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Drafting Advice — 2-14 Tennyson Road, Gladesville

The following table provides drafting advice in the preparation of a stand alone Local

Environmental Plan for the site.

1.1 Name of Plan
[compulsory]

Adopt, inserting "Ryde Lacal Environmenial Flan 2013 -
2-14 Tennyson Road, Gladesville”.

1.1AA Commeancement
[locall

Adopt.

1.2 Aims of Plan [compulsory]

Adopt in subclause (1);

(1) This Plan aims to make local environmental planning
provisions for land in Ryde in accordance with the
relevant standard environmental planning instrument
under section 33A of the Act.

and inserting, atf subclause (2)(a):
[a) to facilitate the development of the subject land
as miked use premises;

(B] fo provide opporunitias for the development of a
range of housing types and density thath

. accords with urban conselidalion principles, and

il. is compatible with the existing environmenial
character of the locality, and

lll. has a sympathetic and harmaonious relationship
with adjoining developmeni, and

V. snhances the amenity and choracteristics of the
established residentiol area.

(e] fo foster the environmental, economic, sacial and
physical deveiopment of Ryde so thatl it develops
as an integrated, balanced and sustainable cily;

(dl to encourcge the economic growth of nearby
commercial centres by;

I. providing for developmeni al densilies tha!
parmils employmeant fo increase, and

Il. retaining and enhancing land used for
employment purposes that are significant for the
Sydney region;

[e] toencourage developrment thol will integrale wilh
and support the Gladesville Town Cenire,

() toachieve a kigh guality urban form by ensuring
thal new developmean! exhibits design excellence
and reflects the exisiing or desired fulure charocier
of parlicuiar localities;

1.3 Land to which Plan Adopt.
applies [compulsory]
1.4 Definitions [compulsory] Adopt.
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Drafting Advice - 2-14 Tennyson Road, Gladesville

1.5 Notes [compulsory] Adopt.

1.6 Consent authority Adopt.
[compulsory]

1.7 Maps [compulsory] Adopt.

1.8 Repeal of other local Adopt.
planning instruments
applying to land
[compulsory]

Adopt,

it a development appiication has been made before
the commencement of this Plan in relation to land to
which this Plan applies and the application has not
been linally determined before that commencermeant,
the opplication must be determined as if this Plan had
peen exhibited but had not commenced.

1.9 Application of SEPPs and | Adopt. (
REPs [compulsory]

1.8A Sovings provision
relating fo development
applicafions [local)

1.9A Suspension of Adopt.
covenants, agreements and
instruments [compulsory]

Parl 2 Pepmitted or prohibied developmen
2.1 Land use zones Adopt, removing all categories except “Business Zones”
[compulsory] and all zones except "B4 Mixed Use". Similarly the Land

Use Table should remove all other zones.

2.2 Zoning of land to which Adopt.
Plan applies [compulsory]

2.3 Zone objectives and land | Adopt.
use table [compulsory]

2.4 Unzoned land Adopt. _
[compulsory] (\J

2.5 Additional permitted uses | Adopt.
for particular land
[compulsory]

2.6 Subdivision — consent Adopt, removing 2(b)

requirements [compulsory] MNote, A Lot Size Mop hos not been adopted.

2.7 Demolition requires Adopt
consent [Compulsory]

2.6BB Temporary Use of Land | Adopt
[Optional]

Land U
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Drafting Advice - 2-14 Tennyson Road, Gladesville

Zone B4 Mixed Use

Adopt inserting,

1 Objectives of zone

» To provide a mixture of compatible land uses.

= Toinfegrale suilable business, office, residential, reiail
and other development in dccessible localions so as 1c

maximise public transport patronage aond encourage
walking and cycling.

2 Permitfed withoul consent
Home-bosed child care; Home occupations
3 Permitted with consent

Boarding houses; Bulding idenfilicalion signs; Business
identification signs; Child care centres; Commercial
premises: Communily facilities; Educational
sstablishments; Enteriginment facililies; Funclion
centres; Hotel or motel cccommadation; Information
and education faclities; Medical centras: Possenger
transport facillties; Recreation faclities (indoor)
Registered clubs; Residenlial Flat Buildings; Respile day
care centres, Restricted premises; Roads: Senior
housing: Shop tap housing; Waste or resource transfer
stations; Any development not specified in item 2 or 4.

4 Prohiblted

Agriculture; Alr transport faciilties; Animal boarding or
iraining establishments; Biosalids treaimean! facilities;
Camping grounds; Caravan parks; Depots; Eco tourist
facilities: Farm buildings; General Indusiries; Heavy
industries; Heavy industrial storage establishment; Home
occupations (sex services); Indusirial training facilities;
Sewage ireaiment planis; Sex services premises;
Signoge; Vehicle body repair workshop; Vehicle repair
stations; Waste or resource managemeant facilities;
Water recycling facilities; Water supply systems.

areas excluded [compulsory]

4.1 Minimum subdivision lot
size [optional]

3.1 Exempt development Adopt.
[compulsory]
3.2 Complying development | Adopt.
[compulsory]
3.3 Environmentally sensitive Adopt.

Do not adopt

4.2 Rural subdivision
[compulsory if clause 4.1
adopted and land to which

Do not adopt, not applicable
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Drafting Advice — 2-14 Tennyson Road, Gladesville

Plan applies includes land
zoned RUT, RU2, RU4 or RU4]

4.3 Height of buildings
[optional]

Adopt inserting, at (1):
The abjectives of this clouse are as follows:

(@) to maintain desired chaoracter and praportions of
streat;

(b) to minimise overshadowing and ensure a desired
level of solar access to all properties;

(c] toencourage a bullt form that reiotes to human
scale and fypology:

{d) ioreinforce the road frontage.

4.4 Floor space ratio
[optional]

Adopftinserting, at (1}:
(1) The objectivas of this clause are as follows:

(a) to provide sulficient floor space 1o meet the
anficipated development needs for the foreseeable
future,

(b) to regulaie the density of development, bullt form.
land use Intensity and 1o control the generalion of
vehicle and pedsasiian fraffic,

(€] o ensure that new developrmenl rsflects the desired
character of the locality in which it is located and
minimises adverse impacts on the amenity of thol
locallty, and

fd] to ensure ongoing diversity In housing optlons.

(2) The maximum floor space ratio for a building on any
land is not to exceed the floor space ratio shown for the
land on the Floor Space Ratio Map.

4.5 Calculation of floor space | Adopt
ratio and site area [optional]
4.6 Exceptions to Adopt

development standards
[compulsory]

Parl SMiscellanecus provisions

5.1 Relevant acquisition Adopt
authority [compulsory]

5.2 Classification and Adopt

reclassification of public land
[compulsory]

5.3 Development near zone
boundaries [optional]

Do not adopt

5.4 Controls relating to
miscellaneous permissible

Adopt, inserting "3" as the number of bedrooms in
subclause (1), "30” as the number of square metres in
subclause (2], “30" as the number of square metres in
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Drafting Advice — 2-14 Tennyson Road, Gladesville

{.._
uses [compulsory] subclause (3), “20" and "400" as the percentage and

number of square metres, respectively, in subclause (4),

"3" as the number of bedrooms in subclause (5), *20" as

the number of square metres in subclause (6], 200" as

the number of square metres in subclause (7), “8" as the
number of square metres in subclause (8}, and " 101" as

the percentage in subclause (9).

5.5 Development within the Do not adopt.

coastal zone [compulsory if

land to which Plan applies

includes land in the coastal

zone]

5.6 Architectural roof features | Adopt inserting, at subclause (1):

[optional] {1} The objectives of this ciause are as follows:

(a) to ensure that architectural roof features to which
this clause applies are decoralive elements only,
and

(b] fo ensure that the majority of the roof features are
contained within the prescribed building height.

5.7 Development below Do not adopt.
mean high water mark
[compulsory if land to which
Plan applies contains tidal
waters]
5.8 Conversion of fire alarms Adopt
[compulsory]
5.9 Preservation of trees or Adopt
vegetation [opfional]
5.10 Heritage conservation Adopt inserting "Ryda" in subclause (1)(a).
[compulsory]
5.11 Bush fire hazard Adopt
reduction [compulsory]
‘.
5.12 Infrastructure Adopt
development and use of
existing buildings of the
Crown [compulsory]
Part & Locol pravisions
6.1 Earthworks Adopt with wording that has the following effect:

(1) The objectives of this clause are as follows:

(a) to ensure that any earthwarks will not have o
detrimental impact on envirenmeantal functions
and processes, neighbouwing uses or herloge itermns
and teatures of surrounding land,

[b) to allow earthworks of a minor nature without
separate development consent.

( 5
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Drafting Advice — 2-14 Tennyson Road, Gladesville

unless:

(2] Development cansent is required for earfhwaorks

[a) the work does not alter the ground leve| (existing)
by more than 300 millimetres ., or

[b) fhe workis exempt development under this Plan or
another applicable environmantal planning
instrument , or

[e) ihe work is anciliary 1o olher developmeni for
which development consent haos been given.

(3]} Before granting development consent for
earthworks, the consent autharity must consider the
following matters:

(a] the likaly disruption of, or any detimenlal effect an,
existing drainoge patlems and soil stakility in the
locality,

(B] the effect of the proposed developmeant on the
likely future use or redevelopment of the lond.

[c) the quality of the fill or the soil to be excovated, or
both,

{d) the efiect of ihe proposed development on the
existing and likely amenity of adjoining properlies

(2] the source of any fill material ond the destination of
any excavated material,
{f] the lkelhood of disturting relics,

[g) proximity to and potential for adverse impacts on
any watercourse, drinking water catchment or
environmentaily sensitive area.

6.2 Stormwater Quality

Schedule 1 Additional
permitted uses

Adopt with wording that has the following effect:

(1) The objective of this clause s to minimisae the impacts
of urban stormwater on the environmental values of
waterways and bushland areas, and identify how
development can maintain or restore those values,

2] The clause applies to all development of & or more
dwellings, development of 4 storeys or more and/or
development with a floor space of more than 2000sgm.

(3) Development consenl will not be granted foro
development until the consent authority is satisfied that:

{a) The stermwater management system includes all
reasonable management actions to minimise
impacts on and confribute to the achievement or
protection of relevant enviranmenltal values

(b} Water sensitive urban design principles are
incarporated into the design of the development

Adopt without insertions.
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Drafting Advice — 2-14 Tennyson Road, Gladesville

Schedule 2 Exempt Adopt without insertions.

development

Schedule 3 Complying Adopt without insertions.

development

Schedule 4 Classification Adopt without insertions.

and reclassification of public

land

Schedule 5 Environmental Adopt without inserfions.

heritage

Dictionary Adopt inserting the appropriate names of maps in the

relevant definitions.
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Appendix 4 — LEP Maps
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Appendix 5 — Draft DCP
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City of Ryde

¢ Draft Development Control Plan

2-14 Tennvson Road, Gladesville

On behalf of
Darcsol Pty Lid

October 2013

~AMECON

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)

Page 161



ATTACHMENT 1 Page 162

AMECON

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)




ATTACHMENT 1 Page 163

Froject Director Confributor

(_‘ Ben Hendi Aras-Labuls! Melrd Jalanl J Banial Boroa

arnl for digcusson purpodes anly Unies Sgne

~AMECONE

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)




ATTACHMENT 1 Page 164

O

~AMECONE

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)




ATTACHMENT 1 Page 165

Table of Contents

| (=1 T T SO 1
Tl INITOAUCTION .ttt s e e st te e srteerae e e e 1
1.2 NAME OF ThiS PO ... e 1
1.3 Land and development 1o which this part applies.........cccooeevveeiiieviiieiiccieen, 1
1.4 Relationship of this parf to other plans and poliCies .........ooevveeeeeicciieiieii. ]
LIRS T O o] =Yl 117253 O USROS PRSPPI 2
2 VISION SHATEIMEIT ..o 2
2.1 EXISHNG CROIQCTOr (e 2
2.2 Desired future CROTOCTEN .ot e e 2
3 B ] (5 104 1114 Y0 s BLG0o La )| (o, | U 3
BT LANA USE ittt et 3
G IS < 0§ ] 1 0 O USROS PSSP 3
3.3 Traffic, access and CAr PATKING c.vieiiiieic et 6
3.4 Public domain and OPEN SPACES....uiviiee ettt 9

= i

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1 Page 166

Schedule of Figures and Tables

Figure 1. Land to which DCP applies MO et 1
Figure 2.  Building height (No of STOreys) mMap ....eeeevieeeeieiieiee e 4
FIGure 3. SETIDACKS MO coiiiiiiiiiic ettt et e eaae e e e teeeeneas 5
FIGure 4. Site QCCESS MOD ..coiiiiiiieiiert ittt 7
Figure 5. PUDIIC OpPen SPACES MOD .c.iiieiiieeeiii et ee et ae e sarreeesebeeeenns 10
Figure 6. Deep SOIl ZONE MNAD cviiiiiiiieee ettt 11
Table 1. Off-street Car parking rateS ... 8

d i

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1 Page 167

] Preliminary

1.1 Infroduction

This DCP provides objectives and controls for redevelopment of the site located
at 2-14 Tennyson Road, Gladesville. The vision, objectives and conftrols provided
in this DCP are supported by extensive studies undertaken by a feam of specialist
consultants. In the event of any inconsistencies between this DCP and any other
DCP, the provisions of this DCP prevail to the extent of the inconsistency.

1.2 Name of this part
This part may be cited as City of Ryde Development Control Plan 2010 — Part 6.7
Tennyson Road, Gladesville.

1.3 Land and development to which this part applies

( This part applies to land located at 2-12 Tennyson Road (hereon referred fo as
" Site A) and 14 Tennyson Road, Gladesville (hereon referred to as Site B) as shown
within the shaded area identified in Figure 1.

Subject Site
2-14 Tennyson Rd
Gladesvile

Figure 1. Land fo which DCP applies map

1.4 Relationship of this part to other plans and policies

This DCP has been made in accordance with Section 74C of the Environmental
Planning & Assessment Act 1979 and complements the provisions of the Ryde
Local Environmental Plan 2010.

Where there is any inconsistency between this DCP and the LEP, the LEP prevails.
The DCP provides more detailed provisions than those in the LEP for development
on the site.

The provisions in this DCP provide specific guidance for development on land
covered by this DCP, and complement any other applicable DCPs. In the event

k:j 1
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1.5

2.2

of any inconsistencies between this DCP and any other DCP, the provisions in this
DCP prevail to the extent of the inconsistency.

Obijectives
The objectives of this DCP are to:

a) Enable future redevelopment to make the best use of the subject land’s
proximity to public fransport, infrastructure, services and community facilities;

b) Encourage employment generation on site by providing an appropriate mix
of residential, retail, commercial and community uses;

c) Ensure that building design:

(i) Defines the street and the public domain and contributes 1o the
desired urban character of the areq;

(ii} Is environmentally innovative, durable and of a high quality;

(iii) Limits opportunities for crime;

(iv) Will not adversely impact surrounding residential developments;

(v} Incorporates useable and attractive common open spaces; and
Integrates with surrounding development, public places and
facilities.

d) Provide safe, well designed development that is inviting and accessible o all
members of the community; and

e) To ensure the adequate provision of publicly accessible open space.

Vision Statement

Existing character

The site is currently identified as an industrial site and contains existing buildings
that are being used as warehouse and office space. The site sifs o the south of
the Monash Road Precinct of the Gladesville Town Centre. The site is located in a
predominantly residential area and is segregated from the larger industrial zoned
precinct fo the north of Victoria Road. Although the site is identified in the
Metropolitan Plan as Category 1 employment land, it is currently being under-
utilised and has a low employment generation rate.

Desired future character

The site is to be fransformed from an under-utlised and poorly functioning
industrial premises into a diverse and vibrant mixed use environment with an
appropriate mix of acfivities and uses. The aim is to improve employment
generation on site and provide a variety of residential dwellings to support the
non-residential uses on site as well as the nearby Gladesville Town Centre.,

Site planning should relate to the existing scale and character of buildings and
respond fo the natural topography and features while avoiding any adverse
impact on the amenity of the surrounding residential developments.

) 2
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3.2

Objectives and Controls

Land use
Objectives
a) To provide an appropriate mix of residential and non-residential uses;
b} To encourage employment generation on site;
c) To create a diverse and vibrant urban space; and

d) To cater for a range of residents from a diverse socio-economic background
including socially or physically disadvantaged groups.

Controls

a) Development is to provide an appropriate mixture of compatible uses
including residential and non-residential components;

b) In order to encourage employment generation on site, a minimum of 20% of
total Gross Floor Area proposed on site A and a minimum of 5% of total Gross
Floor Area proposed on Site B is to be allocated to non-residential uses;

c) Non-residential uses are to be located on ground floor and be easily
accessible from site enfries and communal open spaces;

d) Uses fronting Tennyson Road at grade are to be primarily non-residential;

e) Development is fo provide a variety of residential types fo cater for the needs
of different household groups;

f)  As a general guide, not more than 75% of dwellings in any development are
to have the same number of bedrooms; and

g) For multi-unit residential development comprising 10 or more units, at least
10% of dwellings should be designed as adaptable units.

Built form
3.2.1 Height of buildings

Objectives

a) Provide additional detail on the distribution of building height, within the
height controls established in the LEP; and

b) Establish maximum number of storeys permissible to ensure development:
(i) reinforces the neighbourhood character;
(i)  provides a positive coniribution 1o the public domain; and
(i)  maximises the level of sun access.

Controls

a) Buildings must comply with the maximum height described in the Height of
Buildings plan of the LEP;

b) Building height in storeys must generally comply with the building height
control as shown in Figure 2. Minor variations from the controls contained in
Figure 2 are acceptable where the proposed development:

i. Is generally in accordance with the LEP height controls and
objectives;

~ ;
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ii. Generally follows the intent of this clause, which is to be sympathetic
to the existing built form and avoid any adverse environmental or
amenity impacts on the adjoining buildings; and

iil. Demonstrates that the proposed variations will not result in any
additional adverse impact in terms of overshadowing, overlooking,
bulk and scale.

c) The building height limits in the LEP and DCP correlate to each other and
should be read in conjunction;

d) Floor to ceiling height must be a minimum of 2.7m for habitable rooms of
residential spaces. Non habitable rooms within residential units are 1o comply
with the relevant guidelines provided in the Residential Flat Design Code;

e) Minimum floor tfo floor height must be kept at minimum 3.6m for non-
residential uses; and

f)  To ensure flexibility for adapftive re-use in the future, minimum floor to floor
height of 3.6m must be mainiained at ground floor regardless of use.

./,, <,
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Figure 2. Building height [No of storeys) map
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SECTION THROUGH SITE

3.2.2 Setbacks

Objectives

a) Ensure development contributes fo the comfort and atfractiveness of the
City's streets by ensuring that:

I. Consistency is achieved in the alignment of the building and street
edge; and

Il. Buildings address and define streets and public spaces; and
b) Achieve development that provides a high level of pedestrian amenity; and

c) Create suitable separation from buildings on neighbouring properties to
protect amenity, privacy and solar access.
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Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)

Controls

a) Building setbacks at ground level and upper levels must comply with the

setback conftrols provided in Figure 3.
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residential uses

Property Boundry

—————— Predominate Street Sethack

Figure 3. Setbacks map

323 Building width, depth and separation
Objectives

a) Ensure that the scale and modulation of development responds to the

context of its setfting;

b) Provide permeability between buildings,

achieve privacy, sun light access and open space; and

c) Ensure building depth maximises potential for cross ventilation and dual

aspects within dwellings.

A

and adequate separation to
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3.3

Controls

a) Residential buildings must be designed to achieve the targets set in the
Residential Flat Design Code in relation to building depth, solar access and

cross ventilation; and

b) Seniors housing development is to comply with the relevant requirements
contained within the Stafe Environmental Planning Policy (Housing for Seniors

and People with a Disability) 2004 in relation to solar access.

Traffic, access and car parking
3.3.1 Vehicular access

Objectives
a) Provide safe and easy access to the various uses within development;

b) Limif the impacts of vehicle entrances and car parking areas on the public
domain and street network; and

c) Ensure parking areas are desighed fo integrate with the rest of the building
facade and reflect the local character.

Controls

a) Separate vehicular access is to be provided to the residential and non-

residential uses;

b) Vehicular access to the residential and non-residential uses should be
designed to respond to the natural topography of the site, spatial and

operational requirements of each use;

c) Vehicular and pedestrian access to buildings should be separated by means

of architectural features, landscaping elements, paving, signage or similar;

d) Vehicle enfrances are to be designed so that vehicles do not queue or
reverse across pedestrian crossings or footpaths;

e) Vehicular access should avoid any adverse impact on streefscape continuity

determined in reference to the:

I.  public domain or the sireet;

I character of the built form; and

M. character of the front landscaping.

f)  Vehicle access and egress is fo be a single crossing with a maximum width of

3.5m over the foofpath, and perpendicular to the kerb alignment;

g) Vehicles must be able to enter and leave the site in a forward direction.
Access arrangements should be in accordance with the relevant Australian

Standards;

h) Loading and unloading should take place at the rear of the site and be away
from public open spaces. The design of loading and unloading space should
be in accordance with the relevant Australian Standards and guidelines; and

i) Figure 4 provides the indicative location of vehicular driveways and access
points. Should Site A and Site B be developed independently, alternative

access arrangements may be required.
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Figure 4. Site access map

3.3.2 Pedestrian access
Objectives

a) Provide safe access to the various residential and non-residential components
of the building;

b) Ensure that site access meets the requirements of all household groups
including children, seniors and people with a disability;

c) Provide secure access to residential areas of the building; and
d) Minimise opportunities for crime and vandalism.
Controls

a) Buildings are to be designed to be safe and accessible for pedestrians
including children, seniors and people with a disability;

b} Continuous paths of travel are to be provided;

c) Pedestrian entry to buildings should be legible and easily identifiable by
means of architectural features, appropriate lighting, landscaping and
signage; and

d) Buildings should be designed to maximise opportunities for passive
surveillance of building enfries.

A
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3.3.3  Parking

Objectives

a) Minimise traffic congestion and provide adequate off-street car parking
spaces that meets the anficipated demand for the various uses of the
building; and

b) Ensure any car parking facilities provided, ancillary to other land uses, are for
a variety of vehicle types, are equally apportioned, and include car share,
motorcycle, and accessible parking facilities.

Controls

a) Off-street car parking is to be provided as per the rates provided in Table 1
below:

Table 1. Off-sireet car parking rates

Proposed Use

Residants/Employass

Residential

Residential Flat Buildings | 0.6 to 1 space per one bedroom dwelling;
0.9 to 1.2 spaces per two bedroom dwelling;

1.4 1o 1.6 spaces per three bedroom dwelling; and

1 visitor parking per 5 dwellings

Seniors Housing

As per the Seniors Housing SEPP

Child Care Centres

1 space per 8 children; and

1 space per two employees.

Health Consulting Rooms

1 space per doctor or dentist; and
1 space per two employees; and

I patient's space per a doctor or dentfist

Office and Business
Premises

1 space per 40m2 GFA

Restaurants, Retail
Premises and Industrial

1 space per 25m2 GFA

Standards;

Retail Outlet
Other uses As per Part 9.3 of Ryde DCP 2010.
b) Secured parking access is to be provided to the residential component;
c) Accessible car parking should be provided to all adaptable units;
d) Car parking should be designed so that vehicles can enter and exit the site in
a forward direction;
e) Parking areas should be designed in accordance with the relevant Australian

Bicycle parking is fo be provided in accordance with Section 2.7 of Part 9.3 of

Ryde DCP; and
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3.4

)

The design of basement parking is o be in accordance with Section 3.2 of
Part 9.3 of Ryde DCP.

Public domain and open spaces

3:4.] Publicly accessible open spaces

Objectives

a)

Ensure that the design of publicly accessible open space:
i. isof ahigh quality;
i. provides for a variety of both passive and active uses; and

iii. respondstfo community needs.

Controls

a)

b)

c)

d)

e)

)

g)

h)

Publicly accessible open space of at least 25% of total site area is to be
provided within the development;

To maximise the benefits of the open space for the residents and the
community, public space should preferably be provided in the form of a
consolidated central open space as per the general layout identified in
Figure 5;

The central open space should be clearly differentiated from adjacent
private spaces or buildings, and should be accessible from a variety of points
within the development;

Publicly accessible open spaces should be clearly defined by pedestrian
enfrances and paths; and have appropriate seating;

Open spaces should maximise access for people with mobility difficulties
through appropriate design and location of paths and enfrances;

The centfral open space should provide high quality architectural and
landscape design;

The design of open spaces should maximise safety and security of all users by
providing open sightlines and landscaping. a high level of public surveillance
and external lighting; and

The central open space should only be publicly accessible during the hours of
operation of the non-residential uses.
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3.42  Private open spaces
Objectives
a) Ensure that the design provides adequate private open spaces of high

quality.
Controls U

a) Al dwellings within a multi-dwelling housing development shall have at least
one area of private open space that is attached o and accessible from the
dwelling. The area of private open space should comply with the guidelines
provided in the Residential Flat Design Code; and

b) Private open spaces are to be located such that they receive adequaie solar
access.

3.43 Landscaping
Objectives

a) To ensure the landscaping of the site within the development complements
or enhances the desired future neighbourhood character; and

b) Ensure that trees and shrubs will have a softening effect on buildings, and the
overall environment and frees are planted in sufficient numbers and scales to
achieve this aim.

ld 10
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S,

Controls

a) Development Applications for full buildings must be accompanied by a
Landscape Concept Plan;

b) Trees are to be selected based on the scale of buildings, width of sireet,
aspect, and on environmental parameters such as soil type in accordance
with the City of Ryde Public Domain Technical Manual;

c) Provide landscaping fo:
i. Screen poor views;
i. Give privacy to occupants and neighbouring properties;
iii. Be easily maintained;
iv. Use native species, particularly species indigenous to the area; and

v. Provide for sufficient depth of soil to support the long-term viability of
the landscaping.

Deep soll planting is to be provided to a minimum of 25% of the total site area
(refer to Figure 6); and

@
2

o

Deep soil zones are to be located around site perimeters to encourage
privacy through screening planting.

»

J;.- sl L)
-”l-HiiIill

I OEEP SOIL ZONE - 6217m2 - 26.2% OF TOTAL SITE AREA

7Y WerSd &

Figure 6. Deep soil zone map
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Appendix 6 — Net Community Benefit Test
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EXECUTIVE SUMMARY

Hill PDA was commissioned by Darcsol Pty Ltd to undertake a Net Community Benefit Test (NCBT) related to the
proposed rezoning of a site at 2-12 and 14 Tennyson Road, Gladesville (‘the Subject Site’). The Subject Site is
zoned IN2 Light Industrial in the Ryde Local Environmental Plan (LEP) 2010 and Draft Ryde LEP 2011. A B4
Mixed Use zoning is sought to enable the mixed use redevelopment of the Subject Site.

The purpose of a NCBT is to help assess the merits of a planning proposal from a community perspective. Based
on advice prepared by the NSW Department of Planning & Infrastructure! any such test should:

= Provide a level of detail and analysis proportionate to the size and likely impact of the project;

= Only consider the costs and benefits that have a net impact on the community welfare against a Base Case or
cases as opposed to transfer costs that do not result in a net change to the community; and

= Undertake an assessment of impacts against the matters specified in the project’s justification.

A ‘net community benefit' is deemed to arise when the sum of the benefits of a rezoning are greater than the sum
of all costs from a community welfare perspectivez. A NCBT is required to evaluate the external costs and benefits
of a proposal to community welfare.

To assist in assessing the NCBT of the proposed rezoning two scenarios were identified:
= The Base Case: The IN2 zoning is retained on the Subject Site and there is no change to existing tenants.

= Alternative 1: Rezoning and Redevelopment. The Subject Site is rezoned as B4 Mixed Use to accommodate
5,800sqm of retail floorspace (inclusive of a 4,000sqm supermarket), a 300sqm childcare centre, 600sqm of
non-retail commercial uses, 404 residential units including 135 seniors living units, an assisted living facility of
3,300sqm, 670 car parking spaces and associated landscaping.

Based on our assessment, the following Section summarises the potential benefits and costs of Alternative 1
versus the Base Case from a community perspective.

Potential Benefits of Alternative 1 versus Base Case

Increasing housing supply in the City of Ryde by 404 dwellings, including 135 seniors living dwellings, in
addition to assisted living facilities which would contribute towards meeting the forecast population increase in
the Gladesville suburb (Significant Positive Impact);

= Providing a wider range of housing types in the City of Ryde reflective of the forecast ageing population and
increasing demand for smaller households (Significant Positive Impact);

= (enerating a net increase in operational jobs and jobs during the construction process (Significant Positive
Impact);

= Minimising the need for residents to travel to work by providing housing close to employment opportunities
(Moderate Positive Impact);

1 Source: Guide to Preparing Planning Proposals, NSW Department of Planning & Infrastructure 2009
2 Source: NSW Draft Centres Policy, NSW Department of Planning & Infrastructure 2009
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= Minimising the need for residents to travel to access shops and services (Significant Positive Impact);
= Enhancing local retail choice and increasing price competition (Significant Positive Impact);
= Providing more efficient use of a brownfield site (Significant Positive Impact);
= Supporting investment directly in the Subject Site and in the surrounding area (Moderate Positive Impact);

= Providing a development of a high standard of design and incorporating appropriate landscaping (Moderate
Positive Impact);

= Delivering additional social infrastructure over and above the demands of future residents in the form of open
space (Slight Positive Impact);

« Alleviating pressure on greenfield sites to be redeveloped for residential uses (Moderate Positive Impact).

Potential Costs of Alternative 1 versus Base Case

Potential land use conflicts with adjacent Gladesville Business Park during the construction process (Slight
Negative Impact);

« Short-term increase in local traffic during construction although it is assumed that appropriate mitigation
measures would be taken (Slight Negative Impact);

= Net increase in vehicle movements in the locality although we have assumed that appropriate mitigation
measures would be incorporated into the development to address this potential issue (neutral overall impact);

= Short-term adverse impacts on environmental amenity during the construction process as a result of noise,
visual intrusion and so on although it is assumed that appropriate mitigation measures would be taken (Slight
Negative Impact).

In light of the above, on balance it is considered that Alternative 1 could lead to significant positive benefits on the
community in the local area resulting from increasing supply and mix of housing, an improved retail offer and price
competition, increased environmental amenity and a greater number of jobs. This is balanced against a number of
short-term slight negative impacts which could eventuate, although these are not project specific and may
eventuate from any redevelopment of the Subject Site. Whilst light industrial land will be lost as a result of
Alternative 1, in our view the rezoning can be justified based on the strategic checklist for employment lands?® and
would offset by providing additional employment on the Subject Site and jobs that better match the employment
profile of the City of Ryde. In delivering additional residential supply and in assisting to alleviate pressure on
greenfield sites for residential development, as well as providing additional jobs and an investment stimulus,
Alternative 1 would also have positive broader strategic benefits for Sydney.

A 'net community benefit' is deemed to arise when the sum of the benefits of a rezoning are greater than the sum
of all costs from a community welfare perspective. Based on this definition and from the perspective of the
community, having consideration of the issues raised above, on balance we conclude that Alternative 1 could
deliver an overall net community benefit compared to the Base Case.

3 Criteria Table 1: Industrial Lands Strategic Assessment, Page 49 Draft Metropolitan Strategy for Sydney, NSW Department of Planning and Infrastructure
(2013)
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1. INTRODUCTION

Hill PDA was commissioned by Darcsol Pty Ltd to undertake a Net Community Benefit Test (hereafter referred to
as ‘the NCBT') in relation to the proposed rezoning of a site at 2-12 and 14 Tennyson Road, Gladesville (‘the
Subject Site'). The rezoning seeks to facilitate the mixed use redevelopment of the Subject Site to accommodate
retail and residential uses.

Note that this Study does not consider the planning principle of rezoning the Subject Site beyond its relevance to
the net community benefit. A planning report is being completed by Mecone which assesses the suitability of the
proposed rezoning from a broader strategic planning perspective.

1.1 WHATISA NCBT?

The concept of a NCBT has been emerging in various planning policies over recent years. The NSW Department of
Planning & Infrastructure (DoPI) guide* to preparing planning proposals identifies that “The Net Community Benefit
Test should be used to help assess the merits of a planning proposal”. The guide identifies that any such test should:

= Provide a level of detail and analysis proportionate to the size and likely impact of the project;

= Only consider the costs and benefits that have a net impact on the community welfare against a Base Case or
cases as opposed to transfer costs that do not result in a net change to the community; and

= Undertake an assessment of impacts against the matters specified in the project’s justification.

The guide adds that consideration must be given to changes that reflect a higher community benefit. An example
is given where as a result of changes in rent caused by a proposal, there is a change in the value the community
places on a land use.

The NSW Draft Centres Policy (2009) also requires a NCBT be undertaken for all rezoning applications seeking to
facilitate retail or commercial floorspace. A ‘net community benefit' is deemed to arise when the sum of the
benefits of a rezoning are greater than the sum of all costs from a community welfare perspective (i.e. welfare
effects. Note: Hill PDA emphasis). The draft Centres Policy states that:

“The [net community benefit test] assessment should be prepared by the proponent in conjunction with
the relevant planning authority to be submitted to council for endorsement prior to submitting to the
Department of Planning as part of the Gateway test.”

The requirements of a net community benefit test are that it evaluates the external costs and benefits of the
proposal to the community and should be assessed against a base case or cases (i.e. retaining the existing
zoning or locating the development on appropriately zoned land in a centre).

4 Guide to Preparing Planning Proposals, NSW Department of Planning & Infrastructure July 2009
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1.2 THE SUBJECT SITE

The Subject Site comprises some 2.4ha of land area. It is bounded by existing commercial uses fronting Victoria
Road to the north, Tennyson Road to the north east, residential uses fronting Brereton Street to the south east
and commercial and residential uses to the east. It is situated within the City of Ryde Local Government Area (City
of Ryde).

The location of the Subject Site is shown in the figure below.

Figure 1 - Location of the Subject Site
0

kilomatres
Scale: 1:8.868

1.3 THE BASE CASE: RETAIN EXISTING ZONING

The Subject Site is zoned IN2 Light Industrial in the Ryde Local Environmental Plan (LEP) 2010 and Draft Ryde
LEP 2011. For the purpose of this NCBT the Base Case assumes that these zonings are retained.

Based on desk-top research we understand that 2-12 Tennyson Road currently comprises a two-storey
commercial building on the side fronting Tennyson Road and a large portal frame clear span warehouse to the
rear, in addition to surface level car parking. Existing tenants include Asset Link, Amarco Enterprises, Youthsafe
Ltd, Springfree Trampoline Enterprises and GH Packaging International. 14 Tennyson Road comprises light
industrial warehousing. It is occupied by Latham Australias. We understand that approximately 50 full and part
time jobs are currently provided on the Subject Site®.

The Base Case assumes that these uses would continue in perpetuity.

5 Source: Googlemaps and examination of registered leases
8 Source: As advised by Wow Developments in email dated 13/12/2012
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The land uses zonings in the Ryde LEP 2010 and the draft Ryde LEP 2011 within the context of surrounding
zonings is shown in the following figures.

Flgure 2 Subject Site Zonln in the Ryde LEP 2010

Source: Ryde LEP 2010

O

Source: draft Ryde LEP 2011
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1.4 ALTERNATIVE 1: REZONING AND REDEVELOPMENT

The proposed rezoning seeks to incorporate a B4 Mixed Use zoning on the Subject Site. This would facilitate the
redevelopment of the Subject Site to incorporate the following uses’:

= Retail floorspace of 5,800sqm gross lettable area (GLA$), including a full-line supermarket of 4,000sqm;
= 404 residential dwellings including 135 seniors living dwellings;

= Childcare/ community floorspace of 300sgm GLA,;

= Other non-retail commercial floorspace of 600sqm GLA,;

= An assisted living facility of 3,300sqm gross floor area (GFAS);

= 245 retail car parking spaces and 425 residential car parking spaces; and

= Associated landscaping works.

Rezoning of the Subject Site and redevelopment to incorporate the uses outline above has been taken as the
Alternative 1 scenario.

1.5 STUDY STRUCTURE

To meet the requirements of the project brief the Study is set out in the following manner:

» Chapter 2 provides analysis of relevant considerations from Metropolitan, subregional and local planning
policies to help inform the NCBT;

= Chapter 3 provides important contextual information to inform the NCBT by undertaking an in-depth analysis
of the socio-demographic characteristics of residents in the Gladesville suburb and the City of Ryde;

« Chapter 4 identifies potential community welfare costs and benefits associated with Alternative 1 versus the
Base Case;

= Chapter 5 provides a matrix-based assessment of the community welfare costs and benefits of Alternative 1
versus the Base Case; and

= Chapter 6 summarises the main findings and concludes the NCBT.

7 Source: Tennyson Road- Rezoning Application Schedule Scenario A, Grimshaw (26/06/2013)

8 Note: Gross Lettable Area (GLA) is the common measure used for lease and for other descriptive purposes in retail centres and shops. It is usually
defined as the total area of the lease and includes back of house, storage, offices and mezzanine levels but usually excludes loading docks and common
mall spaces. GLA is more commonly used in the industry because it defines the area of the lease. Shopping centre owners report rents and lurnover figures
on the leased area and benchmarking is usually made on the GLA. For the purpose of Hill PDA’s demand modelling all floor areas expressed are in GLA

9 Note: Gross Floor Area (GFA) is Gross Lettable Area plus common mall spaces (including amenities), centre management area and plant rooms. In a
typical indoor centre with at least one department store and supermarket the GLA makes up around 72% to 75% of the GFA
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2. RELEVANT POLICY CONSIDERATIONS

To help inform the NCBT, this Chapter provides analysis of relevant considerations from Metropolitan, subregional
and local planning policies.

2.1 STATE PLANNING POLICY AND STRATEGIES
2.1.1 NSW 2021- A PLAN TO Make NSW NumBER ONE {2011)

The NSW 2021 Plan aims to rebuild the NSW economy, provide quality services, improve infrastructure, restore
government accountability and strengthen NSW's local environment and communities.

The Plan comprises five key strategies, with "Rebuild the Economy” being of particular relevance to the NCBT.
Restoring economic growth in NSW is stated as the State Government's number one priority. This strategy seeks
to secure new jobs and ensure that more land is made available for housing and employment.

The NSW 2021 Plan sets a target of +60,000 new jobs in Sydney by 2021 and +25,000 new dwellings annually to
2031. The NSW 2021 Plan highlights that housing development opportunities within the Metropolitan area will play
a key role in the future economic growth of NSW. Housing is recognised as a contributor towards economic
development.

2.1.2 METROPOLITAN PLAN FOR SYDNEY 2036

The DoPI's Metropolitan Plan for Sydney 2036 was released in December
2010. The Plan aims to shape the future growth of Sydney to 2036

] - ) METROPOLITAN PLEAMN L« &
ensuring a more resilient, compact, connected, multi-centred and NESlEERNE N[ @ Lokl

sustainable city. The Metropolitan Plan integrates land use and transport
planning by integrating the Metropolitan Transport Plan, which was published for consultation earlier in 2010.

The Plan aims to address key challenges facing Sydney which includes managing a growing and changing
population, providing more jobs closer to home, more efficient transport delivery, climate change and maintaining
our global competiveness. These challenges are addressed through strategic directions.

The Plan anticipates Sydney's population will reach close to 6 million by 2036. To accommodate this population
growth, land use service provision and infrastructure capacity must be planned to provide for +770,000 additional
homes and +760,000 additional jobs by 2036. Of these, the Plan nominates an additional +44,000 dwellings and
+62,000 additional jobs for the Inner North Subregion (of which the City of Ryde is part) between 2006 and 2036.

Strategic Direction B “Growing and Renewing Centres” seeks to concentrate the focus of employment and
residential opportunities within or adjacent to existing or new centres. The target of 80% of new housing within the
walking catchments of existing and planned centres is set by the Plan, in order to ensure that more jobs are
located closer to home. Alternative 1 would, in effect, constitute a new retail centre.

Strategic Direction D “Housing Sydney’s Population” contains four housing related objectives which are relevant
considerations to the NCBT. These are:
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» Objective D1: To ensure an adequate supply of land and sites for residential development;
Objective D2: To produce housing that suits our expected future needs;
= Objective D3: To improve housing affordability; and

Objective D4: To improve the quality of new housing development and urban renewal.

Strategic Direction E “Growing Sydney’s Economy” aims to ensure that Sydney's economy is strong and
continues to grow. The need for up to 10m sqm of additional commercial floorspace, 5m sqm of retail floorspace
and 8,500ha of employment lands is identified in order to meet forecast population growth. In land use planning
terms the imperative is to ensure that levels of land supply which reflect demand are maintained to ensure that
housing growth is not constrained.

Objective E3 under Strategic Direction E seeks "to provide employment lands to support the economy’s freight
and industry needs”. Action E3.2 is to “identify and retain strategically important employment lands” which should
be retained and protected from redevelopment. This is in recognition that such land is coming under increasing
pressure for redevelopment but is essential to support key regional industries sustaining Sydney’s economy.

The Subject Site forms part of “existing zoned employment lands” in the Plan (Figure E2).

2.1.3 DRAFT METROPOLITAN STRATEGY FOR SYDNEY 10 2031 (2013)

The DoPI published the draft Metropolitan Strategy for Sydney to 2031 (‘the draft Strategy') for consultation in
March 2013. It seeks to achieve the following outcomes:

Balanced Growth;

A liveable City;

Productivity and prosperity;

Healthy and resilient environment; and

= Accessibility and connectivity.

The draft Strategy seeks to promote and facilitate growth which acknowledges market considerations and which
integrates transport, infrastructure and land use. Job growth will thus be concentrated on Metropolitan areas. An
additional +625,000 new jobs across Sydney by 2031 is targeted and minimum job targets have been set across
the Subregions in Sydney to achieve this. For the Central Region of which the Subject Site forms part, an
additional +230,000 jobs to 2031 are sought as a minimum.

Minimum housing targets are also set for the Central Region of +82,000 additional dwellings by 2021 and
+138,000 new dwellings by 2031 targeted as a minimum.

2.1.4 DRAFT INNER NORTH SUBREGIONAL STRATEGY (2007)
The City of Ryde forms part of the Inner North Subregion. The draft Inner North Subregional Strategy (July 2007)

seeks to achieve six key outcomes for the Subregion over the 2004 to 2031 period. Of relevance to this NCBT are
the following objectives:

Ref- C13056 Page |13 Hill PDA

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1

2-12 & 14 Tennyson Road Gladesville Net Community Benefit Test

= “Protect strategic employment lands; and

*  Improve housing choice and create sustainable and liveable communities”.

Overall, the draft Subregional Strategy aims to accommodate +60,100 new jobs and +30,000 new dwellings in the
Inner North Subregion between 2004 and 2031. Of these +21,000 jobs (35%) and +12,000 dwellings'® (40%) are
to be accommodated within the City of Ryde.

Chapter A “Economy and Employment” emphasises the need to protect existing employment lands in the Inner
North Subregion. The Subject Site is identified as forming part of the Gladesville (local industry) employment
lands area which is:

“...a suburban industrial area (23 hectares) servicing the local population, including automotive businesses and
trade supplies”."

Gladesville is identified as one of seven Employment Lands of subregional strategic importance. The draft
Subregional Strategy notes that Section 117 Ministerial Direction related to industrial zonings will apply to
potential rezoning of employment lands.

Chapter B “Centres and Corridors” seeks to accommodate the majority of new residential and employment
opportunities in the Inner North Subregion within or adjacent to centres. The focus for new retail activity should be
within centres and net community benefit criteria should be applied to out-of-centre retail proposals prior to
Principal LEPs adopting Standard LEP zones.

Chapter C "Housing” contains a range of aims and objectives which are pertinent considerations to the NCBT:
C1 Ensure adequate supply of land and sites for residential development;
= C2 Plan for housing mix near jobs, transport and services; and

C4 Improve housing affordability.

2.2 LOCAL PLANNING POLICY AND STRATEGIES

2.2.1 City OF RYDE LOCAL PLANNING STUDY (DECEMBER 2010)

City of Ryde Council (‘Council’) prepared the City of Ryde Local Planning Study to inform the preparation of the
draft LEP 2011.

Chapter 2 “Centres and Corridors” seeks to support and strengthen the role of existing retail centres in the LGA. It
considers the role of the Gladesville industrial precinct and notes that it will be essential for the economic
sustainability of this precinct to be maintained. In order to achieve this, a number of additional permissible land
uses are included on plots within the precinct which permit bulky goods and commercial offices uses on individual
sites. None of these apply to the Subject Site however it may appear Council has recognised the challenges in
seeking to accommodate economically viable industrial uses in parts of the Gladesville industrial precinct.

10 Quiside of the North West Growth Centre
1 Source: Page 26, Draft Inner North Subregional Strategy (2007)
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It is notable that land previously zoned for industrial uses fronting Victoria Road was rezoned to B6 Enterprise
Corridor uses in the draft Ryde LEP (2011) as a result of slow development uptake leading to vacant and

underdeveloped sites.

Also important to the NCBT Chapter 2 emphasises the need for the LGA to achieve economic self sufficiency by
locating a diverse range of housing opportunities close to employment opportunities, services and facilities.

Council's approach towards housing in the LGA is outlined in Chapter 3 of the Local Planning Study. It commits to
achieve the dwellings targets set by State Government and focus residential development on centres.

Chapter 7 “Employment” identifies all industrial land in the LGA, including the Gladesville industrial Precinct, as

being Category 1 employment lands (i.e. land to be retained for employment purposes).

Demand for industrial land within the LGA is expected to decline and then stabilise to 2031 according to the Local
Planning Strategy, which is based on the Employment and Centres Study for the City of Ryde (Mecone, October
2009). The effect of this will be to reduce the need for additional “traditional” industrial land in the LGA. The focus
for the uses provided in the Gladesville industrial precinct is noted as being for local level business services such
as small repairers, storage, light engineering, printing, small scale logistics and showrooms which operate on low

employee ratios.

Chapter 7 recognises that there is significant latent capacity in Macquarie Park and North Ryde to accommodate
future employment growth in the City of Ryde. It also notes that, whilst demand for industrial uses in general will
decline, demand for local service related activities such as automotive repairs, domestic storage and so on will

increase.

Ryde's industrial areas are acknowledged in the Local Planning Strategy to be at a disadvantage compared to
competing industrial areas in Western Sydney. This is because these locations are more easily accessible, offer
cheaper land and are located closer to the labour market. Nonetheless, there is a need to retain industrial lands in

the City of Ryde where such areas provide local services.

2.3 KEY FINDINGS

in light of the policies considered above, some of the key considerations relevant to the NCBT include:

= Planning policy seeks to increase the supply of housing in the City of Ryde to support the growing population
of Sydney and continue the City’s economic growth. This would also help to alleviate supply constraints and
may assist in easing house price inflation. The focus for new housing should be on centres in the interests of

reducing the need for residents to travel and promoting sustainable development;

= Employment opportunities should be supported to satisfy increased demand resulting from population growth.
Supporting jobs would also assist in stimulating the continued economic growth of Sydney. A decline in
demand for “traditional” industrial lands is forecast with emerging jobs expected to be largely in the white

collar sector;

= Strategically important employment lands, of which the Subject Site forms part, should be retained.

Alternative 1 would result in the loss of employment lands identified as being strategically important. However, a
relevant mitigating factor may be the extent to which Alternative 1 would increase the number of employees and
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provide jobs that better match the labour market profile of the City of Ryde. The draft Metropolitan Strategy for
Sydney (2013) provides a checklist which should be considered in relation to employment land rezoning
proposals. This is reviewed subsequently in this Study. The key consideration for the NCBT is therefore whether
the net community welfare benefits of the Alternative 1 would be greater than the net community welfare benefits
of the Base Case.
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3. DEMOGRAPHIC TRENDS ANALYSIS

This Chapter seeks to provide contextual information to inform the NCBT. It provides analysis of the socio-
economic, lifestyle and social characteristics of Gladesville suburb, the City of Ryde and Greater Sydney'2 where
relevant. Data is sourced from the ABS Census (2001, 2006 and 2011) and NSW Bureau of Transport Statistics
(BTS) forecasts.

3.1 EXISTING AND FORECAST POPULATION

3.1.1 EXISTING POPULATION AND HISTQRICAL GROWTH

Based on the ABS 2011 Census, the Gladesville suburb had a population of 10,973 persons comprising 11% of
the population of the City of Ryde (103,040 persons). It is not possible to examine population growth in the
Gladesville suburb between 2001 and 2011 given that the boundary of this suburb changed over this period.
Notwithstanding this, the broader City of Ryde recorded an average annual population growth rate of 0.9%
between 2001 and 2011 which was marginally lower than the rate for Greater Sydney (1%).

3.1.2 POPULATION FORECASTS

The BTS provides population projections down to the travel zone level'®. These forecast that the population of the
Gladesville suburb will grow from approximately 11,494 residents in 2011* to 15,373 persons by 2046. This
represents an increase of 3,879 residents over the 35 year period from 2011 or 0.9% per annum on average. Note
that this does not include any allowance for the redevelopment of the Subject Site to accommodate residential
uses.

With respect to the City of Ryde, the resident population is forecast to increase from 110,122 persons in 2011 to
155,819 persons by 2046. This represents an overall increase of 52,779 persons over the 2011 to 2046 period or
an annual compounded growth rate of 1.2%.

3.2 EXISTING EMPLOYMENT PROFILE

The key employment characteristics of the Gladesville suburb and the City of Ryde based on the 2006 and 2011
Census is shown in the following table. Note that whilst the boundary for the Gladesville suburb changed between
2006 and 2011, comparison of the proportional change in the occupation of residents is still considered of benefit.

2 Source: Based on the ABS Greater Capital City Statistical Areas (GCCSAs) for Sydney~ The GCCSAs represent the socio-economic extent of each of
the eight State and Territory capilal cities The GCCSAs combined with the ‘Rest of State’ regions cover the whole of Australia without gaps or overlaps and
aggregate directly to State/Territory

13 Travel Zone - a small geographic area used as the basis for the NSW Bureau of Transport Statistics modelling and data analysis
4 Note: the BTS population estimates differ from the ABS Census based estimates.

15 Please note that the BTS forecasts for the suburb of Gladesville included the Trave! Zones (TZs) of 2450, 2524, 2527 and 2530 although in 2006 of
which is the projections base year the suburb also was comprised of a small proportion (around 25%) of the TZs of 2529 and 2521. This has been laken
into account and a proportion of 25% of these two TZs have been added to the projections for Gladesville suburb.

Ref: C13056 Page |17 Hill PDA

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1

2.12 & 14 Tennysan Road Gladesvilla Net Community Benefit Test

Table 1 - Employment Characteristics for Gladesville Suburb and the City of Ryde (2006, 2011)

Gladesville Suburb City of Ryde
Qgoupaton 2006 2011 °éh';ﬁ‘;; 2006 2011 "/(‘;h':g‘;
Labour Force by Occupation
Managers 16.5% 16.7% +0.2 13.1% 13.0% 0.0
Professionals 30.0% 31.3% +1.2 27.9% 30.1% +2.2
Technicians & Trade Workers 9.5% 8.5% -1.0 10.8% 10.0% -0.8
Community & Personal Services Workers ~ 6.9% 7.8% +1.0 6.9% 7.4% +0.5
Clerical and Administrative Workers 16.3% 15.8% -0.5 16.8% 16.0% -0.8
Sales Workers 8.2% 7.3% -0.9 8.6% 8.0% -0.6
Machinery Operators & Drivers 3.1% 2.1% -0.9 3.2% 2.9% -0.3
Labourers 5.0% 4.5% -0.5 6.4% 5.2% -1.2
Inadequately described or N.S. 1.5% 1.6% +0.1 1.7% 1.8% +0.1
Unemployment 3.0% 4.2% +1.3 4.6% 5.5% +0.9
Total 100% 100% - 100% 100%

Source: ABS Census 2006 and 2011

The data presented above indicates that managers and professionals accounted for the largest proportion of the
workforce in the Gladesville suburb in 2011 and that these occupations have grown in relative terms since 2006.
Professionals were the most prolific occupation in the City of Ryde and their proportional representation grew
strongly between 2006 and 2011.

By contrast, more traditional manufacturing and blue collar industries (such as technicians and trade workers and
machinery operators and drivers) have declined in the proportion of working residents for which they account in
both the Gladesville suburb and City of Ryde between 2006 and 2011.

The increased professionalism of the workforce and the declining importance of industrial uses to employment
provision are reflective of wider trends. It is interesting to note that unemployment rose in both the Gladesville
suburb and the City of Ryde between 2006 and 2011. This emphasises the need for new localised economic and
employment opportunities to be supported.

With an unemployment rate in 2011 of 4%, the Gladesville suburb experienced lower levels of unemployment than
the City of Ryde (6%). The Gladesville suburb also contained a relatively high proportion of households within the
higher income brackets with 30% of households having an average weekly income of $2,500 or more. This
compares to 256% of households in the City of Ryde and 24% for Greater Sydney.

3.3 HOUSEHOLDS AND FAMILIES

The 2011 ABS Census records the average household size for Gladesville suburb as 2.4 persons which was
smaller than that of City of Ryde (2.6 persons) and Greater Sydney (2.7 persons). Household sizes in the City of
Ryde increased slightly from 2.5 persons in 2001 whilst household sizes in Greater Sydney remained constant
over the period. The BTS forecasts that the average household occupancy rate in the City of Ryde will fall to 2.3
persons per household in 2046 and this trend is also likely to be witnessed in Gladesville suburb. This is likely to
increase demand for dwellings, particularly small dwellings.
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Separate house dwellings accounted of 52% of dwelling types within Gladesville suburb in 2011 which compared
to 53% of dwellings in the City of Ryde and 61% in Greater Sydney. Flat-unit-apartment type dwellings comprised
39% of all dwelling types in Gladesville suburb in 2011 compared to 32% in City of Ryde and 26% in Greater
Sydney.

The Gladesville suburb had a lower proportion of family households in 2011 (64%) than the City of Ryde (69%)
and Greater Sydney (69%) based on 2011 ABS Census data. Correspondingly, Gladesville suburb contained a
higher proportion of lone person households (32%) compared to City of Ryde and Greater Sydney (25% and 23%
respectively). To some extent this is likely to reflect the housing stock in the area with an above average
proportion of flat-unit-apartment dwellings. The proportion of couples without children was marginally greater in
Gladesville suburb (36%) compared to City of Ryde (35%) and Greater Sydney (34%).

The proportion of homes being owned or purchased within the Gladesville suburb (63%) in 2011 was comparable
to the proportion in the City of Ryde (63%) but marginally lower than the proportion in Greater Sydney (65%).

3.4 AGE AND CULTURAL DIVERSITY

Gladesville is a relatively established locality. The suburb has experienced a marginal shift towards a greater
diversity of cultures since 2001 based on ABS Census data, its population continues to be dominated by residents
born in Australia and Oceania (70%) which differentiates it from the characteristics recorded for residents in the
City of Ryde (55%) and Greater Sydney (63%).

The population of Gladesville suburb is characterised as being older than is typical for the City of Ryde and
Greater Sydney. Based on the 2011 ABS Census the median age of residents in the Gladesville suburb was 38
years of age compared to 36 in the City of Ryde and in Greater Sydney. The population of the suburb increases
from 36 years in 2001 which was consistent with broader trends which have seen an aging population and a
declining fertility rate.

In forecasting the likely age distribution of residents in Gladesville suburb between 2011 and 2046 based on BTS
data, it is expected to experience a decline in the proportion of the population aged in the 15 to 39 years of age
cohort and a concurrent increase in the proportion of elderly residents (aged over 65 years). This is also true for
the City of Ryde. These trends are shown in Figures 4 and 5 below.
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Figure 4 - Projected Age Distribution for Gladesville Suburb (2011-2046)
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Figure 5 - Projected Age Distribution for the City of Ryde (2011-2046)
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The trend towards an ageing population being experienced Australia wide and is expected to have a number of
consequences, including a decline in household sizes and an increased demand for smaller dwellings. Older
residents may also require easier access to support services locally, including retail facilities, as they may be less
physically mobile than younger residents and are likely to spend a greater proportion of retail expenditure locally.
The changing demographic profile of the City of Ryde and Gladesville suburb is therefore likely to necessitate a
greater number and wider range of dwellings, particularly apartment buildings in appropriate locations. Indeed the
seniors living and assisted living components of the proposed development are a direct response to the projected
aging of the population evident in both the Gladesville suburb and the City of Ryde LGA.
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4. POTENTIAL NET IMPACT ON COMMUNITY
WELFARE

This Chapter identifies potential costs and benefits associated with Alternative 1, versus the Base Case, which
could impact (positively or negatively) on community welfare. It informs a matrix of the net community impacts
provided in Chapter 5. Note that this NCBT does not comment on the appropriateness of the loss of industrial
lands from a planning perspective but considers the loss and benefit from a community perspective.

4.1 CONTRIBUTION TO HOUSING SUPPLY AND Mix

The policy documents considered in Chapter 2 emphasise the importance of increasing the number of dwellings
provided in Sydney and in the City of Ryde. In particular, an increase in the number of small dwellings is
encouraged. Residential market demand is being driven by population growth from intra- and interstate migration
to Sydney and natural population increase and household sizes are declining. Affordability and house price
inflation are important issues for Sydney.

Alternative 1 would contribute a net increase of 404 dwellings towards achieving the housing targets set by the
draft Inner North Subregional Strategy (2007), the Metropolitan Plan for Sydney 2036 (2010) and the draft
Metropolitan Strategy for Sydney to 2031 (2013). Of the dwellings proposed, 135 would be for seniors living which
are a direct response to projected population aging. The proposed development would assist to ensure that an
appropriate supply of housing is provided to cater for the needs of existing and future residents in the LGA.

By increasing the number of dwellings in the City of Ryde, Alternative 1 could also assist in easing house price
inflation resulting from constrained supply. In increasing housing supply, Alternative 1 would also help to broaden
opportunities for households to access the residential market. The proposed development comprises
predominately 1- and 2-bed units. These can be more affordable types of dwellings and reflect the growing
propensity for smaller household sizes which is expected to continue to emerge over the next 20 years.

Another key issue linked to housing affordability is retaining the supply of key or essential workers, whilst also
ensuring these workers have access to accommodation options close to their employment (in line with strategic
policies). The workers employed in service industries (such as sales assistants, cleaners, administrators) cannot
command the salary expectations of some professions however they are equally required to access jobs and
housing within the City of Ryde. Whilst we do not know the precise sale values of the proposed units at this point
in time but on account of their predominant 1- and 2-bedroom mix we have assumed that Alternative 1 could
equate to a positive impact to community welfare in this respect.

The provision of seniors and assisted living as part of the proposed development is particularly important given
demographic characteristics which show an aging population in the Gladesville suburb and the City of Ryde.
Seniors living is an expanding market driven by older residents increasingly seeking to downsize but still be within
proximate access of retail goods and services, transport and entertainment facilities and thus maintain their
independence. The proposed development would offer the opportunity for older residents to do this in the City of
Ryde.
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The provision of assisted living facilities would increase access to homes for the most vulnerable and at risk
members of the community. This component would be an important contribution supporting access to the housing
market for all community members.

4.2 JoB CREATION

421 CONSTRUCTION RELATED EMPLOYMENT

Alternative 1 would generate employment in two ways — through construction and through retail operations upon
completion.

Hill PDA has estimated that the total construction cost of the proposed development is around $160m (inclusive of
GST)'%. Economic multipliers supported by these construction costs have been sourced from the ABS Australian
National Accounts: Input-Output Tables 2008-09 (ABS Pub: 5209.0). These tables identify first round effects,
industrial support effects and consumption induced multiplier effects at rates of $0.6463, $0.6734 and $0.9891
respectively to every dollar of construction.

Construction related employment sustained by the proposed development is shown in the table below.

Table 2 - Employment Generated by Construction (job years)

g Production Induced Effects | Consumption
Direct - A
Effects | First Round Industrial Induced Total
Effects | Support Effects Effects
Multipliers 1 0.64 0.70 1.34 3.68
Employment No. per $million 2.85 1.83 1.98 3.81 10.48
Total job years created 456 293 317 610 1,677

Source: ABS Australian National Accounts: Input-Output Tables 1996-1997 (ABS Pub: 5209.0), IBIS World Construction Industry Report 2011

The 1996-97 ANA Input-Output Tables identified employment multipliers for first round, industrial support and
consumption induced effects of 0.33, 0.45 and 2.33 respectively for every job year in direct construction. Including
the multiplier impacts of a $160m development will therefore have potential to generate 1,667 jobs years directly
and indirectly.

Note that the multiplier effects are national, and not necessarily local. The ABS states that:

“Care is needed in interpreting multiplier effects; their theoretical basis produces estimates which somewhat
overstate the actual impacts in terms of output and employment. Nevertheless, the estimates illustrate the high
flow-on effects of construction activity to the rest of the economy. Clearly, through its multipliers, construction
activity has a high impact on the economy.”

In particular the multiplier impacts can leave the impression that resources would not have been used elsewhere
in the economy had the development not proceeded. In reality many of these resources would have been
employed elsewhere. It should also be noted, as stated in the NSW Treasury guidelines, that:

18 Source: Economic Impact Assessment, Proposed Rezoning 2-12 & 14 Tennyson Rd, Gladesville, Hill PDA (2012)
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“Direct or flow on jobs will not necessarily occur in the immediate vicinity of the project — they may be located
in head office of the supplier or in a factory in another region or State that supplies the project”?’.

Nevertheless, economic multiplier impacts represent additional value add to the Australian economy resulting
from Alternative 1.

4.2.2 ECoONOMIC MULTIPLIERS DURING CONSTRUCTION

The construction industry is a significant component of the economy. The industry has strong linkages with other
sectors, so its impacts on the economy go further than the direct contribution of construction. Multipliers refer to
the level of additional economic activity generated by a source industry. There are two types of multipliers:

Production induced made up of:
= First round effect - all outputs and employment required to produce the inputs for construction; and

= An industrial support effect — the induced extra output and employment from all industries to support the
production of the first round effect.

Consumption induced: which relates to the demand for additional goods and services due to increased spending
by the wage and salary earners across all industries arising from employment.

[t is important to reiterate when reviewing these estimates that multiplier effects have a national impact and not
necessarily a local impact. At this stage, it is not possible to quantify with precision the State or local benefits of
the development as a result of its multiples because factors that feed into the assessment of multipliers (such as
the origin of materials and construction contracts) are yet to be determined.

However the table below indicates that the $160m development facilitated by Alternative 1 will generate a further
$211m of activity in production induced effects and $158m in consumption induced effects. Total economic activity
generated by the construction of the proposed development is therefore approximately $529m.

Table 3 - Economic Multipliers

’ Production Induced Effects | Consumption
Direct = = I |
Effects First Round industrial nduced Tota
Effects | Support Effects Effects
Output multipliers 1 0.6463 0.6734 0.9891 3.3088
Output ($million) $160 $103 $108 $158 $529

Source: ABS Australian National Accounts: Input-Output Tables 1996-1997 (ABS Pub: 5209.0)

4.2.3 JOB GENERATION

Alternative 1 would support permanent employment post-construction through the operation of retail uses, other
commercial uses and assisted living facilities on the Subject Site. The following table applies industry standard
worker ratios™ to the assumed floorspace mix to calculate the number of permanent jobs which would be
supported.

7 Source: Office of Financial Management Policy & Guidelines Paper: Policy & Guidelines: Guidelines for estimating employment supported by the actions,
programs and policies of the NSW Government (TPP 09-7) NSW Treasury

'8 Sourced from ABS Retail Census and Hill PDA
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Table 4 - Estimated Total Employment Generation

Retail Store Type Employment Rate* GLA (sqm) Workers
Full-Line Supermarket 1:21sqm 4,000 190
Mini-Major 1:30sqm 900 30
Cafe 1:30sqm 150 5
Specialty Food 1:12sqm 250 13
Non-Food Specialties 1:40sqm 250 6
Personal Services 1:25sqm 250 10
Non-retail Commercial Floorspace 1:25sqm 600 24
Childcare Centre 1:25sqm 300 12
Assisted Living*™* - - 54
TOTAL - 6,700 344

* Job per square metre of GLA. Sourced from the ABS Retail Census and Hill PDA ** Source: Page 35 Employees Per Est. 2016-17, IBIS World
Accommodation for the Aged in Australia (August 2011)

Based on Table 4 the proposed development could support an estimated 344 permanent jobs post-construction
across the range of retail store types. These would be full and part-time jobs.

The Subject Site is in active use and currently provides in the order of 50 full and part time jobs™®. As such, not all
of the jobs quantified in Table 4 would be net additional to the LGA. Notwithstanding this Alternative 1 would still
equate to a net increase in full and part time jobs directly provided on the Subject Site in the order of +294.

424 OTHER IMPACTS ON EMPLOYMENT

The generation of jobs creates opportunities for prospective future residents of the LGA as well as existing
residents. With respect to the former, the provision of more employment opportunities close to home would
support benefits to community welfare in keeping with the changing skills sets of local residents noted in Chapter
3.

The generation of jobs would support a reduction in journey to work travel times and a reliance on private cars.
Key welfare benefits associated with jobs closer to home relate to reduced stress and increasing the time
available for leisure activities. To exemplify this point, economists Frey and Stutzer found that commuters who
travel for more than an hour to their place of employment would need to earn 40% more money than they
currently do to be as satisfied with their lives as non-commuters.

New residents on the Subject Site would also be employed in a range of industries. Increasing the pool of workers
in the locality will contribute towards the economy and employment in the wider area. New residents would also
sustain jobs in support services such as schools, hospitals, public transport and so on.

4.3 IMPACT OF THE RETAIL CENTRE

4.3.1 IMPROVED RETAIL OFFER

Hili PDA has completed an Economic Impact Assessment (December 2012) as part of the proposed rezoning
package for the Subject Site. The main findings of the Economic Impact Assessment are:

19 Source: As advised by client in email dated 13/12/2012
20Ania Wieckowski, ‘Back to the Cily’, Harvard Business Review, May 2010
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= There is localised retail floorspace undersupply in the area around the Subject Site with unmet demand for
some 8,200sqm in Gladesville Village Centre. Alternative 1 would address some of this floorspace
undersupply;

« A Main Trade Area has been defined for the retail component of Alternative 1 based on the location of
competing centres, natural and artificial barriers and accessibility?’. A gap analysis of retail provision within
this area indicates that it lacks any significant retail offer or a full-line supermarket despite a resident
population of 13,221 persons in 2011. A full-line supermarket is sustained by a trade area of 9,000-10,000
people; and

= Strong growth in the amount of retail expenditure generated by residents in the Main Trade Area, including
from new residents on the Subject Site, is forecast over the 2011 to 2031 period. Total retail expenditure
generated in the Main Trade Area is expected to increase from $193m in 2011 to $332m in 2031 ($2009), an
increase of $139m or 72% over the 20 year period.

Based on the findings of the Economic Impact Assessment there is demonstrable need for the retail component of
Alternative 1 and in particular a full-line supermarket, to service the Main Trade Area. The addition of retail
floorspace to meet the undersupply which currently exists under Alternative 1 is therefore a positive outcome for
the local community. It would facilitate greater access to a wider range of retail goods and services.

4.3.2 IMPACTS ON THE CENTRES HIERARCHY

The Economic Impact Assessment quantifies trade diversion from existing centres. It finds that all other centres in
the locality of the Subject Site would continue to experience growth in trade over the 2011 to 2016 period even
with the retail component of Alternative 1 being developed. There is sufficient expenditure available within the
Main Trade Area to support the additional facilities and the impacts would not threaten the vitality or viability of
any other centre. Accordingly competition and the increase in retail floorspace supply resulting from Alternative 1
should be viewed positively.

New residents on the Subject Site will generate retail expenditure. A small proportion of this will be captured by
the new retail facilities on the Subject Site and some will be directed to nearby centres which will mitigate some of
the redirected trade. A proportion will also be directed to retail facilities such as department and discount
department stores and bulky goods retails from which no trade will be redirected. This represents a net positive
impact on these businesses as a result of Alternative 1.

4.3.3 SHOPPER CONVENIENCE AND SUSTAINABILITY

The location of the Subject Site close to Victoria Road and at one of the major access/ egress routes to the Main
Trade Area would ensure that it would be easily accessible to residents. By providing a range of retail stores
serving the daily and some weekly shopping needs of residents in an accessible location, Alternative 1 would
support shopper convenience. In reducing the need for residents to travel and dependency upon the car related
transportation, Alternative 1 would also support the principles of sustainable development.

21 Note: The Main Trade Area can be understood as the geographical area where residents would spend the majority of their regular shopping (in particular
food, groceries and liquor) at lhe proposed retail facililies on the Subject Site. The Economic Impact Assessment defines the Main Trade Area is defined as
comprising the area to the south east of Church Street (Route 3), to the south and west of Victoria Road (Route 40) and west of the Gladesville Hospital
site.
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This is particularly important given that the Main Trade Area which the retail component would serve, an area of
13,221 people in 2011, does not have a full-line supermarket. Residents in the Main Trade Area will therefore
currently have to cross the busy Victoria Road and endure associated inconvenience in terms of travel times and
delays in order to undertake the majority of their main food and grocery shopping. Alternative 1 will therefore have
a positive impact upon competition, sustainability and shopper convenience.

44 BROADER INVESTMENT STIMULUS

The comprehensive development of the Subject Site under Alternative 1 is likely to assist in stimulating further
investment in the Gladesville suburb and the wider area. It would result in direct stimulus of $160m in construction
costs and the associated multipliers previously quantified. Alternative 1 is also likely to increase the attractiveness
of the City of Ryde LGA has a place to live, in turn making the area more attractive as a place for potential
employers to invest.

Investment would be supported in higher order centres and bulky goods destinations which would not compete
with the retail component of Alternative 1. This is in addition to support services like schools, hospitals and public
transport and in businesses which new residents would themselves be employed.

4.5 SUSTAINABILITY

The Subject Site constitutes previously developed land, or urban infill, and as such it is the preferred location for
residential development in accordance with sustainability principles embodied in planning policy. The provision of
high density residential development in this location would capitalise on existing infrastructure and services such
as transport, electricity, water and public transport. It is therefore likely to present a lesser capital cost to the
community than a similar development in a greenfield area. In doing so it would assist in achieving urban renewal
and reduce the pressure on other less suitable lands, including greenfield lands, to accommodate housing.
Alternative 1 would also make more intensive use of the Subject Site compared to the existing, low-level
employment issues.

The importance of locating residential development in urban areas which have existing accessibility to goods and
services is emphasised in State planning policy documents examined in Chapter 2. The Metropolitan Plan for
Sydney to 2036 (DoPI, 2010) targets the provision of 80% of new housing within the walking catchments of
existing and planned centres in order to ensure that more jobs are located closer to home. Alternative 1 therefore
presents a positive community welfare impact in this respect compared to the Base Case.

Alternative 1 would assist in reducing the need for residents and workers to travel to work or to access retail
facilities.

4.6 ENVIRONMENTAL AMENITY

Alternative 1 represents a high standard of design and would include site landscaping. It may also reduce
pressure on other sites in Sydney, including greenfield sites, to accommodate residential development. On this
basis we consider that Alternative 1 would have a positive impact upon community environmental amenity in the
long-term.
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The development process itself may lead to some short-term adverse impacts on residents in the immediate area.
These could result from issues such as noise, detraction from visual amenity, increased traffic from deliveries and
so on. These would be short-term and we have assumed that necessary steps would be taken to minimise the
extent of any impacts by, for example, ensuring deliveries take place outside of peak periods.

4.7 SOCIAL INFRASTRUCTURE

New residents on the Subject Site would increase demand for social infrastructure and support services such as
schools, hospitals, public transport and so on. For the purposes of this NCBT it has been assumed that any
increase in demand on infrastructure and support services would be mitigated by monetary contributions to State
or local government and provisions in the development itself. On this basis in terms of monetary value, the impact

to the community from Alternative 1 compared to the Base Case would be neutral.

It is assumed that the additional capacity created by these contributions would be absorbed by new residents on
the Subject Site and therefore the overall community impact on access to social infrastructure such as schools

and hospitals in Alternative 1 would be neutral.

4.8 L0OSSOF INDUSTRIAL LANDS

The Subject Site forms part of the Gladesville industrial precinct which is identified as Category 1 lands. This is
because it is believed to support or has the potential to support regional industries and provides important local
service functions to residents of Sydney and is therefore strategically important. Notwithstanding this, Hill PDA
has undertaken analysis of the industrial market in Gladesville and the wider City of Ryde which indicates that:

= Industrial land within the City of Ryde is characterised by a mix of large and small enterprises, most of
which are involved in traditional forms of manufacturing and light industry. Chapter 7 of the City of Ryde
Local Planning Study predicts that the demand for ‘traditional” industrial land in the City of Ryde will decline

over the period to 20312,

* Industrial land in the City of Ryde faces difficulties in competing with industrial areas in Western Sydney
which can offer easier accessibility, larger land plots and more affordable accommodation?3; and

= Council identified the potential for some additional land uses that could be permissible with consent within
the Gladesville industrial precinct in the draft Ryde LEP 2011 to try and ensure that it remains economically

sustainable.

The draft Metropolitan Strategy (2013) provides a checklist against which proposals to rezone employment land
should be assessed. This is provided in Table 5 together with our assessment of Alternative 1 against each

criterion.

2 Source: City of Ryde Local Planning Study Chapter 7, City of Ryde Council, 2010
2 Source: Source: City of Ryde Local Planning Study Chapter 7, City of Ryde Council, 2010
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Table 5 - Checklist for Rezoning of Existing Industrial Land to Other Uses

Criteria

Response

Satisfied by
Alternative 1?

Is the proposed rezoning consistent with
State and/or council strategies on the
future role of industrial lands?

Notwithstanding the loss of employment lands, the
proposed development is a response to market demand
and reflects the changing nature of the area. This is
consistent with the need to promote economic
development and jobs recognised in the policies and
strategies considered in Chapter 2 of this Study.

@

Is the site:

- near or within direct access to key
economic infrastructure?

- contributing to a significant industry
cluster?

The Subject Site is separated from the wider Gladesville
industrial precinct. It does not currently contribute towards
the operation of the precinct and there are no nexus
relationships between existing businesses on the Subject
Site and those in the wider area.

&

How would the proposed rezoning impact
the industrial land stocks in the Subregion
or region and the ability to meet future
demand for industrial land activity?

Unlikely. The Subject Site is not well connected to the
wider industrial precinct and existing uses provide no
nexus relationship to the operation of the precinct.
Demand for ‘traditional’ industrial land is set to decline
and, in any case, as this site is not well connected to the
wider employment precinct and adjoins residential uses,
alternative industrial uses may not be appropriate.
Alternative 1 is not expected to adversely impact upon the
ability of the Subregion to meet future employment land
demand for these reasons.

How would the proposed rezoning impact
on the achievement of the
subregion/region and LGA employment
capacity targets and employment
objectives?

Alternative 1 would yield a net uplift in the number of jobs
provided on the Subject Site and would support jobs
directly and indirectly during the construction process.
The jobs that would be provided may be better suited
towards the demographic characteristics of residents in
the City of Ryde LGA. It would thus contribute positively
to the achievement of employment targets and objectives.

Is there a compelling argument that the
industrial land cannot be used for an
industrial purpose now or in the
foreseeable future and what opportunities
may exist to redevelop the land to support
new forms of industrial land uses such as
high-tech or creative industries?

The site is unlikely to be suitable for higher value
employment uses given its limited size, poor connectively
to industrial areas and surrounding residential land uses

Is the site critical to meeting the need for
land for an alternative purpose identified in
other NSW Government or endorsed
council planning strategies?

No. The Subject Site is not identified as being critical to
meet the need for alternative purposes in any State or
local Government planning strategies.

@

Source: Criteria Table 1: Industrial Lands Strategic Assessment, Page 49 Draft Metropolitan Strategy for Sydney, NSW Department of

Planning and Infrastructure (2013)

In the context of the checklist presented in the table above, the rezoning of the Subject Site under Alternative 1
appears to be justified based on the draft Metropolitan Strategy for Sydney. The existing use of the Subject Site
does not make a meaningful contribution towards the operation of the wider Gladesville industrial precinct and the
scope for it to do so under the existing zoning is considered to be limited. Alternative 1 would lead to a net uplift in
employment and provide jobs better suited to the characteristics of residents in the City of Ryde LGA. As such, it
would make a greater contribution towards employment comparative to the Base Case.

4.9 IMPACT ON EXISTING LAND USES

The Subject Site is located adjacent to existing residential uses to the north west and south west. These uses may
experience short-term adverse impacts during the construction process resulting for noise, visual amenity and so
on although we have assumed that appropriate steps would be taken to mitigate the extent of any impacts.
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Land to the east and north east of the Subject Site is zoned for IN2 Light Industrial uses. This land comprises one
site, owned by Dexus, which accommodates the Gladesview Business Park. The 2ha site comprises 10 units and
provides a mixture of commercial office and warehouse uses?, The Gladesville Business Park includes a range of
existing occupiers including Spotless, Alliance, Downer EDI, Bio-Rad and Ultraceuticals?. These occupiers do not
appear to be subject to nexus relationships to the adjacent employment uses on the Subject Site i.e. they are
operating independently and do not appear to be reliant upon inter-dependent relationships.

Given that some warehousing uses appear to be present on the adjacent site, the presence of residential
development in Alternative 1 creates the possibility for land use conflicts for example traffic and noise conflicts
resulting from deliveries. We should note, however, that there are already adjoining residential uses situated to
the west of Gladesview Business Park. We assume that appropriate measures (soundproofing such as screening
and so on) could be incorporated in Alternative 1 to assist in mitigating any potential impact, however there still
may be some adverse impacts compared to the Base Case in terms of externalities such as noise and sound.
This is a potential issue which will need to be addressed at the concept design and DA stage, should the rezoning
be approved.

The Subject Site is not well connected to the wider Gladesville industrial precinct and is separated from it by the
busy Victoria Road. The Subject Site is also bounded by residential uses on two sides. As such, it is not typical of
industrial plots in the wider LGA which are usually more sizable and incorporate a cluster of industrial uses. In
view of the isolation of the Subject Site, Alternative 1 is unlikely to set a precedent for the rezoning of other parts
of the Gladesville industrial precinct (on the other side of Victoria Road) because it is atypical of industrial lands in
the wider precinct and LGA.

4.10 TRAFFIC

Local residents and business may suffer short-term adverse traffic impacts as a result of vehicles associated with
the construction process. It is assumed that appropriate measures would be taken to mitigate the extent of these
impacts.

Alternative 1 may generate additional volumes of traffic locally when it is compared to the Base Case.
Unmitigated, this could lead to additional local congestion and associated externalities, travel times and pollution
to the detriment of existing residents. It is assumed that appropriate measures would be taken to minimise any
potential adverse impacts on traffic resulting from Alternative 1.

% Source: http:/fwww.dexus.com/properties/details.aspx?id=230&sector=Industrial
27 Source: Based on desk-top examination only
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5. NET COMMUNITY BENEFIT TEST

This Chapter provides an assessment of the benefits of Alternative 1 against the Base Case. The draft Centres
Policy clarifies:

“...a net community benefit arises where the sum of all benefits of a development or rezoning outweigh the
sum of all costs”,

When assessing the community impacts, the impacts have been described as either:

1. Positive or negative;

2. Significant, moderate, neutral; and

3. During construction and/or upon operation.
Table 5 below provides a definition of the terms provided under points one and two above. The definitions are
adapted from the rating levels recommended by the Strategic Merit Test which forms part of the National

Guidelines for Transport System Management in Australia (2nd Edition). The definitions have however been
amended so that they are suitable for a NCBT.

Table 6 - Assessment Rating Levels
Rating Level Description

Significant Negative  Costs with serious, long term and possibly irreversible effects leading to serious damage, degradation or
deterioration of the environment. Requires a major re-scope of concept, design, location, justification, or
requires major commitment to extensive management strategies to mitigate the effect.

Moderate Negative Costs may be short, medium or long term in duration and most likely to respond to management actions.

Slight Negative Costs have minimal effect, could be short term, can be mitigated and would not cause substantial detrimental
effects. May be confined to a small area.

Neutral No discernable or predictable positive or negative costs or benefits.
Slight Positive Benefits have minimal effect, could be short term. May be confined fo a small area.

Moderate Positive Benefits may be short, medium or long term in duration. Positive outcome may be in terms of new
opportunities and outcomes of enhancement or improvement.

Significant Positive  Benefits resulting in substantial and long term improvements or enhancements to the existing environment.

Source: Adapted from the Strategic Merit Test, National Guidelines for Transport System Management in Australia (2nd Edition)

Based on the rating levels identified above, the table below provides an assessment of the net community impacts
eventuating from the Base Case versus Alternative 1.

Table 7 - Assessment of Net Community Impacts

Net Community Base Case Scenario Alternative 1

Benefit

Increasing the Heutral No housing is currently Significant The provision of 404 residential units

supply of housing in provided on the Subject Positive upon  including 135 senior living units, in addition

the City of Ryde. Site. Operation to an assisted living facility, would contribute
towards achieving the housing targets set for
the City of Ryde and the Inner North
Subregion and meet forecast population
growth.

A wider range of Neutral No housing is currently Significant Alternative 1 would provide a mix of housing

housing. provided on the Subject Pasitive upan  types catering specifically for the current and

Site. Operation future needs of the population (ageing and

decreasing household sizes), particularly for
the most vulnerable community members.
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Existing uses perpetuating Significant

would lead to not change in ~ Pasitive

job provision. during
Construction
and upon
Dperation

Existing uses perpetuating Maderata

would lead to not change in  Positive upan

minimising the need to Cperation

travel to work.

The Subject Site does not Significant

provide shops or services at ~ Pasitive upan

the current time and the IN2  Oparatian

zoning prohibits such uses

from being provided in the

future.

Existing uses perpetuating Meutral

would lead to not change in
impact to existing centres.

The Subject Site does not Significant
provide shops or services at ~ Pasltiva upon
the current time and the IN2 ~ Uparation
zoning prohibits such uses

from being provided in the

future.

The Base Case is not likely ~ Significant
to support significant Positive
investment on the Subject

Site orin the local area.

The Base Case would not Modarate
lead to any change in Positive

sustainability in this locality.  upan

Operation
The Base Case would not Slight
lead to any further impact Negative
on local environmental during
amenity. Construction
Moderate
Pasitive upan
Dperation
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Alternative 1 would support an estimated
+1,677 job years (directly and indirectly) as a
result of the construction process, +344
permanent full and part time jobs post-
development of which +294 would be net
additional, jobs off-site in support services
such as schools, hospitals and public
transport and jobs within the industries new
residenls would be employed. The jobs
provided would be in a range of industry
sectors. It would deliver a net positive impact
on jobs.

The provision of housing in this location and
close to centres of employment provides the
opportunity for workers to live locally.

The provision of retail uses would increase
competition in the retail sector, which would
have a positive impact on prices, widen
access to retail goods and services and
increase choice.

Alternative 1 would lead to some adverse
impacts on existing centres with which it
would compete. However, all centres would
still experience growth in trade over the 2011
to 2016 period regardless and their vitality or
viability would be unharmed.

The impact on retail facilities with which the
proposed development would not compete,
such as department and discount
department stores and bulky goods stores,
would be net positive.

The provision of retail uses would reduce the
distance residents in the Main Trade Area
must travel in order to visit shops and
services. This is particularly important in
view of the seniors living and assisted living
components of the proposed development
who are likely to be less mobile than other
community members

Alternative 1 would result in the direct
investment of $160m and $529m in total
multipliers. It would support investment in
social infrastructure and retail fioorspace not
provided on the Subject Site. It would
support the economic competitiveness of the
City of Ryde as a place to live and as a
location for employers to investment.

Alternative 1 would support positive

sustainability impacts by:

e Supporting urban renewal and more
intensive uses on previously developed
land;

o Minimise the need for residents to travel
to work and to access retail facilities.

Short-term construction-related impacts may
eventuate from Alternative 1 although it is
assumed that appropriate mitigation
measures would be taken to ensure these
are minimised.

Alternative 1 represents a high standard of
design and would incorporate landscaping. It
may assist in reducing pressure on other
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The Base Case would not
lead to any impact on social
infrastructure.

Slight Poslitive

There would be no change Mautral
to the existing IN2 zoning.

There would be no change  Slight

in the existing use. Negative
during
Constructian

Neutral upon
Dporation

The Base Case would not Slight

lead to any further impact Negative
on local traffic. during
Construction

Neutral upon
Operation

sites, including greenfield sites, to
accommodate residential development.

The financial cost of additional community
support infrastructure is assumed to be
balanced by monetary and in kind
contributions to State and local government
and agencies. Any additional capacity
created is assumed to be occupied by new
residents. As such overall community
impacts would be nil.

Alternative 1 provides open space which will
benefit future residents on the Subject Site
and also existing residents in the
surrounding area comparative to the Base
Case. This constitutes a slight positive
benefit.

Alternative 1 would lead to the loss of
Category 1 Industrial Lands. It would remove
strategically important industrial land from
industrial use. Notwithslanding this,
Alternative 1 is deemed to pass the criteria
which permits rezoning of employment lands
to alternative uses set out in the draft
Metropolitan Strategy for Sydney (2013). The
overall impact on industrial lands policy
objectives would therefore be nil, it would
neither support nor contravene such polices.

Existing land uses may experience some
adverse impacts during the construction
process as a result of noise, visual amenity,
traffic and so on. It is assumed that
appropriate mitigation measures would be
taken.

Under Alternative 1 IN2 zoned land would
still adjoin the Subject Site to the east and
north east. We understand that the proposed
scheme has been designed in order to
remove potential conflicts with these uses.
The Subject Site already has a residential
interface and Alternative 1 may assist to
minimise potential conflicts in this regard.

Local residents and business may suffer
short-term adverse traffic impacts as a result
of vehicles associated with the construction
process. It is assumed that appropriate
measures would be taken to mitigate the
extent of these impacts.

Alternative 1 would be likely to increase local
traffic compared to the Base Case. Itis
assumed that appropriate measures would
be taken to mitigate any traffic impacts as far
as possible. As such overall impact on traffic
is assumed to be neutral.

The above matrix shows that Alternative 1 would lead to a range of positive benefits to community welfare
including six “significant positive” impacts. Alternative 1 not deliver any “significant negative” impacts but is
expected to lead to three “slight negative” impacts during construction only. These will be short-term in
duration. This compares to the Base Case which is estimated to deliver no change and neutral impacts.

In light of the above matrix, the final Chapter of this NCBT considers the extent to which Alternative 1 would
deliver a net community benefit compared to the Base Case.
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CONCLUSION

This NCBT has found that Alternative 1 would result in a range of benefits for the existing and prospective
community of the Subject Site, the Gladesville suburb, City of Ryde and the broader Inner West Subregion and
Sydney Region.

The following benefits and costs of Alternative 1 versus the Base Case, from a community perspective, have been
identified:

Potential Benefits of Alternative 1 versus Base Case

Increasing housing supply in the City of Ryde by 404 dwellings, including 135 seniors living dwellings, in
addition to assisted living facilities which would contribute towards meeting the forecast population increase in
the Gladesville suburb (Significant Positive Impact);

Providing a wider range of housing types in the City of Ryde reflective of the forecast ageing population and
increasing demand for smaller households (Significant Positive Impact);

Generating a net increase in operational jobs and jobs during the construction process (Significant Positive
Impact);

Minimising the need for residents to travel to work by providing housing close to employment opportunities
(Moderate Positive Impact);

Minimising the need for residents to travel to access shops and services {Significant Positive Impact);
Enhancing local retail choice and increasing price competition (Significant Positive Impact);

Providing more efficient use of a brownfield site (Significant Positive Impact);

Supporting investment directly in the Subject Site and in the surrounding area (Moderate Positive Impact);

Providing a development of a high standard of design and incorporating appropriate landscaping (Moderate
Positive Impact);

Delivering additional social infrastructure over and above the demands of future residents in the form of open
space (Slight Positive Impact);

Alleviating pressure on greenfield sites to be redeveloped for residential uses (Moderate Positive Impact).

Potential Costs of Alternative 1 versus Base Case

Potential land use conflicts with adjacent Gladesville Business Park during the construction process (Slight
Negative Impact);

Short-term increase in local traffic during construction although it is assumed that appropriate mitigation
measures would be taken (Slight Negative Impact);

Net increase in vehicle movements in the locality although we have assumed that appropriate mitigation
measures would be incorporated into the development to address this potential issue (neutral overall impact);
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= Short-term adverse impacts on environmental amenity during the construction process as a result of noise,
visual intrusion and so on although it is assumed that appropriate mitigation measures would be taken (Slight
Negative Impact).

In light of the above, on balance it is considered that Alternative 1 could lead to significant positive benefits on the
community in the local area resulting from increasing supply and mix of housing, an improved retail offer and price
competition, increased environmental amenity and a greater number of jobs. This is balanced against a number of
short-term slight negative impacts which could eventuate, although these are not project specific and may
eventuate from any redevelopment of the Subject Site. Whilst light industrial land will be lost as a result of
Alternative 1, in our view the rezoning can be justified based on the strategic checklist for employment lands? and
would offset by providing additional employment on the Subject Site and jobs that better match the employment
profile of the City of Ryde. In delivering additional residential supply and in assisting to alleviate pressure on
greenfield sites for residential development, as well as providing additional jobs and an investment stimulus,
Alternative 1 would also have positive broader strategic benefits for Sydney.

A ‘net community benefit' is deemed to arise when the sum of the benefits of a rezoning are greater than the sum
of all costs from a community welfare perspective. Based on this definition and from the perspective of the
community, having consideration of the issues raised above, on balance we conciude that Alternative 1 could
deliver an overall net community benefit compared to the Base Case.

28 Criteria Table 1: Industrial Lands Strategic Assessment, Page 49 Draft Metropolitan Strategy for Sydney, NSW Department of Planning and Infrastructure
(2013)
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DISCLAIMER

—_

This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific
purposes to which it refers and has been based on, and takes into account, the Client's specific
instructions. It is not intended to be relied on by any third party who, subject to paragraph 3, must make
their own enquiries in relation to the issues with which this report deals.

2. Hill PDA makes no representations as to the appropriateness, accuracy or completeness of this report for
the purpose of any party other than the Client ("Recipient”). Hill PDA disclaims all liability to any
Recipient for any loss, error or other consequence which may arise as a result of the Recipient acting,
relying upon or using the whole or part of this report's contents.

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not
directly connected to the project for which Hill PDA was engaged to prepare the report, without the prior
written approval of Hill PDA. In the event that a Recipient wishes to rely upon this report, the Recipient
must inform Hill PDA who may, in its sole discretion and on specified terms, provide its consent.

4. This report and its attached appendices are based on estimates, assumptions and information provided
by the Client or sourced and referenced from external sources by Hill PDA. While we endeavour to
check these estimates, assumptions and information, no warranty is given in relation to their reliability,
feasibility, accuracy or reasonableness. Hill PDA presents these estimates and assumptions as a basis
for the Client's interpretation and analysis. With respect to forecasts, Hill PDA does not present them as
results that will actually be achieved. Hill PDA relies upon the interpretation of the Client to judge for itself
the likelihood of whether these projections can be achieved or not.

5. Due care has been taken to prepare the attached financial models from available information at the time
of writing, however no responsibility can be or is accepted for errors or inaccuracies that may have
occurred either with the programming or the resultant financial projections and their assumptions.

6. This report does not constitute a valuation of any property or interest in property. In preparing this report
Hill PDA has relied upon information concerning the subject property and/or proposed development
provided by the Client and Hill PDA has not independently verified this information except where noted in
this report.

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the
Managed Investments Act 1998) or for any lender that is subject to the provisions of the Managed
Investments Act, the following clause applies:

This valuation is prepared on the assumption that the lender or addressee as referred to in this
valuation report (and no other) may rely on the valuation for mortgage finance purposes and the
lender has complied with its own lending guidelines as well as prudent finance industry lending
practices, and has considered all prudent aspects of credit risk for any potential borrower, including
the borrower's ability to service and repay any mortgage loan. Further, the valuation is prepared on
the assumption that the lender is providing mortgage financing at a conservative and prudent loan to
value ratio.
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EXECUTIVE SUMMARY

Introduction (Chapter 1)

Hill PDA was commissioned by Darcsol Pty Ltd to undertake an economic impact assessment relating to the
proposed rezoning of a site at 2-12 and 14 Tennyson Road, Gladesville (‘the Subject Site’). The land is zoned IN2
Light Industrial in the Ryde Local Environmental Plan (LEP) 2010 and Draft Ryde LEP 2011. A B4 Mixed Use
zoning is sought. The rezoning is sought in order to facilitate the mixed use redevelopment of the Subject Site to
accommodate a 5,800sqm retail centre including a full-line supermarket, 600sqm of non-retail commercial
floorspace, a childcare centre, 404 residential units including 135 seniors living apartments, assisted living
facilities, 670 car parking spaces and associated landscaping.

Planning and Policy Review (Chapter 2)

Metropolitan, Subregional and local planning policies support economic growth by encouraging the development
of housing and employment opportunities to meet Sydney’s growing population. Housing itself is recognised as a
contributor towards economic growth. Competition in the retail sector is encouraged through the Draft SEPP
(Competition) (2010) although the NSW Draft Centres Policy (2009) mandates that the protection of existing
centres and the preservation of the retail hierarchy is also a priority.

Competitive Retail Review (Chapter 3)

An analysis of existing centres in the area around the Subject Site indicates that the closest centres which offer
full-line supermarkets are at Gladesville Village Centre and Ryde Town Centre.

Ryde Town Centre or ‘Top Ryde’ has recently been redevelopment and comprises a high order shopping centre
serving a wide trade area with a range of retail goods and services. It is located approximately 2km or a 4 minute
drive’ north west of the Subject Site

Gladesville Village Centre is situated approximately 1.2km or a 2 minute drive? south east of the Subject Site on
Victoria Road. It contains a Coles supermarket and is currently trading well. A range of bulky goods retailers are
also located in the vicinity of the centre.

The remainder of nearby retail provision is small-scale and serves localised shopping needs only.

Demand for Retail Floorspace (Chapter 4)

A Main Trade Area (MTA) for the proposed development has been defined which incorporates the area to the
south east of Church Street (Route 3), to the south and west of Victoria Road (Route 40) and west of the
Gladesville Hospital site. This area contains only modest provision of retail floorspace which does not include a
full-line supermarket.

' Source: Googlemaps
2 Source: Googlemaps
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Based on population and expenditure growth in the MTA, including from new residents on the Subject Site, the
amount of expenditure generated by residents is expected to increase from $193m in 2011 to $332m in 2031.

This is equivalent to an increase of $139m or 72% over the 20 year period.

The turnover of the retail component is forecast to be $50m in 2016. Around 70-75% of this is expected to be
captured from residents in the MTA and the residual 25-30% from beyond the MTA. These capture rates are
sustainable. Expenditure capture from within the MTA by the proposed development would equate to between 16-
17% of the total expenditure generated by residents in 2016 or between 46-49% of total supermarket and grocery
store related expenditure. The vast majority of expenditure would continue to be directed towards the (modest)
shopping facilities within the MTA or to escape the MTA even if the proposed development were implemented.

These capture rates should also be considered in the context of the local undersupply of retail floorspace, with
unmet demand for some 8,200sqm in Gladesville historically identified by Hill PDA and others. The proposed

development would address some of this undersupply.

The MTA lacks a full-line supermarket at the current time although it has a resident population of 13,221 persons
in 2011. A full-line supermarket is sustained by a trade area of 9,000-10,000 people. The MTA should be served

by a full-line supermarket.

Retail Impact Assessment (Chapter 5)

The retail impact assessment indicates that the majority of the turnover of the proposed development would be
redirected from Top Ryde and Gladesville which are the closest centres offering full-line supermarkets. Over the
2011 to 2016 period all centres will still experience growth in trade even with the proposed development.

Trading impacts of less than 10% are usually considered by the industry to be within the normal competitive
range, dependent upon the performance of a centre and planned development. The Hill PDA gravity modelling
indicates that immediate impacts of the retail centre on existing centres would be less than 10% in all cases and

for most centres would be less than 5% which is considered ‘nsignificant’.

The gravity model indicates that the proposed development would not jeopardise the role or function of
Gladesville or any other existing centre in the locality. As such the trading impacts which would eventuate from it
are a matter of competition only and there are no grounds for refusal on the basis of economic impact.

Residential Impact Assessment (Chapter 6)

An assessment of residential market trends indicates that despite demand for dwellings is increasing resulting

from a growing population and demographic shifts towards smaller households.

In providing additional housing the proposed development could:

= Support housing market affordability by increasing housing supply of small units, which are the most
affordable housing types. This is important given the median house prices in Gladesville and the broader

City of Ryde are well above the Greater Sydney median;

= Contribute towards meeting the housing targets for the City of Ryde, the Inner North/ Central Subregion

and the broader Sydney Metropolitan Area;
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Increase the supply of seniors and assisted living accommodation in the City of Ryde in a location which is
close to shops, services and transportation. Seniors and assisted living will be increasingly demanded
across the City of Ryde and the wider Sydney Metropolitan area as a result of an aging population;

Underpin the local economy by creating additional retail expenditure available to be capture by centres and
supporting demand for jobs in support services and in the industries in which residents themselves would
be employed;

Ensure that labour supply and population growth are not constrained by a lack of housing to accommodate
local workers;

Ensure that new residential development occurs in an existing urban location and would thus capitalise on
the availability of existing infrastructure, services and public transport. It is assumed that, in terms of
funding such services, any increase in demand on infrastructure and support services would be mitigated
by contributions to State or local government and provisions within the proposed development itself;

Generate additional traffic locally which may provide a community dis-benefit for existing residents. This
should be balanced against the positive impacts of the residential development.

Other Economic Impacts (Chapter 7)

A range of additional economic impacts are identified which include:

An estimated +$160m in direct capital investment which would support a further +$369m in economic
multipliers;

Support +456 job years directly® and a further +1,221 jobs indirectly as a result of the construction process;

Potential short-term negative impacts locally as a result of increased traffic related to site-works, noise
during construction and so on. Only a minority of these would be economic and we have assumed that the
development process would take necessary steps to minimise the extent of any impacts;

Support for an estimated permanent +344 jobs directly post-development of which +294 would be net
additional to the Subject Site;

Contribute towards convenient access to retail floorspace for residents of the MTA and reduce the need for
them to travel in accordance with sustainable development principles; and

Promote competition in the retail sector without threatening the vitality or viability of any existing centres.

3 Note: One job year equals one full-time job for one full year
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1. INTRODUCTION

Hill PDA was commissioned by Darcsol Pty Ltd to underiake an economic impact assessment (hereafter referred
to as ‘the Study’) in relation to the proposed rezoning of a site at 2-12 and 14 Tennyson Road, Gladesville (‘the
Subject Site’). The rezoning is sought in order to facilitate the mixed use redevelopment of the Subject Site to
accommodate retail and residential uses.

1.1 THE SUBJECT SITE

The Subject Site comprises some 2.4ha of land area. It is bounded by existing commercial uses fronting Victoria
Road to the north, Tennyson Road to the north east, residential uses fronting Brereton Street to the south and
commercial and residential uses to the east. It is situated within the City of Ryde Local Government Area (City of
Ryde).

2-12 Tennyson Road currently comprises a two-storey commercial building on the side fronting Tennyson Road
and a large portal frame clear span warehouse to the rear, in addition to surface level car parking. Existing
tenants include Asset Link and GH Packaging International. 14 Tennyson Road comprises light industrial
warehousing. It is occupied by Latham Australia.

The location of the Subject Site is shown in the figure below.

icrosoft

The Subject Site is zoned IN2 Light Industrial in the Ryde Local Environmental Plan (LEP) 2010 and Draft Ryde
LEP 2011. The proposed rezoning seeks to incorporate a B4 Mixed Use on the Subject Site. Note that this Study
considers the economic impact of the proposed development only. It does not consider the planning principle of
rezoning the Subject Site.
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1.2 THE PROPOSED REZONING AND DEVELOPMENT

The proposed rezoning seeks to facilitate the redevelopment of the Subject Site to incorporate the following uses*
= Retalil floorspace of 5,800sqm gross lettable area (GLA®) including a full-line supermarket of 4,000sqm;
* Additional non-retail commercial floorspace of 600sqm;
= 404 market residential dwellings of including 135 seniors living units;
= An assisted living facility of 3,300sqm gross floor area (GFAS);
= Childcare/ community floorspace of 300sqm;
= 245 retail car parking spaces and 425 residential car parking spaces; and

= Associated landscaping works.

1.3 STUDY STRUCTURE

To meet the requirements of the project brief, the Study is set out in the following manner:

= Chapter 2 undertakes an assessment of the planning and legislative background relevant to consideration
of economic impact;

= Chapter 3 examines the network of centres and destinations around the Subject Site which constitute the
existing retail hierarchy;

= Chapter 4 defines a Main Trade Area for the proposed development, undertakes demographic analysis and
considers growth forecasts within this area, projects retail floorspace demand, estimates the turnover of the
proposed development and considers the extent to which there is sufficient demand to support this;

= Chapter 5 assesses the trading impacts of the proposed development on existing centres in the retail
hierarchy and their ability to sustain these impacts;

= Chapter 6 assesses the economic impact of the residential component of the proposed development; and

= Chapter 7 considers a range of other economic impacts which would eventuate from the proposed
development such as employment, economic multipliers and so on.

4 Source: Tennyson Road- Rezoning Application Schedule Scenario A, Grimshaw (26/06/2013)

5 Note: Gross Lettable Area (GLA) is the common measure used for lease and for other descriptive purposes in retail centres and shops. It is usually
defined as the total area of the lease and includes back of house, storage, offices and mezzanine levels but usually excludes loading docks and common
mall spaces. GLA is more commonly used in the industry because it defines the area of the lease. Shopping centre owners report rents and turnover figures
on the leased area and benchmarking is usually made on the GLA. For the purpose of Hill PDA’s demand modelling all floor areas expressed are in GLA

6 Note: Gross Floor Area (GFA) is Gross Lettable Area plus common mall spaces (including amenities), centre management area and plant rooms. In a
typical indoor centre with at least one department store and supermarket the GLA makes up around 72% to 75% of the GFA
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2. PLANNING & PoLICY REVIEW

This Chapter undertakes an appraisal of the planning and legislative context relevant to economic impact based
on State, Metropolitan, Subregional and local planning guidelines.

2.1 STATE PLANNING POLICY AND STRATEGIES

NSW 2021- A Plan to Make NSW Number One (2011)

The NSW 2021 Plan aims to rebuild the NSW economy, provide quality services, renovate infrastructure, restore
government accountability and strengthen NSW's local environment and communities.

The Plan comprises five key strategies. The main strategy that is of relevance to the proposed redevelopment of
the Subject Site is “Rebuild the Economy” which seeks to secure new jobs and ensure that more land is made
available for housing in order to support economic growth.

The NSW 2021 Plan sets a target of +60,000 new jobs in Sydney by 2021 and +25,000 new dwellings annually to
2031. The NSW 2021 Plan highlights that housing development opportunities within the Metropolitan area will play
a key role in the future economic growth of NSW. Housing is thus recognised as a contributor towards economic
development.

Metropolitan Plan for Sydney 2036

The NSW Department of Planning and Infrastructure’s (DoPI's)
Metropolitan Plan for Sydney 2036 was released in December 2010. The

. _ METROPOLITAN PLAN
Plan aims to shape the future growth of Sydney to 2036 ensuring a more = @]=EXd o] = $lo k1]

resilient, compact, connected, multi-centred and sustainable city. The
Metropolitan Plan integrates land use and transport planning by integrating the Metropolitan Transport Plan, which
was published for consultation earlier in 2010.

The Plan aims to address key challenges facing Sydney which includes managing a growing and changing
population, providing more jobs closer to home, more efficient transport delivery, climate change and maintaining
our global competiveness. These challenges are addressed through strategic directions.

The Plan anticipates Sydney's population will reach close to 6 million by 2036. To accommodate this population
growth, land use service provision and infrastructure capacity must be planned to provide for +763,000 additional
homes and +760,000 additional jobs by 2036.

Of relevance to this Study the Plan nominates an additional +44,000 dwellings and +62,000 additional jobs for the
Inner North Subregion (of which the City of Ryde is part) between 2006 and 2036.

The Plan forecasts that an additional 10 million sqm of additional commercial floorspace and 5 million sqm of
additional retail floorspace will be required across Sydney by 2036 in order to cater for employment growth and
increasing demand. The focus for accommodating employment growth will be in centres, particularly those on the
public transport network.
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Draft Metropolitan Strateqy for Sydney to 2031 (2013}

The DoPI published the draft Metropolitan Strategy for Sydney to 2031 (‘the draft Strategy’) for consultation in
March 2013. It seeks to achieve the following outcomes:

» Balanced Growth;

= A liveable City;

= Productivity and prosperity;

» Healthy and resilient environment; and

= Accessibility and connectivity.

The draft Strategy seeks to promote and facilitate growth which acknowledges market considerations and which
integrates transport, infrastructure and land use. Job growth will thus be concentrated on Metropolitan areas. An
additional +625,000 new jobs across Sydney by 2031 is targeted and minimum job targets have been set across
the Subregions in Sydney to achieve this. For the Central Region of which the Subject Site forms part, an
additional +230,000 jobs to 2031 are sought as a minimum.,

Minimum housing targets are also set for the Central Region of +82,000 additional dwellings by 2021 and
+138,000 new dwellings by 2031 targeted as a minimum.

NSW Draft Centres Policy (2009)

Over the past few years there has been a growing awareness and investigation of barriers to competition in
Australia, particularly in the retail industry. As a result of these investigations the Australian Government directed
state governments and planning authorities to review the flexibility of planning regulations and policies regarding
retail development. In response the DoPI released the draft Centres Policy in April 2009. The draft Centres Policy
has been publicly exhibited.

The draft Centres Policy focuses around six key principles. The principles relate to:
1. The need to reinforce the importance of centres and clustering business activities;
2. The need to ensure the planning system is flexible, allows centres to grow and new centres to form;

3. The market is best placed to determine need. The planning system should accommodate this need whilst
regulating its location and scale;

4, Councils should zone sufficient land to accommodate demand including larger retail formats;
5. Centres should have a mix of retail types that encourage competition; and

6. Centres should be well designed to encourage people to visit and stay longer.

The draft Centres Policy requires that a net community benefit test be undertaken for all rezoning applications
seeking to facilitate retail or commercial floorspace. A ‘net community benefit' is deemed to arise when the sum of
the benefits of a rezoning are greater than the sum of all costs from a community perspective. The net community
benefit test forms a separate report in the rezoning submission package.
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Draft SEPP (Competition) (2010)

Following a review undertaken by the DoPl and the Better Regulation Office into how economic growth and
competition were impacted by the planning system, a new Draft State Environmental Planning Policy (SEPP) has
been prepared and was placed on public exhibition in July 2010. The proposed state-wide planning policy

removes artificial barriers on competition between retail businesses.

The Draft SEPP states that:

= The commercial viability of a proposed development may not be taken into consideration by a consent

authority, usually the local council, when determining development applications;

= The likely impact of a proposed development on the commercial viability of other individual businesses may
also not be considered unless the proposed development is likely to have an overall adverse impact on the
extent and adequacy of local community services and facilities, taking into account those to be provided by

the proposed development itself; and

= Any restrictions in local planning instruments on the number of a particular type of retail store in an area, or

the distance between stores of the same type, will have no effect.

Draft Inner North Subregional Strateqy (2007)

The Draft Inner North Subregional Strategy (July 2007) plans to accommodate +60,100 new jobs and +30,000
new dwellings in the Inner North Subregion between 2004 and 2031. Of these, +21,000 jobs (35%) and +12,000

dwellings” (40%) are to be accommodated within the City of Ryde.

2.2 LOCAL PLANNING POLICY AND STRATEGIES

Ryde Local Environmental Plan (2010) and draft Local Environmental Pian (2011)

The Subject Site is zoned IN2 Light Industrial in the Ryde Local Environmental Plan (LEP) 2010 and the draft LEP
2011. This zone prohibits the development of retail and residential uses, hence a rezoning of the Subject Site is

sought.

City of Ryde Local Planning Study (December 2010)

Council prepared the City of Ryde Local Planning Study to inform the preparation of the draft Local Environmental
Plan. The Local Planning Study requires that proposals for retail expansion should be supported by studies to
ensure that impacts on existing centres are manageable. This Study responds to this requirement.

7 Outside of the North West Growth Centre
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3. COMPETITIVE RETAIL REVIEW

This Chapter examines the retail hierarchy around the Subject Site to determine the extent of existing and
planned future retail provision. Understanding the extent of existing provision is also crucial in quantifying the
economic impacts which may eventuate from the proposed development on centres and retail facilities. The
information within this Chapter has been sourced from previous Hill PDA reports, the Property Council of
Australia's Shopping Centres Directory (2011/2012), Shopping Centre News and other consultant studies where
indicated.

3.1 RETAIL HIERARCHY

The table below identifies the defined role and hierarchy of relevance to this Study based on the Draft Inner North
Subregional Strategy. Note that only centres which may influence the Subject Site or its potential trade area have
been listed in the table, it does not include all of the centres in the Inner North Subregion.

Table 1 - Inner North Subregion Centres Hierarchy

Typology Characteristics Centres
Specialised Areas containing major airports, ports, hospitals, universities, Macquarie Park
Centre research and business activities. These perform a vital economic

and employment role which generate metropolitan—wide benefits

Town Centre Town Centres have one or two supermarkets, community facilities, Ryde, Lane Cove
medical centre, schools, etc. Contain between 4,500 and 9,500
dwellings. Usually a residential origin than employment destination

Village A strip of shops and surrounding residential area within a 5 to 10  Gladesville
minute walk contains a small supermarket, hairdresser, take—away
food shops. Contain between 2,100 and 5,500 dwellings

Small Villages A small strip of shops and adjacent residential area within a5 to 10 Boronia Park, Hunters Hill, Putney
minute walk. Contain between 800 and 2,700 dwellings

Neighbourhood  One or a small cluster of shops and services. Pittwater Road Gladesville,
Centres Contain between 150 and 900 dwellings Tennyson Road Tennyson Point

Source: Draft Inner North Subregional Strategy, NSW Department of Planning and Infrastructure (2007)

The location of these centres is depicted in the following figure. Each of the centres identified is examined
individually in the remainder of this Chapter.
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_gure 2 - Retail Hierarchy around the Sulglect Site
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3.2 SPECIALISED CENTRES

Macquarie Park

Macquarie Park Regional Shopping Centre, or the Macquarie Centre, is located approximately 7.5km or an 11

minute drive® north of the Subject Site. It contains approximately 98,000sqm® gross lettable area (GLA) of retail and

entertainment floorspace. It forms the focal point of the Macquarie Specialised Centre as defined in the draft Inner
( North Subregional Strategy.

Macquarie Centre is operated by AMP Capital. Reflecting its subregional significance the shopping centre includes
such anchor tenants as Myer, Big W, Target, Woolworths and Franklins. Macquarie Centre reported a turnover of
$482.9m'® for the year to 2012, This equates to a turnover per square metre of $5,382/sqm which was 19% below
the median for all of the 88 similar sized shopping centres in Australia (centres with retail floorspace of greater than
45,000sgm GLA) in 2012. We should note that the reported turnover of the centre fell from $554m in 2010 largely as
a result of the opening of Top Ryde Shopping Centre.

The City of Ryde approved a development application (DA) in February 2009 for an extension to Macquarie Centre.
This comprised an additional 35,000sqm of retail floorspace on the site'". The expansion will include provision for a

8 Source: Googlemaps

¢ Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
© Source: Shopping Centre News Big Guns 2013

11 Source: Macquarie Shopping Centre Expansion Stage 1, August 2012
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new David Jones store (14,664sqm), a new supermarket (3,891sqmy), a fresh food market and specialty stores
(16,396sgm) and 1,050 car parking spaces'2. Construction has commenced™.

Olympic Park- Rhodes

The Specialised Centre comprises two separate precincts located in Olympic Park and Rhodes.

Retailing in Rhodes comprises the Rhodes Shopping Centre which was developed in 2004 and is owned and
operated by Mirvac. It comprises 51,000sgm of retail floorspace of which 26,000sgm (51%) is occupied by IKEA ™.
The residual 25,000sqm is occupied by a range of retailers including Target (3,800sqm), Coles (3,500sgm) and
Reading Cinemas (2,800sqm)™s. Rhodes is situated approximately 5km or a 7 minute drive south west of the
Subject Site'6, accessible via Concord Road.

According to Shopping Centre News (2013), Rhodes Shopping Centre (excluding IKEA) achieved a turnover of
$171m in the October 2011 to September 2012 period. Note that this figure excludes the turnover of IKEA, in
order to allow trading comparison with other similar sized centres. This equates to a turnover of $7,053/sqm,
which ranks it 46 of 99 similar sized centres in Australia (centres with GLA retail floorspace of 20,000sqm to
45,000sgm). This is marginally below the median of $7,093/sqm.

Given the presence of the IKEA store (one of only two such stores in Sydney with the other in Tempe), Rhodes
Shopping Centre is a destination centre. As a result, the centre would benefit from less frequent shoppers who
travel from further afield to visit IKEA, and would result in dual and incidental shopping (e.g. visit IKEA and pick up
a few items at Coles).

We understand that Development Application {DA) consent for 12,345sqm of additional mixed-use floorspace at
Rhodes Shopping Centre has been approved but has yet to be implementeds,

3.3 TowN CENTRES

Ryde

Ryde Town Centre, also known as ‘Top Ryde’, is located approximately 2km or a 4 minute drive'® north-west of
the Subject Site. Retailing in the centre is focused on the recently developed Top Ryde Shopping Centre which
provides some 78,000sqm of retail and leisure floorspace. It is anchored by a Myer department store
(10,500sqm2), Woolworths, Big W, JB Hi-Fi, ALDI, Supa IGA and Dan Murphy's in addition to providing leisure
related floorspace. Residential development in the town centre is continuing.

12 Source: Cordell's

13 Source: hitp:/iwww.macquariecentre.com.au/Community/Your-centre.aspx

14 Source: Rhodes Shopping Centre Profile, Mirvac (January 2011)

15 Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
16 Source: Googlemaps

17 Source: Shopping Centre News Little Guns 2012

18 Source: Canada Bay Local Planning Strategy 2010-2030, City of Canada Bay (2010)
1® Source: Googlemaps

2 Source: Welcome Myer Top Ryde, Myer
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No trading information on the performance of Top Ryde Shopping Centre has yet been made publically available.
Itis believed to be trading satisfactorily based on observations and an assessment of its trading influence.

Lane Cove

Lane Cove is located 8.7km or an 11 minute drive north-east?! of the Subject Site. It is focused predominately on
Burns Road and Longueville Road. The centre contained in the order of 12,000sqm of strip retail at the time of the
Hill PDA's previous survey (2007), including a Coles supermarket (2,100sqm). Since the Hill PDA survey a
Woolworths supermarket (3,325sqm) and specialty stores (1,454sqm)Z have been developed in the centre
increasing the quantum of floorspace provided to a little under 17,000sgm.

In addition to retail, the centre also includes a library, community centre, leisure centre and Lane Cove Council
offices. No trading information on the performance of this centre is available but the recent development of a
Woolworths supermarket and associated specialty stores indicates that the centre is deemed to have commercial
potential.

Eastwood Town Centre

Eastwood currenily provides approximately 51,000sqm?® of retail floorspace of which 11,000sqm is provided in
Eastwood Shopping Centre (anchored by a 1,830sgm Woolworths) and 5,000sgm is associated to Eastwood
Village Square (anchored by a 1,500sqm Franklins)?. The remaining floorspace is provided in strip retail. In
addition to retail floorspace, the centre contains some 37,000sgm of commercial floorspace?. An ALDI
supermarket has recently been developed on Rowe Street. Eastwood is located approximately 6.4km or a 12
minute drive north west of the Subject Site?.

The exact mix of retail floorspace is unknown. A Hill PDA survey in 1997 identified 25% of the retail space to be
food retailers including restaurants. This proportion is likely to have increased over the past decade with an
increase in Asian supermarkets, specialty foods and restaurants. The predominance of Asian supermarkets is
notable. In many cases they have taken over large retail tenancies previously occupied by national retailers.

Redevelopment of the existing Eastwood Shopping Centre was approved in February 2009 although this has yet
to be implemented. This will result in an additional 500sgm of retail floorspace being provided and includes the
expansion of the existing Woolwarths to 3,200sqm and allows for mini major retail tenants?’.

There is no published trading information concerning the performance of Eastwood Shopping Centre, Eastwood
Village Square or other retail facilities. Historically it is recognised that the centre suffered significantly with the
opening of Macquarie Centre, however, the increase in Asian retailers revitalised the centre into what it is today,
and gave it a point of difference to surrounding locations. Anecdotal evidence suggests the centre is currently
trading well. The shopping centre is busy, available car parking is constantly occupied, and there are low
vacancies (especially on the westemn side of the railway station).

2 Spurce: Googlemaps
2 Source: http:/iwww lanecove.nsw.gov.aulLiving%20in%20the%20ArealCurrent¥%20Issues/LaneCoveMarketSquare.htm

2 Source: City of Ryde Local Planning Study 2010 plus additional 4,450sqm of retail floorspace recently developed on the former Complete Hardware site
on Rowe Street

2 Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
% Source: City of Ryde Employment Centres Study (Mecone, 2009)

% Source: Googlemaps

2 Source: City of Ryde Employment Centres Study 2009 (Mecone, 2009)
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3.4 VILLAGE CENTRES

Gladesville Village Centre

The Gladesville Shopping Village is located on Flagstaff Street and consists of a Coles supermarket (2,530sqm)
and 27 specialty shops?, In total the centre provides in the order of 5,070sqm of retail floorspace (GLA)%. Further
strip retail is provided outside of the Gladesville Shopping Village along Victoria Road. In total, the centre provides
an estimated 14,000sqm (GLA) retail floorspace®.

Gladesville Shopping Village is currently trading well due to a lack of competition — particularly from supermarkets
in the surrounding area. The catchment is not well served by neighbourhood centres and is also constrained by
proximity to waterways and limited arterial access roads. An extended shopping centre of 8,200sqm is
supportable in this location as suggested by the Gladesville Shopping Village Assessment by DEEP Consultants
in 2006.

We understand that the potential redevelopment of both the Gladesville Shopping Village and the former Clock
Tower site have been mooted, to include retail and residential floorspace, but no DA consent has yet been
granted for either scheme.

Outside the indoor centre Gladesville has almost 10,000sqm of strip shops, mainly fronting Victoria Road. Many
of these shops appear to be underperforming particularly on the fringes of the centre. Gladesville also contains a
few bulky goods retailers along Victoria Road. This gives Gladesville a dual character to its retailing centre with
the strip shops deriving an independent momentum from the adjacent enclosed centre facing Flagstaff Street. It
also contains some representation of cafes and restaurants.

This centre is situated approximately 1.4km or a 4 minute drive®' south east of the Subject Site along Victoria
Road.

West Ryde

West Ryde Village Centre is located approximately 4km by road or an 8 minute drive north-west of the Subject
Site®, Retailing in West Ryde Village Centre is focused upon West Ryde Marketplace (6,100sqm) which is
anchored with a full-line Woolworths supermarket of 4,200sqm3. Based on previous Hill PDA floorspace surveys,
outside of the Woolworths Marketplace there is around 16,000sgm of strip retail floorspace.

A Coles supermarket (3,467sqm) and additional specialities (548sqm) has recently (May 2013%) opened in West
Ryde,

2 Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
2 Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
% Source: Employment and Centres Study, City of Ryde (Mecone, October 2010)

31 Source: Googlemaps

32 Source: Googlemaps

3 Source: Property Council of Australia Shopping Centre Database NSW/ ACT 2012/13
¥Source: http:/www.westrydeurbanvillage .com.au/index.php

% Source: Cordell's Construction Data 2012
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Published trading data for West Ryde Marketplace indicates that it achieved a turnover of $75.61m for the August
2011 to July 2012 period®. This equates to a floorspace turnover of $13,917/sqm and some 70% greater than the
median of $8,172/sqm for similar sized centres in Australia (centres of between 6,000sgm and 20,000sqm GLA
retail floorspace). This ranks West Ryde 9 nationally out of the 166 similar sized centres listed by SCN. This
indicates that the centre is trading very strongly.

Meadowbank Village Plaza

Meadowbank Village Plaza is a new centre and part of the Shepherds Bay redevelopment. It includes a Supa IGA,
ALDI foodstore, a medical centre and additional specialty retailers¥. It is located just southeast of the train
station, 4km west of the Subject Site.

Boronia Park Small Village Centre

Retailing in Boronia Park Small Village Centre is focused on the western side of Pittwater Road (130-150 Pittwater
Road), either side of the junction with Thompson Street. It is situated 1.7km or a 5 minute drive® east of the
Subject Site along Ryde Road. Boronia Park provides an estimated 1,000sqm? of retail floorspace, including a
Woolworths Metro supermarket (664sqm®). It had no vacancies at the time of the City of Ryde's Employment and
Centres Study (2009) and was deemed to be a busy, vibrant centre by Council**,

Putney Small Village Centre

Putney is located 1.7km or a 3 minute*? drive west of the Subject Site, adjacent to the junction of Morrison Road
and Charles Street. It provides around 1,000sgm of retail floorspace® including an IGA supermarket of around
500sgm™. It performs a top-up shopping role to the surrounding residential population. It had no vacancies at the
time of the City of Ryde’s Employment and Centres Study (2009) and was noted as being a very busy, vibrant
shopping centre by Council*,

3.5 NEIGHBOURHOOD CENTRES

Pittwater Road Gladesville

This small centre is located 1.4km or a 3 minute drive® east of the Subject Site on Pittwater Road. It comprises a
parade of shops between 20-32 Pittwater Road, immediately north of the junction with Harvard Street. It provides
around 500sqm of retalil floorspace (GLA)Y.

¥ Source: Shopping Centre News Mini Guns 2012
37 Source: http:/fwww.villageplaza.com.au/
8 Source: Googlemaps

32 Source: Employment and Centres Study, City of Ryde (Mecone, October 2010). Note: referred to as ‘Pittwater Road Shops’ in the Employment and
Centres Study

40 Source: Hunters Hill Retail Development Economic Impact Assessment, (Hill PDA, September 2008)
41 Source: Local Planning Study, Smalt Centres Appendices (December 2009)

42 Source; Googlemaps

43 Source: Employment and Centres Study, City of Ryde (Mecone, October 2010)

4 Source; Measured off Nearmap

4 Source: Local Planning Study, Small Centres Appendices (December 2009)

4 Source: Googlemaps

47 Source: Measured off Nearmap
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Tennyson Rd Tennyson Point

Tennyson Road Neighbourhood Centre is a modest size and caters for localised shopping provision only. It is
situated around 550m or a 1 minute drive®® south of the Subject Site on Tennyson Road. It comprises one
freestanding retail unit, and a Foodworks convenience store of approximately 150sqm* on the corner of
Tennyson Road and Morrison Road.

3.6 PLANNED/ PIPELINE DEVELOPMENT

Hill PDA is aware of the following proposals which may implicate retail demand in Gladesville:

= Rezoning of a site from IN2 Light Industry to B5 Business Development to facilitate the development of a
Bunnings Warehouse of 15,255sqm and further bulky goods retail of 21,885sqm is proceeding at 461
Victoria Road, Gladesville®.

= In addition to the expansion of Macquarie Centre, we are aware that DA consent has been granted for the
change of use and internal fitout for a 1,122sqm tenancy at 297-307 Victoria Road®'. This would facilitate
the occupation of this unit for a supermarket and restaurant to be operated by Piave Market Fresh Pty Ltd.

= DA consent has been granted, and construction is ongoing for a mixed use development at 297-307
Victoria Road, Gladesville, incorporating ground floor retail of 1,190sqm and 32 residential units®2,

= DA consent has also been granted for a mixed use development at 1-9 Monash Road and 407-417 Victoria
Road, close to the Subject Site on the north-eastern side of Victoria Road, which includes 70 dwellings and
2,520sqm of retail floorspace on the ground floor33, The use of this retail floorspace has not been specified.

48 Source: Googlemaps

49 Source: Measured off Nearmap
% Source: Measured off Nearmap
51 Source: Cordells

52 Source: Cordells

% Source: Cordells
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4. DEMAND FOR RETAIL FLOORSPACE

This Chapter examines the justification of the proposed retail floorspace on the Subject Site in the context of
demand. It begins by defining a trade area for the proposed development and undertakes demographic analysis
and assesses population growth within this area. Subsequently the Chapter undertakes household expenditure
modelling to quantify growth in retail demand. The turnover of the proposed development is then estimated and
considered in the context of demand.

4.1 RETAIL TRENDS

Over the past three decades significant changes have occurred in the retail industry such as the introduction of
new technologies, the ageing of the population, increased female participation in the workplace and changing
consumer preferences. These changes have placed increased pressure on many existing retail centres 1o either
adapt or lose market share.

In the 1980's, Australian retail floorspace totalled approximately 1.8sqm per person (excluding commercial space
and automotive retailing), which was roughly divided into equal components of regional, district and
neighbourhood/local centres. Today we have around 2.1sqm per capita due to increasing affluence and
consumerism.

In particular economic rationalism from 1991 to 2006 resulted in considerable growth in living standards and an
increase in household income disparity. During this period retail spend per person grew at almost 2% per annum
in real terms. Families became typically cash-rich/time-poor or time-rich/cash-poor. Very few families were both
time-rich/cash-rich, providing interesting challenges for the retail industry. Households in The Hills Shire are
aspirational upper-middle class. As such they have high expenditure levels but are typically dual income and time
poor.

Population growth, rising real disposable incomes and innovation and change within the retail industry have
underpinned a rapid increase in the supply of retail floorspace throughout Australia. Population growth and
increasing levels of disposable income have provided the means to support new retail development, but it is the
innovative nature of the industry itself that has generated major increases in more and larger centres.

Without a doubt the ‘Global Financial Crisis’ has had an impact on the Australian retail property markets in the
past couple of years. The period from late 2007 to the present has been characterised by weaker consumer
sentiment and poor leasing and investment markets (i.e. weak income and capital returns). This trend was
common to most commercial markets nationwide.

Retail spend per capita has stagnated since 2006 due to a combination of factors including the credit squeeze, a
propensity for households to save more and reduce debt, a strong Australian dollar, relatively high interest rates
compared to our trading partners and reduced job certainties.
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Also the rise of internet shopping is providing challenges for the retail industry. Whilst this market is relatively
small at around 4% of total retail sales® it is expected to increase to as high as 10% to 15% over the next decade
or s0 based on industry sources.

The long term trends of rising affluence, consumerism and technological change are likely to ensure that retail
expenditure will continue to increase over the long term owing to real growth in retail spend per capita. The
current economic climate of low consumer sentiment is viewed as a short term condition rather than a long term
one. In the future it is inevitable that there will be periods of economic growth and adjustment.

4.2 TRADE AREA IDENTIFICATION

To assess retail demand a trade area must first be defined for the proposed development. For the purpose of this
assessment, the trade area can be understood as the geographical area where residents would spend the
majority of their regular shopping (in particular food, groceries and liquor) at the proposed retail facilities.

Within this context, the extent of the trade area is dependent upon a range of factors including:

* The strength and attraction of the centre in question, determined by factors such as the composition,
layout, ambience/atmosphere and car parking in the centre;

= Competitive retail centres, particularly their proximity to the subject centre and respective sizes, retail offer
and attraction;

= The location and accessibility of the centre, including the available road and public transport network and
travel times; and

= The presence or absence of physical barriers, such as rivers, railways, national parks and freeways.

Having regard to the above, we defined a Main Trade Area (MTA) based on travel zones® which incorporates an
area bound by Church Street, Victoria Road and the Gladesville Hospital site. This area comprises a relatively self
contained trade area. The trade area comprises all of the Tennyson Point and Putney suburbs and parts of the
Ryde and Gladesville suburbs.

The extent of the MTA is shown in Figure 3.

% Source: Retail in the Spotlight Forum, Property Council of Australia 17/11/2011

55 Travel Zone — a small geographic area used as the basis for Bureau of Transport Statistics (formerly Transport Data Centre) modelling and data analysis.
Travel Zones provide a level of analysis between Census Collection District and Statistical Local Areas as defined by the Australian Bureau of Statistics.
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Figure 3 - Main Trade Area for Retail Facilities on the Subject Site
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Source: Map produced by Hill PDA using Mapinfo 11.5 software and Microsoft Bing © 2011 Microsoft Corporation

Victoria Road is a busy arterial roadway. It is a barrier to convenience and an impediment to movement to the
north and east of the MTA and thus bounds the MTA in these directions. The Parramatta River forms a natural
barrier to south west of the MTA. Church Street is also a busy vehicular route and bounds the north west of the
MTA. The MTA extends to Punt Road in the south east which forms the boundary with the Gladesville Hospital
site. Church Street is a significant barrier due to its traffic and the inability to turn right south of Victoria Road.

Currently the MTA is not well-served by convenience retail provision. The only existing centres are Putney Smaill
Village (1,000sqm GLA retail floorspace) and Tennyson Road Neighbourhood Centre (150sqm GLA retall
floorspace), plus limited strip retail in Gladesville to the west of Tennyson Road. The MTA does not contain any
full-line supermarkets and residents must therefore travel outside of it to meet their weekly main food shopping
needs. The majority of convenience expenditure is currently likely to be directed towards Gladesville Shopping
Village (which is trading strongly) and Top Ryde.

4.3 DEMOGRAPHIC ANALYSIS

Demand for retail floorspace is dependant not only on the number of households in the MTA but also the
demographic characteristics of those households. This Section examines data from the 2011 ABS Census for the
four suburbs which, in total or in part, constitute the MTA (Gladesville, Putney, Ryde, Tennyson Point). This
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demographic data is then compared to Ryde LGA and Greater Sydney% in order to provide a snapshot of the
demographic characteristics of the resident population of the MTA.

The table below provides a summary of the population and dwelling characteristics of the four suburbs which
constitute the MTA based on 2011 ABS Census data.

Table 2 - Main Trade Area Population and Dwelling Characteristics (2011)

Characteristic Gladesville Putney Ryde Tenngzm Ryde LGA (S;;Zit:;
Population and Dwellings

Total Population 10,973 4,076 21,598 1,118 103,040 4,391,674
Total Private Dwellings 4,857 1,432 8,836 424 41,676 1,720,333
Occupied Private Dwellings 4,373 1,329 8,001 382 37,677 1,521,398
Occupied Private Dwellings (%) 90% 93% 1% 90% 90% 88%
Average Household Size 24 3.0 2.6 2.8 2.6 2.7
Age Distribution

0-14 19% 21% 18% 19% 17% 19%
15-29 17% 18% 20% 14% 22% 21%
30-44 25% 19% 24% 19% 23% 23%
45-59 19% - 23% 19% 21% 19% 19%
60-74 12% 12% 12% 19% 12% 12%
75+ 8% 7% 9% % 8% 6%
Median Age 38 40 37 44 36 36

Source: ABS Census (2011)

From the above table it can be determined that:

= The proportion of occupied private dwellings in the four suburbs was equal fo, or greater than, the
proportion in Ryde LGA and above that recorded in Greater Sydney;

= The average household size in the four suburbs varied from 2.4 in Gladesville to 3.0 in Putney. With the
exception of Gladesville, the other suburbs all had comparable or greater average households sizes than
Ryde LGA,

= The four suburbs contained a greater proportion of residents in the youngest age cohort (0-14 years of
age) and the oldest age cohort (75 years or older) compared to Greater Sydney; and

» Residents of the four suburbs were on average older than those in either Ryde LGA or Greater Sydney.

The following table details household characteristics of residents in the four suburbs.

56 Source: Based on the ABS Greater Capital City Statistical Areas (GCCSAs) for Sydney- The GCCSAs represent the socio-economic extent of each of
the eight State and Territory capital cities The GCCSAs combined with the ‘Rest of State' regions cover the whole of Australia without gaps or overlaps and
aggregate directly to State/Territory
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Table 3 - Main Trade Area Household Characteristics (2011)

Characteristic Gladesville Putney Ryde Ten ng:;:: Ryde LGA g;Zit:;
Home Ownership

Owned or Being Purchased 63% 83% 61% 84% 63% 65%
Rented 35% 15% 36% 14% 34% 32%
Household Structure

Family Households 64% 82% 70% 94% 69% 73%
Lone Person Households 32% 16% 26% 3% 25% 23%
Group Households 3% 2% 5% 3% 5% 4%
Family Type

Couple family w. children 49% 60% 49% 56% 49% 49%
Couple family w/o children 36% 26% 34% 33% 35% 34%
One parent family 14% 12% 15% 9% 13% 16%
Other family 2% 1% 2% 2% 2% 2%
Dwelling Type

Separate house 52% 87% 55% 81% 53% 81%
Townhouse 9% 12% 12% 18% 15% 13%
Flat-Unit-Apartment 39% 1% 33% 1% 32% 26%

Source: ABS Census (2011)

The da

-4

The fo
Greate

Ref: C1

ta presented above indicates that:

There is a significant variation in home ownership across the four suburbs. The proportion of househalds
who owned or were purchasing their home in Gladesville and Ryde was comparable to, or lower than, the
average for Ryde LGA. However, the Putney and Tennyson Point suburbs recorded a significantly greater
proportion of home owners compared to Ryde LGA,;

Possibly reflective of the greater levels of home ownership, Putney and Tennyson Point recorded a much
greater than average proportion of family households compared to the Ryde LGA and Greater Sydney. The
proportion of family households in Ryde was marginally greater than the Ryde LGA average, whilst the
proportion in Gladesville was below average and a correspondingly higher proportion of lone person
households was recorded in this suburb;

The proportion of couple families with children was above average in Putney and Tennyson Point when
compared to the Ryde LGA and Greater Sydney average and accounted for most family types in these
suburbs. In Gladesville and Ryde the proportion of family households was lower and comparable o the
average for the Ryde LGA and Greater Sydney;

Separate houses were the dominant dwelling type in all of four suburbs but accounted for a significantly
greater proportion of dwellings in Putney and Tennyson Point. Gladesville and Ryde both recorded above
average proportions of flats-units-apartments when compared to the Ryde LGA and Greater Sydney.

llowing table identifies the employment and income characteristics for the four suburbs, Ryde LGA and
r Sydney.
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Table 4 - Main Trade Area Employment and Income Characteristics (2011)

Characteristic Gladesville Putney Ryde i ngzic:; T_ygz g;f&?)t:;
Labour Force by Occupation

Managers 17% 18% 13% 23% 13% 13%
Professionals 31% 29% 26% 2% 30% 24%
Technicians & Trade Workers 8% 10% 12% 9% 10% 1%
Community & Personal Services Warkers 8% 6% 8% % 7% 8%
Clerical and Administrative Workers 16% 18% 16% 16% 16% 15%
Sales Workers 7% 9% 8% 8% 8% 8%
Machinery Operators & Drivers 2% 2% 4% 3% 3% 5%
Labourers 5% 4% 6% 2% 5% 7%
Inadequately described or N.S. 2% 2% 2% 0% 2% 2%
Unemployment 4% 3% 5% 4% 6% 6%
Weekly Household Income

$0-$599 19% 14% 20% 16% 19% 18%
$600-§1,249 19% 14% 22% 15% 21% 21%
$1,250-$2,499 24% 21% 26% 21% 26% 27%
$2,500-$3,999 23% 27% 18% 26% 20% 18%
$4,000+ 7% 12% 5% 12% 6% 5%
Partial income stated 6% 9% 7% 9% 7% 8%
All incomes not stated 2% 2% 2% 2% 2% 2%
Median Weekly Household Income $1,558 $2,154 $1,380 $2,057 $1,466  $1,447

ABS Census (2011)

From the above table, the following can be determined:

The proportion of managers and professionals in the four suburbs was above the average for Greater
Sydney and in most cases was also above that recorded for the Ryde LGA,

The proportion of blue collar workers employed as machinery operators and drivers or labourers in the four
suburbs was below average for the Ryde LGA and for Greater Sydney;

The rate of unemployment in the four suburbs was below average for the Ryde LGA and for Greater
Sydney;

With the exception of Ryde, the remaining four suburbs recorded a lower proliferation of low earning
households earning less than $1,250 per week;

In terms of higher earners, it is notable that both Putney and Tennyson Point are affluent suburbs with the
proportion of high earning households with an income of $4,000 or greater per week being twice the
average for Ryde LGA and more than twice that of Greater Sydney; and

With the exception of Ryde, all of the four suburbs recorded a median weekly household income which was
greater than the Ryde LGA and the Greater Sydney average.

In summary, the demographic characteristics of the Gladesville and Ryde suburbs are broadly comparable to
those of Ryde LGA with a mixture of household types and a range of incomes being recorded. By contrast
residents of Putney and Tennyson Point recorded much greater levels of affluence reflected by greater than
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average incomes, greater home ownership, a greater proportion of family households and of detached dwellings.
Creater disposal incomes lead to greater levels of discretionary retail spending which in turn lead to above
average demand for retail floorspace.

To some extent this reflects the smaller scale of the Putney and Tennyson Point suburbs which contained 4,076
residents and 1,118 residents respectively at the time of the 2011 ABS Census, compared to 10,973 residents in
the Gladesville suburb and 21,598 residents in the Ryde suburb.

4.4

MTA population projections are sourced from the NSW Bureau of Transport Statistics (BTS). These were based
on the 2006 Census and were published in August 2012, constituting the latest projections available. The
population projections for the MTA are shown in Table 5.

POPULATION PROJECTIONS

An additional allowance has been made for new residents on the Subject Site which would result from the
proposed rezoning and subsequent redevelopment. No allowance for the redevelopment of the Subject Site has
been made in the BTS projections. The estimated number of residents has been calculated based on 404 units
being developed and the 2011 ABS Census-based average unit occupancy rate for the City of Ryde LGA of 1.9
persons. This leads to an estimated 768 residents living on-site post development®’. For the purposes of this
Study we have assumed that half of these units would be occupied by 2016 and that all would be occupied by
2021,

Table 5 - Population Projections and Growth in the Trade Area

Forecast Population Growth 2011-2031
2011 2016 2021 2026 2031 | Persons  /\verage
Per Annum
BTS Forecasts* 13,221 14,167 15,717 16,634 17,530 4,309 14%
Subject Site** . 384 768 768 768 768 -
Total 13,221 14,551 16,485 17,402 18,298 5,077 1.6%

Source: * Population and Employment Travel Zone Forecasts - August 2012, NSW Bureau of Transport Statistics (BTS).Based on travel zones 2523, 2530,
2529, 2528, 2526, 2525 ** Hill PDA

The MTA contained an estimated 13,221 residents in 2011. This is forecast to increase by 5,058 residents to
18,279 residents in 2031. This equates to a per annum average growth rate of 1.6% between 2011 and 2031. We
have used these population forecasts to inform our expenditure modelling.

Note that the 3,300sqm of assisted living floorspace would accommodate additional residents over and above this
level. The purpose of deriving these population projections is to inform the retail demand modelling and as such
we have assumed for the purposes of this Study that assisted living residents will not create demand for local
goods and services. Given that assisted living would largely be provided with nursing care, housekeeping and
prepared meals in-house, demand for retail services off-site from residents is assumed to be limited. Staff in the
assisted living facility would support demand for local retail goods and services.

57 Note: The seniors living units range from 1- to 3-bed. Given that the ABS average for the City of Ryde LGA includes other seniors living facilities within
the LGA, we consider it reasonable to apply the same persons per unit rate to both the seniors living and the market residential units proposed.

Hill PDA
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4.5 FORECAST HOUSEHOLD RETAIL EXPENDITURE IN THE TRADE
AREA

Households within the MTA generate retail expenditure, some of which will be available to be captured by retail
facilities on the Subject Site. For the purposes of this Study estimated household expenditure was sourced from:

= The ABS Household Expenditure Survey (HES) 2003-04 which provides household expenditure by broad
commodity type by household income quintile; and

= Marketinfo 2009 which is generated by combining and updating data from the 2006 Census and ABS HES
Survey%,

For the purposes of this Study future residents on the Subject Site are assumed to generate the same per capita
expenditure levels as residents in the trade area.

Marketinfo combines the data from the Census, ABS HES Survey and other sources to derive total ABS HES
Survey by commodity type. This data, which was validated using taxation and national accounts figures,

quantifies slightly more expenditure than the ABS HES Survey. Total expenditure generated by residents in the
trade area is shown in the following table.

Table 6 - Main Trade Area Expenditure Forecast by Broad Commodity Type ($m2009)

Commodity Type 2011 2016 2021 2026 2031
Food, Groceries & Liquor take-away* 61.3 71.2 85.2 95.0 105.5
Food Catered 28.5 33.2 39.7 442 491
Apparel 15.1 17.5 21.0 234 26.0
Bulky Goods 254 29.6 354 39.4 43.8
Other Personal & Household Goods 435 50.6 60.5 67.5 749
Personal Services 6.4 74 8.9 9.9 11.0
Total Trade Area 180.2 209.5 250.7 279.5 3104

* Excludes Liquor on Premises and Cinema Expenditure
Forecast assumes 1.1% growth in real retail spend per capita per annum in line with historic trend since 1986.

The ABS Retail Survey 1998-99 (Cat No. 8624.0) provides a cross tabulation of store type (defined by ANZIC), by
commodity type. Multiplying the percentages in the cross tabulation by total dollars spent generates household

expenditure by retail store type. Turnover by retail store type generated by household expenditure is provided in
Table 7.

% Note: Marketinfo combines the data from the Census, HES and other sources to derive total HES by commodity type. This data, which was validated
using taxalion and national accounts figures, quantifies around 14% more expenditure than the ABS HES Survey. The ABS Retail Survey 1998-99 (Cat
No. 8624.0) provides a cross tabulation of store type (defined by ANZIC), by commodity type. Multiplying the percentages in the cross tabulation by total
dollars spent generates household expenditure by retail store type.
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Table 7 - Main Trade Area Expenditure Forecast by Retail Store Type ($m2009)

Retail Store Type 2011 2016 2021 2026 2031
Supermarkets & Grocery Stores 54.5 63.3 75.7 84.5 93.8
Specialty Food Stores 181 214 252 28.1 31.2
Fast-Food Stores 15.5 18.0 21.6 240 26.7
Restaurants, Hotels and Clubs* 18.4 214 25.6 285 31.6
Department Stores 16.2 18.9 22.6 252 28.0
Clothing Stores 10.5 12.2 14.6 16.3 18.1
Hardware and Bulky Goods 25.5 29.6 354 39.5 439
Other Personal & Household Goods Retailing 27.6 321 384 42.8 47.5
Selected Personal Services™* 6.4 74 8.9 9.9 11.0
Total Trade Area 192.6 223.9 268.0 298.8 331.8

* Tumover relating only to consumption of food and liquor (excludes all other types of revenue such as accommodation, gaming and gambling) ™
"Selected Personal Services includes hair and beauty, laundry, clothing hire and allerations, shoe repair, optical dispensing, photo processing and hire of
videos

Forecast assumes 1.1% growth in real retail spend per capita per annum in line with historic trend since 1986.

Based on the table above the total expenditure generated by residents on the MTA will grow from $193m in 2011
to $332m in 2031. This equates to an increase of $139m or 72% over the period.

Note that the total expenditure generated by residents by retail store type ($193m in 2011) is greater than that by
commodity type ($180m in 2011). This is because retail stores derive a small proportion of expenditure from other
sources, such as trade-related sales and rentals, which do not form part of household expenditure by commodity

type.

4.6 ESTIMATED TURNOVER OF PROPOSED DEVELOPMENT

Hill PDA has assumed that a 5,800sqm (GLA) centre on the Subject Site would trade at close to industry
benchmark levels for metropolitan areas and above financially sustainable levels. The Study assumes that the
centre would be fully developed and would have achieved a settled pattern of trading in 2016.

The table below applies target turnover rates to proposed floorspace to derive marginal turnovers®,

Table 8 - Retail Turnover Subject Site in 2016 ($2009)

Target Turnover

Use Floorspace (sqm GLA) (§/sqm)* Total Turnover ($m)
Supermarket 4,000 10,281 411
Mini-Major 900 4,883 44
Cafe 150 4,626 0.7
Specialty Food 250 7,967 2.0
Non-Food Specialties 250 4,883 1.2
Personal Services 250 3,341 0.8
Total Shopfront Retail 5,800 - 50.3

* Source: Various including ABS Retail Survey 1998-99 indexed to 2011 dollars, Shopping Centre News, Urbis Retail Averages, various consultancy
studies and Hill PDA research. Target turnover levels are expected to increase at a rate of 0.55% per annum above the CPI rate in line with the historic
trend.

% Derived from Tennyson Road — Rezoning Application Schedule Scenario A, Grimshaw Architects (26/06/2013). Note Hill PDA has assumed that the
750sqm of ‘specialty retail’ would be split equally between ‘specialty food', ‘non-food specialities’ and ‘personal services’. The Mini-Major is assumed to be
a non-food retailer such as a pharmacy.
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Based on our calculations the retail component of the proposed development would turnover $50m retail sales in
2016 ($2009).

4.7 SOURCES OF EXPENDITURE

Residents in the Trade Area

We estimate that of the $50m turnover of the proposed development around 70-75% ($35m to $37.5m) would be
derived from residents in the MTA. This is based on the lack of supermarket and grocery store provision within the
MTA, the easy accessibility of the Subject Site from within this area and its location at a main vehicular entrance
to the MTA via Victoria Road.

As previously discussed the majority of supermarket and grocery store related expenditure generated by residents
within the MTA escapes to centres which offer full-line supermarkets, particularly Top Ryde and Gladesville. In
this context the Subject Site offers an excellent alternative for MTA residents, potentially providing a much
stronger retail offer than Putney which provides only modest supermarket provision and more convenient access
than either Gladesville or Top Ryde.

The capture of $35-37.5m of expenditure from within the MTA in 2016, including $29-31m of supermarket and
grocery store related expenditure would be sustainable. Based on the total quantum of expenditure generated by
residents within the MTA (Table 7) this expenditure capture would equate to 16% to 17% of expenditure
generated in the MTA in 2016 or 46% to 49% of supermarket and grocery store related expenditure. These are
modest rates of capture. Even with the proposed development the majority of expenditure generated by residents
across all retail stores types would continue to be directed towards (modest) shopping facilities within the MTA or
escape the MTA.

Growth in expenditure in the MTA equates to some $139m between 2011 and 2031. As such, the turnover of the
proposed development derived from within the MTA accounts for just 25% to 27% of expenditure growth over the
2011 to 2031 period.

Expenditure Capture from Beyond the Trade Area

The proposed retail facilities on the Subject Site can also expect to capture some expenditure from outside of the
MTA as a result of passing trade and commuting workers who live outside of the MTA. Victoria Road is an arterial
road which carries a significant level of evening commuter traffic westbound. The Subject Site is on the left side of
Victoria Road from Sydney CBD makes it an ideal location for evening commuters. It would be the only
supermarket on that side of Victoria Road between Drummoyne and Ermington®. At least 25-30% of its turnover
is likely to come from beyond the MTA, equivalent to around $12.5-15m in 2016. In our view this is achievable.

Existing Floorspace Undersupply and Gap Analysis

The assessment above is based on examining total current and future expenditure levels only. Gladesville
shopping centre is trading strongly due to a lack of competition in the local area and an undersupply of
neighbourhood centres in its (Gladesvilie’s) trade area. Sufficient demand was deemed to have existed for an

8 The exception is Shepherds Bay but this centre has a localised {rade area and is in an inconvenient location for passing commuters.
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additional 8,200sqm of retail floorspace in the Gladesville Shopping Village (as proposed in the Gladesville
Shopping Village Assessment by DEEP consultants in 2008). There has been no significant floorspace expansion
since 2009. This suggests that there is current demand for additional retail facilities, particularly neighbourhood-
type retail floorspace, in Gladesville's trade area which includes part of the MTA. Indeed the level of floorspace
undersupply is a symptom of the modest supply within the MTA, with residents travelling to Gladesville and Top
Ryde to fulfil their main food shopping needs.

Furthermore we note that a full-line supermarket is required for every 9,000-10,000 pecple. Given the MTA
contains over 13,000 residents in 2011, forecast fo increase to nearly 16,500 residents by 2021, it warrants a full-
line supermarket. This is in accordance with ensuring local access to daily and weekly shopping provision for
residents and reducing the need for residents to travel.

Conclusion

Based on the capture rates which would be required to support the proposed development from the MTA, the
turnover of the proposed development is sustainable. Even if 70-75% of the turnover of the proposed
development, and the supermarket component in particular, is derived from within the MTA, the majority of
expenditure would still be directed towards existing retail facilities within and outside of the MTA.

Gladesville Shopping Village has unmet demand for some 8,200sqm of additional retail floorspace. This is
reflective of the lack of supermarket provision in the MTA which the proposed development would assist in
addressing.

Furthermore we note that a full-line supermarket is required for every 9,000-10,000 people. Given the size of the
residential population of the MTA in 2011 (13,221 residents), it warrants its own be served by a full-line
supermarket.
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5. RETAIL IMPACT ASSESSMENT

In terms of assessing economic impacts, previous court judgements such as *Fabcot Pty Ltd v Hawkesbury City
Council (97) LGERA" and "Cartier Holdings Pty Ltd v Newcastle City Council and Anor [2001] NSWLEC 170" have
provided some guidance on relevant issues. The NSW Land & Environment Court has stated that Councils should
not be concerned about competition between individual stores as this is a matter of fair trading. It should however
concern itself with impacts in the locality.

This Chapter assesses the impact of the retail components of the proposal on existing retail centres in the locality.
The EPA & Act (1979) is not clear on what is meant by locality, however for the purpose of this assessment we
have assumed it to be the geographical influence of the proposal.

51 METHODOLOGY TO DETERMINE IMPACT

To assess economic impact of the proposed development Hill PDA employed the following steps in the
methodology:

= Recorded reported turnover levels of the competing centres and/or estimated turnover levels based on
industry benchmark turnover levels, expenditure modeliing and by survey and observation (type and mix of
retailers, levels of vacancies, etc) in Chapter 3;

= Estimated the turnover of proposed retail provision on the Subject Site based on industry benchmarks and
having regard to trade areas and potential capture in Chapter 4;

= Redirected the turnover from competing centres utilising a gravity model;
= Measured the “point in time” impacts on competing centres as percentage shifts in turnover;

= Measured the shifts in turnover over time taking into consideration growth in expenditure generated by the
respective trade areas;

= Assessed the resultant levels of turnover against industry benchmarks to ascertain whether or not any
centre is likely to experience social detriment, significant closures, urban light or any other adverse
impacts; and

= Considered whether or not mitigating measures would be required to limit the potential for adverse impacts,
such as staging.

5.2 REDIRECTION OF TURNOVER FROM EXISTING CENTRES

The $50m of retail sales captured by the proposed centre would be redirected from competing centres. In order to
quantify the scope of this turnover Hill PDA prepared a bespoke gravity model.

The gravity model is based on the premise that the level of redirected expenditure from a centre is directly
proportional to the turnover of that centre and indirectly proportional to the distance from the Subject Site. The
level of redirected expenditure is also dependent on the similarities of retail store types (the degree of
competitiveness). Given the nature of proposed retail on the Subject Site, it will redirect more turnover from
supermarkets and specialty stores than from department, fashion and bulky goods stores.
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The gravity model assumes that the 32,000sqm expansion of the Macquarie Centre, the expansion of Eastwood
Shopping Centre and the permitted development at 297-307 Victoria Road has been implemented by 2018.

The results are presented in the following table.

Table 9 - Redirection of Expenditure from Existing Centres ($m2009)

1 2 3 4 5 6 7 8 9 10
Time Travel  Approx. Turn-~ Turnover  Turnover . 7 Shiitin % Shift
from  Retail - ~over ~in2016  in2016 = \mmediate % Shift - turnover ;o
Retail Centre Subject ~ Floor i - without - i with - = onirtin I o fTOm = er
Sitein. . Space . . 2011 Proposal - Proposal ~ urnover Tumover— - 2011to o013,
ne In pace P P (m) ~ in2016 2016
minutes (sqm} ($m) {($m) ($m) ($m) 2016
Proposed Centre 50 50
Macquarie Park 115 115,150 4829 576.3 569.8 65 1.1% 869  18.0%
Top Ryde 55 60,000 3257 370.3 359.5 107 -2.9% 339 10.4%
Lane Cove 1.0 16,950 106.7 115.6 112.3 32 2.8% 56  52%
Gladesville*™* 40 15,050 94.0 106.8 100.2 66 6.2% 63 6.7%
Boronia Park 5.0 1,000 8.8 9.7 9.1 06 -5.1% 04 4.2%
Putney 3.0 1,000 8.0 9.1 8.3 0.8 -83% 03 4.3%
Pittwater Road 5.0 500 28 3.1 3.1 0.0 09% 03 9.9%
Rhodes 80 26,000 171.0 208.0 2035 4.6 -2.2% 325 19.0%
Eastwood 120 47,250 235 2755 271.3 4.2 1.5% 278  114%
West Ryde 90 26,000 1787 197.3 192.0 5.3 27% 133 74%
Meadowbank 95 5,500 440 49.1 469 2.1 4.3% 29 67%
Other Localities -5.0
TOTAL 314,400  1,6660  1,920.8 19257 0.0 0.3% 259.7  15.6%

* Drive-time (minutes) based on Googlemaps (average to and from)
** Excludes non-retail commercial uses and vacant spaces
*** Includes permitted development at 297-307 Victoria Road

The turnover of the proposed development would be redirected from a range of other centres in the locality but
particularly the closest centres which provide full-line supermarket floorspace - Top Ryde and Gladesville,
Columns 7 and 8 indicate immediate or point in time shifts in turnover which would result from the proposed
development. The greatest impacts in 2016 are on Gladesville Village ($6.6m or 6.2% immediate loss of trade),
Top Ryde ($10.7m or 2.9% loss of trade), Boronia Park ($0.6m or 6.1% loss of trade) and Putney (0.8m or 8.3%
loss of trade).

There are no universal measures of significance of economic impact. There are references in various consultancy
reports and statements in the NSW Land & Environment Court which suggest that a loss of trade below 5% is
considered insignificant. In broad terms impacts of below 10% are considered to be within the normal competitive
range. The above impacts are all below 10% and are therefore considered to be insignificant to moderate and
within normal competitive range.

To also note, the impacts in Columns 7 and 8 in the above table are immediate (or point in time) impacts which do
not take into account growth in trade which these centres would experience between 2011 and 2016 as a result of
planned expansions, population and real expenditure growth in their respective trade areas. Columns 9 and 10
show the redirection of trade which would eventuate from the proposed development within the context of growth
in trade. It reveals that all centres will experience some growth in trade over the 2011 to 2016 period
notwithstanding the adverse impacts from the proposed development.

Any new retall development will result in some impact on existing centres. The crucial consideration from an
economic impact perspective is the extent to which the level of impact would jeopardise the role or function of that
Hill PDA
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centre. Where adverse impacts exist that would lead to a loss of trade, consideration of the extent to which these
impacts could be absorbed by the centre is pertinent. If centres still experience growth in trade even with the
proposed development being implemented, their role will not change.

As noted in Section 3.4 and 4.7 Gladesville is trading well due to a lack of competition and in recognition of its
strong performance there is deemed to be capacity for the provision of additional floorspace of up to 8,200sgm of
retail floorspace in the centre. Gladesville also has a function in the provision of bulky goods retail and this also
would not be impacted by the proposed development. We should note that, if the proposed development were
implemented, the capacity for additional retail floorspace in Gladesville would reduce, but there is still likely to be
some scope for additional floorspace expansion even with the proposed development.

As a result the economic impact of the proposed development would not jeopardise the role or function of
Gladesville or any other existing centre. On this basis the impacts which would eventuate from it are a matter of
competition only. As such there are no grounds for refusal on the basis of economic impact.
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6. RESIDENTIAL MARKET DEMAND

This Chapter examines the implications of the residential component of the proposed development which would
be facilitated by the proposed rezoning. We should note that housing development is recognised by State
government as contributing towards economic growth.

6.1 RESIDENTIAL TRENDS

Australia has one of the highest rates of home ownership in the world. This can be attributed to a rapidly
increasing standard of living, high rates of population growth in the immediate post WWII period, and more
recently, to ageing of the population.

The key drivers to Sydney's residential property market are:
= Interest rates underpinning affordability;
= High cost of ownership forcing more people to rent maintaining a strong demand for rental properties;
= Downsizing of empty nesters, and home owners under pressure of large mortgage repayments; and

= Strong population growth from international migration and natural increase.

Australia has been experiencing a period of exceptional population growth with current rates of growth exceeding
that in the decades preceding this one. As at 31 December 2011, Australia's estimated resident population had
increased by 302,600 people over the past year to 22.5 million, a 1.4% increase over the year®'. This is down from
the peak growth rate of 2.2% in December 2008. Contrast this with the annual growth rate in the two decades prior to
2006 which averaged 1.3% per year.

As household sizes trend downwards and lone person households increase rapidly compared to other household
types, more dwellings are needed particularly to cater to the ageing population.

6.2 HOUSING SUPPLY

Industry sources report that Sydney is experiencing its lowest rate of housing growth in 50 years® with the gap
between housing demand and supply worsening. According to Deloitte Access Economics, NSW has slumped
from contributing more than one third of new housing in Australia to less than a fifth in a single decade, with little
indication that this trend will change in the short term. To exemplify this point, between 2007 and 2008 only
15,000 additional dwellings were built in the Sydney Statistical Division in comparison to 32,000 between 1999
and 200083,

More recently public policy think-tank the McKell institute has indicated that, since the beginning of the
Metropolitan Plan for Sydney period (1 July 2006) to 30 March 2012, some 133,975 homes should have been
delivered in Sydney to be on track to achieve the housing targets set in the Metropolitan Plan®. This compares to

61 Source: 3101.0 - Australian Demographic Statistics, Austratian Bureau of Statistics, December 2011 (June 2012)
62 Source: Rents to soar as housing crisis worsens, Daily Telegraph March 25, 2009

8 Source: Metropolitan Strategy Review, Sydney Towards 2036, NSW Government

& Source: The McKell Quarterly Homes Monitor, September 2012
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delivery of only 80,466 new homes over the period, equating to a shortfall of 53,509 homes (circa 40% fewer than
required).

Housing completions in NSW peaked in 1999-2000 and have since fallen by 47%%. Over the same period, private
completions across Australia increased by 26% implying that NSW is not keeping pace with other States in terms
of housing developments. This adversely impacts upon the economic competitiveness of NSW.

With particular reference to the City of Ryde, the table below indicates the number of dwelling completions over
the 2000 to 2010 period.

Table 10 - City of Ryde Dwelling Completions (2000 to 2010)

Total

00/01  01/02  02/03  03/04 04/05 05/06 06/07 07/08 08/03  09/10 (00-10)

City of Ryde 454 440 268 467 315 397 346 288 115 328 3,418

Source: Metropolitan Development Program 2010/11 Report Inner North, NSW Department of Planning and Infrastructure (August 2011)

The general trend has been for a decline in the number of dwelling completions over the 2000/01 to 2009/10
period, with the 2008/09 year representing the lowest number of completions over the period (115). The
cumulative total of dwelling completions between 2000/01 and 2004/05 (1,944) was 32% greater than the
cumulative total dwelling 2005/06 and 2009/10 (1,474) despite demand having increased over the period. We
should note that these completions include only a small allowance for the ongoing redevelopment of Top Ryde.

The downturn in housing supply in the City of Ryde, the Sydney Metropolitan Area and NSW has a number of
short and long term impacts on the economy:

= Impact on house prices and inflation — A mismatch between housing supply and demand has led to
sustained house price growth in NSW. Sydney has persistently had the highest house prices in the
country, with the median house price in Sydney for the September 2012 quarter being $580,000
compared to $470,900 in Melbourne for the same period®, The latest data available from Housing NSW
indicates that median sales prices for all dwellings in the City of Ryde ($750,000) are well above average
for the Sydney Greater Area ($555,000) by some $195,000 or 35%5 in the December 2012 quarter.
Median sales prices in the Gladesville postcode (2111) are higher still at $845,000 for the December
2012 quartert®,

= Labour supply and population growth — Restrained housing supply and higher house prices have been
shown to reduce overseas migration and increase interstate out-migration. This in turn impacts upon
population growth rates. Research has found that periods of relatively high house prices in NSW have
been associated with a decline in the share of total Australian migration®. Lower population growth
directly and indirectly impacts upon the economic growth of NSW7, Indeed the Metropolitan Plan for
Sydney 2036 states that "housing is strongly linked to economic performance and the ability to provide
employers with a strong labour force’”. The location of the Subject Site provides a unigue opportunity for
a ready supply of labour to service the adjacent Norwest Business Park; and

8 Source: NSW Treasury

8 Source: House Price Indexes: Eight Capital Cities, ABS (March 2013)

67 Source: Rents and Sales Report Issue 103, Housing NSW (May 2013)

6 Source: Rents and Sales Report Issue 103, Housing NSW (May 2013)

89 Source: NSW Treasury, See 2011-12 Budget Paper 6, page 2-6

 Source: NSW Treasury

71 Source: Page 119, Metropolitan Plan for Sydney to 2036, NSW Department of Planning and Infrastructure (2010)
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= Impact on the construction industry — A reduction in housing supply has resulted in a direct impact on the
construction industry. The decline in building investment has contributed to the under-performance of the
NSW economy relative to other States’. For example, a 2010 study prepared by BIS Shrapnel and the
NSW Urban Taskforce found that the construction of an additional 8,000 dwellings per annum would
have directly increased gross state product by an estimated 0.5-0.6% per annum?,

In recognising that the housing shortage in Sydney is an acute problem the NSW Government has instituted
concurrent measures to achieve the aims and objectives of the Metropolitan Plan. These include the
establishment of the State Metropolitan Development Authority tasked with undertaking large scale urban
renewal, implementation of a raft of planning policies including the Urban Renewal State Environmental Planning
Policy, the Affordable Rental Housing State Environmental Planning Policy and Exempt and Complying
Development Codes to expand opportunities to develop affordable, medium density housing.

With Sydney's population and demand for rental housing continuing to grow, it is unlikely that the current rental
and affordability issues associated with a tight rental market will abate in the short to medium term. To address
this issue, the Minister for Planning and Infrastructure established the NSW Affordable Housing taskforce in July
2011. The Taskforce aims to identify planning policies to deliver affordable housing to a range of community
members in housing need whilst respecting the local character of an area.

6.3 IMPACT OF RESIDENTIAL DEVELOPMENT

In the context of the above, the residential component of the proposed development would have a number of
economic impacts.

Contribution to Housing Supply and Housing Affordability

The proposed development would contribute some 404 dwellings (market and seniors living) towards achieving
the housing targets set by the draft Inner North Subregional Strategy, the Metropolitan Plan for Sydney 2036 and
the draft Metropolitan Strategy for Sydney to 2031. This is particularly important within the context of declining
levels of dwelling completions over the 2000/01 to 2009/10 period.

By increasing the number of residential dwellings in the City of Ryde the rezoning may assist to ease house price
inflation resulting from constrained supply. As noted previously, median house prices in the Gladesville suburb
and in the City of Ryde are above average for the Sydney Greater Area. In increasing supply, it would broaden
opportunities for households to access the residential market, particularly as small units are the most affordable
dwellings.

The proposed development would assist the City of Ryde to achieve the housing targets set in the draft Inner
North Subregional Strategy (2007), the Metropolitan Plan for Sydney 2036 (2010) and the draft Metropolitan
Strategy for Sydney to 2031 (2013).

The provision of seniors and assisted living as part of the proposed development is particularly important given
demographic characteristics which show an aging population across the City of Ryde and NSW. Seniors living is

2 Source: NSW Treasury
73 Source: BIS ShrapneliUrban Taskforce, Going Nowhere: How the planning system and development levies are ruining NSW, 2010

Ref: C13056 Page |37 Hill PDA

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1

2-12 & 14 Tennyson Road Gladesville Economic Impact Assessment

an expanding market driven by older residents increasingly seeking to downsize but still be within proximate
access of retail goods and services, transport and entertainment facilities and thus maintain their independence.
The proposed development would offer the opportunity for older residents to do this in the City of Ryde.

The provision of assisted living facilities would increase access to homes for the most vulnerable and at risk
members of the community. This component would be an important contribution supporting access to the housing
market for all community members.

Proximity to Work

The proposed development would support the economic competitiveness of the City of Ryde by increasing
opportunities for workers to live locally and hence increase job containment rates. In doing so it would assist in
ensuring that labour supply and population growth is not constrained by a lack of housing to accommodate
workers locally. The Subject Site is ideally suited to house more workers given its proximity to the industrial area
to the north, Gladesville and Top Ryde centres and Rhodes Specialised Centre.

Enabling workers to live locally also has a number of other beneficial economic impacts by reducing the need for
residents to commute. This would assist in reducing traffic congestion and the associated mental health stress™.
Reduced traffic congestion and the need to travel in turn reduces travel times, which provides an economic benefit
in that the time which would otherwise be spent commuting can be put to alternative productive use. It also lowers
travel costs for households, workers and businesses, and the associated externalities (cost, travel time,
congestion, noise, pollution etc.).

Another key issue linked to housing affordability is retaining the supply of key or essential workers, whilst also
ensuring these workers have access to accommodation options close to their place of employment (in line with
strategic policies). The workers employed in service industries (such as sales assistants, cleaners, administrators)
cannot command the salary expectations of some professions however they are equally required to access jobs
and housing within the City of Ryde.

Analysis of 2006 Journey to Work data complied by the NSW Bureau of Transport Statistics (BTS)? indicates that
in 2006 the City of Ryde contained 46,638 working residents and provided 58,328 jobs. However, only 13,176
working residents both lived and worked in the City of Ryde, equating to less than a third (28%) of all working
residents in the LGA.

The BTS data demonstrates the disparity between where local residents live and where they work. The proposal
would offer an increased number of local workers in the City of Ryde the opportunity to live in the area, increasing
the potential retention of working residents and reducing the requirements of commuters.

Impact on Retail Sustainability

A small proportion of the retail expenditure generated will be captured by the new retail facilities on the Subject
Site and some will be directed to nearby centres which will mitigate some of the redirected trade identified in the
previous Chapter. A proportion will also be directed to retail facilities such as department and discount department

74 Source: Woodcock, J, Edwards P, Tonne C et al. Public health Benefits of Strategies to Reduce Greenhouse Gas Emissions: Urban Land Transport.
Lancet 2009

75 Note: 2011 ABS Census based Journey to Work data has yet to be published
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stores and bulky goods retails from which no trade will be redirected. This represents a net positive impact on
these businesses with which the proposed development would not compete.

Impact on Jobs

The provision of residential dwellings on the Subject Site would support jobs during the construction process itself
and on and off site post-development.

The Capital Investment Value of the development which would eventuate from the proposed rezoning is
considered in Chapter 7 of this Study. This investment would support jobs directly and indirectly during the
development process in construction related employment. The number of jobs supported during the construction
process is quantified in Section 7.2 of this Study.

Households who would reside on-site once the development is completed would also support jobs in the local
area. In addition to the additional retail expenditure which households would generate, which will support jobs and
retail floorspace both on-site and in the local area, residents would support jobs in support services such as
schools, hospitals, public transport and so on. This is in addition to the industry sectors in which residents
themselves are employed.

The 3,300sgm GFA of assisted living floorspace would employ staff in-house and sustain further jobs on the
Subject Site, over and above the retail and other commercial uses proposed.

Utilisation of Infrastructure and Services

In creating additional demand on infrastructure and support services such as schools, medical services, parks,
policing, refuse collection, sewerage and so on, the proposed rezoning and subsequent development would
support jobs off site.

For the purposes of this Study, it has been assumed that any increase in demand on infrastructure and support
services would be mitigated by contributions to State or local government and provisions within the proposed
development itself. On this basis in terms of monetary value, the impact on the community would be nil.

Note that the Subject Site constitutes previously developed land, or urban infill, and as such it should be the
preferred location for residential development in accordance with ecologically sustainable development (ESD)
principles. This is because the provision of residential dwellings in this location would capitalise on the existing
infrastructure and services (such as fransport, electricity, water etc.) already in this location. It is therefore likely to
present a lesser capital cost to the community than a development in a greenfield area. In deing so it would
promote the efficient and effective reuse of urban land, and assist in achieving urban renewal.

Traffic and Transport

The proposed development may generate additional volumes of fraffic in the immediate area compared to the
‘base case” (i.e. if the Subject Site were fo continue in its existing use).

Again the Subject Site is preferable to fringe areas for housing because of proximity to centres, employment
zones and urban services. Whilst there may be a cost in housing people on the subject site the alternative cost of
housing people in the fringe parts of the metropolitan is considerably higher.
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The Subject Site offers a unique opportunity to provide increased residential densities in a middie ring suburb in
proximity to employment zones and urban services providing all the benefits of urban consolidation.

6.4 SUMMARY AND CONCLUSION

The analysis undertaken in this Chapter has established that there is a need for the City of Ryde, the Sydney
Metropolitan Area and NSW to increase residential development over the next 20 years to cope with population
forecasts and demographic trends. However recent trends indicate that the pace of new residential supply is
slowing, increasing the mismatch between residential demand and supply.

The effect of this mismatch has a number of adverse affects on the economy and the community, including
contributing towards house price escalation, prejudicing the ability of the City of Ryde to attract new residents and
workers, increasing commuting times and associated externalities and a lack of support for employment in the
construction process and locally post development.

In this context, the proposed rezoning and subsequent development would have a number of positive impacts as
follows:

= Support housing market affordability by increasing supply of the most affordable units. This is important
given the median house prices in Gladesville and the broader City of Ryde are well above the Greater
Sydney median;

= Contribute towards meeting the housing targets for the City of Ryde, the Inner North/ Central Subregion
and the broader Sydney Metropolitan Area;

= Increase the supply of seniors and assisted living accommodation in the City of Ryde in a location which
is close to shops, services and transportation. Seniors and assisted living will be increasingly demanded
across the City of Ryde and the wider Sydney Metropolitan area as a result of an aging population;

= Provide homes close to jobs. This offers the potential for the City of Ryde to retain a greater proportion of
residents and workers, reducing the need for residents to commute and increasing the economic
competitiveness of the LGA;

= Underpin the local economy by creating additional retail expenditure available to be capture by centres,
and supporting demand for jobs in support services and in the industries in which residents themselves
are employed;

= Ensure that labour supply and population growth is not constrained by a lack of housing to accommodate
local workers;

= Ensure that new residential development occurs in an existing urban location and thus capitalise on the
availability of existing infrastructure, services and public transport; and

= Support the construction industry by providing employment during the construction process. This is
examined in further detail in Chapter 7 of the Study.
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7. OTHER ECONOMIC IMPACTS

This Chapter examines other economic impacts which would eventuate from the proposed rezoning and
subsequent development, over and above meeting those identified above. These include increasing employment
locally, additional investment, value add to the local economy, construction multiplier impacts, shopper choice and
convenience.

7.1 CONSTRUCTION MULTIPLIER EFFECTS

The construction industry is a significant component of the economy accounting for 7.3% of Gross Domestic
Product (GDP) and employing almost one million workers across Australia’®. The industry has strong linkages with
other sectors, so its impacts on the economy go further than the direct contribution of construction. Multipliers
refer to the level of additional economic activity generated by a source industry.

There are two types of multipliers:

= production induced: which is made up of:

- first round effect: which is all outputs and employment required to produce the inputs for construction;
and

- an industrial support effect: which is the induced extra output and employment from all industries to
support the production of the first round effect; and

= consumption induced: which relates to the demand for additional goods and services due to increased
spending by the wage and salary eamners across all industries arising from employment.

The source of the multipliers adopted in this report is ABS Australian National Accounts: Input-Output Tables
2008-09 (ABS Pub: 5209.0). These tables identify first round effects, industrial support effects and consumption
induced multiplier effects at rates of $0.6463, $0.6734 and $0.9891 respectively to every dollar of construction.

As the proposal is at an early stage, no Capital Investment Value (CIV) has yet been calculated. For the purpose
of this Study we have assumed that the following construction costs™:

= $2,300/sqm for residential, retail, other commercial and non-commercial floorspace;
= $40,000 per underground car parking space; and

» An additional 7.5% of total construction costs for site costs including reticulation of services, soft
landscaping, road infrastructure and so on.

The development proposes includes 44,662sqm of GFA for residential uses, 6,700sqm GLA for retail and other
commercial uses assumed to equate to around 7,900sqgm GFA and 670 underground car parking spaces. On this
basis the total CIV associated with the proposed development would equate to around $160m. We have used this
CIV to calculate potential development impacts as shown in the following table.

78 Source: IBJS World Construction Industry Report 2011
7 Source: Based on Rawlinsons and Hill PDA’s Industry experience
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Table 11 - Economic Multipliers

Production Induced Effects

Direct - - Consumption
Effects First Round  Industrial Support  |nquced Effects Total
Effects Effects
Output multipliers 1 0.6463 0.6734 0.9891 3.3088
Output ($million) $160 $103 $108 $158 $529

* Source: ABS Australian National Accounts: Input-Output Tables 1996-1997 (ABS Pub: 5209.0).

The $160m of CIV would generate a further $211m of activity in production induced effects and $158m in
consumption induced effects. Total economic activity generated by the construction of the proposed development
would be approximately $528m.

Note that the multiplier effects are national, and not necessarily local. The ABS states that:

“Care is needed in interpreting multiplier effects; their theoretical basis produces estimates which somewhat
overstate the actual impacts in terms of output and employment. Nevertheless, the estimates illustrate the high
flow-on effects of construction activity to the rest of the economy. Clearly, through its multipliers, construction
activity has a high impact on the economy.”

In particular the multiplier impacts can leave the impression that resources would not have been used elsewhere
in the economy had the development not proceeding. In reality many of these resources would have been
employed elsewhere. It should also be noted, as stated in the NSW Treasury guidelines, that:

“Direct or flow on jobs will not necessarily occur in the immediate vicinity of the project — they may be located
in head office of the supplier or in a factory in another region or State that supplies the project’’,

Nevertheless, economic multiplier impacts represent additional value add to the Australian economy resulting
from the proposed development.

7.2 CONSTRUCTION EMPLOYMENT

It is estimated that the equivalent of 2.85 construction positions over 12 months is created for every one million
dollars of construction work undertaken™. Based on the estimated CIV of $160m approximately 456 job years®
will be directly generated.

Table 12 - Employment Generation

r Production Induced Effects !
Direct Consumption

Effects First Round  Industrial Support |41 ced Effects Total

Effects Effects
Multipliers 1 0.64 0.70 1.34 3.68
Employment No. per $million 2.85 1.83 1.98 3.81 10.48
Total job years created 456 293 317 610 1,677

Source: ABS Australian National Accounts: Input-Output Tables 2008-09 (ABS Pub: 5209.0).

8 Source: Office of Financial Management Policy & Guidelines Paper: Policy & Guidelines: Guidelines for estimating employment supported by the actions,
programs and policies of the NSW Government (TPP 09-7) NSW Treasury

79 Source: ABS Australian National Accounts: Input-Output Tables 2008-09 (ABS Pub: 5209.0)
80 Note: One job year equals one full-time job for one fuil year
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The ABS Australian National Accounts: Input-Output Tables 2008-09 identified employment multipliers for first
round, industrial support and consumption induced effects of 0.64, 0.70 and 1.34 respectively for every job year in
direct construction. Including production and consumption induced multiplier effects the proposed development
will therefore have potential to generate 1,677 job years in total.

Note that the multiplier effects are national, and not necessarily local. The ABS notes that “Care is needed in
interpreting multiplier effects, their theoretical basis produces estimates which somewhat overstate the actual
impacts in terms of output and employment. Nevertheless, the estimates illustrate the high flow-on effects of
construction activity to the rest of the economy. Clearly, through its multipliers, construction activity has a high
impact on the economy."®!

7.3 OTHER CONSTRUCTION IMPACTS

The construction process may lead to short-term negative impacts locally such as increased traffic related to site-
works, noise during construction and so on, although only a minority of these impacts would be economic. We
assume that the development process would take necessary steps to minimise the extent of any impacts on traffic
by ensuring deliveries take place outside of peak periods. This is standard practice in the construction industry.

7.4 PERMANENT EMPLOYMENT

Retail Operations

The proposed rezoning and subsequent development would support permanent employment post-construction
through the operation of retail uses on the Subject Site. The table below applies worker ratios® to the assumed
floorspace mix to calculate the number of permanent jobs which would be supported.

Table 13 - Employment Generation by Retail Store Type

Retail Store Type Employment Rate* GLA (sqm) Workers
Full-Line Supermarket 1:21sqm 4,000 190
Mini-Major 1:30sqm 900 30
Cafe 1:30sgm 150 5
Specialty Food 1:13sqm 250 13
Non-Food Specialties 1:40sqm 250 6
Personal Services 1:25sqm 250 10
TOTAL GLA - 5,800 254

* Job per square metre of GLA. Sourced from the ABS Retail Census and Hill PDA

Based on Table 13 the proposed development would support an estimated 254 permanent jobs post-construction
across the range of retait store types. These would be full and part-time jobs.

Non-Retail Commercial Uses

The proposed development would include a further 600sgm of non-retail commercial uses and a 300sgm
childcare centre. Applying an employment rate of 1:25sqm to this floorspace yields a further 36 full and part time
jobs associated with these uses.

81 Source: ABS Year Book 2002 - The Construction Industry’s Linkages with the Economy
82 Sourced from ABS Retail Census and Hill PDA
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Assisted Living

For the purposes of this Study we have assumed that the assisted living floorspace would employ 54 fulf and part
time works, which is the average number of employees per aged accommodation in Australia as sourced from the
IBIS World Accommodation for the Aged in Australia (August 2011) industry report®. The number of jobs which
will ultimately be sustained by this facility would depend upon the level of care that it is to provide.

Net Additional Jobs

Total employment sustained by the proposed development upon completion is 344 jobs comprising 254 jobs
associated with the retail centre, 36 jobs associated within non-retail commercial and childcare uses and 54 jobs
associated with assisted living.

The Subject Site is in active use and provides in the order of 50 full and part time jobs®. As such not all of the
new jobs would be net additional to the LGA. Taking into account existing employment the proposed development
would still equate to an increase of 294 jobs compared to the current level. This is in addition to the supporting
jobs in the wider area resulting from new residents residing onsite upon full development.

7.5 SHOPPER CONVENIENCE

The location of the Subject Site close to Victoria Road and at one of the major access/ egress routes to the MTA it
would serve will ensure that it would be accessible to the surrounding resident population. By providing a range of
retail stores serving the daily and some times weekly shopping needs of residents in an accessible location, the
proposed development would support shopper convenience. In providing localised retail goods and services in a
convenient location and reducing the need for residents to travel, it would support the principles of sustainable
development.

7.6 ADDED PRICE COMPETITION

There is sufficient expenditure available within the locality to support the additional facilities and the impacts would
not threaten the viability or viability of any existing or planned centres. Accordingly added price competition should
be viewed positively in this instance. It would also increase choice in the retail sector for local residents.

8 Source: Page 35 Employees Per Est. 2016-17, IBIS World Accommodation for the Aged in Australia (August 2011)
84 Source: As advised by client in email dated 13/12/2012
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DISCLAIMER

1. This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific
purposes to which it refers and has been based on, and takes into account, the Client's specific
instructions. It is not intended to be relied on by any third party who, subject to paragraph 3, must make
their own enquiries in relation to the issues with which this report deals.

2. Hill PDA makes no representations as to the appropriateness, accuracy or completeness of this report for
the purpose of any party other than the Client ("Recipient"). Hill PDA disclaims all liability to any
Recipient for any loss, error or other consequence which may arise as a result of the Recipient acting,
relying upon or using the whole or part of this report's contents.

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not
directly connected to the project for which Hill PDA was engaged to prepare the report, without the prior
written approval of Hill PDA. In the event that a Recipient wishes to rely upon this report, the Recipient
must inform Hill PDA who may, in its sole discretion and on specified terms, provide its consent.

4. This report and its attached appendices are based on estimates, assumptions and information provided
by the Client or sourced and referenced from external sources by Hill PDA. While we endeavour to
check these estimates, assumptions and information, no warranty is given in relation to their reliability,
feasibility, accuracy or reasonableness. Hill PDA presents these estimates and assumptions as a basis
for the Client's interpretation and analysis. With respect to forecasts, Hill PDA does not present them as
results that will actually be achieved. Hill PDA relies upon the interpretation of the Client to judge for itself
the likelihood of whether these projections can be achieved or not.

5. Due care has been taken to prepare the attached financial models from available information at the time
of writing, however no responsibility can be or is accepted for errors or inaccuracies that may have
occurred either with the programming or the resultant financial projections and their assumptions.

6. This report does not constitute a valuation of any property or interest in property. In preparing this report
Hill PDA has relied upon information concerning the subject property and/or proposed development
provided by the Client and Hill PDA has not independently verified this information except where noted in
this report.

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the
Managed Investments Act 1998) or for any lender that is subject to the provisions of the Managed
Investments Act, the following clause applies:

This valuation is prepared on the assumption that the lender or addressee as referred to in this
valuation report (and no other) may rely on the valuation for mortgage finance purposes and the
lender has complied with its own lending guidelines as well as prudent finance industry lending
practices, and has considered all prudent aspects of credit risk for any potential borrower, including
the borrower's ability to service and repay any mortgage loan. Further, the valuation is prepared on
the assumption that the lender is providing mortgage financing at a conservative and prudent loan to
value ratio.
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Appendix 8 — Environmental Site Assessment

AMECONE
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ENVIRONMENTAL INVESTIGATION SERVICES

REPORT

TO

DARCSOL PTY LTD

ON

PRELIMINARY STAGE 1 ENVIRONMENTAL SITE
ASSESSMENT

FOR

PROPOSED MIXED-USE DEVELOPMENT

AT

2-12 TENNYSON ROAD, GLADESVILLE, NSW

OCTOBER 2012 REF: E26029KPrpt
@h' ASNZS 15O 9001 Postal Address: PO Box 976, North Ryde BC NSW 1670

Certitied Tel: 02 9888 5000 ® Fax: 9888 5004
i EIS is a division of Jeffery and Katauskas Pty Ltd B ABN 17 003 550 801
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Report Reference Report Status /Revision Distribution Report Date

E26029KPrpt Final Darcsol Pty Ltd October 2012

Report prepared by:

Brendan Page
Senior Environmental Scientist

Report reviewed by:

[}

-

Adrian Kingswell
Principal

®  Document Copyright of Environmental Investigation Services (EIS), a division of Jeffery and
Katauskas Pty Ltd.

This Report (which includes all attachments and annexures) has been prepared by EIS for the
Client, and is intended for the use only by that Client.

This Report has been prepared pursuant to a contract between EIS and the Client and is therefore
subject to:

a) EIS's proposal in respect of the work covered by the Report;

b) The limitations defined in the client’s brief to EIS; and

¢} The terms of contract between EIS and the Client, including terms limiting the liability of EIS.

If the Client, or any person, provides a copy of this Report to any third party, such third party
must not rely on this Report, except with the express written consent of EIS which, if given, will
be deemed to be upon the same terms, conditions, restrictions and limitations as apply by virtue
of (a), (b), and (c) above.

Any third party who seeks to rely on this Report without the express written consent of EIS does
so entirely at their own risk and to the fullest extent permitted by law, EIS accepts no liability
whatsoever, in respect of any loss or damage suffered by any such third party.
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EXECUTIVE SUMMARY

Darcsol ('the client’) commissioned Environmental Investigation Services (EIS), a division of
Jeffery & Katauskas Pty Ltd (J&K), to undertake a preliminary Stage 1 Environmental Site
Assessment (ESA) for the proposed mixed-use development at 2-12 Tennyson Road, Gladesville
(‘the site’). The site is identified as Lot 2 in DP549570 and at the time of this investigation was
occupied by a tenanted warehouse and commercial building. The site location is shown on
Figure 1 and the ESA was confined to the site boundaries as shown on Figure 2.

No development plans or concept drawings have been provided, however, the client has
informed us that the proposed development may include a multi-storey, mixed-use
commercial/residential building over a one level basement. It is understood that the basement
area would be maximised by extending it to the site boundaries where possible.

The objectives of the ESA are to:

% Assess the potential for soil and groundwater contamination at the site;

i Make a preliminary assessment the soil contamination conditions at the site;

K Assess the potential for human health or environmental risks posed by the contaminants
at the site;

K Provide a preliminary waste classification for the offsite disposal of soil/bedrock

excavated for the development; and
® Prepare a report presenting the results of the ESA.

The scope of work undertaken for the ESA included:

X A site history assessment to identify historical land uses that may have resulted in
potential site contamination;
B A site inspection to identify potential contamination sources;

|

Preparation of a Conceptual Site Model (CSM) identifying the Potential Contaminants of
Concern (PCC) and potential sensitive receptors;

Design and implementation of a field sampling and laboratory analysis program;
Interpretation of the analytical results based on the Site Assessment Criteria (SAC)
adopted for the ESA; and

B Preparation of a report presenting the results of the ESA.

|

[

The site history assessment has indicated the following:

Source Summary
Aerial Photos The photographs indicated that the quarry had commenced operation prior
to 1930. Various buildings were constructed and subsequently demolished
in the north-west and south-west sections of the site. The existing (2012)
buildings and associated hardstand areas were constructed sometime
between 1970 and 1978. Significant changes to the site layout did not
occur from this time.

The surrounding land use was a mix of commercial-industrial and residential,

Land Title Records  The records suggested that a number ofindustrial activities may have been
undertaken at the site. The various industrial activities may have resulted in
contamination at the site through processes such as printing and machinery
manufacturing. The installation and utilisation of USTs was not uncommon
for the purpose of servicing generators and other on-site machinery.

Local Council The records did not indicate any particular land use or development that
Records may have resulted in significant site contamination.

Planning Propsoal 2-14 Tennyson Road, Gladesville (Meconne Planning Proposal)



ATTACHMENT 1 Page 270

I &
— —
— —1
EE =
—
Source Summary
WorkCover The records indicated that at least one UST is located in the south-west
Records section of the site (as shown on Figure 2). The fate of the UST is unknown.

NSW EPA Records There are no EPA notices for the site. The site is not listed on the CLM
register.

The investigation included sampling from seven boreholes and the analysis of selected fill and
natural samples for a range of potential contaminants including: heavy metals; total petroleum
hydrocarbons (TPHs); monocyclic aromatic hydrocarbons (BTEX compounds); polycyclic
aromatic hydrocarbons (PAHs); organochlorine and organophosphorus pesticides (OCP/OPPs);
polychlorinated biphenyls (PCBs); and asbestos.

An elevated concentration of toluene, above the SAC, was encountered in one fill sample
obtained from BH7 (0.1-0.3m) (see Figure 2). A trace of benzene (below the SAC) was also
encountered in BH1 {0.6-0.8m). The remaining soil analysis results were below the SAC. The
source of the contamination encountered in BH7 is unknown, however, it is possible that the
toluene is associated with a localised spill.

An assessment of the groundwater conditions was outside the scope of the preliminary ESA.
Although groundwater is not considered to be a significant resource in the immediate vicinity of
the site, the presence of BTEX compounds in some of the samples and the potential presence
of at least one UST at the site increases the risk for groundwater contamination.

Due to the presence of toluene above the SAC in one soil sample, and the potential for a UST
to be present, EIS consider that the risk posed by contamination to the receptors identified in
Section 5.3 is moderate. The presence of pavements across the majority of the site and the
fact that the adjacent, down-gradient land use is not particularly sensitive (i.e. an outdoor car
park and commercial/industrial development), reduces the potential risks posed by the
contaminants.

Due to the preliminary nature of the investigation, the following data gaps remain:

. Sampling has not been undertaken within the existing building footprints. The overall
sampling density represents approximately 30% of the minimum guideline density for the
site;

° A targeted investigation in the vicinity of the suspected UST has not been undertaken;

. The horizontal extent of the toluene contamination in BH7 has not been established;

° The extent of the benzene encountered in BH1 has not been identified. There is a
possibility that the borehole encountered the edge of a more significant issue; and

. A groundwater investigation has not been undertaken.

Based on the results of the preliminary ESA, additional investigation work and reporting would

be required to address SEPP55. EIS recommend the following:

. An additional soil and groundwater investigation should be undertaken at the site. The
investigation should be designed to meet the minimum sampling density and should also
include: targeted investigations in the vicinity of the suspected UST, BH1 and BH7; and
the installation of a minimum of four groundwater monitoring wells, with at least one of
the wells located adjacent to and down gradient of the suspected UST;

. Samples should generally be analysed for the PCC. A reduced analysis schedule including
TPHs, BTEX, PAHs and lead could be considered for the targeted investigations;

. Statistical analysis should be undertaken using the preliminary ESA and additional
investigation data;

. Following completion of the additional investigation, a remedial action plan (RAP) should

be prepared for the site. The RAP should be implemented during the proposed
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development works and a suitable site validation report should be prepared on completion
of the remediation; and

° Prior to the demolition of any structures on site, a suitably qualified asbestos consultant
should be engaged to undertake a hazardous building materials survey of the buildings.
The demolition works should be undertaken appropriately based on the findings of the
survey.

Based on the results of the preliminary Stage 1 ESA, EIS are of the opinion that the site could
be made suitable for the proposed mixed-use development provided that the recommendations
detailed in Section 10.6 of this report are suitably addressed.

The presence of a UST and relatively low levels of contamination above the SAC are not likely
to be a significant constraint to development. However, additional investigation work and
reporting would be required to address SEPP55.

The conclusions presented in this report have been made within the limitations of the scope of

works undertaken for the investigation. The conclusions and recommendations should be read
in conjunction with the limitations presented in the body of the report.
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Preliminary Stage 1 Environmental
Site Assessment

Proposed Mixed-use Development
2-12 Tennyson Road, Gladesville,
NSW

1 INTRODUCTION

Darcsol Ltd Pty (‘the client’) commissioned Environmental Investigation Services (EIS), a
division of Jeffery & Katauskas Pty Ltd (J&K), to undertake a preliminary Stage 1
Environmental Site Assessment (ESA) for the proposed mixed-use development at 2-12
Tennyson Road, Gladesville (‘the site’).

The site is identified as Lot 2 in DP549570 and at the time of this investigation was
occupied by a tenanted warehouse and commercial building.

The site location is shown on Figure 1 and the ESA was confined to the site
boundaries as shown on Figure 2.

The ESA was undertaken generally in accordance with an EIS proposal (Ref:
EP6431K2) of 3 September 2012 and written acceptance from the client of 12
September 2012,

It is understood that this report will be utilised to support the lodgement of a
development application to City of Ryde Council  for the proposed development.

A geotechnical investigation was undertaken in conjunction with the ESA by JK

Geotechnics (a division of J&K) and the results are presented in a separate report (Ref:
26029SPrpt).

1.1 Proposed Development Details

No development plans or concept drawings have been provided, however, the client
has informed us that the proposed development may include a multi-storey, mixed-use
commercial/residential building over a one level basement. It is understood that the
basement area would be maximised by extending it to the site boundaries where
possible.

1.2 Objectives

The objectives of the ESA are to:

® Assess the potential for soil and groundwater contamination at the site;

K Make a preliminary assessment the soil contamination conditions at the site;

K Assess the potential for human health or environmental risks posed by the
contaminants at the site;

4 Provide a preliminary waste classification for the off-site disposal of soil/bedrock
excavated for the development; and

X Prepare a report presenting the results of the ESA.

Ref: E26029KPrpt
OCTOBER 2012 Page 1
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1.3 Scope of Work

The scope of work undertaken for the ESA included:

° A site history assessment to identify historical land uses that may have resulted
in potential site contamination;

° A site inspection to identify potential contamination sources;

° Preparation of a Conceptual Site Model (CSM) identifying the Potential
Contaminants of Concern (PCC) and potential sensitive receptors;

° Design and implementation of a field sampling and laboratory analysis program;

° Interpretation of the analytical results based on the Site Assessment Criteria
(SAC) adopted for the ESA; and

° Preparation of a report presenting the results of the ESA.

The scope of work was generally undertaken with reference to the
regulations/guidelines outlined in the table below. Individual guidelines applicable for
this investigation are referenced within the text of the report (as applicable).

Table 1-1: Guidelines

Guidelines/Regulations/Documents
Contaminated Land Management Amendment Act (2008")
State Environmental Planning Policy No.55 — Remediation of Land (1998?)
NSW EPA Guidelines for Consultants Reporting on Contaminated Sites (19977%)
Guidelines on the Duty to Report Contamination®
Guidelines for the NSW Site Auditor Scheme, 2nd Edition (2006°)
National Environmental Protection (Assessment of Site Contamination) Measure {1999%).
NSW EPA Contaminated Sites Sampling Design Guidelines (19957)
NSW DECCW Waste Classification Guidelines - Part 1: Classifying Waste (2009%)
NSW EPA Contaminated Sites: Guidelines for Assessing Service Station Sites (1994°)

' Contaminated Land Management Amendment Act, NSW Government Legislation, 2008 (CLM
Amendment Act 2008)

? State Environmental Planning Policy No. 55 — Remediation of Land, NSW Government, 1998 (SEPP55)

¥ Guidelines for Consultants Reporting on Contaminated Sites, NSW EPA, 1997 (Reporting Guidelines
1997)

* Guidelines on the Duty to Report Contamination, NSW EPA, Draft 2011 (Duty to Report Contamination
2011)

5 Guidelines for the NSW Site Auditor Scheme, 2™ ed., NSW DEC, 2006 (Site Auditor Guidelines 2006)

5 National Environmental Protection (Assessment of Site Contamination) Measure, National Environment
Protection Council (NEPC), 1999 (NEPM 1999)

" Contaminated Sites Sampling Design Guidelines, NSW EPA, 1995 (EPA Sampling Design Guidelines
1995)

& Waste Classification Guidelines, Part 1: Classifying Waste, NSW DECCW, 2009 (Waste Classification
Guidelines 2009)

9 Guidelines for Assessing Service Station Sites, NSW EPA, 1994 (Service Station Guidelines 1994)

Ref: E26029KPrpt
OCTOBER 2012 Page 2
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2 DATA QUALITY OBJECTIVES

2.1 DQOs for the Assessment

The DQO process includes a clear statement of the objectives of the study and a
methodology for collecting enough data of sufficient quality to support the decisions of
the study. The DQOs provide a systematic approach for undertaking the assessment
and outlines the criteria against which the data can be assessed.

A methodology for establishing the DQOs is presented in the US EPA document Data
Quality Objectives Process for Hazardous Waste Site Investigations {2000'°). This
methodology has been adopted by the NEPC in NEPM 1999, AS4482.1-2005"" and
the Site Auditor Guidelines 2006. The main steps involved in preparing the DQOs
include:

1. State the problem;

Identify the decision;

Identify inputs into the decision;

Study boundaries;

Develop a decision rule;

Specify limits on decision errors; and

Optimise the design for obtaining data.

No gk

The first six steps provide qualitative and quantitative statements which are used in
the final step to develop a data collection plan. The data is then assessed against
adopted performance criteria.

2.1.1 State the Problem

Historical and current land uses may have resulted in soil and groundwater
contamination at the site. The presence of contamination may pose a risk to human
health and the environment. An ESA is required to assess these risks and to consider
the suitability of the site for the proposed land use (mixed commercial/residential).

2.1.2 Identify the Decision

The assessment aims to address the following decisions:

. Does the site history indicate previous land uses that may have resulted in
contamination;

o Does the site inspection indicate the presence of potential on-site and/or nearby
off-site contamination sources;

9 Data Quality Objectives Process for Hazardous Waste Site Investigations, US EPA, 2000 (US EPA 2000)
" Guide to the Investigation and Sampling of sites with Potentially Contaminated Soil, Standards Australia,
2005 (AS 2005)

Ref: E26029KPrpt
OCTOBER 2012 Page 3
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° Are the contaminant concentrations above the site assessment criteria (SAC);

. Has the contamination source and extent been identified;

e Has groundwater been impacted;

° Is there potential for off-site migration of contamination;

o Does the contamination pose a potential human health risk;

° Does the contamination pose an potential ecological or environmental risk;

. Are there any potential receptors which may be impacted by the contamination;
and

° Can remediation measures be adopted to make the site suitable for the proposed
development.

2.1.3 Inputs into the Decision

The following inputs will be used to address the decisions:

Table 2-1: Inputs into the Decision

Inputs Details
Site Inspection & Physical Undertake a site inspection to identify potential on-site and
Setting nearby off-site contamination sources. Assess the physical setting

including a review of regional geology, topography and
hydrogeology.

Site History Assessment Review of site history information and other information as
outlined in Section 4.

Conceptual Site Model Prepare a CSM identifying the PCC and potential receptors.

Soil Sampling and Laboratory Undertake soil sampling from boreholes as outlined in Section 7.

Analysis
Soil samples will be analysed for the PCC as outlined in Section
5.1.

Assessment of Analytical The Data Quality Indicators (DQIls) that will be used to assess the

Data analytical data are outlined in Section 2.2.

Assessment Criteria Analytical results will be compared to the SAC outlined in Section
6.

The information obtained from the above inputs is considered sufficient to make a
preliminary assessment of the contamination status of the site, and to address the
decisions outlined above (see Section 2.1.2).

Ref: E26029KPrpt
OCTOBER 2012 Page 4
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2.1.4 Study Boundary

The assessment will be confined to the site boundaries as shown in Figure 2.

2.1.5 Develop a Decision Rule

The analytical results will be compared with the SAC as outlined in Section 6.

Statistical analysis will be undertaken on the analytical results (if required) as outlined

in the EPA Sampling Design Guidelines 1995. The following criteria will be adopted for

the assessment:

° The 95% Upper Confidence Limit (UCL) value of the arithmetic mean
concentration of each contaminant should be less than the SAC;

o The standard deviation (SD) of the results must be less than 50% of the SAC;
and

. No single value exceeds 250% of the relevant SAC.

UCL calculations may not be required if all results are below the SAC. Further
assessment or remediation will be required when the concentration of contaminants
exceed the above criteria.

A review of the field and laboratory DQIs will be undertaken as outlined in Section 2.2.

2.1.6 Specify Limits on Decision Errors

Decision errors are false positive (i.e. stating the site is free of contamination when it is
not) or false negative (i.e. stating that the site is contaminated when it is not). The
more significant is the false positive with potential risks to human health and the
environment. To account for this, the ESA has assumed that elevated concentrations
of contaminants are present unless demonstrated otherwise.

2.1.7 Optimise the Design for Obtaining Data
The Site Auditor Guidelines 2006 recommend evaluating the data set as a whole to
determine any limitations within the data set. The overall data set will be optimised by

reviewing the data as the project proceeded. When necessary, adjustments will be
made to the sampling or analytical program.

2.2 DQls for Analytical Data

The analytical data will be assessed against the following DQIls: precision, accuracy,
representativeness, completeness and comparability. Definitions of the individual DQis
are presented in Appendix D. The table below outlines the steps that will be taken to
address the DQls.

Ref: E26029KPrpt
OCTOBER 2012 Page 5
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Indicator

Methods

Completeness

Comparability

Representativeness

Precision

Accuracy

Data and documentation completeness will be achieved by:

L]

Preparation of sampling and analysis plan;

Preparation of chain of custody (COC) records;

Review the laboratory sample receipt information;

Use of National Association of Testing Authorities (NATA) registered
laboratories for all analysis;

Visual and PID screening of samples during the investigation; and
Laboratory analysis to target PCC.

Data comparability will be achieved by:

L]

Maintaining consistency in sampling techniques;

Use of appropriate preservation, storage and transport methods; and
Use of consistent analysis techniques and reporting standards by the
laboratories.

Data representativeness will be achieved by:

Reasonable distribution of sampling locations across accessible areas of
the site; and
Representative coverage of analysis for PCC.

Precision will be achieved by:

Calculating the relative percentage difference (RPD) of duplicate

samples;

The following acceptance criteria will be used to assess the RFD

results:

> results > 10 times the practical quantitation limit (PQL), RPDs <
50% are acceptable;

» results between 5 and 10 times PQL, RPDs < 75% are acceptable;

» results > 5 times PQL, RPDs < 100% are acceptable; and

An explanation is provided if RPD results are outside the acceptance

criteria. As a conservative measure, the higher value is adopted when

the value exceeds the SAC.

Accuracy will be achieved by:

Use of trained and qualified field staff;

Appropriate industry standard sampling equipment and decontamination
procedures;

Sampling and screening equipment will be factory calibrated on a
regular basis. Calibration will be checked internally prior to use;
Sampling and equipment decontamination;

Collection and analysis of field Quality Assurance (QA) and Quality
Control (QC) samples for PCC;

The field QA/QC analysis is to include:

» 10% of samples as intra-laboratory duplicates; and

" Ref: E26029KPrpt
OCTOBER 2012
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Indicator Methods

» 1 trip blank sample.

e Acceptable concentrations in trip blanks. Non-compliance to be
documented in the report;

e Appropriate sample preservation, handing, holding time and COC
procedure;

e Review of the primary laboratory QA/QC data including: RPDs,
surrogate recovery, repeat analysis, blanks, laboratory control samples
(LCS) and matrix spikes;

e The following acceptance criteria will be used to assess the primary
laboratory QA/QC results. Non-compliance to be documented:

» RPDs:
o results that are < b times the PQL, any RPD is acceptable; and
o results > b times the PQL, RPDs between 0-50% are
acceptable;
> LCS recovery and matrix spikes:

o 70-130% recovery acceptable for metals and inorganics;
o 60-140% recovery acceptable for organics; and
o 10-140% recovery acceptable for VOCs;

» Surrogate spike recovery:

o 60-140% recovery acceptable for general organics; and
o 10-140% recovery acceptable for VOCs;
» Blanks: All less than PQL (ALTPQL); and
¢ Reporting to industry standards.

Ref: E26029KPrpt
OCTOBER 2012 Page 7
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3 SITE INFORMATION AND PHYSICAL SETTING

3.1 Site Identification

Table 3-1: Site |dentification Information

Site Owner: Facixa Pty Ltd

Site Address: 2-12 Tennyson Road, Gladesville
Lot & Deposited Plan: Lot 2 DP549570

Current Land Use: Commercial / Light Industrial
Proposed Land Use: Mixed Commercial / Residential
Local Government Authority: Ryde City Council

Current Zoning: IN2 Light Industrial

Site Area (ha): 1.5ha

RL (AHD in m) (approx.): 33

Geographical Location (MGA) N: 6210984

{approx.): E: 1438458

Site Location Plan: Figure 1

Borehole Location Plan: Figure 2

3.2 Site Location and Setting

The site is located on the east side of Tennyson Road, approximately 140m to the
south of the junction with Victoria Road (see Figures 1 and 2). Commercial/industrial-
type properties bound the site to the north, south and east. Tennyson Road bounds the
site to the west, with residential properties located further to the west of the road. The
land use beyond the commercial/industrial-type properties to the south and east is also
residential.

3.3 Topography

The site lies towards the crest of a south facing hillside that generally falls away from
Victoria Road at approximately 5°. The site itself is formed at the base of a former
guarry and is predominantly flat and level. Cut faces (from the former quarry) are
located towards the north and east site boundaries and batter slopes are located at the
south and west site boundaries.

3.4 Site Inspection

A walkover inspection of the site and visual inspection of the immediate surrounds was
undertaken on 19 September 2012. At the time of the inspection, the majority of the
central portion of the site was occupied by a metal clad warehouse. A relatively small,
semi-detached building was adjacent to the west section of the main warehouse
structure and a small brick office building was attached to the south-western section
of the warehouse.

Ref: E26029KPrpt
OCTOBER 2012 Page 8
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A two storey, brick rendered, commercial building was located to the west of the
warehouse and a small metal clad shed was located to the north. Several shipping
containers were also located to the north and east of the central warehouse.

A driveway entered the south-western corner of the site off Tennyson Road and sloped
down towards the east. The two storey brick rendered building was to the north of the
driveway and a landscaped area was located between this building and the Tennyson
Road reserve. The landscaped area was formed on a batter slope that fell towards the
east and was occupied by sandstone boulders, small shrubs and several mature trees.

The floor level for the brick rendered building was approximately 2m above the floor
level of the main warehouse. A grassed batter slope and a small, retained car park
were located between this building and the main warehouse.

The buildings appeared to be formed on concrete floor slabs. The concrete slab for the
main warehouse appeared to be in relatively good condition based on a cursory
inspection. The areas that surrounded the buildings were generally paved with
asphaltic concrete (AC). The AC was in relatively poor condition in some areas and
various sections had been resurfaced with newer AC or concrete.

The main warehouse tenancies included Gel Works Pty Ltd, Amerco Enterprises Pty
Ltd, Springfree Trampoline (a trampoline distributor) and GH Packaging International
Pty Ltd (a packaging company).

It is understood that Gel Works manufactures personal lubricants on-site, and stores
the manufacturing components and product in the adjacent warehouse (this tenancy
occupied the north section of the main warehouse and the semi-detached building to
the west of the main warehouse). An inspection of the manufacturing area was not
possible. Barrels labelled as containing ethanol, propylene glycol and paraphen
(hydroxyl benzoate) were observed to the east of the Gel Works warehouse space.

A vent pipe and suspected former bowser plinth were observed adjacent to the brick
building, at the south-west corner of the warehouse. These features were indicative of
a UST. No dip or fill points were observed. The location of the suspected UST and
associated facilities are shown on Figure 2. Photographs are also attached in Appendix
E.

Near vertical cut faces were evident to the north and east of the warehouse which
were associated with the former quarry. The cut faces were estimated to be up to
approximately 15m in height and consisted of exposed shale bedrock. A smaller batter
extended along the southern site boundary and fell towards the north, down to the

Ref: E26029KPrpt
OCTOBER 2012 Page 9
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level of the AC paved areas that surrounded the main warehouse. A small portion of
the batter was retained in the vicinity of the south-east corner of the warehouse.
Various weeds, shrubs and mature trees were observed at the base of the cut faces in
the north and east sections of the site, and on the batter slopes in the north-west,
west and south sections of the site.

3.4.1 Underground Services

The ‘Dial Before You Dig’ (DBYD) plans were reviewed for the ESA. The plans indicate
that local services such as power telecommunications and water enter the south-west
section of the site off Tennyson Road. An electrical cable easement and small
substation is also marked as being present in the south-west section of the site.

3.4.2 Interview with Site Personnel

Due to the sensitive nature of the development proposal, detailed interviews with site
personnel were not undertaken.

3.5 Regional Geology

The regional geological map of Sydney (1983 indicates the site to be underlain by
Ashfield Shale of the Wianamatta Group, which typically consists of black to dark grey
shale and laminite.

3.6 Acid Sulfate Soil (ASS) Risk Map

The site is not located in an acid sulfate soil risk area based on the risk maps prepared
by the Department of Land and Water Conservation.

3.7 Hydrogeology

A search of the groundwater bore summary records available on the NSW Office of
Water'® website was undertaken for the ESA. The search was limited to registered
bores located within approximately 1km of the site. A copy of the records and a plan
showing the approximate location of the bores is attached in Appendix C. A brief
summary of relevant information pertaining to the ESA is presented below:

2 1:100,000 Geological Map of Sydney (Series 9130), Department of Mineral Resources (1983)
3 http://www.waterinfo.nsw.gov.au/gw/, visited on 17 September 2012

Ref: E26029KPrpt
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Table 3-2: Summary of Groundwater Bores
Reference Distance Direction & Final Standing Registered Potential
from site Gradient Depth Water Level Purpose Receptor
{m) from site) {m) (SWL) (m)
(approx.) ‘
GW108366 223m East & Not Not Monitoring No
up/cross- available available
gradient
GW109573 553m South-east 8.10 4.47 Monitoring No
& up/cross-
gradient
GW109574 5563m South-east 9.00 4.28 Monitoring No
& up/cross-
gradient
GW109575 553m South-east 7.50 3.23 Monitoring No
& up/cross-
gradient
GW109576 553m South-east 8.10 3.51 Monitoring No
& up/cross-
gradient
GW108361 512m South-east 6.00 Not Monitoring No
& cross- available
gradient
GW108362 512m South-east Not Not Monitoring No
& cross- available available
gradient
GW108363 512m South-east Not Not Monitoring No
& cross- available available
gradient
GW108364 512m South-east Not Not Monitoring No
& cross- available available
gradient
GW108365 512m South-east Not Not Monitoring No
& cross- available available
gradient
GW108367 512m South-east Not Not Monitoring No
& cross- available available
gradient

As a result of the former quarrying activities, the stratigraphy of the site is expected to
consist of shale bedrock. Some filling may have occurred following cessation of the
quarrying activities and prior to construction of the existing buildings. Based on these
conditions and the results of the groundwater bore search, groundwater is not
considered to be a significant resource for abstraction purposes in the immediate
vicinity of the site.

Ref: E26029KPrpt
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3.8 Surface Water Flows

Surface water bodies were not identified in the immediate vicinity of the site. The
closest surface water body is Glades Bay (part of the Parramatta River) located
approximately 1km to the south-east of the site (see Figure 1).

During rain events, stormwater would be expected to flow off the hardstand areas and
building roofs, enter the on-site drainage system and flow into the regional stormwater
infrastructure along Tennyson Road. Some infiltration may occur at the base of the cut
faces and on the batter slopes which are unpaved.

Ref: E26029KPrpt
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4 SITE HISTORY ASSESSMENT

4.1 Aerial Photographs

Historical aerial photographs of the site and immediate surrounds were reviewed for

the site history assessment. The majority of the photographs were obtained from the

NSW Department of Lands. A summary of the relevant information is presented in the

following tabl
maintained as

e. For the purpose of the aerial photos review, the site north has been
detailed on the attached Figures 1 and 2.

Table 4-1: Summary of Historical Aerial Photos

Year

Details

1930

1943"

1951

1961

" The majority of the site was occupied by a significant excavation that was

consistent with a quarry. The site areas adjacent to Tennyson Road and a narrow
strip beyond the quarry excavation to the north and east appeared to be grassed.

A number of relatively large buildings were located to the south and south-east of
the site that were most likely associated with the quarry/brickworks. The
remainder of the surrounds generally appeared vacant and grassed, or occupied by
residential-type buildings. A larger quarry was located further to the north, beyond
Victoria Road.

The site generally appeared to be similar to the 1930 photograph except that
surface water was visible in the southern section of the quarry excavation.

There was an increase in residential-type properties in the areas that surrounded
the site.

Two relatively small buildings were located in the north-west section of the site.
The quarry appeared to have been extended towards the west. A building (of
unknown use) and associated driveway were located in the south-west section of
the site, adjacent to Tennyson Road.

The buildings that were most likely associated with the brickworks (to the south-
east of the site)} had been demolished and a new, relatively large
commercial/industrial-type building {(of unknown use) had been constructed in this
area.

The site generally appeared to be similar to the 1951 photograph except that
vegetation was visible in the north section of the site (most likely towards the

base of the quarry).

A large commercial/industrial-type building/warehouse (of unknown use) was

' https://six.maps.nsw.gov.au/wps/portal/SIXViewer, visited on 11 October 2012
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Year Details

located to the north of the site (with frontage onto Tennyson and Victoria Roads).
A smaller building was located to the east of the larger building.

1970 The two smaller buildings in the north-west section of the site (within the quarry)
had been demolished and a larger building was located in this area. Several
smaller objects (possibly cars and hoarded materials) were visible to the east and
south-east of the building. The driveway entrance in the south-west section of the
site had been reconfigured and was directed towards the new building.

An additional building was located to the north-east of the site. The area to the
south of the site had been developed for commercial/industrial land use and was
occupied by a hardstand area and warehouse-type building. A car park was
located to the east of the site.

There was a general increase in residential-type land use in the surrounding areas
to the south, east and west.

1978 The buildings in the north-west and south-west sections of the site had been
demolished and the site had been redeveloped. The site configuration appeared
similar to the existing (2012} layout with a large warehouse in the central area
and a smaller building to the west, adjacent to Tennyson Road.

The immediate surrounds generally appeared to be similar to the 1970
photograph.

1986 The site and the immediate surrounds generally appeared to be similar to the 1978
photograph.

1994 The site generally appeared to be similar to the 1986 photograph.

The large commercial/industrial-type building/warehouse located to the north of
the site had been demolished/reconfigured. This area was occupied by a slightly
smaller, commercial/industrial-type building (of unknown use) with a hardstand
area to the south of the building (i.e. adjacent to the north site boundary).
Additional commercial/industrial-type buildings were located to the east and
south-east.

2005 The site and the immediate surrounds generally appeared to be similar to the 1994
photograph.
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4.2 Land Title Search

Land title records were reviewed for the site history assessment. The record search
was performed by Advance Legal Searchers. Copies of the titie records are presented
in Appendix C. A summary of the relevant information is presented in the following

table:

Table 4-2: Summary of Land Title Information

Date

Proprietor

1993 - to date
1998 - 1993

(1988 - to date)

1984 - 1988
1984 - 1988
1971 -1984
1971 - 1971
(1971 - 1973)

1971 - 1971
(1968 - 1971)
1968 - 1967

1949 - 1958

1948 - 1949

1947 - 1948
1937 - 1947

1934 - 1937

(Lot 2 DP 549570}

Ficixa Pty Limited

Home Yardage Pty Limited

(various commercial leases see Folio Identifier 2/549570)
(Lot 2 DP 54570 — CTVol 11700 Fol 43)

Home Yardage Pty Limited

(lease to Sydney County Council of part)

Australian Consolidated Press Limited

Rota Gota Pty Limited

flease to Sydney County Council of substation Premises No 2628)

(Lot B DP 391095 — Area 5 Acres 3 Roods 17% Perches _ CTVol 6977 Fol
139)

Rota Gota Pty Limited

flease to Sydney County Council of substation Premises No 2628)

The British United Shoe Machinery Company of Australia Proprietary Limited.
(Part Portion 130 Parish Hunters Hill - Area 10 Acreas 3 Roods 9 Perches —
CTVol 5967 Fol 156)

The British United Shoe Machinery Company of Australia Proprietary Limited.
(Part Portion 130 Parish Hunters Hill and other Lands — Area 10 Acres 3
Roods 12 Perches — CTVol 5867 Fol 157)

The British United Shoe Machinery Company of Australia Proprietary Limited.
(Part Portion 130 Parish Hunters Hill abs other lands — Are 13 Acres 3 Roods
23% Perches - CTVol 4609 Fol 119)

The British United Shoe Machinery Company of Australia Proprietary Limited.
Brickworks Limited

(formerly Brickworks Pty Limited)

Moorview Brick Co Limited

(Part Portion 130 Parish Hunters Hill and other lands — Area 14 Acres O
Roods 32 Perches — CTVol 3160 Fol 152)

Ref: E26029KPrpt
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Date Proprietor
1921 - 1937 Moorview Brick Co Limited
1921 - 1921 John Symonds, engineer & contractor

(Part Portion 130 Parish Hunters Hill and other lands — Area 13 Acres 3
Roods 14 % Perches — CTVol Fol 76)

1916 - 1921 John Symonds, engineer & contractor
(Part Portion 130 Parish Hunter Hill - Area 15 Acres 2 Roods 27 % Perches -
CTVol 1648 Fol 164)

1905- 1916 Walket Thomas Way, pastry cook

The title records indicated the following:

e The Moorview Brick Co Ltd purchased the site in 1921 and it is likely that the
quarrying operations commenced around this time. The property was transferred
to various companies associated with the brickworks until 1947;

° The British United Shoe Machinery Company of Australia Pty Ltd purchased the
site in 1947 and maintained ownership until 1967. The specific activities
undertaken at the site during this period are unknown, however, it is possible that
land was utilised for industrial activities associated with machinery production
(and/or possibly shoe production);

° Site ownership was transferred several times from around 1971 until 1993. The
registered proprietors included Rota Gota Pty Ltd, Australian Consolidated Press
Ltd (possibly a magazine printer/distributor) and Home Yardage Pty Ltd (a fabric
and upholstery producer/distributor); and

° The existing proprietor purchased the site in 1993 and has leased the site to
various companies. None of the leases were of particular interest as they are
relatively consistent with the existing (2012) tenants as detailed in Section 3.

The various industrial activities may have resulted in contamination at the site through
processes such as printing and machinery manufacturing. The installation and
utilisation of USTs was not uncommon for the purpose of servicing generators and
other on-site machinery.
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4.3 Council Records

4.3.1 Development Applications (DA), Building Approvals (BA)

Counci! DA and BA records were reviewed for the site history assessment. A summary
of the relevant information is provided in the following table:

Table 4-3: Summary of Council Records
Record Application Details
Number
BA1981/204 Office building A additions {not determined)
BA1981/263  Warehouse A1 Alterations {approved 10/4/1981)
BA1983/920 Office Building A Additions (approved 1/9/1983)
BA1993/41 Toys (approved 31/3/1993)
LDA2008/132 Division of warehouse into smaller tenancies {approved 23/12/2008)
CDP2011/7 Fit out to an existing office (approved 11/01/2011)

The council records did not indicate any particular land use or development that may
have resulted in significant site contamination.

4.3.2 Section 149 Planning Certificate

The s149 (2 and 5) planning certificates were reviewed for the site history
assessment. Copies of the certificates are attached in Appendix C. A summary of the
relevant information is presented below:

The land does not include nor comprise critical habitat {under the Ryde LEP);

. The land is not located within a heritage conservation area and does not include
any heritage items (under the Ryde LEP);

° The site is not located within an acid sulfate soil risk area;

. The site is not deemed to be: significantly contaminated; subject to a
management order; subject of an approved voluntary management proposal; or
subject to an on-going management order under the provisions of CLM Act 1997;
and

. The site is not subject to a Site Audit Statement (SAS).

4.4 WorkCover Records

WorkCover records were reviewed for the site history assessment. A copy of the
records is attached in Appendix C. A summary of the relevant information is provided
in the following table:

Ref: E26029KPrpt
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Table 4-4;: Summary of WorkCover Records
Record Number License Details

35/015697 Renewal application for a license for a 12,000L UST that contained petrol
(dated 1992) (applicant: Home Yardage). The approximate location of the UST is shown on
Figure 2.

35/0156973 Application relating to a license for a 2,000 gallon UST that contained ‘mineral
spirit” (applicant: Golden Press). The records indicate that the UST may be the
same as noted above as the location does not differ.

4.5 NSW EPA Records

The NSW EPA records available online were reviewed for the site history assessment.
Copies of the records are attached in Appendix C. A summary of the relevant
information is provided in the following table:

Table 4-5: Summary of NSW EPA Online Records
Source Details

CLM Act 19978 There were no notices for the site under Section 58 of the Act.

NSW EPA List of The site was not listed in the NSW EPA register.

Contaminated

Sites'® There were two Caltex Service station sites listed on the register for the
suburb of Gladesville. These properties were located on Victoria Road to the
east of the site and were not considered to be potential off-site
contamination sources.

POEO Register'’ No notices for the site in the POEO register.

4.6 Integrity of Site History Information

The site history information has generally been obtained from government
organisations including: NSW Land Titles Office, local council archives, Department of
Lands, NSW WorkCover records and NSW EPA records. The veracity of the
information from these sources is considered to be high, however, given the age of the
development, the gap of up to 13 years between aerial photographs and the lack of
detailed information available on activities prior to the 1930s and during the previous
industrial site use, a certain degree of information loss can be expected.

'S http://www.environment.nsw.gov.au/prclmapp/searchregister.aspx, visited on 11 October 2012

'8 http://www.environment.nsw.gov.au/clm/publiclist.htm, visited on 11 October 2012
7 http://www.environment.nsw.gov.au/prpoeoapp/, visited on 11 October 2012
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Non verifiable anecdotal information has not been reported. Therefore, there
considered to be a high level of integrity associated with information reviewed for the

assessment.

4.7 Summary of Site History

The site history assessment has indicated the following:

Table 4-6: Site History Summary

Source Summary

Aerial Photos The photographs indicated that the quarry had commenced operation prior
to 1930. Various buildings were constructed and subsequently demolished
in the north-west and south-west sections of the site. The existing (2012)

buildings and associated hardstand areas were constructed sometime

between 1970 and 1978. Significant changes to the site layout did not

occur from this time.

The surrounding land use was a mix of commercial-industrial and residential.

Land Title Records The records suggested that a number of industrial activities may have been
undertaken at the site. The various industrial activities may have resulted in
contamination at the site through processes such as printing and machinery
manufacturing. The installation and utilisation of USTs was not uncommon

for the purpose of servicing generators and other on-site machinery.

Local Council The records did not indicate any particular land use or development that
Records may have resulted in significant site contamination.

WorkCover The records indicated that at least one UST is located in the south-west
Records section of the site (as shown on Figure 2). The fate of the UST is unknown.

NSW EPA Records There are no EPA notices for the site. The site is not listed on the CLM
register.
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5.1 Contamination Sources and Potential Contaminants of Concern (PCC)

The potential contamination sources and PCC identified at the site are outlined in the

following table:

Table 5-1: PCC
Source Land Use / Site Feature PCC
Fill material On-site: Fill material historically imported to achieve Soil: HM, TPH,

Industrial
activities

Chemical
storage

existing site levels can contain elevated concentrations
of contaminants. Elevated contaminants have the
potential to impact the groundwater by leaching.

Off-site: The site is located in an area of Sydney which
has been historically backfilled for reclamation purposes.
The groundwater in the vicinity of the site may be
impacted by contaminants encountered in the fill
surrounding the site.

On-site: The site was formerly {and part of the site is
currently) used for industrial purposes. The specific
industrial processes have not been confirmed, however,
contamination could have occurred during this period
associated with manufacturing processes, and storage
and spillage of chemicals.

Off-site: The area immediately up-gradient of the site
has historically be used for unknown
commercial/industrial purposes. There is a potential for
on-site migration of contaminated groundwater from the
adjoining property.

On-site: Various chemicals may have been used on-site
during past industrial activities. Currently, Gel Works
manufactures and stores personal lubricants which
utilise various substances such as ethanol, propylene
glycol and paraphen (hydroxyl benzoate).

Off-site: Same as “off-site industrial activities” detailed
above.

BTEX/VOCs, PAHSs,
OCPs, OPPs, PCBs
and asbestos

Groundwater: the
PCC would be
expected to be
associated with the
more mobile
contaminants such
as HM, TPH, BTEX
and PAHs

Soil: HM, TPH,
BTEX/VOCs, PAHs
and asbestos

Groundwater: the
PCC would be
expected to be
associated with the
more mobile
contaminants such
as HM, TPH, BTEX
and PAHs

Soil: HM, TPH,
BTEX/VOCs and
PAHs

Groundwater: the
PCC would be
expected to be
associated with the
more mobile
contaminants such
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Source Land Use / Site Feature PCC
' as TPH, BTEX/VOCs
and PAHs
USTs On-site: A suspected UST was identified in the south- Soil and
west section of the site as shown in Figure 2. groundwater: Lead,
TPH, BTEX/VOCs
Off-site: The presence of USTs in up-gradient, off-site and PAHs
areas cannot be ruled out.
Substation On-site: A substation is understood to be located in the Soil: PCBs
south-west section of the site. The exact location of this
feature has not been established.
Demolition of = On-site: A number of buildings were constructed and Soil: Asbestos
former subsequently demolished at the site. The buildngs were
buildings predominantly located in the north-west section of the
quarry area and the south west section of the site (in the
vicinity of the existing brick rendered building, adjacent
to Tennyson Road).
Note:

HM - Heavy metals including arsenic, cadmium, chromium, copper, lead, mercury, nickel & zinc
TPH — Total petroleum hydrocarbons including light, mid and heavy fractions

BTEX — Monocyclic aromatic hydrocarbons

VOCs - Volatile organic compounds includes BTEX compounds

PAHs - Polycyclic aromatic hydrocarbons

OCPs - Organochlorine pesticides

OPPs - Organophosphorus pesticides

PCBs - Polychlorinated Biphenyls

5.2 Contamination Fate and Transport

The fate and transport of the PCC identified above is outlined in the following table:

Table 5-2: Fate and Transport of PCC
PCC Fate and Transport
Non-volatile contaminants  With the exception of asbestos, non-volatile contaminants are

including metals, heavy predominantly confined to the soil and groundwater medium. The

fraction PAHs, OCPs, mobility of these contaminants varies depending on: the nature and

OPPs, PCBs and asbestos type of contaminant present; soil type/porosity; surface water
infiltration; groundwater levels; and the rate of groundwater
movement.

At this site, surface water infiltration is very limited which would
reduce the migration potential for certain contaminants. The
presence of paved surfaces in the surrounding areas can also limit

Ref: E26029KPrpt
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PCC

Fate and Transport

Volatile contaminants
including TPH,
VOCs/BTEX and light
fraction PAHs

the migration potential for non-volatile contaminants.

Non-volatile contaminants associated with ash and slag waste (such
as heavy fraction PAHs and some heavy metals) are bound within a
relatively insoluble matrix. Slag and ash is usually formed as a by-
product of combustion at high temperatures which “locks in’ the
contaminants within the matrix.

The potential for migration of asbestos fibres would increase
following disturbance of asbestos contaminated soils. This is likely to
occur during demolition and excavation works.

A number of studies have found that soils effectively filter out
asbestos fibres and retain them near the surface. The studies
concluded that there is no significant migration of asbestos fibres,
either through soil or groundwater. The transport of airborne
asbestos is associated with disturbance of the material and therefore
would be expected during demolition and excavation works.

Volatile contaminants are usually more mobile when compared to the
non-volatile compounds. The potential for migration of volatile
contaminants such as light fraction PAHs, TPHs and BTEX/VOCs can
be relatively high in sandy soil with a high water table or in areas
where water can move freely along the soil/fill/lbedrock interface.
Surface water infiltration can also accelerate the migration potential
of these contaminants.

Volatile contaminants break down rapidly as a result of microbial
activity and availability of nutrients including nitrogen, oxygen etc.
The mobile contaminants would be expected to move down to the
rock surface or groundwater table and migrate down gradient from
the source. The mobility would depend on a range of factors
including: soil type/porosity; confining layers within the aquifer; and
solubility in groundwater.
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5.3 Potential Receptors and Exposure Pathways

The potential receptors and exposure pathways identified for the PCC at the site are
presented in the following table:

Table 5-3: Potential Receptors and Exposure Pathways

Receptors

Exposure Pathway

On-site human receptors include:

Site occupants;

Site visitors;

Contractors and workers; and
Future site occupants.

- Exposure by direct dermal contact,
ingestion and inhalation {soil and
groundwater contamination)

- Inhalation of airborne asbestos fibres
mobilised during demolition works and/or
excavation activities associated with the
proposed development works

On-site environmental receptors include:

The groundwater system.

Off-site human receptors include:

Off-site occupants;

Off-site visitors; and

Contractors and workers in the adjoining
area.

No nearby off-site environmental receptors
were identified

- Contamination can enter the groundwater
system via the migration of mobile
contaminants from the surface soils and/or
from UST.

- Exposure by direct dermal contact,
ingestion and inhalation (i.e. dust and
fugitive emissions from volatile
contaminants, primarily during the
proposed demolition/construction activities)

- Inhalation of airborne asbestos fibres
mobilised during demolition works and/or
excavation activities associated with the
proposed development works

- Migration of potentially contaminated
groundwater

Although Glades Bay is down-gradient, the bay
is not considered to be a potential receptor due
to the distance from the site.
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6 SITE ASSESSMENT CRITERIA (SAC)

6.1 Soil

The assessment criteria for soil contamination are derived from NEPM 1999 and the
Site Auditor Guidelines 20086.

6.1.1 Health Investigation Levels (HILs)

The NEPM 1999 includes Health Based Investigation Levels (HILs) for a range of
contaminants based on the risk of exposure, duration of exposure, toxicity and land
use (availability). The HILs are divided into four categories outlined in the following
table:

Table 6-1: HILs Categories
Category/Column Land Use

Column A 'Standard’ residential with garden/ accessible soil (home-grown
produce contributing less than 10% of vegetable and fruit intake; no

poultry); includes children’s day-care centres, kindergartens,
preschools and primary schools.

Column D Residential with minimal opportunities for soil access: includes
dwellings with fully and permanently paved yard space such as high-
rise apartments and flats.

Column E Parks, recreational open space and playing fields: includes secondary
schools.
Column F Commercial/Industrial: includes premises such as shops and offices

as well as factories and industrial sites.

Where the proposed land use includes more than one land use category (e.g. a mixed-
use development including residential/retail/commercial land uses) the exposure setting
of the most ‘sensitive’ land use should be adopted for the site.

6.1.2 Petroleum Hydrocarbons in Soil

Threshold concentrations for petroleum hydrocarbon including total TPH and BTEX
compounds have been adopted from the Service Station Guidelines 1994 referenced in
the Site Auditor Guidelines 2008. Heavy fraction petroleum hydrocarbon
aliphatic/aromatic component threshold concentrations have been adopted from NEPM
1999 (as applicable).
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Soil samples are initially analysed for total recoverable hydrocarbons (TRH) without a
preliminary silica gel clean-up of the sample. Consequently the TRH result may include
other compounds such as phthalates, humic acids, fatty acids and sterols {if present).

Silica gel clean-up should remove these other compounds and result in a more accurate
result for petroleum hydrocarbons. If undertaken these results have been referred to as
TPHsget within this report.

6.1.3 Provisional Phyto-toxicity Investigation Levels (PPILs)

PPILs are included in the assessment where the proposed land use includes landscaped
areas or garden accessible soils. Contaminants above the PPIL threshold may cause
phytotoxicity in some plant species. The PPILs are listed in the Site Auditor Guidelines
2006 and are identical to the Ecological Investigation Levels (ElLs) specified in NEPM
1999. The PPILs have not been included for this assessment.

6.1.4 Asbestos in Soil

The NEPM 1999 do not provide numeric guidelines for the assessment of asbestos in
soil. The draft NEPM'® guidelines have essentially adopted the Western Australian
Asbestos Guidelines 2009'® which prescribe a site investigative model and asbestos
clean-up goals. These guidelines however, have not yet been adopted in NSW and as
such are generally only used on a site specific basis.

The general criterion currently used for the assessment of asbestos in soil is the
presence/absence of asbestos in soil in accordance with AS4964-2004%°. |f asbestos
is found to be present, the status of the asbestos material (friable or bonded/non-
friable) is further considered due to the implications associated with site remediation
and/or management.

The WorkCover publication Working with Asbestos Guide {2008%') recommend that the
status of the asbestos material in soil should be assessed by an occupational hygienist.
More recently, the 2011 WHS Regulation?? and associated Safe Work Australia code of

'® Draft National Environmental Protection (Assessment of Site Contamination) Measure, as varied,
National Environment Protection Council (NEPC), 2011 (Draft NEPM 2011)

% Guidelines for the Assessment, Remediation and Management of Asbestos-Contaminated Sites in
Western Australia, WA Department of health, Perth, Australia, May 2009 (Western Australian Asbestos
Guidelines 2009)

20 Australian Standard 4964, Method for the Qualitative Identification of Asbestos in Bulk Samples,
Australian Standards, 2004

2! Working with Asbestos Guide, NSW WorkCover, 2008 (WorkCover Working with Asbestos Guide 2008)
22 Work Health and Safety Regulation, NSW Government 2011
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practice, How to Safely Remove Asbestos®® (endorsed by WorkCover NSW) states that
the assessment of asbestos contaminated soil is to be undertaken by a licenced
asbestos assessor or competent person. WorkCover NSW has not currently issued any
licences for asbestos assessors. Correspondence with WorkCover indicates that the
licence program is currently being implemented in accordance with the Safe Work
Australia Guide for Applicants for Asbestos Assessor Licence®*. The ACT Planning and
Land Authority currently issues licences for asbestos assessor Class A and Class B.

At present, the assessment of asbestos contamination in soil is undertaken in
accordance with the NEPM guidelines, the adoption of the draft NEPM is considered
only on a site specific basis. Assessment of the contaminant levels and status of
asbestos contaminated soil is undertaken by a combination of: site assessment by
experienced environmental consultants and ACT accredited asbestos assessors; and
soil screening by NATA endorsed laboratories using AS4964-2004,

6.1.5 Soil Assessment Criteria

No specific criteria have been included for VOCs, as only a preliminary screening was
undertaken for this ESA as detailed in Section 8.1.1.

The soil assessment criteria adopted for the ESA is presented in the following table:

Table 6-2: Soil SAC

Analyte Column D' {mg/kg)
Metals
Arsenic (total) 400
Cadmium 80
Chromium (Il1) 48%
Copper 4000
Lead 1200
Mercury (inorganic) 60
Nickel 2400
Zinc 28000
Petroleum Hydrocarbons
TPH (Cs-Co) 65 °
TPH (C10-Cas) 1000
Benzene 1°
Toluene 1.4°2
Ethylbenzene 3.1°
Total Xylenes 142

23 National Code of Practice How to Safely Remove Asbestos, Safe Work Australia 2011
*Guide for Applicants for Asbestos Removal and Asbestos Assessor Licences and Notifications, Safe
Work Australia 2012
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Analyte Column D" {mg/kg)
PAHs
Total PAHs 80
Benzo(a)pyrene 4
Pesticides
Aldrin + Dieldrin 40
Chlordane 200
DDT+ DDD + DDE 800
Heptachlor 40
Total OPPs 0.1°
Others
PCBs (Total) 40
Asbestos NDLR °©
Note:

1 - HILs outlined in NEPM 1999

2 - PPiLs outlined in the Site Auditor Guidelines 2006

a - Service Station Guidelines 1994

b- Due to the absence of locally endorsed guideline criteria, the laboratory PQL has been adopted
¢ - Not Detected at Limit of Reporting (NDLR)

Na — Not Applicable

6.1.6 Waste Classification Criteria for Off-Site Disposal

Any material excavated for the proposed development will require a waste
classification for off-site disposal in accordance with the Waste Classification
Guidelines 20089.

Soils are classed into the following categories based on the chemical contaminant
criteria outlined in the guidelines (refer to Table A):
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Table 6-3: Waste Categories

Category Description
General Solid Waste (non- e |f SCC = CT1 then TCLP not need to classify the soil as GSW
putrescible) (GSW) e |f TCLP < TCLP1 and SCC < SCC1 then treat as GSW

Restricted Solid Waste (non- e |f SCC £ CT2 then TCLP not need to classify the soil as RSW
putrescible) (RSW) e |f TCLP < TCLP2 and SCC < SCC2 then treat as RSW

Hazardous Waste (HW) e |f SCC > CT2 then TCLP not need to classify the soil as HW
If TCLP > TCLP2 and/or SCC > SCC2 then treat as HW

Excavated Natural Material The criteria to classify material as ENM are outlined in The
(ENM) Excavated Natural Material Exemption (2008%).

Virgin Excavated Natural Natural material (such as clay, gravel, sand, soil or rock fines)
Material (VENM) that meet the following:

e that has been excavated or quarried from areas that are not
contaminated with manufactured chemicals, or with process
residues, as a result of industrial, commercial mining or
agricultural activities;

¢ that does not contain sulfidic ores or other waste; and

e includes excavated natural material that meets such criteria
for virgin excavated natural material as may be approved
from time to time by a notice published in the NSW
Government Gazette.

Note:
SCC - Specific Contaminant Concentration

CT - Contaminant Threshold

TCLP - Toxicity Characteristics Leaching Procedure

6.1.7 General Approvals of Immobilisation (GAI)

Significant amounts of waste ash and gravely slag were available in the late nineteenth
and early twentieth century as a result of the use of coal for industrial and domestic
heating purposes. Widespread use of ash waste (either as ash or mixed with other soil
and waste materials) as fill material was common in the suburbs of Sydney at this
time.

To account for the presence of ash and slag, the NSW EPA has published the
following:

%5 Protection of the Environment Operations (Waste) Regulation 2005 — General Exemption Under Part 6,
Clase 51 and 51A, The excavated natural material exemption, 2008 (ENM exemption 2008)
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Waste Assessment Requirements

The SCC limits for PAHs and B(a)P
outlined in the Waste Classification
Guidelines 2009 do not apply for the
assessment of this waste stream.
The material can be classified
according to the leachable
concentration {(TCLP) value of B(a)P
alone. Disposal restrictions apply for
material classified under this GAl.

The SCC limits for these
contaminants outlined in the Waste
Classification Guidelines 2009 do not
apply for the assessment of this
waste stream. The material can be
classified according to their leachable
concentrations (TCLP) values alone.

NSW
Table 6-4: GAls
Approval Waste Stream Contaminants
Number
1999/052 Ash, Ash-contaminated Bfa)P and
natural excavated PAHs
materials or coal-
contaminated natural
excavated material
2009/07% Metallurgical furnace Beryllium,
slag or metallurgical Chromium
furnace slag (V1), lead,
contaminated natural nickel, PAHs
excavated materials and B(a)P
Note:

SCC - Specific Contaminant Concentration

TCLP - Toxicity Characteristics Leaching Procedure
B(a)P - Benzo(a)pyrene

PAHs - Polycyclic Aromatic Hydrocarbons

28 http://www.environment.nsw.gov.au/resources/waste/GenlmmobApp 1999-

05 Ash ACNEM or CCNEM.pdf (GAI 1999/05)

27 http://www.environment.nsw.gov.au/resources/waste/2009-07 Metallurgical furnace slag.pdf (GAI

2009/07)
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7 INVESTIGATION PROCEDURE

7.1 Soil Sampling Rationale

The NSW EPA Sampling Design Guidelines 1995 recommend specific sampling
densities for contamination assessments based on a systematic sampling pattern.
Based on the size of the investigation area, the guidelines provide a minimum number
of sampling points required for the investigation. The guidelines recommend sampling
from a minimum of 25 evenly spaced sampling points for a site of this size
(approximately 15,000m?).

Samples were obtained from seven locations for this investigation as shown on the
attached Figure 2. This density is approximately 30% of the minimum sampling
density.

The sampling locations were distributed relatively evenly across the site in the areas
outside the building footprints. Due to the preliminary nature of the investigation, none
of the potential contamination point sources (i.e. the suspected UST) were targeted

The following areas were excluded from the assessment:

Table 7-1: Exclusion Areas
Area _ Description
Buildings Sampling was not undertaken beneath the existing buildings at the site as
access was not possible during the field investigation.

7.1.1 Soil Sampling Methods

Soil sampling was undertaken using the following methods:

Table 7-2: Soil sampling methods

Sample Date Method
Locations
BH1 to BH7 19, 20 and Sampling locations were set out using a tape measure.
24 September Locations were marked using spray paint. The sampling
2012 locations were cleared for underground services prior to drilling.

The sample locations were drilled using a truck/track mounted
hydraulically operated drill rig equipped with spiral flight augers.
Soil samples were obtained from a Standard Penetration Test
(SPT) sampler or directly from the auger when conditions did
not allow use of the SPT sampler.
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Soil samples were collected from the fill and natural profiles encountered during the
investigation. Additional fill samples were obtained when relatively deep fill {>0.5m)
was encountered. Samples were also obtained when there was a distinct change in
lithology or based on the observations made during the investigation. All samples were
recorded on the borehole logs attached in Appendix A.

During sampling, soil at selected depths was split into initial and duplicate samples for
field QA/QC analysis.

Samples were placed in glass jars with plastic caps and teflon seals with minimal
headspace. Samples for asbestos analysis were placed in zip-lock plastic bags.
Sampling personnel used disposable nitrile gloves during sampling activities. The
samples were labelled with the job number, sampling location, sampling depth and
date.

7.1.2 VOC Screening

A portable Photoionisation Detector (PID) was used to screen the samples for the
presence of VOCs and to assist with selection of samples for BTEX analysis.

The sensitivity of the PID is dependent on the organic compound and varies for
different mixtures of hydrocarbons. Some compounds give relatively high readings and
some can be undetectable even though present in identical concentrations. The
portable PID is best used semi-quantitatively to compare samples contaminated by the
same hydrocarbon source.

The PID is calibrated before use by measurement of an isobutylene standard gas. All
the PID measurements are quoted as parts per million (ppm) isobutylene equivalents.

PID screening for VOCs was undertaken on soil samples using the soil sample
headspace method. VOC data was obtained from partly filled zip-lock plastic bags
following equilibration of the headspace gases. The PID headspace data is presented
on the COC documents. PID calibration records are retained on file by EIS

7.1.3 Decontamination and Sample Preservation

Details of the decontamination procedure adopted during sampling are presented in
Appendix D. Where applicable, the sampling equipment was decontaminated using a
scrubbing brush and potable water and Decon 90 solution (phosphate free detergent)
followed by rinsing with potable water.
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Soil samples were preserved by immediate storage in an insulated sample container
with ice in accordance with AS4482.1-2005 and AS4482.2-1999%% as summarised in
the following table:

Table 7-3: Soil sample preservation and storage

Analyte Preservation Storage

Heavy metals Unpreserved glass jar with Store at <49, analysis within 28 days

Teflon lined lid {mercury and Cr[VI]) and 180 days (other
metals).

VOCs (TPH/BTEX) As above Store at <4°, analysis within 14 days

PAHs, OCP, OPP & As above Store at <4°, analysis within 14 days

PCBs

Asbestos Sealed plastic bag None

On completion of the fieldwork, the samples were delivered in the insulated sample
container to a NATA registered laboratory for analysis under standard COC procedures.
Field sampling protocols adopted for this assessment are summarised in Appendix D.

7.2 Laboratory Analysis

The soil and groundwater samples were analysed by the following laboratories:

Table 7-4: Laboratory Details

Samples Laboratory Report Reference
All primary soil and Envirolab Services Pty Ltd, NATA 79191, 79191-B,
groundwater samples, intra- Accreditation Number — 2901 79306 and 79306-B
laboratory duplicates, trip (ISO/IEC 17025 compliance)

blanks, trip spikes and field
rinsate samples

Samples were analysed by the laboratory using the analytical methods detailed in
Schedule B(3) of NEPM (1999%°). Reference should be made to the laboratory reports
attached in Appendix B for further details.

2 Guide to the Sampling and Investigation of Potentially Contaminated Soil Part2: Volatile Substances,
Standards Australia, 1999 (AS 1999)

28 Guideline on Laboratory Analysis of Potentially Contaminated Soils, Schedule B(3), NEPM, 1999
{Schedule B(3))
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7.3 Soil Analytical Schedule

The soil analytical schedule is outlined in the following table:

Table 7-5: Laboratory Analytical Schedule

PCC No. of Fill Soil No. of Natural
Samples Samples (shale/soil)
Heavy Metals 10 1
TPH/BTEX 10 1
PAHs 10 1
OCPs/OPPs 10 1
PCBs 10 1
Asbestos 10 0
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8 INVESTIGATION RESULTS

8.1 Subsurface Conditions

A summary of the subsurface soil conditions encountered during the investigation is
presented in the table below. Reference should be made to the borehole logs attached
in Appendix A for further details.

Table 8-1: Summary of subsurface conditions

Profile Depth Range Description
(mBGL")
Pavement Surface to Pavement was encountered at the surface in all boreholes
0.1m except BH3. The pavement consisted of concrete or AC and

was of variable thickness.

Fill Beneath the Fill material was encountered in all seven boreholes and
pavement to extended to depths ranging from 0.3m in BH1 and BH5, to
0.9m 3.56m in BH7. The fill was variable and included sandy gravel,

gravelly clay and clayey gravel with crushed shale inclusions.

Bedrock Beneath the fill Sandstone, shale and interbedded shale and sandstone bedrock
to the was encountered beneath the fill material in all boreholes. The
termination bedrock was typically dark grey and light grey.
depth of each
borehole

Note:
1 — Metres below ground level

8.1.1 VOC Screening

PID soil sample headspace readings are presented in Table B. The results ranged from
Oppm to 7.2ppm equivalent isobutylene. These results indicate that relatively small
quantities of PID detectable VOCs were present in the samples. Samples with elevated
PID readings were analysed for TPH and BTEX.

8.2 Soil Laboratory Results

The soil laboratory results are presented in Table B and Table C attached to the report.
The laboratory reports are presented in Appendix B. A summary of the results
assessed against the SAC is presented below.
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Table 8-2: Summary of soil laboratory results

Analyte Number of
Samples
Analysed

Results Compared to SAC and Waste Classification Guidelines

Heavy Metals = Ten fill and one
natural shale
sample

TPH & BTEX Ten fill and one
natural shale
sample

PAHs Ten fill and one
natural shale
sample

OCPs & OPPs Ten fill and one
natural shale
sample

PCBs Ten fill and one
natural shale

All results were below the SAC.

Elevated concentrations of nickel were encountered above the
PPILs in two fill samples.

WC: The nickel concentrations in three fill samples exceeded
the CT1 criterion outlined in the Waste Classification
Guidelines 2009. The remaining results were below the CT1
criteria and all results were below the SCC1 criteria.

TCLP leachates were prepared from the three fill samples with
the elevated nickel concentrations and were analysed for
nickel. The TCLP results were less than the TCLP1 criterion.

An elevated toluene concentration (3mg/kg) was encountered
in the fill sample BH7 {0.1-0.3m) which was above the SAC of
1.4mg/kg. The remaining TPH and BTEX results were below
the SAC.

A quantifiable concentration of benzene was encountered in
the natural shale sample obtained from BH1 (0.6-0.8m).

However, the concentration was less than the SAC.

WC: All results were less than the relevant CT1 and SCC1
criteria.

Stats: Due to the limited data set, reliable statistical analysis
could not be undertaken.

All results were below the SAC.

WC: All results were less than the relevant CT1 and SCC1
criteria.

All results were below the laboratory PQLs and were less than
the SAC.

WC: All results were less than the relevant CT1 and SCC1
criteria.

All results were below the SAC.
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Analyte Number of Results Compared to SAC and Waste Classification Guidelines
Samples
Analysed
sample WC: All results were less than the SCC1 criterion.
Asbestos Ten fill samples No asbestos was detected in the samples. All results were
below the laboratory reporting limit.
Note:

HILs — Health Investigation Levels

PPILs — Provision Phyto-toxicity Investigation Levels
PQLs - Practical Quantitation Limits

SAC - Site Assessment Criteria

Stats - Statistical Analysis

WC - Waste Classification Guidelines 2009
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9 QA/QC ASSESSNENT

The QA/QC assessment includes a review of the DQls established for the investigation
(see Section 2.2). A summary of the field QA/QC samples are outlined below:

Table 9-1: Field QA/QC Samples

Field QA/QC Frequency Sample Details

Intra- 10% of Primary  Soil Samples:

laboratory Samples Dup 1 is a soil duplicate of sample BH1 {0.1-0.3m).
duplicates

Trip blanks One sample TB is a sand blank carried during sampling and sample
(TB) transport (19 and 20 September 2012).

An assessment of the DQIs is summarised in the following table.

Table 9-2: Assessment of DQls
Completeness

Data and documentation completeness was achieved through the following measures:

e A sampling and analysis plan was prepared for the investigation;

e Chain of custody (COC) records were prepared for each batch of samples sent to the labs
(see Appendix B);

e Laboratory sample receipt information was reviewed for each batch (see Appendix B);

o NATA registered laboratories were used for all analysis;

¢ Visual observations and PID screening of samples was undertaken during the investigation as
noted on the boreholes logs and COC documents {see Appendix A and B); and

e Samples were analysed for the PCC identified in Section 5.1, except for VOCs which were
screened using a PID.

Comparability

Data comparability was achieved through the following measures:

e Similar sampling techniques were used during the investigation;

e Appropriate preservation, storage and transport methods were adopted for all samples; and
» Consistent analysis techniques and reporting standards were adopted by the laboratories.

Representativeness

Data representativeness was achieved through the following measures:

e The sampling plan was optimised to obtain adequate coverage of sample locations in
accessible areas of the site; and

¢ The assessment included a representative coverage of analysis for PCC.

Precision

Intra-laboratory RPD Results:

The intra-laboratory soil RPD results are summarised in Table D. The results indicated that field
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precision was acceptable.

Accuracy

Accuracy was achieved through the following measures:

e Trained and qualified field staff were used for the investigation;

* Appropriate industry standard sampling equipment and decontamination procedures were
adopted for the investigation as outlined in Appendix D;

e Sampling and screening equipment are routinely factory calibrated. An in-house calibration
check was undertaken prior to using onsite. The calibration records are retained on file by
EIS;

e Appropriate sample preservation, handling, holding time and COC procedures were adopted
for the investigation;

e The report was prepared generally in accordance with the Reporting Guidelines 1997; and

e Review of trip blank results are summarised below:

Trip Blank Results:
The trip blank results summarised in Table E were all less than the PQLs.

Laboratory Duplicate RPD Results:

Laboratory duplicate RPD results for the soil analysis were within the acceptance criteria adopted
by the laboratory.

Matrix Spike Recovery:

Matrix spike recovery concentrations were within the acceptable limits of 60-140% for organics
and 70-130% for inorganics.

Surrogate Spike Recovery:
Surrogate spike recovery concentrations were within the acceptable limits of 60-140% for
organics and 10-140% for VOCs.

LCS recovery:
LCS recovery concentrations were within the acceptable limits of 60-140% for organics and 70-

130% for inorganics.

The DQls adopted for this investigation (see Section 2.1) have been addressed.
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10 DISCUSSION

10.1 Soil

An elevated concentration of toluene, above the SAC, was encountered in one fill
sample obtained from BH7 (0.1-0.3m) (see Figure 2). A deeper fill soil sample obtained
from BH7 (0.5-0.7m) did not encounter quantifiable concentrations of toluene. This
suggests that the toluene contamination is likely to be limited to the upper fill profile(s)
and that vertical migration into the deeper soils/bedrock is unlikely to have occurred at
this location.

The remaining soil analysis results were below the SAC. Benzene was encountered in a
shale sample obtained from BH1 (0.6-0.8m), however, the benzene concentration was
below the SAC.

The source of the contamination encountered in BH7 is unknown. BH7 is not located in
the immediate vicinity of the suspected UST and therefore it is unlikely that the
contamination is associated with the former use of this facility. It is possible that the
toluene is associated with a localised spill.

The presence of the suspected UST and a relatively mobile contaminant such as
toluene increases the risk of contamination migrating off-site. TPHs and BTEX
compounds have the potential to migrate through bedrock and/or through soils along
the fill/bedrock interface.

10.1.1 Asbestos in Soil

Asbestos was not detected in the soil samples analysed for the investigation. The
presence of deeper fill soils in some areas and the paved surfaces across the site
limited the assessment of potential asbestos contamination at the site.

10.1.2 PPILs

Two fill samples encountered elevated concentrations of nickel above the PPILs. The
PPIL criteria are principally concerned with phytotoxicity (i.e. adverse effects on plant
growth in established and proposed areas of landscaping) and are described in NEPM
1999 as “somewhat arbitrary”, as the effect of these compounds on plant growth will
depend on the soil and plant type. These elevations would require further consideration
only if the proposed development is to include landscaping.
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10.2 Waste Classification

10.2.1 Preliminary Classification of Fill Soil for Off-Site Disposal

Based on the results of the preliminary ESA, the fill material is classified as ‘General
Solid Waste (non-putrescible)’ according to the Waste Classification Guidelines 2009.
Due to the presence of toluene in BH7 and the potential for at least one UST to be
present at the site, this classification should be confirmed following further testing.

10.2.2 Classification of Natural Soil and Bedrock for Off-Site Disposal

Due to the presence of benzene in the shale sample obtained from BH1, the natural
shale and sandstone bedrock at the site cannot be classified as Virgin Excavated
Natural Material (VENM) at this stage. Further testing of this material would be
required to confirm the classification of this material for off-site disposal.

10.3 Groundwater

An assessment of the groundwater conditions was outside the scope of the preliminary
ESA. Although groundwater is not considered to be a significant resource in the
immediate vicinity of the site, the presence of BTEX compounds in some of the
samples and the existence of at least one UST at the site increases the risk for
groundwater contamination. An assessment of the groundwater contamination
conditions is considered necessary to better assess these risks.

BTEX compounds are relatively mobile within the groundwater system. If present, the
potential for off-site migration of contaminated groundwater is relatively high
(particularly as BH7 and the suspected UST are located towards the down gradient site
boundary).

10.3.1 Dewatering During Development

In the event groundwater is intercepted during excavation works, dewatering will be
required. Council and other relevant approvals will be required prior to disposal of
groundwater into the stormwater system.

10.4 Assessment of Risk

Due to the presence of toluene above the SAC in one soil sample, and the potential for
at least ocne UST to be present at the site, EIS consider that the risk posed by
contamination to the receptors identified in Section 5.3 is moderate.

The presence of pavements across the majority of the site and the fact that the
adjacent, down-gradient land use is not particularly sensitive (i.e. an outdoor car park
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and commercial/industrial development), reduces the potential risks posed by the
contaminants.

10.5 Data Gaps

Due to the preliminary nature of the investigation, the following data gaps remain:

Sampling has not been undertaken within the existing building footprints. The
overall sampling density represents approximately 30% of the minimum guideline
density for the site;

A targeted investigation in the vicinity of the suspected UST has not been
undertaken;

The horizontal extent of the toluene contamination in BH7 has not been
established;

The extent of the benzene encountered in BH1 has not been identified. There is a
possibility that the borehole encountered the edge of a more significant issue; and
A groundwater investigation has not been undertaken.

10.6 Recommendations

Based on the results of the preliminary ESA, additional investigation work and reporting

would be required to address SEPP55. EIS recommend the following:

An additional soil and groundwater investigation should be undertaken at the site.
The investigation should be designed to meet the minimum sampling density and
should also include: targeted investigations in the vicinity of the suspected UST,
BH1 and BH7; and the installation of a minimum of four groundwater monitoring
wells, with at least one of the wells located adjacent to and down gradient of the
suspected UST;

Samples should generally be analysed for the PCC. A reduced analysis schedule
including TPHs, BTEX, PAHs and lead could be considered for the targeted
investigations;

Statistical analysis should be undertaken using the preliminary ESA and additional
investigation data;

Following completion of the additional investigation, a remedial action plan (RAP)
should be prepared for the site. The RAP should be implemented during the
proposed development works and a suitable site validation report should be
prepared on completion of the remediation; and

Prior to the demolition of any structures on site, a suitably qualified asbestos
consultant should be engaged to undertake a hazardous building materials survey
of the buildings. The demolition works should be undertaken appropriately based
on the findings of the survey.
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11 CONCLUSION

Based on the results of the preliminary Stage 1 ESA, EIS are of the opinion that the
site could be made suitable for the proposed mixed-use development provided that the
recommendations detailed in Section 10.6 of this report are suitably addressed.

The presence of a UST and relatively low levels of contamination above the SAC are

not likely to be a significant constraint to development. However, additional
investigation work and reporting would be required to address SEPP55.

11.1 Regulatory Requirement

The regulatory requirements applicable for the site are outlined in the following table:

Table 11-1: Regulatory Requirement
Guideline Applicability
Duty to Report The requirement to report to the NSW EPA under Section 60 and Duty to
Contamination Report Contamination 2008 guidelines (under the CLM Amendment Act 2008)
2008% should be assessed once the results of the additional investigation works have
been reviewed and a remedial strategy has been selected.

Please note that in the event the recommendations for additional work and
remediation are not implemented, there may be justification to report to the
EPA. EIS can be contacted for further advice regarding notification.

POEO Act 1997  Section 143 of the POEO Act 1997 states that if waste is transported to a
place that cannot lawfully be used as a waste facility for that waste, then the
transporter and owner of the waste are each guilty of an offence. The
transporter and owner of the waste have a duty to ensure that the waste is
disposed of in an appropriate manner.

UPSS Regulation = Under the regulation and the AS4976-2008%', all storage systems must be

2008 removed from the site in compliance with Section 5 of the standards. In-situ
abandonment should only be considered in special circumstances, e.g. where
removal will cause serious risks to adjoining tanks, underground structures
and adjoining buildings. Approval from the applicable authorities (i.e.
WorkCover, Council, NSW EPA) may be required under these circumstances.

30 Guidelines on the Duty to Report Contamination, NSW Government Legislation, 2008 (Duty to Report
Contamination 2008)

3" The Removal and Disposal of Underground Petroleum Storage Tanks, Standards Australia, 2008
(AS4976-2008)
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Guideline Applicability

Work Health and  Sites contaminated with asbestos become a ‘workplace’ when work is carried
Safety Code of out there and require a register and asbestos management plan.
Practice 201132

32 Code of Practice — How to Manage and Control Asbestos in the Workplace, WHS Regulation 2011
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12 LIMITATIONS

The sampling locations for the investigation have enabled an assessment to be made of
the risk of the existence of significant, large quantities of contamination. The
conclusions based on this investigation are that, while some contamination of the site
is apparent, problems may also be encountered with smaller scale features between
sampling points.

EIS adopts no responsibility whatsoever for any problems such as additional USTs,
buried items or contaminated material that may be encountered between sampling
locations at the site. Development activities at the site should be planned on this basis,
and any unexpected problems that may be encountered between sampling locations
should be immediately inspected by experienced environmental personnel. This should
ensure that such problems are dealt with in an appropriate manner, with minimal
disruption to the project timetable and budget.

The conclusions developed in this report are based on site conditions which existed at
the time of the investigation and the scope of work outlined in the report. They are
based on investigation of conditions at specific locations, chosen to be as
representative as possible under the given circumstances, and visual observations of
the site and immediate surrounds, together with the interpretation of available
historical information and documents reviewed as described in this report.

The investigation and preparation of this report have been undertaken in accordance
with accepted practice for environmental consultants, with reference to applicable
environmental regulatory authority and industry standards, guidelines and the
assessment criteria outlined previously in this report.

Where information has been provided by third parties, EIS has not undertaken any
verification process, except where specifically stated in the report.

EIS has not undertaken any assessment of off-site areas that may be potential
contamination sources or may have been impacted by site contamination, except
where specifically stated in the report.

Subsurface soil and rock conditions encountered between investigation locations may
be found to be different from those expected. Groundwater conditions may also vary,
especially after climatic changes.

Previous use of this site may have involved excavation for the foundations of buildings,
services, and similar facilities. In addition, unrecorded excavation and burial of material
may have occurred on the site. Backfilling of excavations could have been undertaken
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with potentially contaminated material that may be discovered in discrete, isolated
locations across the site during construction work.

EIS accept no responsibility for potentially asbestos containing materials that may exist
at the site. These materials may be associated with demolition of pre-1990
constructed buildings or fill material at the site.

EIS have not and will not make any determination regarding finances associated with
the site.

Changes in the proposed or current site use may result in remediation or further
investigation being required at the site.

During construction at the site, soil, fil and any unsuspected materials that are
encountered should be monitored by qualified environmental and geotechnical
engineers to confirm assumptions made on the basis of the limited investigation data,
and possible changes in site level and other conditions since the investigation. Soil
materials considered to be suitable from a geotechnical point of view may be
unsatisfactory from a soil contamination viewpoint, and vice versa.

This report has been prepared for the particular project described and no responsibility
is accepted for the use of any part of this report in any other context or for any other
purpose. Copyright in this report is the property of EIS. EIS has used a degree of care,
skill and diligence normally exercised by consulting engineers in similar circumstances
and locality. No other warranty expressed or implied is made or intended. Subject to
payment of all fees due for the investigation, the client alone shall have a licence to
use this report.
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IMPORTANT INFORMATION ABOUT THIS REPORT

These notes have been prepared by EIS to assist with the assessment and interpretation of this
report.

The Report is Based on a Unique Set of Project Specific Factors:

This report has been prepared in response to specific project requirements as stated in the
EIS proposal document which may have been limited by instructions from the client. This
report should be reviewed, and if necessary, revised if any of the following occur:

° the proposed land use is altered;

. the defined subject site is increased or sub-divided;

. the proposed development details including size, configuration, location, orientation of
the structures are modified;

. the proposed development levels are altered, eg addition of basement levels; or

. ownership of the site changes.

EIS/J&K will not accept any responsibility whatsoever for situations where one or more of the
above factors have changed since completion of the assessment. If the subject site is sold,
ownership of the assessment report should be transferred by EIS to the new site owners who
will be informed of the conditions and limitations under which the assessment was undertaken.
No person should apply an assessment for any purpose other than that originally intended
without first conferring with the consultant.

Changes in Subsurface Conditions

Subsurface conditions are influenced by natural geological and hydrogeological process and
human activities. Groundwater conditions are likely to vary over time with changes in climatic
conditions and human activities within the catchment (eg. water extraction for irrigation or
industrial uses, subsurface waste water disposal, construction related dewatering). Soil and
groundwater contaminant concentrations may also vary over time through contaminant
migration, natural attenuation of organic contaminants, ongoing contaminating activities and
placement or removal of fill material. The conclusions of an assessment report may have been
affected by the above factors if a significant period of time has elapsed prior to
commencement of the proposed development.

This Report is Based on Professional Interpretations of Factual Data

Site assessments identify actual subsurface conditions at the actual sampling locations at the
time of the investigation. Data obtained from the sampling and subsequent laboratory
analyses, available site history information and published regional information is interpreted by
geologists, engineers or environmental scientists and opinions are drawn about the overall
subsurface conditions, the nature and extent of contamination, the likely impact on the
proposed development and appropriate remediation measures.

Actual conditions may differ from those inferred, because no professional, no matter how
qualified, and no subsurface exploration program, no matter how comprehensive, can reveal
what is hidden by earth, rock and time. The actual interface between materials may be far more
gradual or abrupt than an assessment indicates. Actual conditions in areas not sampled may
differ from predictions. Nothing can be done to prevent the unanticipated, but steps can be
taken to help minimise the impact. For this reason, site owners should retain the services of
their consultants throughout the development stage of the project, to identify variances,
conduct additional tests which may be needed, and to recommend solutions to problems
encountered on site.

Assessment Limitations

Although information provided by a site assessment can reduce exposure to the risk of the
presence of contamination, no environmental site assessment can eliminate the risk. Even a
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rigorous professional assessment may not detect all contamination on a site. Contaminants
may be present in areas that were not surveyed or sampled, or may migrate to areas which
showed no signs of contamination when sampled. Contaminant analysis cannot possibly cover
every type of contaminant which may occur; only the most likely contaminants are screened.

Misinterpretation of Site Assessments by Design Professionals

Costly problems can occur when other design professionals develop plans based on
misinterpretation of an assessment report. To minimise problems associated with
misinterpretations, the environmental consultant should be retained to work with
appropriate professionals to explain relevant findings and to review the adequacy of plans and
specifications relevant to contamination issues.

Logs Should not be Separated from the Assessment Report

Borehole and test pit logs are prepared by environmental scientists, engineers or geologists
based upon interpretation of field conditions and laboratory evaluation of field samples. Logs are
normally provided in our reports and these should not be re-drawn for inclusion in site
remediation or other design drawings, as subtle but significant drafting errors or omissions may
occur in the transfer process. Photographic reproduction can eliminate this problems, however
contractors can still misinterpret the logs during bid preparation if separated from the text of
the assessment. If this occurs, delays, disputes and unanticipated costs may result. In all
cases it is necessary to refer to the test of the report to obtain a proper understanding of the
assessment. Please note that logs with the ‘Environmental Log’ header are not suitable for
geotechnical purposes as they have not been peer reviewed by a Senior Geotechnical Engineer.

To reduce the likelihood of borehole and test pit log misinterpretation, the complete
assessment should be available to persons or organisations involved in the project, such as
contractors, for their use. Denial of such access and disclaiming responsibility for the
accuracy of subsurface information does not insulate an owner from the attendant liability. It
is critical that the site owner provides all available site information to persons and
organisations such as contractors.

Read Responsibility Clauses Closely

Because an environmental site assessment is based extensively on judgement and opinion, it is
necessarily less exact than other disciplines. This situation has resulted in wholly unwarranted
claims being lodged against consultants. To help prevent this problem, model clauses have
been developed for use in written transmittals. These are definitive clauses designed to
indicate consultant responsibility. Their use helps all parties involved recognise individual
responsibilities and formulate appropriate action. Some of these definitive clauses are likely to
appear in the environmental site assessment, and you are encouraged to read them closely.
Your consultant will be pleased to give full and frank answers to any questions.
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