0 ($30.0) (5.8)

Ryde Centres $45.0 ($2.5) (5.6)

Other Centres n.a. ($5.5) n.a.

Source: Leyshon Consulting Estimates, May 2012.
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Council has asked for corn ment on the potential impact of the proposed

Bunnings development on the existing Gladesville Light Industrial Area.

We understand this area comprises some 23.8 hectares and is one of

only two areas identified for light industrial activities in Ryde LGA. The

other (comprising 5.9 hectares) is located just to the east of the West

Ryde town centre. The subject site comprising as it does approximately

3.8 hectares therefore constitutes 15.9% of the Gladesville Light

Industrial Area.

The Gladesville Light Industrial Area is home to a wide range of small

to medium-scale industrial premises including a significant number of

automotive uses located along Buffalo Road. These appear to serve a

regional market in terms of automotive services, smash repairs and the

like. In addition, the area contains some non-industrial uses including

indoor recreation, childcare facilities and office uses.

The area also contains a number of sites which are used for older,

traditional industrial-type uses. One example is the CBM Timber Yard

on Buffalo Road. This site appears to be a prime candidate for

redevelopment.

Finally, there are also a significant number of smaller industrial unit

complexes accessed off College Street. These provide accommodation

for a wide range of companies providing industrial services,

warehousing and distribution functions.

Economic Assessment -Proposed Bunnings Warehouse
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Our recent field inspection of the area found that quite a few premises

within the Gladesville Light Industrial Area are currently vacant. Higher

vacancy levels are comparatively common in many industrial areas in

the Sydney Region at this time with leasing agents throughout Sydney

having reported declining demand for industrial premises since the

onset of the GFC.

It is also possible that the current vacancy level is consistent with the

findings of the City of Ryde Employment Study 2010 which, among

other things, found that demand for traditional industrial uses in Ryde

LGA will tend to decrease in the near future.

It is impossible to be definitive about the potential impact of the

proposed development on the balance of the Gladesville Light Industrial

Area. For instance, the subject site in its current state is only partially

occupied by industrial activities. Consequently, it is difficult to assess

how important this particular 3.8 hectare parcel is in terms of the

regional supply of light industrial land. As things currently stand, this

land is making only a minimal contribution to maintaining industrial

employment in Ryde LGA.

In the context of its proposed redevelopment, regard also needs to be

had to the constraints which apply to this particular site compared with

many other sites zoned for industrial uses. Effectively the Gladesville site

is below ground level. This reduces its attractiveness to industrial

activities which rely to some extent on visibility to passing traffic for

their success. Examples of such businesses include vehicle servicing and

repair, self storage operators, manufacturing and warehousing premises

with a showroom component and the like.

The other issue which is sometimes raised in terms of the use of

industrial land for forms of quasi-retailing is whether or not conversion

Economic Assessment -Proposed Bunnings Warehouse
and Associated Bulky Goods Centre, Gladesville
June 2012 Page 17
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of the site to retail-type uses will give rise to rising land values in the

immediate surrounding area. If this was to occur over time it could be

expected to force out other established industrial uses.

In our opinion, this issue may be relevant if, for example, a change in

zoning was being contemplated which would make bulky goods

retailing permissible throughout the entire Gladesville Light Industrial

Area. As this is not the case, it is unlikely development of the subject

site (as proposed) will lead to increasing land values in the balance of

the Gladesville Light Industrial Area with concomitant adverse outcomes

for existing industrial uses.

In any event, with the exception of the subject site, the balance of land

in the Gladesville Light Industrial Area is either intensively developed

and/or lacks exposure to major roads such as Victoria Road. This makes

such land unsuitable for redevelopment for bulky goods retailing which

typically requires main road frontage to trade successfully. This suggests

that the proposed development can coexist with the uses found in the

balance of the area without it adversely affecting either the role of the

area or the existing uses found within it.

Economic Assessment -Proposed Bunnings Warehouse
and Associated Bulky Goods Centre, Gladesville
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6 EMPLOYMENT GENERATION

We understand that the existing buildings on the site contain some

21,940.2 sq.m. of floorspace. If these buildings were fully occupied for

industrial and related purposes, theoretically they could generate

on-site employment of 258 to 400 positions depending on the type of

tenants in the various buildings.

_________I The proposed Bunnings development at Gladesville will increase local

employment opportunities. The extent of current employment on the

site cannot be determined accurately but is likely to not exceed 50

employees.

If the proposed Bunnings development proceeds, we estimate the

following employment is likely to be created on-site:

Bunnings Warehouse ... 150

BulkyGoodsCentre ... 337

Commercial Building ... 50

Total .,. 537.

Hence, while the proposal involves the change in the use of the site

from industrial to bulky goods retailing and timber and building

supplies, the total employment growth to be gained by such a change

is very significant at the local level. The proposed development will,

therefore, contribute in a major way to the retention and creation of

employment in the Gladesville Light Industrial Area in particular and in

Ryde LGA more generally.

+++++
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TABLE Al: Estimated Available Bulky Goods Spending - Ryde Hunters Hill Bunnings 2012 Trade Area, 2011 ($2011>

Hunters Hill LGA Ryde LGA TOTAL

Popvlation 2011 14,663 107,307 121,970
Average Spending $2011) 12,927 11,743 11,885
10111 Retail Spend ($nr) $2011) 189.5 1260.1 1449.6
Spending by Category

Core Bulky Goods

0701 Fnrnitvre and floornoveringn 8.2 50.3 58.4
0703 Hnvenhnld appliannna 4.9 31.9 36.8
110101 Avdio'viaval eqviprnent and panto 5.8 36.8 42.6
TOTAL COREBIIL6Y60005 18.8 119.0 137.8
Ancillary Bulky Goods
0702 Blankets honnehold linen and houaehnld Iutni1hingn 4.3 23.9 28.1
0704 Glaneware, tableware, nvtlery and hnvnnhold vtenniln 1.9 12.2 14.1
100102 Home nompvtereqvipnrent )innlvding prn'pankegnd nnttcnarn) 3.0 20.4 23.4
1101031031 Camping eqvipnrenl 0.3 1.4 1.7
100105 Monet vehicle pants and acceosnnies pvrchased neparately 3.6 23.3 26.9
TOTAL ANCILLARY BLILILY ooocas 13.1 81.1 94.2
Hardware
0705010101 Lawnrnnwern )inolvdingelentnic) 0.1 0.8 1.0
0705010201 Gandening tools 0.3 1.8 2.1
0703010301 Other Send and power room 1.1 6.6 7.7
0705019999 10011 and other hovsehold durablen nec 1.5 9.6 11.1
0001010101 Salle, nnrewt and other fatteners 0.1 0.8 0.9
0001010601 Treea, shrubs and plants 0.7 4.6 5.3
0801010701 Other gardening prodvons 0.7 4.4 5.2
0001010001 Swimming pool ohereinalo 0.3 2.6 2.9
0301019999 Household non'dvnables nec 1.3 8.6 9.9
TOTAL HARD WARE 6.1 39.9 45.9
Home Renovations/Improvement

010106 Repairn and maintenance (materials only) 3.5 31.4 34.9
Capital Housing CostS 16010003 Additions and ennennions 4.9 22.3 27.3
Capital Rooting CornS 16010104 Internal renovations 7.2 35,7 42.9
Capital Housing CostS 16010105 Insulation 0.1 0.9 1.1
Capital Hooting Costs 16010107 Outnide building 1.7 9.6 11.3
Capital Housing Cnsts 16003109 Other outside improvements 4.0 24.5 28.5
TOTAL HOME RENOVATIONS/IMPROVEMENT 21.5 124.5 145.9
Total Bulky Goods 59.4 364.5 423.8



TABLE A2: Estimated Available Bulky Goods Spending - Ryde Hunters Hill Bunnings 2012 Trade Area, 2016 ($2011)

Hunters Hill LGA Ryde LGA TOTAL

Population 2011 15,000 111,300 126,300

Average Spending ($2011) 13,586 12,342 12,490

Total Retail Sperrd ($oc) ($2011) 203.8 1373.7 1577.5

Spending by Category

Core Bulky Goods
0701 Fa,niture and floor ooueriogs 8.8 54.8 63.6

0703 HOusehold appliances 5.2 34.8 40.0

100103 Audio'visusl equipronnt and parts 6.2 40.2 46.4

TOTAL CORE DULKYG000S 20.2 129.7 149.9

Ancillary Balky Goods
0702 Blankets, household liner end household furnishings 4.6 26.0 30.6

0700 Glassware, tablowero, cutlery and houtohold utensils 2.1 13.3 15.4

110002 Hoocoptr equipment (Including prepackaged software) 3.2 22.2 25.5

1101051001 caropiog equipment 0.3 1.5 1.8

100105 Motor vehicle parts and ancestores purohasadsoparately 3.8 25.4 29.3

TOTAL ANCILLARYBULKY GOODS 14.0 88.4 102.5

Hardware
0705010101 Lawoomowers (including olactric) 0.1 0.9 1.1

0705010201 Gardening tools 0.3 2.0 2.3

0705010301 Other hoed and power tools 1.1 7,2 8.4

0705019999 TOols and other household durable, nov 1.6 10.4 12.0

0001010101 fLails, screws Hod Othar fasseoers 0.1 0.8 0.9

0001010601 Tree,, shmubs and plants 0,7 5.0 5.7

0001010701 Other gardening products 0.8 4.8 5.6

0001010101 Swintreing pvvi chemicals 0.3 2.9 3.2

0001019999 Household 000'durables rev 1.3 9,4 10.8

TOTAL HARD WARE 6.5 43.5 50.0

Home Renooations/lmprovement

010106 Repsims end oraintenanco (materials only) 3,7 34.2 38.0

Capital Housing Costs: 16010103 Additionsand eoceoticn, 5.3 24.3 29.6

Capitol Housing Costs: 16010104 Internal renovation, 7.8 38.9 46.6

Capital Housing Casts: 16010105 Insulation 0.1 1.0 1.2

Capital Housing Costs: 16010107 Outside building 1.8 10.5 12.3

Capifal Housing Costs: 16010109 Other outride imeprvuamoonts 4.3 26.7 31.0

TOTAL HOME RENO VATIONS/IMPROPEMENT 23.1 135.7 158.8

Total Bulky Goods 63.8 397.3 461.2



TABLE A3: Estimated Available Bulky Goods Spending - Ryde Hunters Hill Bunnings 2012 Trade Area, 2021 ($2011)

Hunters Hill LGA Ryde LGA TOTAL

Population 2011 15,700 117,200 132,900
Averoge Spending ($2011) 14,279 12,971 13,126
Total Retell Spend ($rn) ($2011) 224.2 1520.3 1744.4
Spending by Cetegory

Core Bulky Goods

0701 Furniture and floor covering, 9.6 60.6 70.3
0703 Roucehold applionoec 5.7 38.5 44.3
110101 Audio'vi,u,l equipment and parct 6.8 44.4 51.3
TOTAL CORE BULKY GOODS 22.2 143.6 165.8
Ancillary Bulky Goods
0702 slanketo, houcehold linen and houcehnld furnlching, 5.1 28.6 33.8
0704 Glottware, tobleware, cutlery and houcehold utenoila 2.3 14.7 17.0
110102 Heron computer equipment (including pre.pankaged roftware) 3.6 24.6 28.1
1181851001 camping equipment 0.3 1.7 2.0
100105 Motoruehicle pors end 0000nonriec purOheted tep,r,tely 4.2 28.1 32.4
TOTAL ANCILLARYBULKY GOODS 15.5 97.9 113.3
Hardware

070S010101 Lawnmowert (including electric) 0.2 1.0 1.2
0705010201 Gardening tonIc 0.4 2.2 2.6
0705010301 Other hand and power tool, 1.2 8.0 9.3
0705013303 70016 end other houcehold durable, nec 1.8 11.5 13.3
0801010101 dalI,, corewa and other factenero 0.1 0.9 1.0
0001010001 Treec, mhrubt and plantt 0.8 5.5 6.3
0801010701 Other gardening produota 0.9 5.3 6.2
0001010001 Swimming pool chemical, 0.3 3.2 3.5
0001010003 Houcehold non'durabletnec 1.5 10.4 11.9
TOTAL HARDWARE 7.2 48.1 55.3
Home Renovations/Improvement
010106 Rep air, and mainter0000 (materiolc Only) 4.1 37.9 42,0
Capitol Houeirg CoG,: 16010103 Addition, and eotenti000 5.8 26.9 32.8
Capital Houting Co,tc 16010104 Internal ren000tlorn 8.5 43.0 51.6
Capitol Routing Cott,: 16010105 Intulatior 0.2 1.1 1.3
Capital Houring Cotta: 16310137 Outmide building 2.0 11.6 13.6
Copitol Heu,ing Co,tt: 16010109 Other outoide improuementc 4.8 29.6 34.3
TOTAL HOME REND VA TIONS/IMPROVEMENT 25.4 150.2 175.6
Total Bulky Goods 70.2 439.7 509.9
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This Report has been prepared solely for the purposes recorded at Section 1 of the
Report and solely for the benefit of the party to whom the report is addressed, No third
party is entitled to reiy upon this Report for any purpose without the written consent of
Leyshon Consulting Pty Ltd having first been sought and obtained.

This Report involves the making of future projections. Those projections are grounded
upon the facts and matters contained in this Report. Some or all of those facts and
matters comprise assumptions and/or representations upon which Leyshon Consulting
Pty Ltd has relied but about which it has no knowledge of its own. By reason of this,
Leyshon Consulting Pty Ltd cannot warrant or represent the correctness or accuracy of
such assumptions and/or representations. It follows that, while the projections
contained in this Report are made with care and judgment, Leyshori Consulting Pty Ltd
cannot confirm, warrant or guarantee that actual results achieved will be consistent with
the results projected by this Report.

+ ++ + +
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InLfl Section 1

This Report has been prepared for Bunnings Group Limited (Bunnings) by Leyshon
Consulting Pty Ltd. The Report presents an analysis of the need for a major Bunnings
hardware store in Ryde Local Government Area (LGA). The Report has been prepared
in the context of a potential application by Bunnings for the rezoning of land in Ryde
LCA to develop a major hardware store.

At present, Bunnings does not have a hardware store of any size in Ryde LGA. The
nearest Bunnings stores are found at Thornleigh, Carlingford, Artarmon and Auburn.

Exist, Section 2

There are only a limited number of hardware stores within Ryde LCA at present
namely:

Coxes Road Hardware at North Ryde

Taffa's Mitre 10 at West Ryde

Weils Mitre 10 at Gladesville.

Each of these stores is relatively small by contemporary standards and offers a
comparatively restricted range of products.

L1and Estimates Section 3

Ryde LGA had an estimated resident population (ERP) in 2006 of 100,962 persons

By 201 6-assuming the growth rates of the recent past are generally maintained-the
population of Ryde LGA should reach some 108,923 person, an increase of +7,961
persons over 2006 levels.

Annual available bulky goods-type spending in Ryde is estimated to rise from $367.4
million in 2009 to $405.3 million in 201 6-an increase in annual spending of +$38.0
million ($2009).

Annual available spending on hardware, home renovations and improvements is
estimated to increase from $1 62.6 million per annum in 2009 to $179.4 million per
annum in 2016-an increase of +$16.8 million in annual available spending ($2009).

Economic tleed Assessment -
Ilajor Hardware Store in Ryde IGA EXECUTIVE SUMMARY
July 2009 Page 1
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[L3s Cont'd
Broadly, Ryde LGA could support approximately 53,895 sq.m. of bulky goods-type
f[oorspace at present and in the order of 50,800-65,000 sq.m. of hardware and home
renovations and improvements-type floorspace,

The absence of any major bulky goods centre or any major hardware stores in Ryde
LGA suggests a significant under-supply of such space exists. This in turn implies a very
substantial level of "escape expenditure11 is flowing out of Ryde LGA to centres/precincts
located in areas such as Rhodes, Auburn, North Parrarnatta, Artarmon/St Leonards,
Alexandria and the like.

Based on the extent of the projected spending growth for bulky goods in general, and
hardware/home renovations and improvements services in particular we conclude a
substantial need exists for the provision of this type of floorspace within Ryde.

Survey Rnfl Section 4
To obtain a more detailed understanding of the need for a major hardware store in
Ryde LCA Leyshon Consulting designed and oversighted the conduct of a telephone
survey of 300 residents of Ryde LGA.

The survey found that hardware stores are visited relatively frequently. For example,
about a quarter of the sample had visited a hardware store in the past week while a
further 19% had visited a hardware store in the past two to three weeks.

As far as Ryde residents are concerned, the most frequently visited stores w&e:

BunningsArtarmon ... 16%
Cox's Road Hardware, North Ryde ... 14%
Bunnings Auburn ... 13%

Taffa's Mitre 10 Handy, West Ryde ... 12%
Bunnings Carlinglord ... 7%
Bunnings Thornleigh ... 7%
Weils Mitre 10 Handy, Cladesville ... 6%.

The survey also probed attitudes toward the provision of hardware stores in Ryde.
Overall, 40% of respondents reported some level of dissatisfaction with the
quality/range of hardware stores in the Ryde area.

Economic Need Assessment -
Major hardware Store in Ryde LGA EXECUTIVE SUMMARY
luly 2009 Page 2
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SiLc [uIts Cont'd
Close to a third (32%) of respondents indicated they were either "very dissatisfied" or
"dissatisfied" with the prke competitiveness of hardware stores in the Ryde area.

Meanwhile, about one half of respondents (51%) described their attitude as either being
"somewhat dissatisfied", dissatisfied" or "very dissatisfied" with their proximity to
hardware stores.

The survey findings point clearly to a significant level of dissatisfaction on the part of
Ryde residents with the range, competitiveness and accessibility of hardware stores.

Conck Section 5
There are no major hardware stores located within Ryde LGA at present.

Substantial latent demand exists, however, for both bulky goods-type floorspace in
general and floorspace devoted to hardware, home renovations and improvements
goods and services in particular.

We conclude an overwhelming case exists for the rezoning of land in Ryde to facilitate
th development of a major hardware store of the type envisaged by Bunnings.

ccc c 4<
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This Report has been prepared for Bunnings by Leyshon Consulting Pty

------- Ltd. The Report presents an analysis of the need for a major Bunnings

hardware store in Ryde Local Government Area (LGA).

We understand that for a number of years Bunnings has been

endeavouring to find a suitable site in Ryde LCA for a major hardware

store. To date, the only suitable sites identified have required rezoning

to permit such a development.

In broad terms, retail hardware stores in Australia can be divided into

three categories viz;

* Small ... generally convenience-oriented stores

offering a restricted range of merchandise in

areas of <1,000 sq.m.. Such stores are often

found in traditional commercial centres-for

instance, Thrifty Link, Mitre 10 Handy

* Medium ... generally stores of between 1,000-3,500

sq.m. with a medium range of merchandise.

These stores can include a small timber yard

and nursery and are found in centres or

industrial areas-for instance, Mitre 10 and

independents

* Major/Large .. large format stores providing a very wide

range of merchandise, dedicated trade desk,

drive-through timber yard and nursery.

Generally such stores occupy between

4,000-12,500 sq.m -examples include

Bunnings, Mitre 10 Mega, Magnet Mart.

Economic Heed Asse5sment
Major Hardware Store in Ryde LGA
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There are only a limited number of retail hardware stores within Ryde

____________ LGA at present. The Locations of these stores are shown in FIGURE 2.1

The three most significant stores are:

Coxes Road Hardware at North Ryde

Taffa's Mitre 10 at West Ryde

Wells Mitre 10 at Gladesville.

Each of the stores is relatively small by contemporary standards and

offers a relatively restricted range of products.

The hardware stores operated by Bunnings in suburbs close to Ryde are

at Thornteigh and Carlingford. To the south of Ryde LGA Bunnings

operated store at Auburn.

Economk Heed Auseisment
Major Havdware Store hi Ryde LGA
July 2009 Page 3
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At present, Bunnings do not have a hardware store of any size in Ryde

LGA. The nearest Bunnings stores are found at Thoroleigh, Carlingford,

Artarmon and Auburn. Some of these stores were not developed by

Bunnings themselves but were "inherited" following the acquisition of

the former BBC hardware chain in 2002.

In analysing the need for a major Bunnings hardware store in Ryde LGA

we have undertaken the following tasks:

identified the location of existing hardware stores in and

adjacent to Ryde LGA

prepared estimates of annual available expenditure generated

in relevant merchandise categories in Ryde LGA to 2016

estimated the potential demand for bulky goods/hardware

floorspace in Ryde LGA to 2016

undertaken a survey of 300 households in Ryde to determine

their current shopping patterns with respect to hardware and

satisfaction levels with existing hardware stores.

Economic Need Assessment -
Major Hardware Store in Ryde LGA
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/
3.1 hitroductio
We have prepared an estimate of the demand for bulky goods in

general, and hardware and related services in particular, in Ryde LCA

for the period 2009-16. This analysis has focussed on the demand

generated by resident spending. In addition, considerable demand

across these merchandise categories is generated by local tradesmen.

Any major Bunnings hardware store would attract shoppers from

outside Ryde LGA. In this instance, however, the analysis of demand

has been confined to Ryde itself so as to provide Council with a clear

understanding of the potential local demand for hardware services.

3.a
TABLE 3.1 summarises the demographic characteristics of the

population residing in Ryde LGA at the 2006 Census.

Economic Need Assessment -
Major Hardware Store in yde LGA
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TABLE 3.1
SUMMARY of KEY DEMOGRAPHIC ATTRIBUTES of RYDE LGA
POPULATION and COMPARATIVE DATA for SYDNEY
STATISTICAL DIVISION (SSD), Z OO6(% Population)

Variable ... Ryde LGA SSD

Population Count, 2006
(Ro.Prscn) 96,948 4.119,190

A9e Structure

0-9 years 11.3 13,0

10-19 11.1 13.1

20-29 16,1 14.6

30-39 15.7 15.6

40-49 15.1 14.7

50-59 12.1 12.2

60+ 18.6 16.8

Household Structure

Couples Children 23.6 36.1

Couples Only 33,6 24.3

Single Parents 9.3 11.4

Other 1.9 1.5

Total Family 68.4 73.3

NonJamily Households

Lone Person 26.6 22.5

Group 5.0 4.1

Total Non-Family 31.6 26.7

Avera9e Household Size
(persons/dwelptng) Z.7Z a.Ga
Occupational Structure

t'lanagers 13.7 13.2

Professionals 29.3 23.8

Technicians & Trade Workers 11.3 12,7

Community & Personal Service Workers 7.2 8.0

Clerical & Administrative Workers 17.7 16.7

Sales Workers 9.0 9.5

Machinery Operators & Drivers 3.4 6.0

Labourers 6.6 8.0

Inadequately Described/Not Stated 1.8 2.1

Unemployment Rate 4.7 5.3

Economic Need Aasesmont
Major Hardware Store in Ryde LGA
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TABLE 3.1
SUMMARY of KEY DEMOGRAPHIC ATTRIBUTES of RYDE LGA
POPULATION and COMPARATIVE DATA for SYDNEY
STATISTICAL DIVISION (SSD), Z006(% Popu'ation)

Variable ... Ryde LGA SSD

Annual Household Income

NiflNegaive 2.3 1.5

50-57,799 1.7 1.6

57800-512,999 4.9 49

513,000-516,199 6.6 6.4

518,200-525,999 3.6 4.4

$26,000-$33,799 9.0 9.4

$33,8O0S41,S99 6.2 6.3

$41,600551,999 6.9 7,1

552,000-562399 10.9 10.9

362,400-572,799 4.8 5.6

572,800-588,399 8.5 8.6

588,400-5103,999 7.6 7.4

5104,000-5129999 7,9 7.9

5130,000-5155999 9.2 8.7

Above $156,000 9.7 9.3

Average Household Income ($2006) S74436 $73 ,724

Source: Australian Bureau of Statistics jABS) Census, 2006.

As indicated in TABLE 3.1, the population in Ryde LGA had a

comparatively similar age structure to the Sydney Statistical Division

(SSD) in 2006 albeit with a somewhat smaller proportion of

children/teenagers than the SSD (22,4% compared with 26.1%). The

proportion of young adults (those aged 20-29 years) was somewhat

higher than the SSD average (16.1% versus 14.6%). Similarly the

proportion of older residents (60+ years) was also higher than the SSD

average (18.6% versus 16.8%).

In terms of household structure, Ryde LGA had a significantly lower

proportion of traditional family households (that is, couples plus

Economic Need Assessment -
Major Hardware Store in Ryde LGA
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dependent children; 23.6% versus 36.1% and a significantly higher

proportion of couple only families (33,6% versus 23.3%). The

proportion of lone person households in Ryde was also higher than the

SSD average in 2006 (26.6% versus 22.6%).

In terms of occupational structure, Ryde LGA was broadly similar to the

SSD in 2006 apart from a significantly higher proportion of professionals

(29.3%) compared with 23.8% in the SSD. Meanwhile the proportion

employed as machine operators, drivers and labourers was lower than

the SSD average (10% versus 14%).

The unemployment rate in Ryde LGA in 2006 was 4.7% somewhat

below the 5.3% in the SSD in 2006.

The average household income in Ryde in 2006 was estimated at

$74,436 per household per annum ($2006)-onty about 1% above the

SSD average of $73,724 per household per annum.

EconomIc Need Aiseismont -
Major Hardware Store in Ryde LGA
July ^OD Page 7
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TABLE 3.2
ESTIMATED RESIDENT POPULATION - RYDE
LGA, ZOO616 (No. Persons)

Tear PTA

increase 2009-11 1,315

increase 2011-13 1,331

increase 2013-16 2,029

Increase 2006-16 7,961

Source: ABS 2006 and Leyshon Con sulting
Projections, June 2009.

According to the ABS. the average annual population growth rate in

Ryde between 2002-07 averaged some + 0.65% per annum. As can be

noted from TABLE 3,2, by 2016-assuming the growth rates of the

recent past are generally maintained-the population of Ryde LGA

should reach some 108,923 person, an increase of +7,961 persons

since 2006.

To facilitate this analysis, estimates also have been prepared of average

annual per capita retail spending levels based on data from the

following sources:

ABS 2006 Census

ABS 2003-04 Household Expenditure Survey

ABS Consumer Price Index 2006-09

ABS average weekly earnings, New South Wales 2006-09.

Economic Need Assessment -
Major Hardware Store In Ryde LGA
July 2009 Page 6
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Taking the above data sources into account, we estimate that in 2009

average household expenditure on all retail goods and services in Ryde

LGA is some $10,906 per household per annum ($2009).

In recent years, retail expenditure levels have grown in real terms, that

is over and above the rate of inflation in the Consumer Price Index

(CPI). In particular, expenditure on bulky goods and related products

grew much faster than general retail spending between 2004-08, During

this period spending on bulky goods typically grew at real rates of

between 4.0% and 6.0% per annum compared to general spending

growth rates of around 2.0% to 2.5% per annum.

Current depressed economic conditions have significantly impacted the

sale of discretionary products. In this regard we note the bulky goods

sector includes a significant component of goods such as televisions,

home computing, electronics and certain types of furniture all of which

essentially involve discretionary spending. It is unlikely the sales of these

types of products will return to robust levels until there is improvement

in economic conditions in Australia in general and New South Wales in

particular.

For this reason, and having regard to the demography of the trade area,

we have assumed the following real growth rates with respect to

household retail expenditure levels up to 2016:

2009-10 ... 0.0% per annum

201 0-'ll ... +0.5% per annum

2011-16 ... +1,0% per annum.

For the purposes of analysis we have defined bulky goods and hardware

type spending by reference to specific expenditure categories used by

the ABS in the 2003-04 Household Expenditure Survey.

Economic Need *sessmenl -
liajar Hardware Store n Ryde LGA
July 2009 Page 9
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For the purposes of this Report we have identified a range of household

expenditure categories which we consider form part of the general pool

of available bulky goods-type spending. These categories are derived

from the 2003-04 Household Expenditure Survey (H ES) undertaken by

the ABS and include the following:

furniture and floor coverings

household furnishings and equipment

electrical appliances/whitegoods

household non-durables

motor vehicles, parts and accessories

audio visual equipment and parts

home computer equipment

selected recreational equipment

hardware and related products

expenditure on home renovations and improvements (part
only).

A full listing of the expenditure categories used in our analysis is

provided at APPENDIX A to this Report.

As indicated in TABLE 3.3 (and summarised in TABIE 3.4), annual

available bulky goads-type spending in Ryde is estimated to rise from

$367.4 million in 2009 to $405.3 million in 201 6-an increase in annual

spending of + $38.0 million ($2009).

Annual available spending on hardware, home renovations and

improvements meanwhile is estimated to increase from $162.6 million

per annum in 2009 to $1 79.4 million per annum in 201 6-an increase

of + $16.8 million in annual available spending ($2009).

Economic Need Assessment -
Major Hardware Store in Ryde LGA
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TABLE 3.3
ESTIMATED TOTAL AVAILABLE BULKY GOODS SPENDING - RYDE LGA,
Z009-16 ($2009)

Factor... 2009 2011 2013 201$

Population, 2009 s.Pzsons) 104.248 105,563 106,894 108,923

Average Retail Spending
(Spsrcapaap) $10,906 $10,961 $11,181 $11,520

Total Available Spending (5 i. p.s) $1,136.9 $1,157.1 $1,195.2 $1,254.8

8ulky Goods Spending (S Mit pa)

Core
Furniture 4& Floor Coverings $62.7 $63.8 $65.9 $69.2

Household Appliances $35.9 $36.6 $37.8 $39.6

Audio Visual Equipment/Parts $33.1 $33.7 $34.8 $36.5

Sub-Total $131.7 $134.1 $138.5 $145.3

Anciflary
Blankets, Household Linen, Household
Furnishings $19.2 $19.6 $20.2 $21.2

Glassware, Tableware, Cuttery &
Householdstitensils $12.3 $12.5 $12.9 $13.5

Home Computer Equipment (including
pre-packaged software) $16.7 $17.0 $17.5 $18.4

Camping & Recreation Goods $0.8 $0.8 $0.8 $0.9

Motor Vehicle Parts & Accessories $24.1 $24.6 $25.4 $26.6

Sub-Total $73.1 $74.5 $76.8 $80.6

Hardware & Related $38.7 $39.3 $40.6 $42.7

Home Renovations 6
lauprovements $123.9 $126.1 $130.2 $136.7

Total Available Bulky Goods
Spending $367.4 $374.0 $386.1 $405.3

Note Errors duc to rounding.
Source: Leyshon Consulting estimates, June 2009.

35 in Foepce Demand

Economk Heed Assessment -
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In relation to traditional bulky goods (defined as those items under Core

and AncilLary bulky goods in TABLE 3.3), we consider an appropriate

average sales rate to adopt is some $3,800 per sq.m. per annum. This

rate has been adopted having regard to industry data on the

performance of selected bulky goods centres across a wide range of

national chain tenants.

In relation to the expenditure on hardware and related merchandise

categories, industry data suggests that a range of sales from $2,500 to

$3,200 per sq.m. per annum is appropriate.

In summary (TABLE 3.4 refers) we estimate total available spending on

Core plus Ancillary bulky goods in 2009 is $204.8 million ($2009). In

broad terms, therefore, Ryde LGA could support approximately

53,895 sq.m. of bulky goods-type floorspace at present. This excludes

floorspace devoted to hardware and r&ated activities.

TAbLE 3.4
SUMMARY of ESTIMATED GROWTH in AVAILABLE BULI(Y
GOODS-TYPE/HARDWARE SPEHDIFG by CATEGORY - RYDE
LGA, 2009-16 ($2009: $MiI p.a.)

Growth
Factor ... 2009 2016 2009-16

Total Core Bulky Goods $131.7 $145.4 $13.7

Total Ancillary Bulky Goods $73.1 $80.6 $7.5

Total Hardware $38.7 $42.7 $4.0

Total Home Renovations/Improvement $123.9 $136.7 $12.8

Total Bul'y Goods/Hardware/Home
Renovation & Improvemeuts $367.4 $405.4 $38.0

NDt: Errors due to rowdIn.

Source: Leyshn Consulting Estimates TABLE 3.3, June 2009. -

Based on annual available expenditure of $1 62.6 million on hardware,

home renovations and improvements in 2009, Ryde LGA could support

Economic Need Assessment -
Major tlardwave Store In Ryde LGA
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in the order of 50,800-65,000 sq.m. of floorspace devoted to these

types of uses.

Although we had not conducted a detailed audit of existing bulky

goods/hardware-type floorspace within Ryde LGA for the purposes of

this Report, the absence of any major bulky goods centre or any major

hardware stores in the IGA suggests a significant under-supply of such

space exists. This in turn implies a very substantial level of "escape

expenditure" is flowing out of Ryde LGA to centres/precincts located in

areas such as Rhodes, Auburn, North Parramatta, Artarmon/St Leonards,

Alexandria and the like.

ft is our conclusion-based on the extent of the projected spending

growth for bulky goods in general, and hardware/home renovations and

improvements services in particular-that a substantial need exists forthe

provision of this type of floorspace within Ryde LGA to meet an already

significant and growing need. Moreover, the level of need for these

types of services will only increase with further population and spending

growth between 2009-16.

Economic Need As5ossment -
Major Hardware Store in Ryde LGA
July 2009 Page 13
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To obtain a more detailed understanding of the need for a major

hardware store in Ryde LGA Leyshon Consulting designed and

oversighted the conduct of a telephone survey of residents of Ryde

LGA. The objective of the survey was to determine residents' current

shopping patterns at hardware stores and their satisfaction levels with

the existing hardware services on offer.

A sample of 300 households was obtained with all interviews

conducted with someone within the household familiar with the

household's shopping patterns for hardware and related products.

A copy of the questionnaire used in the survey (administered by market

research firm ekas) is provided at APPENDIX B to this report. The

detailed tabular survey results are provided at APPENDIX C.

The sample was stratified to obtain a representative spread of interviews

across the suburbs comprising Ryde LGA. A breakdown of the number

of interviews by suburb is provided in TABLE 1 (APPENDIX C).

The key findings of the survey are discussed below.

41 Frequency of Hardware Store
Visitation

The frequency with which respondents visit hardware stores is detailed

in TABLE 2, APPENDIX C.

Economic Need Assessment -
Major Hardware Store in Ryde LGA
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As indicated in CHART 1, TABLE 2

hardware stores are visited relatively

frequently. A quarter of the sample

had visited a hardware store in the

past week while a further 19% had

visited a hardware store in the past 2

to 3 weeks. Overall, two thirds

(64%) of respondents had visited a
i-k,-. .-..-...i-

RECENT VISIT to HARDWARE STORE
RYDC SURVEY REOPONDENTS

H ! r
I I

s__ .

Most ReCeflL Visit Was

IIØ.IUWctI 1U1W YVILIIIII tII
CHART 1

month. SceNe: Tibia Z S.rvs Results

4.3 Hardware Store Last Visited
Information on the hardware

store last visited by respondents

was obtained (CHART 2, _______________

TABLE 3 refers).

Individual hardware stores

last visited by survey

respondents in rank order

were as follows:

p.

Cox's Road

Hardware, North Ryde

Taffa's Mitre 10 Handy, West Ryde

Bunnings Auburn

Wells Mitre 10 Handy, Cladesville

Bunnings Artarmon

Bunnings Carlingford

Bunnings Thornleigh

Economic Nad Assessment
Major Hardware Store in Ryds LGA
July ZOOS

HARDWARE STORE LAST VISITED

RYDE SURVEY RESPONDENTS
Cs's Hidwaa - --

WiiiLV.lO- J

T.py.Iit,.1O-4 --- -------- --

Bun aoNleIOh- si

Bunnng.Cford--

Burnines ArtbrmOn -L - _______- i]
BW%flinga Aubwn ______________

% Raapondnts

--

CHART 2
Source: Table 3 S.r,ey esuIts

17%

14%

11%

10%

10%

7%

5%.
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In our opinion it is notable that while there was significant recent

patronage of relatively small hardware stores within the Ryde area,

residents are still prepared to drive considerable distances to visit major

hardware stores operated by Bun flings at Auburn, Artarrnon, Carlingford

and Thornleigh.

Respondents were also asked which store they patronised most

frequently (CHART 3, TABLE 4 refers). In summary, the most frequently

visited stores were

BunningsArtarmon ... 16%

Cox's Road Hardware, North Ryde ... 14%

l3unriings Auburn ... 13%

Taffa's Mitre 10 Handy, West Ryde ... 12%

Bunnings Carlingford ... 7%

Bunnings Thomleigh ... 7%

Weils Mitre 10 Handy, Gladesville ... 6%.

As indicated above, Bunnings Artarmon was the most frequently visited

store (1 6%) followed by the Cox's Road

hardware store at North Ryde (14%)

and Bunnings at Auburn (13%).

The data starkly highlights the fact that

residents of Ryde are, on a reguLar

basis, travelling quite some distance to

patronize major hardware stores well

outside Ryde LCA.

Ecouomic Nsed Ausumont -
Hejor Hirdware Store in Ryde LGA
haly 2009
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4.4 Hardware Products Purchased
Respondents were asked about the types of products they purchased

on their last visit to a hardware store (TABLE 5, APPENDIX C refers).

The types of goods most frequently purchased were as fol(ows

nails/screws/fixings ... 26%

gardening equipment ... 20%

electrical goods .. 15%

tools ... 15%

paint ... 14%

plumbing products ... 12%.

4.5 Satisfaction with Hardware
Services

4 5.1 Range and Quality
Respondents were asked how satisfied they were with the quality and

range of hardware stores in the Ryde area (CHART 4, TABLE 6 refers).

Less than half (42%) of the sample indicated they were either utisfiedF

or "very satisfied" with the quality/range of hardware stores in the Ryde

area.

A further 15% said they were

"somewhat dissatisfied" while 25%

were either "dissatisfied" or "very

dissatisfied" with the quality and

range of hardware stores in the

Ryde area. Thus, overall 40% of

respondents expressed some level

of dissatisfaction with this issue.

SATISFACTION WiTH QUALITY/RANGE
HARDWARE STORES In RYDE ARfA

Unsure

Very DlsaetI,fled

Somewhat DiaUaJIed j

Somewhat Satisfied -

SUafld - - i1
Very Sallafled

21 25

% Respondents

CHART 4
Ecomomic Need Assessme.t - Source: Table 6 Sirvey Reselts
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4.5.2 Price Competitiveness
Respondents were also asked how satisfied they were with the price

competitiveness of hardware stores in the Ryde area (CHART 5, TABLE

7 refers)

Slightly more than a third

(34%) of respondents

indicated that they were

either every satisfied" or

"quite satisfied" with the

price competitiveness of

hardware stores in the

Ryde area. A similar

S*TISF*GTIOH wtth PRICE COMPETITIVENESS
HARDWARE STORES 1 RYDE AREA

25

CHART 5pro portion (32%) 5oorc.TabIs7S.fl.z.Its

expressed varying levels of

dissatisfaction-i 8% described themselves as being either "dissatisfied"

or "very dissatisfied" while 14% described themselves as "somewhat

dissatisfied".

4.5.3 Residents' Proximity to Stores
Respondents were also asked

about their level of satisfaction with

the proximity of hardware stores to

the suburb in which they lived

(CHART 6, TABLE 8 refers).

Overall about one third (34%)

were either "very satisfied" or

"satisfied" with their proximity to
Al.,-,,-.,i- ii.,..

BATISIACTIOH with PROXIMITY of HARDWARE STORES

to RYDE RESPONDENTS SUrURn of RESIDENCC

Very DIeutJefled

DluatMflad

So,rewhnt DieaetMfled

Sc,oewhel SatIsil.d

SetI,41d

Vory SatIeS$ed

0 5 10 IS 20 25

% Respondenla

I IIIIUYVOI 0 3LUI C. f'SII IIUL U I GtII0
CHART 6
Source: Teble I relerN.
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proportion (32%) described their attitude as either being "dissatisfied"

or "very dissatisfied" with their proximity to hardware stores while 19%

described themselves as being "somewhat dissatisfied".

n total, therefore, the majority of the sample (51%) expressed some

degree of dissatisfaction with the proximity of local hardware stores to

their place of residence.

Based on our past experience in conducting such surveys the data

obtained in this instance points clearly to a significant level of

dissatisfaction with the range, competitiveness and accessibility of

hardware stores an the part of Ryde resideni:s.

There is no doubt that if a major Bunnings hardware store was to be

developed in Ryde LGA it would address the level of dissatisfaction

which exists among residents by reducing the need for them to travel

to more distant stores, substantially widening the range of hardware and

related products available locally and, importantly, introducing

substantial new price competition to the hardware sector in Ryde LGA.

[L[C D L'

Data on the sex and age of respondents is provided in TABLES 9 and 10

in APPENDIX C respectively. Data on a household type is provided in

TABLE 11.

Eonomc Heed Assessment -
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COC[JJSON
As indicated in this Report, there are no major hardware stores located

within Ryde LGA. Nevertheless, substantial latent demand exists for

both bulky goods-type floorspace in general and (loorspace devoted to

hardware, home renovations and improvements goods and services in

particular.

We have estimated demand generated within Ryde LGA in 2009 for

traditional bulky goods floorspace at approximately 53,895 sq.m.. The

demand for hardware, home renovations and improvements

floorspace meanwhile is estimated to range between 50,800-65,000

sq.m. at present. The demand for floorspace will increase by 2016 due

to growth in annual available spending of an estimated + $38.0 million

($2009).

The survey of 300 households in Ryde LGA undertaken as part of this

study reveals considerable locally-generated expenditure is

"escaping"-.that is, flowing out of Ryde LGA to hardware and bulky

goods-type stores located at Artarmon, Auburn, Thornleigh and

Carlingford.

Survey respondents reported a significant level of dissatisfaction with

the range and quality, price competitiveness and accessibility of

hardware stores in Ryde.

Taking the above factors into account, we conclude an overwhelming

case exists for the rezoning of land in Ryde to facilitate the development

of a major hardware store of the type envisaged by Bunnings.

Economk Need Assessment -
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i.How recently have you visited a hardware store?

i. During last week

IL Last 2- weeks

iii. Last month

iv. More than a month ago

v. More than 6 months ago

2. Can you recall which hardware store you last visited?

I. Bunnings Thornleigh

ii. Bunnings Carlingmord

iii. Bunnings Aria rman

iv. Bunnings Chatswood

v. Seymour Building Supplies Cladesville (Vctoria Road

vi. Coxes Road Hardware North Ryde

vii. Taffa's Mitre 10 Handy West Ryde (Chatham Rd)

viii. Weils Mitre 10 Handy Gladesville (Victoria Road)

fr. Lane Cove Hardware & Bullders Supplies (Longueville Rd)

x. lindlield Hardware (Belmore Lane)

xi. Turrmurra Hardware (Pacific Hwy)

xii. Other store (please speciry)__________________________

3, Which store do you visit most frequently?

L Bunriings Thornicigh

ii. Bunnings Carlingrord

iii. Bunriings Artarmon

iv. Bunnings Chatswood

t. Seymour Building Supplies Gladesvllle (Victoria Road)

vi. Coxs Road Hardware North Ryde

vii. Taffa's Mitre 10 Handy West Ryde (Chaiham Rd

viii. Wells Mitre 10 Handy Gladesville (Victoria Road)

ix. Lane Cove Hardware & Builders' Supplies (Longueville Rd)

x. Lindfleld Hardware (Beirore Lane)

xi. Turramurra Hardware (Pacific Hwy)

xii. Other store (please specily)____________________________



4. On your last visit, can you recall what products you purchased? (permit multiple answers)

I. Paint

ii. Timber

iii. Tools

iv. Gardening Equipment

V. Electrical Goods

vi. Storage Products

vii. Landscaping

viii. Nails/ScrewslFixings

ix. Cleaning Products

x. Plumbing Products

xi. Other Products

5. How satisfied are you with the quality and range of hardware stores In the Ryde area?

i. Very satisfied

ii. Satisfied

iii. Somewhat satisfied

iv. Somewhat dissatisfied

v. Dissatisfied

vi. Very dissatisfied

vii. Unsure

6. How satisfied are you with the price competitiveness of hardware stores in the Ryde
area?

i. Very satlslled

ii. Satisfied

iii. Somewhat satisfied

iv. Somewhat dissatisfied

v. Dissatisfied

vi. Very dissatIsfied

vii. Unsure



7. How satisfied are you with the proximity of major hardware stores to your suburb?

i. Very satisfied

Ii. Satisfied

iii. Somewhat satisfled

iv. Somewhat dissatisfied

v. Dissatisfied

vi. Very dissatisfied

vii. Unsure

8. We would like to obtain some brief demographic details from you.

a. Age:

• 18-29 years

• 30-39 years

• 40-49 years

* 50-59 years

• 60+ years

b. Household Type:

Couple + dependents

• Couple only

• Couple + non-dependents

• Single parent

• Single person

• Group household

• Other (please specify)___________________________________

c. Name of suburb_______________________________________
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TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

1. INTRODUCTION
.--

This report has been prepared to accompany an application to Ryde City Council for a

proposed rezoning of a large existing industrial site to permit Hardware/Building Supplies

and Bulky Goods use on Victoria Road at Gladesville (Figure 1).

The site is known as 'Enterprise Park' and the existing uses comprise a mix of warehouse,

manufacturing, office/commercial and services uses with a gym and a childcare centre.

The site has ready access to the arterial road system and is strategically located in relation

to access for the central Metropolitan Area where there are only a limited number of

Bunnings outlets at present.

The envisaged development, subject to the rezoning, would comprise:

Bunriings
Warehouse

Trade Area

Nursery, B/G's

Total I 5,255m2

Bulky Goods 21,885m2
Retained Building 1,200m2

The purpose of this report is to:

* describe the site, its context and the development proposal

* describe the road network serving the site and traffic conditions on that network

* describe the proposed road network development

* assess the traffic potential implications of the development

* assess the proposed access, internal circulation and servicing arrangements.
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TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

2. DEVELOPMENT SCHEME
------

2.1 SITE, CONTEXT AND EXISTING USE

The site (Figure 2) is Lot 1 in DP 1008105 being a generally rectangular shaped area of
some 3.8 ha with extensive frontages to Victoria Road, Frank Street and College Street
located just to the west of the Gladesville Centre.

The site, which falls away sharply to the north (former quarry), is known as "Enterprise
Park" and comprises:

* manufacturing

* showrooms

* office/commercial

* warehouse

* gym

* Child Care Centre

Total Floor Area 21 ,984m2

There are a number of access driveways along the College Street frontage and an access
on Frank Street for the multi level building on the corner of Victoria Road.

The nearby uses comprise:

* the Ryde Aquatic and Leisure Centre located on the southern side of Victoria Road.

* the industrial uses along the western side of Frank Street and northern side of College
Street.
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TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

* the mixed uses extending along Victoria Road including educational, commercial,
retail, automotive and fast food.

* the surrounding residential areas.

2.2 ENVISAGED DEVELOPMENT

Due to the extreme level differences on the site the development scheme would involve a

multi-level building complex as well as the retention of the greater part of the existing

building on the corner of Victoria Road and Frank Street as follows:

Bunnings (2 levels)

Warehouse

Trade area

Total 15,255m2

Bulky Goods Retail (2 levels) 21,885m2

Retained Building 1,200m2

Parking for 895 cars will be provided on a two lower levels with vehicle accesses

comprising:

* a combined ingress/egress on the Frank Street frontage

* a traffic signal controlled ingress/egress on Victoria Road integrated into the existing
Victoria Road/Tennyson Road intersection

* a combined ingress/egress on the corner of Frank Street and College Street

Bunnings delivery vehicles will ingress through the Frank Street access, circulate to the

docks and travel along the northern boundary to egress to Victoria Road at the signal

controlled intersection while the Bulky Goods delivery vehicles will ingress form Victoria

Road.
Page 3



TRANSPORTAND TR4FFIC PLANNING ASSOCIATES

Details of the envisaged development are provided on the plan prepared by John R Brogan

and Associates which accompany the Rezoning Application.
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TRANSPORTAND TRAFFIC PLANNING ASSOC/ATES

3. ROAD NETWORK AND TRAFFIC CONDITIONS

3.1 ROAD NETWORK

The road network serving the site (Figure 3) comprises:

* Church Street/Delhi Road/Lane Cove Road - a State Road and arterial route

linking across the centre of the Metropolitan Area

* Victoria Road - a State Road and arterial route which links between the City and

Parramatta

* Pittwater Road - a Regional Road and major collector route connecting between

Victoria Road and Epping Road

* Morrison Road - a collector road, linking between Church Street and Victoria Road

* Monash Road-Ryde Road - a Regional Road and collector road connecting

between Victoria Road and Hunters Hill

* Buffalo Road and Quarry Road/Paldais Road - collector road routes connecting

east-west across Lane Cove Road and Pittwater Road

* Tennyson Road - a minor collector road connecting to the south of Victoria Road

* Frank Street/College Street - a local road route linking between Victoria Road and

Monash Road.
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TRANSPORTAND TPFFIc PLANNING AssociATEs

Victoria Road generally has three lanes in each direction. However, intersections where

right-turn movements are permitted 'S' lanes have been formed by the elimination of a

through lane. Locations in the vicinity of the site which incorporate this arrangement

include Tennyson Road, Frank Street and Monash Road intersections, while the 'S lane'

treatments also incorporates a Bus Stops on the southern side of Victoria Road opposite

the site and between Tennyson Road and Monash Road.

Frank Street is relatively narrow while College Street has a standard 12.8m wide

roadway.

3.2 TRAFFIc CONTROLS

The traffic controls on the road network in the vicinity of the site (Figure 4) comprise:

* the traffic control signals at the Victoria Road/Frank Street intersection which

incorporate a phase for the right-turn movements into Frank Street. Details of this

intersection are provided on the design plan reproduced in Appendix A.

* the traffic control signals on Victoria Road at the Tennyson Road and Monash

Road intersections which incorporate right-turn phases. Details of these
intersections are also provided in the images in Appendix A

* the central median island along Victoria Road and the BUS LANE along the

northern kerbside lane

* the roundabout at the Monash Road/Ryde Road intersection

* the 3 tonne LIGHT TRAFFIC restriction on Orient Street and Nelson Street

* the full time NO STANDING and peak period CLEARWAY restrictions on both

sides of Victoria Road

* the BUS ZONES located on both sides of Victoria Road

Page 6





TRANSPORT AND TRAFFIC PLANNING ASSOCIATES

* the approved B Double route along Victoria Road (but not along Frank Street,

College Street or Monash Road).

33 TRAFFIC CONDITIONS

An indication of the prevailing traffic conditions on the road system serving the site is

provided by data published by the RMS. A counting station located on Victoria Road

indicates the following average annual daily traffic (AADT) flow information:

AADT
Victoria Road east of Weaver Street 53,898

An extract of the published RMS Volume data is reproduced overleaf indicating that the

total 2 way volume on Victoria Road during the week day morning and afternoon peaks

is some 5,000 vph while the volume during the weekend midday peaks is only some

3,600 vph (72%).

Details of the traffic movements at intersections in the vicinity of the site (Fig 5) are

provided for weekday morning, afternoon and weekend midday peak periods in

Appendix B and summarized in the following:

AM PM WE Midday
Victoria Road Eastbound 2,207 2,126 1,767

Left-turn 170 47 31
Westbound 1,651 1,862 1,693

Right-turn 45 25 7
Frank Street Right-turn 100 174 38

Left-turn 35 33 21

Victoria Road Eastbound 2,091 1,991 1,637

Right-turn 123 166 151

Westbound 1,646 1,805 1,637

Left-turn 57 132 88
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TRANSPORT AND TRAFFIC PLANNING ASSOCIATES

Tennyson Road Right-turn 117 144 121

Left-turn 49 75 63

Victoria Road Eastbound 1,835 1,780 1,496

Left-turn 373 355 262

Westbound 1,336 1,604 1,410

Right-turn 86 96 76

Monash Road Right-turn 367 333 315

Left-turn 74 101 119

It can be seen that the existing right-turn movements into Frank Street and Monash

Road are relatively light as are the movements out of Frank Street.

Traffic conditions in the area during the morning and afternoon peak periods are

generally quite free flowing. There is some congestion to the west around the Devlin

Street overpass intersection and to the east through the Gladesville Shopping Centre

and more further to the east of Gladesville Bridge and through Drummoyne. Traffic

conditions during the weekend days are quite satisfactory with no undue congestion or

delay. The site benefits, in traffic terms, from:

* the flexibility of access via Frank StreetNictoria Road and College Street! Monash

Road

* the traffic signal controlled intersections on Victoria Road

* the absence of any other major traffic generation in the near vicinity.

3.4 FUTURE CIRCUMSTANCES

The RTA has a narrow road widening reservation along the northern side of Victoria

Road which affects part of the site frontage. This reservation was created in 1999 just

prior to the Olympic Games when schemes were being considered for modifying

sections of Victoria Road to facilitate transport movements for the Games.
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TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

RMS have been investigating the opportunity to upgrade the BUS LANE provisions

along Victoria Road and the Bunnings purchase of the large site has provided the

potential opportunity to undertake road widening which would facilitate access for the

envisaged development and additional BUS LANE provision.

A significant effort has been undertaken with survey, detail road design and cost

estimating to support the negotiations with RMS. Details of the agreed upgrading works

are provided in Appendix C and comprise:

- dedication and road widening along the northern side of Victoria Road

- provision of continuous BUS LANES along both sides of Victoria Road

- extended right turn lanes for the turns into Frank Street and Tennyson Road

- widening of Frank Street

- provision of an access road connecting at the Tennyson Road intersection

- modification of the intersection signals

Page 9



TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

4. TRAFFIC

The significant existing development on the site consists of a total floorspace of

21 ,984m2 comprising:

- a child care centre

- agym

- office and commercial

- manufacturing

- showrooms

- warehousing

- service industries

This a somewhat unusual combination of uses and since the on-street traffic surveys

were undertaken a number of the units have become vacant as leases have not been

renewed due to the impending redevelopment (ie survey of existing generation is not

representative or practical). Indicative RMS generation rates for these uses are as

follows:

- office/commercial 2.0 vtph per lOOm2

- gym 9.0 vtph per lOOm2

- childcare 8.0 vtph per lOOm2

- manufacturing 1.0 vtph per lOOm2

- showroom 1.2 vtph per 1 00m2

- warehouse 0.5 vtph per lOOm2

A modest adopted overall generation rate of some 1.5 vtph per 1 00m2 would indicate a

total peak period traffic generation for the existing floorspace/use (21 ,984m2) of some

330 vtph. However in order to provide a robust assessment a 'discount' generation of

250 vtph has been adopted. There would be very little generation on weekends (say 50

vtph).
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TRANSPORT AND TRAFFIC PLANNING ASSOCIATES

A guide to the traffic generation of 'Large Format Hardware' and 'Bulky Goods'

developments is provided by recent RMS studies and other comparable

assessments. The common feature of the traffic generation/floorspace/use

relationship is that the larger the floorspace the lower the traffic generation rate is per

I 00m2 and the proposal represents large contemporary floorspaces.

The RMS "Hardware" study surveyed sites ranging from 1,600m2 to 14,111m2 while

the "Bulky Goods" sites ranged from 600m2 to 14,849m2. A study undertaken by

Project Planning Associates involved 11 sites ranging from 970m2 to 1 8,000m2 while

a study by Transport and Urban Planning involved the Auburn Homemakers Centre

of 21,000m.

The established RMS results (see Appendix D) for the large floorspace Hardware

outlets (the lower rate per lOOm2) are:

AM 0.60 vtph (say 1.0)

PM 2.05 vtph (say 2.5)

WEEKEND 3.15 vtph (say 3.5)

The established RMS rates for the large floorspace Bulky Goods outlets (see

Appendix D) are:

AM Nil

PM 1.21 vtph

WEEKEND 1.S6vtph

The results of the other consultant surveys are:

PPA TUP AVG(3)

AM - - -

PM 1.14 0.53 1.00

WEEKEND 2.12 2.12 2,00
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TRANSPORT AND TRAFFIC PLANNING AssociATEs

Thus the proposed Bunnings of 15,255m2 will have a projected generation (in

isolation) of:

AM @ 1.0 160 vtph (say)

PM @ 2.5 400 vtph (say)

WEEKEND @ 3.5 560 vtph (say)

The proposed Bulky Goods of 21 ,885m2 will have a projected generation (in isolation)

of:

AM @- -
PM @ 1.00 230 vtph (say)

WEEKEND @ 2.00 460 vtph (say)

The total generation would be discounted by a normal 20% dual visitation

circumstance together with passing trade factors (Appendix E) as follows:

-20%
Dual Vis.

P/Trade Distribution of
Additional

____________

160 vtph 0% 160 vtph
___________

0% (-)
___________

160 vtph 100 IN 60 OUT
664vtph S3ovtph 20% (110) 42ovtph 180 IN 240 OUT

1090 vtph 870 vtph 25% (220) 650 vtph 330 IN 320 OUT

The assessed peak generation of existing uses on the site of 250 vtph is distributed

as follows:

AM* PM

IN 200 50

OUT 50 200

* Note: The future morning peak generation will be less than the existing generation
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TRANSPORTAND TRAFFIC PLANNING ASSOCIATES

The projected distribulion of future site generated traffic is as follows:

- west (Victoria) 35%

- east (Victoria) 35%

- north (Monash) 15%

- west (Buffalo) 10%

- south (Tennyson) 5%

The future traffic circumstances have been 'constructed' with a process of:

- deleting the existing peak movements

- adjusting for passing trade access (on Victoria Road)

- adding the "additional" generated movements

The projected future traffic volumes resultant to the proposed development (Figure 6)

have been modelled using the SCATES program. For the proposed road

geometry/intersection treatments as indicated on the Appendix C concept design.

The results of this modelling indicating a satisfactory outcome are provided in

Appendix F and are summarised in the following:

___________ AM PM WEMD
____________

LOS AVD LOS AVD LOS AVD
Victoria/Frank A 6.9 A 12.7 A 10.8
Victoria/Tennyson A 13.4 B 17.2 B 19.4
Victoria/Monash B 15.0 A 13.8 B 17.3

The SCATES file has been provided electronically to RMS (Gordon Trotter).
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5. PARKING

Ryde City Councils' Development Control Plan 2010 does not specify a parking

provision for Hardware/Building Supplies or Bulky Goods use. RMS suggest parking
provisions as follows:

Peak Parking (per 100 m2)

Mm Max Av
Larger Format Hardware 0.78 1.67 1.16
Bulky Goods 0.90

Application of this criteria to the envisaged development would indicate the following:

Bunnings I 5,255m2 @ 1.67 spaces per 1 00m2 - 255 spaces
Bulky Goods 21,885m2 @0.90 spaces per lOOm2 198 spaces

Total 453 spaces

It is proposed to provide a total of 895 spaces and this will be quite adequate to meet

seasonal peak demands.
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-

6. NTERNAL CIRCULATIO1 AND RVlCIF!3
-------- ------------- ----- --

Internal Circulation

Cars will access through the 3 available ingress/egress points and circulate through the

central parking area. The design of the aisles and parking bays etc will accord with the

design criteria of AS 2890.1 as well as Council's DCP and the circulation system will be

very flexible due to the two-way traffic provisions.

Servicing

There will be internal circulation systems for cars and trucks which will largely be

independent of each other. The larger trucks associated with the Bunnings Store and

Bulky Goods will ingress through the access on Frank Street into the delivery areas.

The departure route will follow along the northern side then through the general access

to exit through the Access Road to the signal controlled Victoria Road intersection. The

Bulky Goods deliveries will ingress by left turn from Victoria Road.

The design provisions for service vehicles will accord with the AS 2890.2 criteria and

the requirements of all vehicles requiring to access the site.
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7. ISSUES

Council has responded to the rezoning proposal and the documents which

accompanied the application (including the Traffic and Parking Assessment Report) by

letter dated 24.412. The issues contained in the letter were clarified during a meeting

with Council Officers on 10 May 2012. Issues raised by Council in relation to Traffic

Impact and Assessment and these are responded to in the following:

* A traffic analysis of the local road network in the area. A traffic impact analysis

that is limited to Victoria Road will not be acceptable to Council

This, unfortunately, is a misconception and indicates that the contents of this

report were not fully recognised. Page 14 of the report identifies:

the projected distribution of generated traffic onto the both the arterial,

collector and local roads which provide access to the site

. the process in which the post development traffic volumes were

established by deleting movements generated by the existing uses on the

site and adding the movements generated by Bunnings

The existing peak traffic movements (AM, PM and weekend) are identified on

Figure 5 and include movements in Frank Street, Orient Street, Monash Road

and Eltham Street. The comparative post development volumes are provided in

Figure 6 for the same roads and intersections for the same peak periods (ie with

the existing generated movements deleted and the Bunnings and Bulky Goods

Retailing movements added).

Comparison of this traffic volume data reveals that volumes on the

local/collector road system will:

• be less in the morning peak period

• approximately the same in the afternoon peak
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somewhat more on the weekend peak

The volumes were not 'tracked' further afield (eg to Monash Road etc) as they

are relatively minor and would simply dissipate further away from the site.

There are three very relevant and important issues to consider in relation to the

potential traffic impact on the local and collector road system namely:

the existing development has its vehicle accesses (3) on Frank Street in

the east-west section (west of Orient Street) whereas the proposed

development will have no accesses in this area

the existing development generates significant truck movements whereas

Bunnings and Bulky Goods Retail components will have less truck

movements and these will not travel along the east-west section of Frank

Street or other local streets

the existing development is only some 22,000m2 whereas the "existing

floorspace ratio controls of 1:1" would allow a redevelopment of up to

38,000m2. Having regard to the permitted uses and the existing use

"make up" an alternative redevelopment of the site could comprise:

Transport Logistics (60%) 22,800m2 0.5 per lOOm2 114 vtph

Office/Commercial (10%) 3,800m2 @ 2.0 per lOOm2 76 vtph

Manufacturing Light Industry (10%) 3,800m2 @1 .0 per I 00m2 38 vtph

Gyms (10%) 3,800m2 @ 6 per lOOm2 228 vtph

Child Care (5%) 1 ,900m2 180 children @ 0.4 72 vtph

Vehicle Repair (5%) 1 ,900m2 @ I per 1 00m2 19 vtph

Total For AM and PM Peaks 547 vtph

This can be compared to the projected "additional" traffic generated by the

proposed development of 160 vtph in the morning peak and 420 vtph in the

evening peak. What is more this alternative development could retain all

vehicle access on Frank Street the same as the existing development

circumstances.
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A "rule of thumb" approximation of "average daily traffic" flow is 10 times the

average of the AM and PM flows. If this factor is applied to the existing and

projected volumes (Figure 5 and 6) then the projected change in traffic flows will

be as follows:

Existing Future

Orient Street 670 710 (+6%)

Frank Street 2510 2570 (+2.4%)
(East of Orient Street)

In terms of "environmental capacity" these projected future volumes will not

contravene the existing status of Orient Street (a local road) or Frank Street (a

minor collector road). The outcome however with an alternative development

scenario would be quite different and would most likely infringe the

environmental capacity limits because the AADT traffic generation of the

alternative development scenario would be much higher (ie the generation of

Bunnings and Bulky Goods is quite low in the morning peak).

* Consideration of the cumulative impacts of local traffic generating activities such

as Ryde Aquatic Centre, Holy Cross College and the bus depot.

The traffic impacts of local traffic generating activities including Ryde Aquatic

Centre, Holy Cross College, the Bus Depot and the other existing uses are all

reflected in the "base" traffic surveys relative to the peak Bunnings trading

times. Some local activities may have higher traffic generation at other times

however the highest cumulative impact is reflected in the periods where

Bunnings and the on-street traffic peaks occur (eg PM commuter peak)

* It must be demonstrated that the proposed traffic solution can be achieved at

Tennyson Road intersection without the need encroach on the easement

burdening 459 Victoria Road (adjoining car wash) or details of how the use of

the easement will be obtained to facilitate the operation of this traffic solution.

It is understood that this issue has arisen due to a comment offered by RMS.

However there is no impediment (easement or otherwise) which would

constrain the identified traffic solution for this intersection
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* The Catchment Area of the site to be further defined.

Studies of existing Bunnings outlets have been undertaken to identify customer

origins by questionnaire recording of Postcode place of residence. The results

established a very unexpected diverse pattern which to some extent is

explained by the "passing trade" element which is very similar in Bulky Goods

retailing.

The Gladesville site has significant barriers for road access being the

Parramatta River to the south and Lane Cove River and National Park to the

north and east. The assessed distribution of generated traffic took some advice

from the retail assessment for the site feasibility analysis however the assessed

distribution was driven by:

- the nature and geography of the various access routes

- the "passing trade" characteristics (ie along Victoria Road)

- the barriers to the north, south and east

- the directness and ease of movement along the various access routes and

the relative size of the "population pools" accessed

- the location of the site access points

The assessed route distribution is documented on page 13 of the report and if

anything the distribution to/from Victoria Road is understated.

* Consideration of the use of a Paramics model to be explored.

It is understood that Council has had some recent experience with Paramics

modeling and its complexities in relation to the developing North Ryde -

Macquarie area. The Paramics model does not distribute traffic in itself, it either

as Guide by "Journey to work data" or a prescribed distribution with factoring in

relation to the nature and capacity of roads/intersections.

The circumstances for the proposed development are quite different particularly

as the development will have adequate and traffic signal controlled access

to/from Victoria Road. If the assessed distribution parameters were input to a
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Paramics model, the output would essentially be no different to the assessment

undertaken given:

- the simplicity of the assignment

- the absence of any constraints which would cause indirect diversion

- the strong 'passing trade' influence

- the absence of any specific origin/destination data for traffic which would

be generated

Page 20



TRANSPORT AND TRAFFIC PLANNING ASSOCIATES

8. CONCLUSION

The proposed rezoning to permit Hardware/Building Supplies and Bulky Goods

development at Gladesville will utilise the relatively large site which has convenient

access to the arterial road system. This assessment has concluded that the envisaged

development in terms of vehicle access, circulation, parking and servicing is appropriate

and that there will not be any adverse traffic impacts on the road system serving the

site.
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Appendix A

EXISTING ROAD AND INTERSECTION ARRANGEMENTS
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Appendix B

TRAFFIC SURVEY RESULTS
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R.O.A.R. DATA
Reliable, Original & Authentic Results
Ph.88196847, Fax 88196849, Mob.0418-239019

All Vehicles WEST NORTH EAST
Victoria Rd Frank St Victoria Rd

Time Per L I R L I R TOTAL
0700-0715 49 615 5 1 345 3 1018
0715-0730 53 562 11 4 416 5 1051

0730-0745 37 573 16 5 457 3 1091

0745-0800 31 457 18 6 433 5 950

0800-0815 41 473 19 3 401 10 947

0815-0830 53 481 26 10 388 10 968
0830-0845 32 450 34 12 393 20 941

0845-0900 37 483 21 12 346 7 906

Period End 333 4094 150 53 3179 63 7872

WEST NORTH EAST
Victoria Rd Frank St Victoria Rd

Peak Per h I k I R TOTAL
0700-0800 170 2207 50 16 1651 16 4110

0715-0815 162 2065 64 18 1707 23 4039

0730-0830 162 1984 79 24 1679 28 3956

0745-0845 157 1861 97 31 1615 45 3806

0800-0900 163 1887 100 37 1528 47 3762

I PEAK HR I 170 12207 50 I 16 11651 16 4110 I

Frank St
66

___________

PEAK HOUR
186 4, 0700-0800

© Copyright ROAR DATA

2377 2223

2207 1651
4- 1701 4- 1667
Victoria Rd Victoria Rd

Client : T.T.P.A
Job No/Name : 3737 GLADESVILLE Traffic Counts

Day/Date : Monday 29th August 2011

TOTAL VOLUMES
FOR COUNT

PERIODS

Frank St

4 3329 4 3242



R.O.A.R. DATA
Reliable, Original & Authentic Results
Ph.881 96847, Fax 88196849, Mob.041 8-23901 9

All Vehicles WEST NORTH EAST
Virfnri Rd cmnk t Uirtnri Rd FRI

_ _ _ __ _

_

lime i'er T I T T TOTAL
1530- 1545 19 337 38 10 4 408
1545-1600 10 400 32 6 5 453
1600-1615 12 419 46 13 3 493
1615-1630 9 461 25 4 1 500
1630-1645 13 481 37 6 2 539
1645-1700 14 483 30 10 6 543
1700-1715 12 512 63 10 3 600
1715-1730 12 570 44 7 3 636
1730- 1745 8 527 22 11 5 573
1745-1800 15 517 22 3 7 564
1800-1815 17 480 36 4 8 545
1815-1830 20 477 19 4 5 525

i-'erioa nci r T r 6379

WEST NORTH EAST
Vktnri Rd Pmnk f Vii,tri Pd

I'eak P'er T R T T TOTAL
1530-1630 50 1617 141 33 0 13 1854
1545-1545 44 1761 140 29 0 11 1985
1600- 1700 48 1844 138 33 0 12 2075
1615-1715 48 1937 155 30 0 12 2182
1630-1730 51 2046 174 33 0 14 2318
1645 - 1745 46 2092 159 38 0 17 2352
1700-1800 47 2126 151 31 0 18 2373
1715-1815 52 2094 124 25 0 23 2318
1730-1830 60 2001 99 22 0 25 2207

I PEAK HR I 47 2126 151 I 31 I 0 18 I 2373 I
Frank St

t 182
65 4,
151 31

2173
47

PEAK HOUR
1700 - 1800

4 2157
18

2126 - _____ 0
4- 151 4-18
Victoria Rd Victoria Rd

Client : TTP.A.
Job No/Name: 3259 GLADESVILLE Victoria Rd

Day/Date : Friday 27th & Saturday 28th August 2010
All Vehicles WEST NORTH EAST

VIgftri Pd rnk t Vkfnri Rd SAT

lime i-'er t T R t R TOTAL
1200-1215 8 444 13 5 2 472
1215-1230 10 458 15 6 2 491
1230-1245 9 438 5 7 0 459

1245-1300 7 415 4 7 4 437
1300- 1315 10 432 7 6 0 455
1315-1330 7 456 6 1 3 473

1330 - 1345 8 445 10 6 1 470
1345- 1400 6 434 15

_____
3 466

1400- 1415 11 402 15 7 ______
0 435

1415-1430 2 432 4 4 _3_ 445
1430- 1445 11 429 8 6 2 456
1445-1500 11 415 12 3 0 441

i-'eriou tnci 1W. TW T 5500

WEST NORTH EAST
Vfrtnri, Pd rnk t Vi,tnri Rd

Peak Per t- T W T R TOTAL

1200- 1300 34 1755 37 25 0 8 1859
1215-1315 36 1743 31 26 0 6 1842
1230-1330 33 1741 22 21 0 7 1824
1245- 1345 32 1748 27 20 0 8 1835
1300-1400 31 1767 38 21 0 7 1864
1315-1415 32 1737 46 22 7 1844
1330-1430 27 1713 44 25 - 7 1816

1345- 1445 30 1697 42 25 8 1802
1400-1500 35 1678 39 20 0 5 1777

PEAK HR I 1767 38 I 1864 I21 I31 I 0 ] 7 II
Frank St

___________

N 59 PEAK HOUR
38 4, 1300 - 1400

© Copynght ROAR DATA L+.
17881798

17:7 )' _____

4- 38 4-- 7
Victoria Rd Victoria Rd



R.O.A.R. DATA
Reliable, Original & Authentic Results

'Y/ Ph.88196847, Fax 88196849, Mob.0418-239019

All Vehicles WEST SOUTH EAST
Victoria Rd Tennyson Rd Victoria Rd

Time Per I b h I TOTAL
0700-0715 544 25 7 28 10 388 1002

0715-0730 558 32 17 33 11 392 1043

0730-0745 535 24 14 31 14 429 1047

0745-0800 454 42 11 25 22 437 991

0800-0815 439 40 17 40 23 384 943

0815-0830 426 42 20 41 24 356 909

0830 - 0845 430 56 26 40 24 391 967
0845-0900 423 64 13 52 29 333 914

Period End 3809 325 125 290 157 3110 7816

WEST SOUTH EAST
Victoria Rd Tennyson Victoria Rd

Peak Per I k L I TOTAL
0700-0800 2091 123 49 117 57 1646 4083

0715-0815 1986 138 59 129 70 1642 4024

0730-0830 1854 148 62 137 83 1606 3890

0745-0845 1749 180 74 146 93 1568 3810
0800-0900 1718 202 76 173 100 1464 3733

I PEAK HR 120911 123 I 9 I 117 I I 16461 4083 I

Victoria Rd Victoria Rd
2214-* 2208 -*

2091 1646

123 57
1695 4 1703

1
49 117 PEAK HOUR

0700 - 0800
t 180
166

Tennyson Rd

I L_____._J L I U___J______L__J 1

Client : T.T.P.A
Job No/Name : 3737 GLADESVILLE Traffic Counts

Day/Date : Monday 29th August 2011

TOTAL VOLUMES
FOR COUNT

PERIODS

Tennyson Rd

© Copyright ROAR DATA

4134 4099



. R.O.A.R. DATA,

i)) Reliable, Original & Authentic Results
-' Ph.881 96847, ax 88196849, Mob.0418-23901 9

All Vehicles WEST SOUTh EAST
Victoria Rd Tennyson Victoria Rd

_

FR!

_

_

_

Time Per I 1 I L TOTAL

1530- 1545 44
______

27 30 35 136
1545-1600 44 12 34 39 129
1600-1615 46

_____

19 45 31 141

1615-1630 32
_____

_____ 17 35 27 111

1630-1645 37
_____ 25 35 24 121

1645-1700 45
_____ 25 39 21 130

1700-1715 20 _____ 25 35 25 105
1715-1730 38 _____ 25 33 33 129

1730 - 1745 28 19 46 26 119
1745-1800 41

______

_____ 18 38 30 127

1800-1815 35 12 39 19 105
1815-1830 29

_____

16 39 25 109

Period End 0 240 1462

WEST SOUTH EAST
Victoria Rd Tenn 'son Victoria Rd

Peak Per R I b I L TOTAL
1530-1630 166 0 75 144 0 132 517
1545-1645 159 0 73 149 0 121 502

1600 - 1700 160 0 86 154 0 103 503
1615-1715 134 0 92 144 0 97 467

1630-1730 140 0 100 142 0 103 485

1645-1745 131 0 94 153 0 105 483

1700-1800 127 0 87 152 0 114 480
1715-1815 142 0 74 156 0 108 480
1730-1830 133 0 65 162 0 100 460

PEAK HR 1 0 75 144 0 ( 132 I 517

Victoria Rd Victoria Rd
166-* 144-*

0 fl

166
4 75 _________________

219

Client : T.T.P.A.
Job No/Name : 3259 GLADESVILLE Victoria Rd

Friday 27th & Saturday 28th August 2010Day/Date
All Vehicles WEST SOUTH EAST

Victoria Rd Tennyson Victoria Rd SAT
Time Per R I 1 I L TOTAL

1200-1215 26 16 45 24 111
1215-1230 25 12 38

_____

_____
21 96

1230-1245 29 18 32 _____
19 98

1245 - 1300 23 9 34
______

27 93

1300-1315 34 17 30 20 101

1315-1330 34 17 27
_____

19 97

1330-1345 40 14 26 33 113

1345-1400 43 15 38 16 112

1400-1415 22 11 19 17 69

1415-1430 26 11 24 15 76

1430-1445 27 14 33 14 88
1445-1500 33

-
13 35 23 104

Period End 362 0 167 381 0 248 1158

WEST SOUTH EAST
Victoria Rd Tennyson Victoria Rd

Peak Per fl I b - I L TOTAL

1200-1300 103 0 55 149 0 91 398

1215-1315 111 0 56 134 0 87 388

1230-1330 120 0 61 123 0 85 389

1245-1345 131 0 57 117 0 99 404
1300-1400 151 0 63 121 0 88 423

1315-1415 139 0 57 110 0 85 391

1330-1430 131 0 51 107 0 81 370

1345-1445 118 0 51 114 0 62 345
1400-1500 108 0 49 111 0 69 337

I PEAK HR I 151 T r T2T fl 423

Victoria Rd Victoria Rd
151-* 121-+

n - ___ n

132
4 132 4-

1
144

______

I PEAKHOUR I N
1530-1630I

298

© Copyright ROAR DATA

15i

184

88
4 88

121 PEAK HOUR
1300- 1400

239

Tennyson Rd Tennyson Rd



, R.O.A.R. DATA Cflent T.T.P.A

( Reliable, Original & Authentic Results Job No/Name 3784 GLADESVILLE College St
-->' Ph.881968.47, Fax 88196849, Mob.0418-239019 Day/Date : Friday 23rd September 2011

All Vehicles WEST NORTH EAST
Victoria Rd Monash Rd Victoria Rd

_

Time Per L I R L I R TOTAL
0700-0715 109 59 18 14 200

0715-0730 87 83 19 25 214

0730-0745 97 103 23 16 239

0745-0800 101 82 10 26 0

0800-0815 95 87 19 19 220

0815-0830 80 95 22 25 222

0830- 0845 83 91 27 30 231

0845-0900 82
_____

_____
68 21 23 194

Period End 734 0 668 159 0 178 1520

WEST NORTH EAST
Victoria Rd Monash Rd Victoria Rd

Peak Per L I E k I R TOTAL
0700-0800 394 0 327 70 0 81 872

0715-0815 380 0 355 71 0 86 892

0730-0830 373 0 367 74 0 86 900

0745-0845 359 0 355 78 0 100 892

0800- 0900 340 0 341 89 0 97 867

IPEAKHRI373I 0 3671 741 0 861 90011

Monash Rd
___________

441 [EAK I-JOUR
459 4 I 0730-0830

367 74
© Copyright ROAR DATA

373 A 4 74
373 1 86

0 o
+- 367
Victoria Rd Victoria Rd

JTOTAL VOLUMES N
I FOR COUNT
L PERiODS

Monash Rd

4- 668 4 178



R O A R DATA. . . .
Reliable, Original & Authentic Results
Ph.88196847, Fax 88196849, Mob.0418-23901 9

All Vehicles WEST NORTH EAST
Vfr9rir Pd Mnnc,h Pd #, Pd FRI

lime I-'er T R ! TOTAL
1530-1545 81 85 28 358 43 595
1545-1600 73 67 31 351 36 558
1600-1615 101 85 29 411 44 670
1615-1630 67 68 24 413 36 608
1630-1645 78 62 17 316 12 485
1645-1700 80 77 19 391 15 582
1700-1715 92 81 24 394 30 621
1715-1730 101 89 29 412 20 651
1730 - 1745 75 79 18 349 24 545
1745-1800 87 84 30 449 22 672
1800-1815 91 68 28 371 15 573
1815- 1830 T7 652

i-'enoa inp T 7 -r T T 7212

WEST NORTH EAST
Vkfnri Rd Mrnh Pd #iiiL Pd

PeaK Per t T -1 T TOTAL
1530 - 1630 322 0 305 112 1533 159 2431
1545-1645 319 0 282 101 1491 128 2321
1600-1700 326 0 292 89 1531 107 2345
1615-1715 317 0 288 84 1514 93 2296
1630-1730 351 0 309 89 1513 77 2339
1645 - 1745 348 0 326 90 1546 89 2399
1700-1800 355 0 333 101 1604 96 2489
1715-1815 354 0 320 105 1581 81 2441
1730 - 1830 0 T Ti5r T T 2442

I PEAKHR I 3551 0 101 1 1604 96 2489 I

Monash Rd
t 434

____________

PEAK HOUR
451 1700-1800

333 101

01: :

1- 1937 4- 1700
Victoria Rd Victoria Rd

I-

Client : T.T.P.A.
Job No/Name 3259 GLADESVILLE Victoria Rd

Day/Date Friday 27th & Saturday 28th August 2010
All Vehicles WEST NORTH EAST

Vitfnri2 Rd Mnn2h Pd tiitfnri Pd SAT
lime er t 1 1T T TOTAL

1200-1215 74 85 45 371 24 599
1215- 1230 74 79 43 337 24 557
1230- 1245 49 97 32 274 23 475
1245-1300 71 93 23 301 21 509
1300-1315 54 75 35 314 23 501
1315-1330 68 89 26 393 17 593
1330- 1345 69 75 30 366 19 559
1345-1400 71 76 28 337 17 529
1400-1415 55 63 19 325 19 481
1415-1430 51 69 34 340 13 507
1430-1445 69 66 28 365 16 544
1445-1500 70 85 24 370 26 575

Period lflCi 77! T 7 T T 6429

WEST NORTH EAST
frri Pd Mrnch Pd #rri Pd

Peak Per T W T R TOTAL
1200-1300 268 0 354 143 1283 92 2140
1215-1315 248 0 344 133 1226 91 2042
1230-1330 242 0 354 116 1282 84 2078
1245 - 1345 262 0 332 114 1374 80 2162
1300-1400 262 0 315 119 1410 76 2182
1315-1415 263 0 303 103 1421 72 2162
1330-1430 246 0 283 111 1368 68 2076
1345-1445 246 0 274 109 1367 65 2061
1400- 1500 245 0 283 105 1400 74 2107

I PEAKHR I 2621 0 3151 119 11410 76 I 2182 I

Monash Rd
N t 434 PEAK HOUR

::: 1300- 1400

© Copyright ROAR DATA L
262

262 76
119

0 1410
#- 1725 4- 1486
Wctoria Rd Victoria Rd



RO.A.R. DATA
Reliable, Original & Authentic Results
Ph.881 96847, Fax 88196849, Mob.041 8-239019

AU Vehic'es
_________ __________ __________

WEST NORTH EAST
Colleae St OrIent St Colleae St

_ _

Time Per L I L T TOTAL
0700-0715 1 10 1 2 14

0715-0730 1 12 1 1 15
0730-0745 4 _____ 8 1 1 14

0745-0800 2
_____ 13 1 1 17

0800-0815 3 8 0 2 13

0815-0830 1 8 1 3 13

0830-0845 7 17 1 1 26

0845-0900 3 7 2 0 12

Period End 22 0 83 8 0 11 124

WEST NORTH EAST
ColleaeSt Orient St Colleie St

Peak Per L I .L I R TOTAL
0700-0800 8 0 43 4 0 5 60

0715-0815 10 0 41 3 0 5 59

0730-0830 10 0 37 3 0 7 57

0745-0845 13 0 46 3 0 7 69

0800-0900 14 0 40 4 0 6 64

PEAK HR 1 13 0 46 1 3 1 0 7 ] 69

Orient St
___________

t 49 PEAK HoUtfl
20 Lo745-o845 I

13 : 3 .

4-46 -4--- 7
College St College St

Client TTP.A
Job No/Name 3784 GLADESVILLE College St

Day/Date : Friday 23rd September 2011
AU VehicJes

__________ __________ __________

WEST NORTH EAST
Colleae St Orient St Colleae St

Time Per L I R L I R TOTAL
1600-1615 12 5 0 2 19
1615-1630 5 4 0 3 12

1630-1645 7 6 3 3 19

1645-1700 6 4 0 4 14

1700-1715 12 5 0 0 17

1715-1730 7 4 1 3 15

1730-1745 7 4 1 3 15
1745-1800 5 2 0 2 9

Period End 61 0 34 5 0 20 120

WEST NORTH EAST
Colleae St Orient St Colleae St

Peak Per L I 1= I TOTAL
1600-1700 30 0 19 3 0 12 64

1615-1715 30 0 19 3 0 10 62

1630- 1730 32 0 19 4 0 10 65

1645-1745 32 0 17 2 0 10 61

1700-1800 31 0 15 2 0 8 56

IPEAKHOURI 32 I 0 04 ( 10 j 65 ]

N Orient St
23

____________

PEAK HOUR
42 1630-1730

19 4
Copyright ROAR DATA

[^
32

_____ 1032

0 0
4- 19 4- 10

College St College St



R.OAR. DATA
Reliable) Original & Authentic Results
Pti.881 96847, Fax 88196849, Mob.0418-239019

All Vehicles WEST NORTH EAST
Colleiie St Orient St Colleae St

1iPie1't L T R T TOTAL
1200-1215 3 1 1

_____ 2 7
1215-1230 4 1 1

_____ 3 9
1230-1245 1 2 3 1 7
1245-1300 5

-

1 3
-

5 14
130-1315 3 2 5 14

1315-1330 2 1 1 5
1330-1345 3 2 3 8
1345-1400 3 0 1 1 5

1400-1415 0 0 3 3 6
1415-1430 1 0 3 3 7
1430-1445 5 3 1 4 13
1445-1500 0 Y 4

-
9

l-erioU na T 1T r T 104

WEST NOfTH EAST
Colle St Orient St Colle e St

leakFer E 1- T TOTAL.
1200-1300 13 0 5 8 0 11 37

15 0 6 12 0 11 44
1230-1330 13 0 6 12 0 9 40
1245-1345 15 0 6 9 0 11 41
1300-1400 13 0

-

7 0 7 32
1315-1415 8 0 - 5 0 8 24
1330-1430 7 0 2_ 7 0 10 26
1345- 1445 9 0

-

8 0 11 31
1400- 1500 6 5 T 35

I PEAK HR 1 15 0 6 ] 12 1 0 11 44 I

Orient St
18

_____________

[PEAK HOUR
26 4, 1215-1315

15 12:__
College St College St

Client T.T.P.A.
Job No/Name 3784 GLADESVILLE College St

Day/Date Saturday 24th September 2011

Orient St

TOTAL VOLUMES
FOR PERIOD

COUNTED

32
College St

15

© Copyright ROAR DATA

41

26 -

College St
4 31



R.O.A.R. DATA
Reliable, Original & Authentic Results

'j'' Ph.881 96847, Fax 88196849, Mob.0418-239019
_____________

NORTH WEST SOUTH EAST
Vehicles MonashRd Collece St Monash Rd Eltham St Vic1

__

0
4,

Time Per I. T R T T [- T R L Y R T Time Per L T T T T R 'T T W T
0700-0715 5 3 21 2 6 8 6 5 3 1 60 1600-161 5 8 13 4 6 9 7 10 7 2 71
0715-0730 8 18 18 3 2 8 5 11 2 1 76 1615-163 2 11 10 2 12 4 9 7 5 2 64
0730-0745 12 16 23 10 2 6 6 14 5 1 95 1630-164 8 12 16 6 6 8 3 16 6 1 82
0745-0800 6 27 20 6 3 9 5 11 2 3 92 1645-170 6 17 17 7 9 15 7 6 5 1 90

0800-0815 9 19 15 1 3 14 4 8 9 1 83 1700- 715 8 13 27 4 3 7 10 12 1 3 88

0815-0830 8 27 25 2 3 11 3 11 6 1 97 1715- 73 12 9 26 6 2 6 6 14 1 2 84

0830-0845 5 31 22 2 3 11 6 5 3 2 90 1730- 745 5 12 21 6 7 10 5 14 7 2 89
0845- 0900 7 18 18 5 9 19 6 4 5 2 93 1745 - 1800 10 11 17 6 3 4 5 12 4 2 74
Period End 60 0 159 162 31 31 86 0 41 69 35 12 686 Period End 56 0 93 147 41 48 63 0 52 91 36 15 642

NH WEST SOUTH - EAST NORTH - - VT STH - EAST
MrOñffkd_ III,T WoniJ3 1ff ftfi Monash i' oiTh'ffé i MbITh'iTt i t1ThTff

Peak Time L R L T R 1.. T R L T R i Peak Time L T R L T R L T W' E T T5T
0700-0800 31 J 0 64 82 21 13 31 0 22 41 12 6 323 1600-1700 21 0 48 56 19 33 36 0 26 39 23 6 307
0715-0815 35 0 80 76 20 10 37 0 20 44 18 6 346 1615-1715 24 0 53 70 19 30 34 0 29 41 17 7 324

0730-0830 35 0 89 83 19 11 40 0 18 44 22 6 367 1630-1730 34 0 51 86 23 20 36 0 26 48 13 7 344
0745-0845 28 0 104 82 11 12 45 0 18 35 20 7 362 1645-1745 31 0 51 91 23 21 38 0 28 46 14 8 351
0800-0900 29 0 95 80 10 18 55 0 19 28 23 6 363 1700-1800 35 0 45 91 22 15 27 0 26 52 13 9 335

!AKHOU9 35 0 j 89 j 83 19 j. 11 j 40 0 18 22 6 367][PEAKHOLJFI 31 0 51 ( 91 23 ( 21 J 38 j 0 28 8 351 (

Monash Rd

10730-0830 89
I

PEAKKOUR1
89

Colle St

113
'

1L

83
19 -*

'4- 151

40
IL
581+-! t

0

Client T.T.PA
Job No/Name : 3784 GLADESVILLE College St

Day/Date : Friday 23rd September 2011

ILPEAK HOUR

1645-1745 99
51

Col/ege St
135

9 1
23 "
21

'•- 103
Ii

38
A

55 © Copyright ROAR DATA T
4, 66

124
4,1

351
LL-

_

6

72

4 72

I I Eltham St
18

Monash Rd

Monash Rd
82

4'
0 31

82 -+

464, 68

IL [" I
0 28 I

67 I

Monash Rd



R.OAR. DATAjJ) Reliable, Original & Authentic Results
'V Pk88196847, Fax 88196849, Mob0418-239

____ _

AU NORTH WEST
VecIes Monash Rd CoIle4e St M
Time Per T T R T T W T - E T TT

1200-1215 5 9 14 1 9 7 9 23 3 5 85
1215-1230 4 6 5 1 6 5 2 17 1 5 53
1230-1245 6

-

5 7 3 5 2 2 17 7 5 59
1245- 1300 T i - • 63
1300-1315 8 9 10 8 8 5 5 19 5 2 79
1315-1330 10 7

--

8
-

3
-

3 5 5 16 3 1 61
1330- 1345 T -• •-- -- -- r --- - -w
1345-1400 3 10 3 4 2 3 7 14 1 1 48
1400-1415 8 2 5 1 4 4 5 19 3 5 56
1415-1430 3 1 5 1 4 4 8 11 4 4 45
1430-1445 8 4 8 2 5 8 5 14 6 3 63
1445-1500 3 5 3 2 3 3 10 12 2 2 45
Period End r T 77 z- -r - -r

NORTH WEST SOUTH EAST
MonashR2 Co St oñi R EñIWS1

Peak Time t T Th R E T W r R T5T
1200-1300 21 0 25 32 7 21 20 0 22 81 14 17 260
1215-1315 24 0 25 28 14 20 18 0 18 77 16 14 254

30 0 26 31 16 17 17 0 21 76 18 10 262
1245-1345 26 0 21 27 13 12 17 0 24 82 14 8 244
1300-1400 23 0 26 24 15 13 15 0 22 72 12 7 229
1315-1415 23 0 19 19 8 9 14 0 22 72 10 10 206
1330-1430 16 0 13 16 6 10 13 0 25 67 11 13 190
1345-1445 22 0 17 21 8 15 19 0 25 58 14 13 212
1400-1500 22 0 12 21 6 16 19 0 28 56 15 14 209

Client T.T.RA.
Job No/Name 3784 GLADESVILLE College St

Day/Date Saturday 24th September 2011

Monash Rd
TOTAL VOLUMES

FOR COUNT
PERIOD

129
115

155 166
College St 81 ham St

4 158 -4-- 288

-t
126

259

IPEAKH0URI3OI 0126131 1611711710 21176)1811012621

I PEAK HOUR I Monash Rd NI 1230-1330 +
41
26 0 30

College St 4_I 4'
64 67

31 10
16

17 _____76
4- 61 +

__
4, 1044

Eltham St
17 0 21

93 © Copyright ROAR DATA
38 4,

Moaash Rd

Monash Rd



TRANSPORT AND TRAFFIC PLANNING ASSOCIATES

Appendix C

PROPOSED ROAD AND INTERSECTION ARRANGEMENTS
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PROPOSED R000WORKS IREDI T
CONSTRUCTED AS PART SE - a V

a,. V0.C,a
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- a A A

DEVELOPMENT

____ -

__

- ______________________________________________________
- Saaiaa SKeCP SaAC 0[aan Pitt PaTted CAM Engineere and PnAect Marnagene

-- Suite 702. TA Sian SineS1 500 -
THIS DRAWING CANNOT BE SpAanPd
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TpTraaad _______________________________
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DRAWN BY CADD
DO NOT AMEND MANUAllY

---------
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N-
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DRAWN BY CADD

OT AMEND MANUAL!]

DETECTOR SPECIFICATION

-

..

>
>

S

S

Lc

Detector Soec)f)cot)ons

EN AU.) ME)

A C/Ps A

DS -

A-B-D1 E! L
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C/P A
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A

000rOAXA Os 2- Z-.Z-X
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P
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B 05 - BAD

2
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B
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N
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TI At 1.0

StEAl)
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A

COADEERCIAL

r
Z

®
/
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A0AtOCAS

Cooed T.
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A/B/D

-
A B10

- ._. A/A/0 See BoNe 6)

508 note BETH)
See AoAe EMIT

VICTORIA

DATE IN SERVICE 28/09/62

0 AAOA.0

'-

A PHASE B A 0 PeASE C PeASE
0 )otreOAoed by Z*)

MOVEMENTS
NOTES:

2 I. This s)te )s SCATS linked.

2. AAA)o-tAct)le PASTe bAttons locAted on POStS 1.2.3.4,5 ArId 6.

3. SpeC)A) Stc s)N 181-4) plAced on P0SA 4.

TeteotAr 4. Kerb roeps TO be C000trACted AX All pedeStr)Arl cross)nQS IA ACCOrdANCe

-C-A Aeteot.0 W)HT) current Model TrAe)n4 MD.R113.BO1.A.I

S. Tr)m trees to proX)de S)tbt to A/B/P phAse ATterns on pOst 1 ANd 6.

6. C)v)l wOrks:
) ConStrACt 3m0oF conCrete eed)Ar1 )SlondAod AsSOCiAted SE kerb shooe.{E.Q.

U)) Rertove 4.lm1of TXed)At )slATd And rehAbilitAte 4.lmCot pAortt to eXetcTr
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Appendix b

BUNNINGS TRAFFIC CHARACTERISTICS



- Tr,s.

Sydney Metropolitan
Area

HW to FM! 5
Nor-MetropoIitan Area

HW6 to HW9
AU Survey Sites

HW'I tO HW9
Avg Non-
metro

Thps lOOm2 GFA Mm Max Avg Mm Max Avg Mm Max Avg Metro % :
Weekdays
Person-based Trips
-Site Peak Hour 4.00 5,77 5.06 3.95 6.40 5.49 3.95 6.4C 525 108.6%

-Vehicle NeorkA1 Peak 0.65 2.72 2.01 1.28 4.75 2.97 0.65 4.75 2.43 147.9

-Vehicle Neork PM Peak 2.48 &89 9.50 2.79 4.65 3.76 2.48 4.89 3.63 1O8.C

ailyTotal Person Trips 32.88 53.26 42.42 29.22 43.40 38.3$ 29.22 53.26 40.61 90.

Vehicle-based Trips
Site Peak Hour f s.ii[ 4.67 4.03 2.74 5.60 4.41 2.74 5.60 4.20 109.6%

-NeorkAMPeaX 0.6O 222 1,68 1.09 3.68 2.50 0.60 3.86 2.05 148.7%

-NetworkPMPeak 2J 3.56 2.70 1.99 3.80 3.03. 1.99 3.80 2.85 112.5%
DallyTotal LV Trips 25.21 36.25 30.59 20.66 35,90 30.30 20.66 38.25 30.46 99.0%

JailyTotal HVTrips 0.99 6.17 2.40 0.69 2,25 1.49 0.69 6.17 2.00 62.0%

DayTotal Vehicle Trips 26.80 39.75 32.99 2'25 385 31.79 21.35 39.75 ?2.46 96.4%
eakParkingAccumuIaton 0.78 .G7 1.16 '05 120 1.48 0.78 1.90 1.30 127.8%

- -

- '-'•' - ._.___TLL_.__-.---...-----'-
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Guidelines for Assessment of Road Impacts of Development Apper

Appendix F: Linked trips

Traffic generation data for movements in and out of certain development types is readily
available. However, there is a need to understand how much of the generated traffic is new
and how much is already on the road network prior to opening of the development.

Historically, traffic impact assessments conservatively assumed that all generated traffic was
new. More recently, 'discounts1 have been applied to generated traffic to account for the
'drop in' component, which is not new traffic to the network.

Research undertaken on this subject has concluded that it is appropriate to make
adjustments to generated traffic due to linked trips.

Trips can be broadly categorised into the following types:

Linked Trip A journey where there is a chain of stops from origin to ultimate
destination. A trip from home to work with stops at school and
the post office comprises three linked trips:

home to school;
school to post office; and
post office to work.

Unlinked Trip A journey with no intermediate stops (generally referred to as
New Trips in the RIA)

For the purposes of an RIA, the following three types of trips are commonly used:

New Trip In traffic impact studies, unlinked trips are generally referred to
as new trips. These are trips attracted to the development and
without the development would not have been made - hence a
new trip.

Diverted Drop A linked trip from an origin to a destination that has made a
In Trips significant network diversion to use the new development.

Undiverted A linked trip from an origin to a destination that previously
Drop In Trips passed the development site. This is also referred to as a

'pass by' trip and the now development is an intermediate stop
on a trip that is made from an origin to a destination.

The diverted and undiverted drop-in trips are considered to be trips that are already part of
the existing flows on the road network.

The treatment of the different trip types varies with the level of assessment. HaIIam (1988)
provides a reasoned basis for separating assessment into three levels:

March2006 Fl
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Regional Assessment - consideration of the impact of a development in the context
of the total urban area;
Local Assessment consideration of the effect of a development over a substantial
area focussed on the development; and
Access Level - micro level assessment.

At the regional level, insertion of a new development could be considered to only increase
travel by the new trips proportion of generation. Diverted and undiverted drop in trips would
already be on the network.

Figure: F1 : Undiverted drop in trips
B

Development Development

A

Before
Trip passes development site on

route from A to B.

After A
Trip which was previously passing the
site drops in to development on route

from A to B

Note: One original pass by trip becomes 2 drop in trips (1 in and 1 out)

An RIA is usually conducted over a limited part of the network. At a local level, both the new
trips and diverted drop-in trips are introduced into the area and represent additional trips on
the local network. This local network may contain roads of regional significance. The
undiverted drop-in trips to developments on roads of regional significance can be regarded
as already on the local network. It is important that these trips are considered. They must
be rerouted from movements past the development to movements into and out of the
development. For every two development trips assigned as undiverted drop-in trips (one in I
one out), one through trip should be removed from passing traffic.

In 1995, Eppell Olsen & Partners carried out surveys for Main Roads to segment traffic
generation for specific developments. The results of these surveys are documented in the
report, Development Traffic Suivoys: Linked / Unlinked Trips.

March 2006 F2
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The segmentation of traffic generation for shopping centres and fast food outlets is shown
below:

Table F.1

Development Trip Segmentation

New (%) Diverted
Drop In (%)

Undiverted
Drop ln(%)

Shopping Centres >20 000 m2 63 18 19

Shopping Centre 3 000 m2 - 20 000 m2 50 22 28

Shopping Centres <3 000 m2 50 32 18
-

Fast Food Outlets 40 25 35

March 2006 F3
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SIioppthg Centres

The traffic generated by shopping centres is most

L
influenced by the proximity of other centres; On
site facilities such as cftiemas, restaurants etc. can
.also have a sigrli1cant impant on. generation rates.

Thursday desiga generation rates are shown on
Figure 2A.4 while Saturday rates are included as

L Figure 2A,5. Survey results indicate that during
these peak hour periods the in/out proort1on is
approdmately 50/50.

.

25.00

I
10.00

50

0.00

I
Pigure 2A.f SEQ Shopping Centre Generation

! (ThursdayAfternoo,, peak)

25.Oo

20.00

(0
15.03

C

io.oo

5.00

0.00

shopping centre. These trips only appear as a
consequeice of tile opening of the entre.

• Diverted Thps

Linked trips (i.e. in conjunction with another trip
purpose) 'cbie.1i are diverted off the regional road
nntwork to access the shopping centre.

• Drop-In Trips

Linked trips that would have appeared in the local
road net*ork irrespective f the presence of the
shopping centre.

Research undertaken by allam that 'developed
the rates shown in. 'Ihble 2A.7 for estimating lire
proportion. of drop-in and diverted trips.

Table 2A.7 Proportion of E)rop4rz and Diverted
Trips

Trip Type proportion of Tripa

.

Thursday
.

Saturday

New TrIp 50% 68%

I3lverted TrIp 30% 20%

Drop-in Trip 20% 12%
•-,

&adies iindertaken hi the USA suggest the factors
in Table 2A.8 are applicable to the above
percentages to accommodate different diwrted
pattern trip for different size&ceriixes.

Table 24.8 Factor. in Drop-in and Diverted Tr1s

Shopping Factors tO be Applied to
Centre Proportion Of Drop-Tn and
Ske Diverted Trips

0-1O,000rn2 1.2

10000-351000 in2 1.0 -

> 35O00 in2 0.8

Upon determining the proportion of drop-ui and
diverted trips the traffic discounts in Table 2A.9

0 10000 20,000 50.000 40,000 53,000 60,000 70,000 would be applicable.

GIDSS FloorPa-ea (in') ..- . . - -

F7g are 2.4.2 SEQ Shopping Centre Generators
Table 2A. Trip Discounts

(Saturdaypeak) . Road Trip DIscounts
Considermg the adjacent road network, three . Network Element Applicable

shopping centre trip types have been defined as Immediate approach and None

follows: - site access

New 'rrips ' Local Road Network Drop-in Trips

-__--__atbt .wnul& na aave...appearecl Regional Road Network Drop-in 4- Divertd

immediate nnnrwh I I i -.0 ."t -'--1'- ,...,.

0 40,000 20,000 00,000 40,003 50,000 60,000 70,000

Gross FloorArea (in')
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Intersection
with Victoria
Road

SCATES ANAYSIS - VICTORIA ROAD, GLADESVILLE -
Comparison - Pfepose4ohange&with cycle length minimum 120 seconds

AM PM Weekend
____________

Frank Street
____

LOS A A A

# 1987 DS 0.71 0.71 0.54

AVD 6.9 12.7 10.8
Tennyson
Road LOs A B B

#1677
DS 0.69 0.75 0.61

AVO 13.4 17.2 19.4
Monash Road LOS B A B

# 366 DS 0.82 0.61 0.58

AVO 15.0 13.8 17.3

Filename VICAM1EX VICPMIEX VICWEIEX

Notes:

1. To simulate bus lane operation in this system, it was necessaty to remove the bus lane and subsequent recorded bus
numbers converted to PCIJ'S for the peak direction of bus lane in AM and PM only.

2. left turning vehicles adjacent bus lane were then provided with a dummy 30m left turn lane at each affected
intersection.



Our Ref PN-00602.LOO1A

Contact Anthony Mancone

15 June 2012

CONSULTING
ENGINEERS

Bunnings Group Ltd
Locked Bag 30
GRANVILLE NSW 2142

Attention: Philip Drew

Dear Philip

461-495 VICTORIA ROAD, GLADESVILLE
PROPOSED WATER MANAGEMENT FOR THE SITE

C & M Consulting Engineers Pty Ltd
ABN21 118134240

Suite 2, 241-245 Pennant Hills Road
Carlingrord NSW 2118

P0 Box 2986
Carlingford NSW 2118

T: 8209 3846
F; 9687 9393

E: info@cmce.com.au

This report has been prepared to support the Planning Proposal for 461-495 Victoria
Road, Gladesville by providing information on the proposed water management for
the site.

Site Description

The site is located at 461-495 Victoria Road, Gladesville (also known as 22-24
College Street, Gladesville) and is bounded by Victoria Road to the south, College
Street to the north and Frank Street to the west (refer Figure 1).

Figure 1 - Aerial View of Site
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The site is currently fully developed with several large warehouse structures across
the site and associated roads and car parking areas. There is also a multi-storey
commercial building on the corner of Victoria Road and Frank Street.

There is limited vegetation on the site mostly in the form of small landscape and
garden areas.

The entire site is significantly lower than the surrounding roads. The site is up to
14m lower than Victoria Road and Frank Street and up to 10m lower than College
Street.

Existing Stormwater Drainage and Flooding

As mentioned in the site description, the entire site is significantly lower than the
surrounding roads.

Currently the site drains via a low level (deep) stormwater drain which runs from the
northern part of the site, across College Street and then through the private property
(via an easement) to the north to Buffalo Road (refer Figure 2).

Given that the site is lower than all surrounding roads, there is no overland flow path
available from this site in its current configuration. This creates the following risks
for the site in its current configuration:

1. If the stormwater drain is blocked or damaged downstream of the
development site, there is potential for stormwater to backup in the system
and surcharge from low level pits upstream of the blockage or damage.

2. Section 1.1(b) of the Deed of Covenant and Indemnity (see below) infers that
the stormwater drain has been designed with a capacity of a I in 10 year
Average Recurrence Interval (ARI) storm event. Any storm events that
exceed a 1 in 10 year ARI would have the potential to surcharge the drain
similar to Point 1 above.

Without an overland flow path from the site, there is no way for stormwater to
discharge from the site under the above circumstances and flooding of the site would
occur. Even if stormwater was pumped up to College Street and into the drainage
network it would re-surcharge again into the site.

It is worthwhile noting that there is a Deed of Covenant and Indemnity on the subject
site between Council and the land owner (and any future owners) due to the above
risks.

Redevelopment of the site will enable the above flooding issue to be alleviated by
setting the podium level for the development at a level higher than the lowest street
level in College Street. This will enable an overland flow path from the site to be
established. Low level inlets and pits at the site would also be disconnected from the
aforementioned stormwater drain preventing the possibility of surcharge.

If modelling of the overland flow path is required, we envisage that HEC-RAS will be
a suitable model for this particular application as the flow path is generally 1-
dimensional. The catchment hydrology and estimated overland flow would likely be
determined using DRAINS as the existing and proposed drainage systems could be
incorporated into the model to provide a better estimate of the likely overland flow
that could be expected.
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Figure 2 - Survey of Drain

Proijosed Stormwater Manaciement

The proposed development of the site would be completed in accordance with the
relevant Ryde City Council Development Control Plan(s) (DCP). Council's DCP
requires that the development be adequately drained without detriment to
downstream waterways and properties.
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On-site Stormwater Detention (OSD)

OSD will be required as part of any redevelopment of this site. Ryde Council's
policy for large redevelopment sites of a commercial or industrial nature is that no
credit is given for existing impervious surfaces and the permissible site discharge for
the development is limited to the peak flowrate from the site in its "state of nature" or
"greenfield" condition. Our preliminary calculations indicate that an OSD storage
volume in the order of 2,000m3 will be required for this site. Due to the nature of the
site, this storage volume may need to be split over several detention storages.

We envisage that either DRAINS or XP-RAFTS will be used for future modelling of
the catchment hydrology and determination of the appropriate size of the on-site
stormwater detention system as part of any future Development Applications for the
site.

Rainwater Harvesting and Reuse

Rainwater harvesting from the main roof, retention of rainwater in a storage tank and
rainwater re-use system within the development. Typically the rainwater would be
used toilet flushing, watering of the outdoor nursery and further watering of external
landscape areas.

Storm water Quality

Stormwater quality is also an important factor to consider. For this development, the
Stormwater Quality Improvement Devices (SQID's) would typically be provided to
remove the majority of total suspended solids and sediment in the stormwater and
will also be very effective at capturing and retaining very fine suspended solids,
petroleum hydrocarbons and nutrients such as nitrogen and phosphorous which we
expect will be the major types of stormwater pollution from any proposed
development. Several devices may be required depending on whether the drainage
system is split over several detention storages and/or discharge points.

We envisage that MUSIC will be used for future modelling to determine the
effectiveness of the proposed stormwater treatment systems as part of any future
Development Applications for the site.

We trust that the above provides a summary of the existing and proposed drainage
conditions for the site. However, should you have any further queries please don't
hesitate to contact the undersigned.

Yours faithfully

Anthony Mancone
Civil Engineer - Director
C & M Consulting Engineers Pty Ltd
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HERITAGE IMPACT STATEMENT PLANNING PROPOSAL FOR 461 VICTORIA ROAD GLADESVILLE

1.0 INTRODUCTION

This heritage impact statement was prepared by Ruth Daniell for the Bunnings Group

to accompany a Planning Proposal application for 461 Victoria Road Gladesville (the

subject site) to amend the Land Use table and the Height of Buildings Map under the

Ryde Local Environmental Plan 2010 (RLEP 2010) so as to enable the development

of the land as a Bunnings warehouse and outlet.

The subject site is not an item of environmental heritage nor is the site in a

conservation area. The subject site is located 'in the vicinity' of a number of heritage

items.

A heritage impact assessment had been requested by Ryde Council to assist council

in the assessment of how the Planning Proposal may impact on the heritage items in

the vicinity as required under Ryde Local Environmental Plan (Ryde LEP) 2010.

Section 2 of this report describes the site, past use and the development in the

context of the site. This report notes in particular existing development in the context

of the heritage items and existing development lies between the subject site and the

heritage items.

Section 3 of this report describes the Planning Proposal and the Planning Concept.

The Planning Concept is illustrated by the inclusion of plans and sectional diagrams

Section 4 of this report deals with the heritage planning considerations: listing the

heritage items in the vicinity and the heritage provisions in the Ryde LEP 2010.

Section 5 describes the heritage items, their heritage significance and assesses the

significant views and vistas to the heritage items, that are important considerations in

determining whether their expanded curtilage, and/or their setting is retained and will

not be impacted upon by the proposed planning proposal and the planing concept.

It also determines whether the proposed development will be seen in relation to the

heritage items, and whether disruptive visual contrast are an issue.

Section 6 of this report addresses the proposal in the 'Statements of Heritage Impact',

which address NSW Heritage Office questions on development in the vicinity of

heritage items. This section of the report considers any archaeological potential of the

3
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site and determines as the site was a former quarry the site has been excavated and

there is archaeological potential.

This report concludes that the Planning Proposal and the Planning Concept do not

impact adversely impact on the heritage significance of the heritage items, their

setting and expanded curtilage.

1.1 Authorship

The report has been prepared by Ruth Daniell. As background Ruth Daniell has

Bachelor of Science (Architecture), Bachelor of Architecture (Honours) University of

Sydney and has completed the Conservation of Historic Structures', Institute of

Advanced Architectural Studies University of York, United Kingdom and MARC 99 -

The Conservation of Modern Architecture, Helsinki 1999 [ICCROM and the Helsinki

University of Technology].

Ruth Daniell is a specialist conservation architect with extensive experience in

conservation and its management. Ruth has been involved in architectural projects,

urban design projects, main street projects, conservation management plans and

conservation assessments. Ruth has worked for local government State Government

at the NSW Heritage Office and has been an expert witness in the NSW Land and

Environment Court.

1.2 Methodology

This report uses the methodology outlined in the NSW Heritage Manual and the

Australian ICOMOS Burra Charter.

RUTH DANIELL JUNE 2012
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2.0 THE SITE

2.1 Site Description

The subject site 461 Victoria Road is located on the north eastern side of Victoria

Road between Monash Road and Frank Street. The site bounds Frank Street and is

separated by housing from Monash Road. The site is described as Lot 1 DP 739556.

The site has a site area of 3.834 hectares, with frontages to: Victoria Road (240

metres); Frank Street (140 metres); and College Street (240 metres).

The site has a number of existing two storey warehouse buildings, which have a light

industrial uses. There is access within the site by an internal road with access points

from Victoria Road, Frank Street and College Street.

2.2 FORMER USES OF THE SITE

The subject site was a former a quarry. The site is shown as a quarry on the 1943

aerial photo shown following.

5
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Figure 2 Department of Lands Aerial Photograph Sydney Suburbs 1943 shows the site as a quarry.

2.3 Site Context

The site context is shown of the aerial photograph in figure 1.

Development to the west along Victoria Road

Development to the west along Victoria Road is:

• The Holy Cross College. This building and site are heritage listed. Refer to Section 4 of this

report.

• Kennards Self Storage - a contemporary building, coloured orange with a height of

approximately 14 to 17 metres. The Kennards Self Storage visually separates the subject site

from the Holy Cross Site.

6
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__
•0

Figure 3 showing the Holy Cross College which is located to the west of the

subject site. The photograph is taken from the opposite side of Victoria Road looking east. It is not

possible to view the subject site from this point.

--p

-

Figure 4 the Kennards self storage building which is located to the east of the

Holy Cross College (the frontage is visible on the left hand side), and to the west

of the subject site.

Development to the South In Victoria Road

Development to the south of the site is:

• The Ryde Aquatic Leisure Centre (opposite the subject site)

A three storey residential flat building (on the corner of Weaver Street)

7
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• A block of single detached storey housing (between the three storey residential flat building

and Tennyson Road).

• The Gladesville Business Centre, a four storey contemporary commercial building, (east of

Tennyson Road).

Development to the East in Victoria Road

Development to the east of the site is:

• A car wash building

• A mixture of commercial and light industrial buildings (further to the east)

Development to the East in College Street

• The development to the East in College Street is single storey detached residential

development.

It visually separates the site from any views from Monash Road, and the heritage items located in

Ryde Road (the Drill Hall and the Obelisk in Gladesville Monash Park).

Figure 5 showing the development that lies to the east of College Street and the west of Monash

Road. This photograph is taken in Monash Road, near the corner of Ryde Road looking west.

8
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Figure 6 showing the townhouse development visually and physically separating the Drill Hall from

views from Monash Road. The photograph is taken in Monash Road at the corner of Ryde Road

looking east.

Development to the North in College Street

• The northern side of College Street has light industrial uses and the buildings are two

storey in scale.

• Single storey detached housing and single storey villa development opposite the eastern

end of the site

Development to the West In Frank Street

The development on the western side of Frank Street comprises two storey warehouse

buildings.

Adjacent and to the north is the playing field of the Holy Cross College, which is not part of

the heritage curtilage of the Holy Cross College

The development in Frank Street creates a physical and visual barrier between the subject site

and the heritage listed Holy Cross College.

9
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.LJL

Figure 7 showing the Kennards building (located on the corner of Victoria Road and Frank Street)

on the left and the adjoining commercial building.

Figure 8 showing the two of the commercial buildings on the western side of Frank Street.

L.
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- ____

Figure 9 showing the views to the commercial building in Frank Street adjacent to the Holy Cross

playing field.

3.0 DESCRIPTION OF THE PROPOSAL

3.1 Description of the Planning Proposal

The Planning proposal submission set out in the DFP Planning Consultants Report

recommends that Council proceeds with the preparation of a Planning Proposal to

amend Ryde LEP 2010 in the following manner:
11
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Figure 10 showing the Holy Cross playing field viewed from Frank Street.
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• To amend Schedule 1 to incorporate an additional Clause to include bulky

goods premises, garden centre and hardware and building supplies as

additional land uses for 461-495 Victoria Road, being Lot 1 DP 739556. This

report also proposes that Clause 4 - which permits development for the

purpose of existing business premises or office on Part Lot DP 739556

(Building H) be retained.

• To amend the height of building map to indicate maximum RLs over the

subject site.

3.2 Description of the Planning Concept

The planning concept is set out in the DFP Planning Consultants Report as:

• a concept plan has been prepared and is provided in Appendix B DFP

Planning Consultants Report

• Sectional diagrams of the concept are contained in the Urban Design Report

prepared by Annand Associates Urban Design and attached at Appendix C -

DFP Planning Consultants Report.

The concept plans have assisted in informing the proposed building heights for the

site.

The plans indicate a two level building with parking below, a Bunnings warehouse

located at the western end of the site and a two level tenancy area intended for bulky

goods retail at the eastern end of the site. The gross floor area (GFA) of the land uses

illustrated in the concept plans is:

Bunnings warehouse 1 5,255M2

Tenancy (bulky goods) 21 ,885M2

• Retained commercial building at corner of 1 ,200M2

Victoria Road and Frank Street

4.0 DEVELOPMENT CONSIDERATIONS

The subject site and buildings are not listed as a heritage item, nor is the site located

in a heritage conservation area. The site is located in the vicinity of heritage items:

RUTH DANIELL JUNE 2012
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The heritage items in the vicinity are listed in Schedule 5 of the RLEP and the

Heritage Map (Refer to Section 5.0 of this report.) They are:

Item No. 143 - Ryde Holy Cross College 499-52 1 Victoria Road Lot 1, DP 807562 -

State Item

Item No. 144- Ryde Chapel 512-550 Victoria Road SP 48164- Local Item

Item No. 145 - Ryde -"Squireville" (House) 512-550 Victoria Road SP 48164 Local

Item No. 112 - Gladesville Monash Park (Obelisk) 142 Ryde Road Lot 7060,

DP 93662 - Local Item

Item No. 113 - Drill Hall building No. 144 Ryde Road SP69924 Local

Item No 54 - Great Northern Road

The heritage relevant provisions in the Ryde City LEP 2010 are set out below:

5.10 Heritage conservation

Note. Heritage items (if any) are listed and described in Schedule 5. Heritage

conservation areas (if any) are shown on the Heritage Map as well as being

described in Schedule 5.

(1) Objectives

The objectives of this clause are as follows:

(a) to conserve the environmental heritage of Ryde,

(b) to conserve the heritage significance of heritage items and heritage

conservation areas, including associated fabric, settings and views,

(c) to conserve archaeological sites,

(d) to conserve Aboriginal objects and Aboriginal places of heritage

significance.

The Heritage Impact Statement is in the format nominated in the guidelines provided

by the NSW Heritage Office for Statements of Heritage Impact is set out in Section 7.0

of this report.

13
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5.0 THE HERITAGE ITEMS

The heritage items in the vicinity are listed in Schedule 5 of the RLEP and the

Heritage Map.

Item No. 143 - Ryde Holy Cross College 499-52 1 Victoria Road Lot 1, DP 807562 -

State

Item No. 144- Ryde Chapel 512-550 Victoria Road SP 48164 - Local

Item No. 145 - Ryde -"Squireville" (House) 5 12-550 Victoria Road SP 48164 - Local

Item No. 112 - Gladesville Monash Park (Obelisk) 142 Ryde Road Lot 7060, DP

93662 - Local

Item No. 113 - Drill Hall building No. 144 Ryde Road 5P69924 - Local

Item No 54 - Great Northern Road
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Figure 11 Detail from Heritage Map 06 - RLEP 2010 showing the heritage items in the vicinity.
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5.1 Description Of The Heritage Items And Statement Of Significance And Views

And Vistas Analysis

Ryde Councils' Heritage Item Listing Sheets provide the following descriptions of the

heritage items:

Item - 143 Ryde Holy Cross College 499-521 Victoria Road Lot 1, DP 807562

State

Physical Description:

Grand three storey ecclesiastical building of the Federation period, set in extensive

grounds and prominently located on Victoria Road with views to the river. The grounds

to the front of the college incorporate many mature trees and are bounded by stone

and palisade fence and gates. New construction has been carried out behind the

building alignment of the college and an appropriate garden setting has been

maintained. Additions to either side of the building have been carried out in blond

brickwork. The building comprises a simple symmetrical gable form with a central

tower and robust Romanesque styling. The main roof is slate and features close

eaves and symmetrically placed stone chimneys. The tower has a copper pyramidal

roof and features strongly modelled corbelled stone balustrading above three

elongated window openings. Highly visible across the municipality, the tower has

landmark qualities. The walls of rusticated stonework are enlivened with dressed

stone capping, coursing and reveals. Fenestration is regular and vertically oriented

and comprises timber double hung sash windows with multiple upper sashes and

coloured glazing.

Statement of Heritage Significance

Significant as a highly intact school externally and important public building.

15
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Figure 12 Photograph of the Holy Cross College taken from Victoria Road.
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.

Analysis of Significant Views and Vistas

• Significant views and vistas are vistas on approach along Victoria Road.

• Three commercial buildings on the western side of Frank Street physically and

visually separate the subject site from the heritage item, Holy Cross College

The planning proposal and the planning concept will not impact on significant views

and vistas to the heritage item, Holy Cross College.

Item 144 - Ryde Chapel 51 2-550 Victoria Road SP 48164 Local

Physical Description:

A simple stone structure with gabled roof clad in corrugated sheet metal and featuring

ventilated gablets. The front facade features 3 arch head openings, a central door with

fanlight and two double hung timber windows. The gable end features a simple

circular vent. The structure is set in landscaped grounds behind the Squire ville

development, and is obscured from public view.

17
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Figure 13. View analysis for Holy Cross College. The yellow arrows indicate the

primary views and vistas.
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Statement of Heritage Significance:

Significant as a relatively intact rare stone chapel of high quality.

Significant as a reasonably intact residence in a compromised setting. Significant as a

highly intact school externally and important public building. 'Squireville' as the home

of the long seiving Member of Parliament and one time Premier, James Squire

Farnell; 'Squireville' as part of an early villa estate related to development along the

Parramatta River in the mid-nineteenth century; 'Squireville' as a local example of an

early-Victorian viila with elaborate embellishments dating from the late 1870s to the

early 1880s. The orphanage in illustrating the attitudes and social conditions related to

welfare institutions in the early to mid-twentieth century. The orphanage as part of the

consolidation of the presence of the Catholic Church in Ryde in the 1890s. The stone

laundry as an example of an early particular Baptist Chapel; The site as an important

landmark along Victoria Road.

Analysis of Significant Views and Vistas

Refer to Figure 14 on the following pages.

Item 145 - Ryde "Squireville" (House) 512-550 Victoria Road SP 48164 Local

Physical Description:

Squireville is a large two storey residence, featuring a handsome cast iron verandah,

and a projecting wing that has a grotto-like niche (stucco cornice and statue) at the

second storey. The verandah has a central projecting segmented bay over the

entrance. The building is roofed in terra-cotta tiles. The interiors are plain, with the

exception of a fine staircase.

The ground floor of the house has features which suggest construction prior to 1860,

and the exuberant Victorian character which is evident today probably dates from a

major reconstruction in the late 1870's.

Statement of Heritage Significance:

Significant as a reasonably intact residence in a compromised setting. Significant as a

highly intact school externally and important public building. 'Squireville' as the home

of the long seiving Member of Parliament and one time Premier, James Squire

Fame/I; 'Squireviile' as part of an early villa estate related to development along the

Parramatta River in the mid-nineteenth century; 'Squireviile' as a local example of an

early-Victorian villa with elaborate embellishments dating from the late 1870s to the

early 1880s. The orphanage in illustrating the attitudes and social conditions related to

welfare institutions in the early to mid-twentieth century. The orphanage as part of the

18
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consolidation of the presence of the Catholic Church in Ryde in the 1890s. The stone

laundry as an example of an early particular Baptist Chapel; The site as an important

landmark along Victoria Road.

w

Analysis of Significant Views and Vistas

• Significant views and vistas to the heritage items are vistas are within the site

due to the topography and the surrounding Squireville" townhouse

development

• The site is physically and visually separate the subject site

The planning proposal and the planning concept will not impact on views and vistas to

'Squire yule' and 'Ryde Chapel'.

Item No. 113 - Drill Hall building No. 142 Ryde Road 5P69924 - Local item

Physical Description:

The Army Reserve Drill Hall is a sophisticated timber building. The building is

rectangular in plan with a corrugated iron sheet gable roof and a skillion extension to

the west. The details in this timber building are of a fine quality with timber double

hung, multi-paned sash windows and highlights finely moulded and detailed

19
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Figure 14. View analysis for 'Squire yule' and 'Ryde Chapel'. The yellow arrows

indicate the primary views and vistas, which are within the site.
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architraves to the windows and main entrance door. The exterior is line with beaded

boarding and the base of the main building is filled with a masonry wall. The skillion

extension of similar detail appears to have been built not long after. The gable ends of

the main hail have highlight windows with iouvres above to the apex. The interior of

the hail was originally a double storey open space that been filled in with modern

partitioning. The space characterised by open king trusses. Each gable end is

dominated by a highlight allowing natural light into the main hall space. The interior of

the external walls are unlined stud walls. The modern fitout is largely intrusive and of

no significance. Minor alterations to the Drill Hall include the modern entrance roller

door which replaced timber doors. One the south elevation there has been the recent

insertion of aluminium highlight windows and a flush fire exit doors, and to the east a

former window that has been filled in and replaced with a door to the mens' toilet. This

has also meant the insertion of louvred windows to the toilets on the south-east

elevation.

Statement of Heritage Significance:

Significant as a highly intact finely detailed timber Drill Hall.

Park.

{I
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Figure 15 Photograph of the Drill Hall taken from the north in Gladesviile Monash
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grounds of the town house development to the north, and west of the Drill Hall.

Item No.112 - Gladesville Monash Park (Obelisk) 144 Ryde Road Lot 7060, DP

48164 Local

Physical Description:

Three tiered octagonal stone base topped by doric column fluted to about half way up.

Centre section of stone base (two top tiers) have ornate corners. Whole topped by flat

projection with ball on top. Southern side base has modern bubbler in a stone

receptacle and a tap below.

Statement of Heritage Significance:

Highly significant for members of the Sutton Family. Landscape value in relation to

Monash Park. Significant to local historical societies and community organisations as

a significant historical marker.
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Figure 16 Photograph of the Drill Hall taken from the north looking through the
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Figures 17 & 18 showing (top) the obelisk in the context of Monash Park and below a

detail of the obelisk.
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Figure 19 showing the significant views and vistas to the heritage listed 'Drill Hall' and

the 'Obelisk' in Monash Park. The yellow arrows indicate the significant views and

vistas to the Drill Hall, and the green arrows indicate the views and vistas to the

obelisk.

Analysis of Significant Views and Vistas

Significant views and vistas to the 'Drill Hall' from Ryde Road and from

Monash Park

• Significant views and vistas to the obelisk from Ryde Road (directly east of

the 'Drill Hall' and within the western end of Monash Park and from the

oval in Monash Park

The 'Drill Hall' and the 'Obelisk' are physically and visually separate the

subject site

The planning proposal will not impact on views and vistas to the 'Drill Hall' and the

Obelisk.

Item No 54 - Great Northern Road

Primary Address - Bedlam Point To Eastwood, Ryde, Gladesville, Eastwood, NSW

The making of the Great North Road to Newcastle marked an important epoch. It

accessed the Hunter River district and drew attention to the large areas of country

RUTH DANI JUNE 2012
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suitable for cultivation. The first overland journey from Newcastle to Sydney was made

by Major Morriset in 1823. The route in all probability foiowed the present road from

Maitland to Wiseman's Ferry, Glenorie and Dural, Windsor Road. The total distance

along this route to Newcastle is about 150 miles. Kissing Point, which the road passes

through, was one of the earliest settlements dating back to the beginning of the

nineteenth century. In 1800 the Rev Richard Johnson opened a church here and in

1810 one of the first schools in the colony. The old settlements of Kissing Point and

Ryde have always been famous for their orchards and early in the nineteenth century

a brewery was established here by Mr James Squires. The route passes: Bedlam, a

lunatic asylum, now deserted (signal staff named the Bedlam Telegraph), O'Donneils

cottage, the church of Kissing Point a small building used also as a school house, the

hamlet of Kissing Point on the Parramatta River, a brewery, the new Government

sawing establishment and one-tree hill. One of these roads was the Great North Road

from Sydney to Wiseman 's Ferry. Travellers using this route journeyed out from

Sydney along the Parramatta Road as far as Five Dock then turned onto the Great

North Road leading to the waterside at Abbots ford, where a punt took them across the

river to Bedlam Point. From here the road climbed up the hill to a government flagstaff

(located more or less on the site of today's Gladesville Post Office) and continued

north-west, running along the line of today's Victoria Road to the church. Above the

church the road turned north to Pennant Hills and on to Newcastle. Beyond the church

another road followed the line of present-day Victoria Road to Parramatta from which

a track ran down the hill to a wharf on the river below the church. Gladesville Driil Hall

on the corner of Monash and Ryde Roads and after their exertions the party retired to

the Driil Hall for a celebration lunch. (P44 EPH)

The listing sheet does not provide a statement of significance. However, the

significance is historic, as an early and important road link rather than for aesthetic or

embodying historic fabric.

6.0 STATEMENTS OF HERITAGE IMPACT

It is important that the heritage items retain their setting and curtilage. It is also

important that any new development has a sympathetic and appropriate type of visual

relationship with the nearby heritage item and its components.

The documents dealing with setting and curtilage of heritage items are:

The Australian ICOMOS Burra Charter

The NSW Heritage Office publication Heritage Curtilages

24
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The NSW Heritage Office Guidelines Heritage Curtilages defines the term 'heritage

curtilage' as:

'the area of land (including land covered by water) surrounding an item or an area of

heritage significance which is essential for retaining and interpreting its heritage

significance'.

The Australian ICOMOS Burra Charter does not use/or define the notion of curtilage,

however it does stress the importance of setting in Article 8:

Conseivation requires the maintenance of an appropriate visual setting: eg form,

scale, colour texture and materials. No new construction, demolition or modification,

which would adversely affect the setting, should be allowed. Environmental intrusions,

which adversely affect the setting, should not be allowed. Environmental intrusions,

which adversely affect the appreciation or enjoyment of a place, should be excluded.

The curtilage of the heritage items are:

• The space around the heritage items and the unbuilt upon areas of the site

• The legal lot curtilage on which the heritage item, is located

In addition there are views and vistas to the heritage item from a wider area. These are

known as an expanded curtilage. This may include views and vistas on the road

approach or views and vistas within a locality.

The proposed planning proposal is assessed under the relevant criteria from

Statements of Heritage Impact prepared by the NSW Heritage Office and the relevant

criteria have been adapted for development in the vicinity of heritage items.

Why is the planning proposal required for a site adjacent to heritage items?

The proposed planning proposal is for a site on a separate legal allotment to the

heritage item, that has development rights. It is not located adjacent to any of the

heritage items and is separated physically and visually from the heritage items, the

Holy Cross College, Squireville, the Ryde Chapel, the Drill Hall and the Obelisk. The

subject site like many sites is located adjacent to Victoria Road, which historically

follows the course of the Old Northern Road. The proposed planning proposal does

not impact on the historical significance of this heritage item.
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Has an adequate setting for the heritage items been provided, enabling the heritage

significance to be maintained?

The site for the proposed planning proposal is located at some distance from the

heritage items the Holy Cross College Squireville, the Ryde Chapel, the Drill Hall and

the Obelisk. There is existing development that physically and visually separates

these items form the site. The heritage items are located on their individual legal

allotments and the proposed planning proposal does not impact on their legal

allotments. The views and vista analysis in Section 5 of this report have determined

that the planning proposal does not impact on the significant views and vistas to these

heritage items, which form their expanded curtilage and their setting. The site has the

same relationship to Victoria Road (the Old Northern Road as many sites with existing

development along Victoria Road.

Is the new development sympathetic to the heritage items? In what way (e.g. form,

siting, proportions, design)?

The application is for a planning proposal. The planning proposal has been developed

with regard to its context and appropriate urban design principles. As previously stated

the site is not directly seen in relation to the heritage items. There is no potential for

disruptive visual contrasts.

Will the proposed planning proposal dominate the heritage items? How has this been

minimised?

The proposed planning proposal for the site will not dominate the heritage items. This

is because: the site is physically located at some distance from the heritage items; the

subject site is not viewed directly in relationship to the heritage items. The planning

proposal proposes a similar in height above Victoria Road as approved existing

development.

Is the development sited on any potentially known archaeological deposits?

The subject site has not been identified as being situated on any archaeological

deposits. The former use as an excavated quarry has removed any archaeological

potential of the site may have had. The proposed planning proposal will not affect any

potential archaeological deposits.
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7.0 CONCLUSION

This heritage impact statement had been requested by Ryde Council to assist council

in the assessment of how the Planning Proposal may impact on the heritage items in

the vicinity as required under Ryde Local Environmental Plan (Ryde LEP) 2010.

The subject site is not an item of environmental heritage nor is the site in a

conservation area. The subject site is located 'in the vicinity' of a number of heritage

items.

This report has examined heritage items. Section 5 describes the heritage items, their

heritage significance and assesses the significant views and vistas to the heritage

items.

The analysis has determined that there are no adverse heritage impacts on the setting

and expanded curtilage of the heritage items from the planning proposal.

The proposed planning proposal for the site will not result in any dominance of the

heritage items. This report has determined that the site will not be seen in relation to

the heritage items, and consequently there will be no disruptive visual contrasts.

This report has reviewed the archaeological potential of the site, and as the site was

an excavated quarry it is unlikely that the proposed planning amendments will affect

any potential archaeological deposits.

The planning proposal will have an acceptable heritage impact and on this basis it

should be considered for approval.
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8.0 REFERENCES

Statements of Heritage Impact NSW Heritage Office

Australia ICOMOS Burra Charter 1999

Heritage Curtilages NSW Heritage Office

28
RUTH DAN IELL JUNE 2012



Planning Proposal

461 Victoria Road, Gladesvifle

APPENDIX H -CONSISTENCY WITH SEPPs

1

1

-j

SEPP 1 Development Standards

SEPP 4 Development Without Consent and
Miscellaneous Exempt and Complying
Development

SEPP 6 Number of Storeys in a Building
Consistent

SEPP 14 Coastal Wetlands

SEPP 15 Rural Landsharing Communities

SEPP 19 Bushland in Urban Areas

SEPP 21 Caravan Parks

SEPP 22 Shops and Commercial Premises

SEPP 26 Littoral Rainforests

SEPP 29 Western Sydney Recreation Area

SEPP 30 Intensive Agriculture

SEPP 32 Urban Consolidation (Redevelopment
of Urban Land)

SEPP 33 Hazardous and Offensive
Development

SEPP 36 Manufactured Home Estates

SEPP 39 Spit Island Bird Habitat

SEPP 41 Casino Entertainment Complex

SEPP 44 Koala Habitat Protection

SEPP 47 Moore Park Showground

SEPP 50 Canal Estate Development

SEPP 52 Farm Dams, Drought Relief and Other
Works

SEPP 53 Metropolitan Residential Developmenl

SEPP 55 Remediation of Land.

SEPP 59 Central Western Sydney Economic
and Employment Area

Not applicable because SEPP 1 does not apply
to the SEPP.

Not applicable because SEPP 4 does not apply
to the SEPP.

The Planning Proposal does not propose
controls for numbers of storeys. A building
height development standard is proposed to
control height and scale.

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Capable of consistency

Not applicable

Not applicable

Not applicable

Not applicable

Capable of consistency

Not applicable

SEPP 60 Exempt and Complying Development Not applicable because SEPP 60 does not
apply to Ryde LEP 2010.

SEPP 62 Sustainable Aquaculture Not applicable

SEPP 64 Advertising and Signage

SEPP 65 Design Quality of Residential Flat
Development

SEPP 70 Affordable Housing (Revised
Schemes)

SEPP 71 Coastal Protection

Don Fox Planning I 2 July 2012
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The Planning Proposal will not contain
provisions that would be inconsistent with, or
hinder the application of the SEPP.

Not applicable

-I
Not applicable

Not applicable
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Planning Proposal
461 Victoria Road, Gladesville

SEPP (Affordable Rental Housing) 2009

SEPP (Building Sustairiability Index: BASIX)
2004

SEPP (Exempt and Complying Development
Codes) 2008

SEPP (Housing for Seniors or People with a
Disability) 2004

SEPP (Infrastructure) 2007

SEPP (Kosciuszko National Park-Alpine
Resorts) 2007

SEPP (Kurnell Peninsula) 1989

SEPP (Major Development) 2005

SEPP (Mining, Petroleum Production and
Extractive Industries) 2007

SEPP (Rural Lands) 2008

SEPP (SEPP 53 Transitional Provisions) 2011

SEPP (State and Regional Development) 2011

SEPP (Sydney Drinking Water Catchment)
2011

SEPP (Sydney Region Growth Centres) 2006

SEPP (Temporary Structures) 2007

SEPP (Western Sydney Employment Area)
2009

SEPP (Western Sydney Parklands) 2009

REP 9 Extractive Industry (No 2-1 995)

REP 11 Penrith Lakes Scheme

REP 16 Walsh Bay

REP 19 Rouse Hill Development Area

REP 20 Hawkesbury-Nepean River (No. 2-
1997)

REP 24 Homebush Bay Area

REP 25 Orchard Hills

REP 26 City West

REP 28 Parramatta

REP 30 St Marys

REP 33 Cooks Cove

Sydney Regional Environmental Plan (Sydney
Harbour Catchment)

Don Fox Planning I 2 July 2012
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Not applicable

Not applicable

The Planning Proposal will not contain
provisions that would be inconsistent with, or
hinder the application of the SEPP.

Not applicable

The Planning Proposal will not contain
provisions that would be inconsistent with, or
hinder the application of the SEPP.

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

The proposal is not state significant
development or state significant infrastructure.

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

Not applicable

The Planning Proposal will not contain
provisions that would be inconsistent with, or
hinder the application of the SEPP.
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APPENDIX I - CONSISTENCY WITH SECTION 117 DIRECTIONS

•1

I'

1. Employment and Resources

1.1 Business and Industrial Zones Refer to discussion in Section 7.3.2

1.2 Rural Zones Not applicable

1.3 Mining, Petroleum Production and The Direction applies, however the subject land
Extractive Industries is already zoned for industrial development.

1.4 Oyster Aquaculture Not applicable

1.5 Rural Lands

2 E i t d H it

Not applicable

. nv ronmen an er age

2.1 Environment Protection Zones Not applicable

2.2 Coastal Protection Not applicable

2.3 Heritage Conservation The land is already zoned 1N2 and the intent of
Planning Proposal would not result in
intensification of the land.

J

I
I

3.2 Caravan Parks and Manufactured Home
Estates

3.3 Home Occupations

3.4 Integrating Land Use and Transport

3.5 Development Near Licensed Aerodromes

3.6 Shooting Ranges

4. Hazard and Risk

4.1 Acid Sulfate Soils

4.2 Mine Subsidence and Unstable Land

4.3 Flood Prone Land

Not applicable

Not applicable

Not applicable

Not applicable

Capable of consistency

Not applicable

Not applicable

The land is already zoned 1N2 and the intent of
Planning Proposal would not result in
intensification of the land.

Not applicable

This issue is discussed in Section 6.4 in relation
to localised stormwater flooding issues.

The land is not bushfire prone land.

There are no Regional Strategies that apply.
Consistency with the draft Inner North
Subregional Strategy is discussed in Section
7.3.2.

5.2 Sydney Drinking Water Catchments Not applicable

5.3 Farmland of State and Regional Not applicable
Significance on the NSW Far North Coast

1
5.4 Commercial and Retail Development along Not applicable

J the Pacific Highway, North Coast

5.5 Development in the vicinity of Ellalong, Revoked 18 June 2010
Paxton and MilIfleld (Cessnock LGA)

Don Fox Planning I 2 July 2012
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APPENDIX I - CONSISTENCY WITH SECTION 117 DIRECTIONS

1. Employment and Resources

1.1 Business and Industrial Zones

1.2 Rural Zones

El
1.3 Mining, Petroleum Production and
Extractive Industries

1.4 Oyster Aquaculture

Refer to discussion in Section 7.3.2

Not applicable

The Direction applies, however the subject land
is already zoned for industrial development.

Not applicable

1.5 Rural Lands

2. Environment and Heritage

2.1 Environment Protection Zones

2.2 Coastal Protection

2.3 Heritage Conservation

I]
:ii

j

Not applicable

Not applicable

Not applicable

The land is already zoned 1N2 and the intent of
Planning Proposal would not result in
intensification of the land.

2.4 Recreation Vehicle Areas Not applicable

3. Housing, Infrastructure and Urban
Development

3.1 Residential Zones

3.2 Caravan Parks and Manufactured Home
Estates

3.3 Home Occupations

3.4 Integrating Land Use and Transport

3.5 Development Near Licensed Aerodromes

3.6 - Shooting Ranges

Not applicable

Not applicable

Not applicable

Capable of consistency

Not applicable

Not applicable

4.1 Acid Sulfate Soils

4.2 Mine Subsidence and Unstable Land

4.3 Flood Prone Land

U 4.4 Planning for Bushfire Protection

The land is already zoned IN2 and the intent of
Planning Proposal would not result in
intensification of the land.

Not applicable

This issue is discussed in Section 6.4 in relation
to localised stormwater flooding issues.

The land is not bushfire prone land.

1 5.1 Implementation of Regional Strategies There are no Regional Strategies that apply.

j
Consistency with the draft Inner North
Subregional Strategy is discussed in Section
7.3.2.

:i 5.2 Sydney Drinking Water Catchments

5.3 Farmland of State and Regional
Significance on the NSW Far North Coast

5.4 Commercial and Retail Development alonç
the Pacific Highway, North Coast

5.5 Development in the vicinity of Ellalong,
Paxton and MilIfield (Cessnock LGA)

Don Fox Planning I 2 July 2012
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I

Not applicable

Not applicable

Not applicable

Revoked 18 June 2010
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