


URBIS STAFF RESPONSIBLE FOR THIS REPORT WERE:

Director Sarah Horsfield
Senior Consultant Sophy Purton
Consultant Callum Sangkuhl
Project Code SA7285

Report Number Final

© Urbis Pty Ltd
ABN 50 105 256 228

All Rights Reserved. No material may be reproduced without prior permission.
You must read the important disclaimer appearing within the body of this report.

urbis.com.au



TABLE OF CONTENTS

EXECULIVE SUMIMIATY ...ttt e e e e e ct e e e e e e e et e e e e e e s e s aa e et e e eeeessaastaeeeeeeeesaans s teeeeeeeeeaeaassteeeeeeeeesaansnnnnaeeaeeeannnnne [
1. L g geTo [0 1o 4 o] o [P SRRSO 1
1.1. (@Y= VTSRS 1
1.2. REPOI STITUCTUIE ...ttt e e e ettt e e e e e s et e e e e e s e e e e e e e s 1
2. Site & SUMOUNAING CONIEXE c...iiiiiiieiie et e e e e e e e e e e e s e st a e e e e e e s e asnbaaaeaaeeessannraneraeeanas 3
2.1. LI L= Yo 1 S PERRRN 3
2.2. LI LTS L= U PR OUPRRPTN 5
2.3. YU (010 g o [T gl I @do ] ] (= E SRR 7
2.4. Surrounding Road, Rail and BUS NETWOIK ...........coiiiiiiiiiiic e 9
3. 7 T 20 | (0] 1 oo SRS 11
3.1. Wentworthville PIanning PropOSaAl ...........cooiiiiiiiiiii ittt 11
4, Pre-Planning PropoSal MEETING ........ccoiiuiiiiiiiiie ettt e s 16
5. Statutory Planning CONLIOIS .......coooi i 19
5.1. Holroyd Local Environmental Plan 2013..........oooiiiiiiiiiiie ettt 19
6. Indicative DevelopmMENT OULICOMIE ... . ... s 23
6.1. DEVEIOPMENT OVEIVIEW ...ttt ettt ettt e e e s bt e e h bt e e e s bt e e e et bt e e e anbe e e e e anees 23
6.2. DESIGN PIINCIPIES ... s 24
6.3. Alternative BUildiNg ENVEIOPE .......vuviiiiiiiiiiiiiiiiiieieteeeeeteeeesteteseeeseaeeseesessesssssssssssssssssssasssssssssssnnssssnsnnnnes 24
6.4. [0 o] ol 2T 1= 1 A @ 1 =] SRR 27
7. THE Planning PrOPOSAL........uuuuuuuuuiieeiiiiiieieieteteeeeeeseseeesssaeesseseaeeeseseeeeeeeesesaessereseraeeeerararrrrrrrrrrrrrrrsrrrrrnne 28
8. Part 1 - Objectives & INteNded OULICOMES ........coiiiiiiieiiiiie ettt 29
8.1. ODBJECHIVES ... 29
8.2. [a1eT o o [=To M@ U] (olo] 1= OO UT T TTP PPN 29
9. Part 2 - EXPlanation Of PrOVISIONS.......c.iuiiiiiiiiiee ittt ettt e 30
10. Part 3T JUSHTICALION. ....ciiiiii ittt e e e st e e e e e s et bbbt e e e e e s s nbbbeeeeeae e s 31
10.1. Section A - Need for the Planning PropoSal ..........cuoooiiiiiiiiiiiece e 31
10.2. Section B - Relationship to Strategic Planning FrameWork .................uuuvuvrerereeerereieeeeerereresererenerenen. 32
10.3.  Environmental, Social and ECONOMIC IMPACT ........oviiiiiiiiiiiiiiee et e e e e 49
10.4. State and ComMMONWEAITN INTEIESTS ... ..eiiiie it e e e e e e e e st ee e e e e e e e nnnnes 60
11. Pt 4 = IMIAPPING «.eueenitiii s 61
12. Part 5 - CommMUNItY CONSUITALION ......ceiiiiiiiei ittt e 62
13. Part 6- ProjeCt TIMEIINE ......ee s 63
14. (@] o (11 T o S 64
D ESYod =1 =T PSP PPPPPPPPRTN 66

Appendix A Survey Plan

Appendix B Concept Architectural Plans
Appendix C Urban Design Report
Appendix D Letter of Intent

Appendix E Traffic and Parking Study
Appendix F Environmental Site Assessment
Appendix G Architectural Design Statement
Appendix H Landscape Plans

Appendix | QS Report

Appendix J Valuation Report

Appendix K LEP Mapping

URBIS

SA7226_PLANNING PROPOSAL _55 - 57 STATION STREET, WENTWORTHVILLE



FIGURES:

Figure 1: Subject site and surrounding context (site identified in red) ... 4
Figure 2: DevelopmENt ACHIVIEY MBI .....eeiiiiiiiiee ittt ettt e s b e e e s bbb et e s s e e e s annnee s 4
Figure 3: Site, as identified by the red BOUNArY ...........c..vviiiiii e 5
Figure 4: Photographs OF the SIE ..........eiiiiiiiii ettt s 6
Figure 5: Indicative 3D building envelope of 42-44 Dunmore Street, as viewed from the south ....................... 8
Figure 6: Indicative 3D building envelope, as viewed from the north-east. ...........ccccoccviviviieeiiiiciiiiee e 9
Figure 7: WentworthVille Train STAION...........eiiiiiii ettt ettt e e 10
Figure 8: Wentworthville Centre Planning Proposal Boundary (site indicated in red)........cccccccoeviiiviieieeeennnnnns 11
Figure 9: Indicative 3D building envelope illustrating the intended development outcome, as per the
Wentworthville Planning and Place Making Srat@gy ...........eeoiuurrioiiiiiieiiiiie e 12
Figure 10: Proposed structure plan, illustrating the key controls (site identified in red) ..........cccocvveeiiiieennnn 13
Figure 11: Proposed amalgamation strategy (site identified in red) .........ccccooiiiiiiiie e 14
Figure 12: Economic feasibility study areas (site identified in red) .........ccoooiviii i 15
Figure 13: Land USE ZONING MEAP c.ivieiiiiiiiiiieiiiiieie ettt ettt ettt ettt ettt ettt et et et et et et et et et et e ta e et eteteaeteeetetataaaaaaeeeees 19
Figure 14: Height Of BUIAINGS IMAPD ....eiiiiiiiiiieeiie ettt et ettt e e 20
Figure 15: FIOOr SPace RaAtI0 IMAP.......ccuuiiiiiiiiiieieie ettt ettt ettt ettt ettt ettt ettt e et et e e e e e e e e e e e eaeees 21
(Lo (U =T G Rl o [T 1= Vo TN Y/ o PP 21
Figure 17: DesSign EXCEIIENCE MAP ......uuiiiiiiiiii ettt ettt et et e e e st e e 22
Figure 18: Compliant building envelope (Wentworthville
LT 01771 (0] o= 25
Figure 19: Proposed alternative building envelope and urban design oUtCOME .........ccceevviiieiiiiiie e 26
Figure 20: CGl of alternative building €NVEIOPE .......coouiiiiiiii e 27
Figure 21: Wentworthville Planned PreCiNCt............ouvuviiiiiiiiiiceeeee ettt 40
Figure 22: Proposed landscape concept plan, illustrating the extension to Friend Park ............ccccceiviiieennn 42
Figure 23: Future desired character of the Wentworthville Centre, illustrating locations of significant building
=] o | PP 50
Figure 24: Ground LEVEI SEIDACKS .........oiiiiiiiieieie ettt e e 52
Figure 25: Proposed DUilding ENVEIOPE ........uiiiiiie ettt 53
Figure 26: Compliant DevelopmeNnt SCREME.........ocviviiiiiiee e 53
Figure 27: Complaint scheme with through-site link relocated to the western boundary.............ccccccooieennn 54
Figure 28: NON-COMPIaNt SCREMIE.........ociiiiiiiiiieeee et 54
FIGUre 29: PropOSEa SCNEME ... ...ttt e et e e et e e e st e e nbee e e e anees 55
Figure 30: View of compliant bgenhvelape.n.g...en.v.e.l.ap.e..G&6&0
Figure 31: Public domain interface and expansion of Friend Park............cccccccviviiiiiiiiie 58
Figure 32: Building envelope in relation to the Presbyterian Church, illustrating the separation distance and
£ = Lo [0 Y= L - o RSP 59
Figure 33: Proposed LEP MaPPINg .....coeiiiiiiiiiiiiieie ettt ettt ettt ettt ettt e ettt et e e e et e e e e e e e e e e e e e e e e e e e eaeees 61
URBIS

SA7226_PLANNING PROPOSAL_55 - 57 STATION STREET, WENTWORTHVILLE



PICTURES:

Picture 1: Former service station, as viewed from Pritchard Street East ..........occccceviiiiiiiiiiiee e 6
Picture 2: Site, as viewed from Station Street in the SOUth-East ...........coooiiiiiiiiiii e 6
Picture 3: Commercial buildings on 6 Pritchard Street East.........cccvviieieiiiiiiiiieicc e 6
Picture 4: Commercial buildings on 6 Pritchard Street, with childcare centre beyond.............ccccccceviiiiinninnnn. 6
Picture 5: Height Of BUIIAINGS IMAP ....vvviiiieeiiiiiiiiie ettt s et e e e e e e s e e e e e e e e s st e e e e e e e e snnsanreneaeeeaaanns 61
Picture 6: FIOOr SPACE RAIO IMAP .. ..uuuriiiieeeiiiiiitiit e e e s et e e e e e s et a e e e e e e s et e eeeaeaesantntaeaeeaeeesannsanreneaeeeenanns 61
TABLES:

Table 1: SUPPOItiNng DOCUMENTALION ........uuiiiieiee e e ittt e e e e s e e e e e e st e e e e e e e st e e e e e e e s e aassteaaeeeeeesaannnnnnnneaeens 1
Table 2: Key controls for the site, as per the urban design and built form analysis............ccccoiiiiiincns 12
Table 3: Pre-l0dgement QISCUSSIONS. ......uuuiiiiie ettt e e e s e et r et e e e s e st e e e e e e e ss st s baeeeaeessaastaseaeeeeeseasnranneeeees 16
Table 4: DeVEIOPMENT SUMIMEAIY .....uuiiiiiiiie ettt e e e ra bt e e e ettt e e et e e e e e aabb et e e asbb et e e abbeeeeanbneeaean 23
Table 5: Consistency with Greater Sydney Region Plan.............covooiiiiiiiiiiie e sanne e 33
Table 6: Consistency with the Central City DIStriCt Plan ..........coooooeiiiiii i 36
Table 7: Site SPECITIC ML TEST... ...ttt et e e e a b e e e sttt e e e bb e e e e s nbreeeeaa 43
Tabl e 8: SEPP6s rel evant..t.o..t.he. . .Rl.anni.ng..Rr.ap.o.s.&8%
Table 9: Section 9.1 CoMPlIANCE TADIE.......coiiiiii et e 46
Table 10: Solar aCCeSS t0 FHENG PAIK ........coui it e et e e e e reeee s 57
Table 11: Indicative ProjeCt TIMEINE .. ...uueii ittt e et e et e e s breee e 63
URBIS

SA7226_PLANNING PROPOSAL _55 - 57 STATION STREET, WENTWORTHVILLE






EXECUTBUEIMARY
OVERVIEW

This planning proposal has been prepared by Urbis Pty Ltd on behalf of Nucorp Construction Pty Ltd (the
proponent). Itis to initiate an amendment to the Holroyd Local Environmental Plan 2013 (HLEP 2013) with
respect to land at 55 -57 Station Street & 6 Pritchard Street East, Wentworthville (the site). The site is legally
described as Lot 1A in DP305764, Lot 2A in DP305764, Lot 3A in DP30576 and strata lot SP19949.

The intended outcome of this planning proposal is to:
1 Establish a site-specific height of buildings control, with a maximum building height of 53m; and
1 Establish a site-specific floor space ratio (FSR) control of 3.5:1.

This planning proposal has been prepared in accordance with Section 3.33 of the Environmental Planning
and Assessment Act 1979 (EP&A Act)and t he Depart méwui dfe Ploa®Pniep@ads ng Pl
Proposal s. 6

BACKGROUND

On 16 March 2018, Cumberland Council submitted the Wentworthville Centre Planning Proposal
(PP_2017_CUMBE_005_00), seeking Gateway Determination to amend the HLEP 2013 to increase the

height of buildings and floor space ratio controls and amend land acquisition provisions. The planning

proposal was the outcome of a grant awarded to Holroyd City Council in 2013. The grant was funded under

theNSW Government 6s Planning Reform Fund Program which ¢
economic revitalisation of the Wentworthville Centre.

The grant provided Council with the necessary funding to commission studies for the Wentworthville Centre,
including economic feasibility, urban design and traffic and transport. The findings of these studies formed
the basis of the Wentworthville Planning and Place Making Strategy and ultimately lead to the preparation of
the Wentworthville Centre Planning Proposal.

The studies identify the site as a key corner site which marks the southern gateway entrance to the
Wentworthville Town Centre. It is identified within the planning proposal and associated studies as being
suitable for increased height and density. Importantly, the economic feasibility study prepared by HillPDA on
behalf of Council, states that for the site to be feasible for redevelopment, a minimum FSR of 3:1 would be
required and that an FSR of 4:1 is recommended.

However, the draft height (increase from 20m, 17m and 10m to 30m, 23m and 17m) and FSR (increase from
2:2:1t0 2.5:1 and 2:1 to 2:2:1) controls mapped over the site, do not provide for the level of uplift that is
feasible for redevelopment of this former service station site, nor does it represent the s istragegics
positioning within the Wentworthville Centre. Ultimately, the level of uplift associated with the Gateway
Determination represents a significant missed development opportunity for this important land holding.

This planning proposal provides a height, density and overall built form that responds to the desired future
character of Wentworthville, as envisaged by the current Gateway Determination and associated technical
and urban design studies.

INTENDEEVELOPMENT OUTCOME

Pursuant to the Holroyd LEP 2013, the site is zoned B2 Local Centre. Shop-top housing is permitted with
consent in the B2 zone. The existing draft height controls applicable to the site restrict development to 30m
at 55-57 Station Street and 17m and 23m at 6 Pritchard Street East. This is coupled by a relatively low FSR
of 2.5:1 at 55-57 Station Street and 2.2:1 at 6 Pritchard Street East.

This planning proposal has been prepared in support of a mixed-use development outcome through the
preparation of site specific amendments to the HLEP 2013. To assist in conceptualising the envisaged
development, a concept design has been prepared by OPRA Architects (Appendix B).
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The key features of the proposal include:
1 Amalgamation of four allotments;

1 4 high quality retail tenancies on the lower ground and ground floor, activatingthes i t e 6s td r ont age
Station Street, Pritchard Street East and Friend Park;

1 14 levels of residential accommodation comprising 106 apartments, including
- 450m?2of communal open space at the podium level; and
- 300m?2 of roof-top communal open space;

1 146 car spaces split over 3 levels of basement parking; and

T 700m2 (25% of the site) of deep soil planting.

The planning proposal offers significant public benefits, including:

1 Redevelopment and remediation of the former service station site, which is a visual deterrent for the
centre;

1 Provision of 15% of the residential floor space uplift as affordable housing;
1 Activation of Station Street and Pritchard Street East;

1 Dedication of land to enable the expansion of Friend Park by 1040m? (63% increase to the existing park)
including the establishment of a through-site link, connecting Friend Park (the only park in the town
centre) to the Wentworthville Town Centre; and

1 Revitalising Friend Park through the provision of BBQ facilities, play equipment and amenities; and

1 Significant landscape and public domain improvement works.

PLANNIRGTCOMES

In summary, the site will achieve the following key planning outcomes with positive community benefits:

I The proposal is consistent with State government policy which supports growth within existing centres:

The proposal maximises retail and residential opportunities in the Wentworthville Town Centre, which is
identified as a Planned Precinct in the Central City District Plan and is well serviced by existing public
transport infrastructure, connecting residents and workers to the Parramatta CBD in less than 10
minutes and Sydney CBD in 26 minutes. The site is located 1km south-west of the Westmead health,
education and research precinct which is one of the largest health precincts in Australia. It would
generate new employment and housing opportunities including 106 new dwellings within walking
distance of major employment, retail, health and education facilities and excellent public transport
connectivity, contributing to housing and job targets within a Planned Precinct.

 Consistent with the emerging character of the Wentworthville Town Centre

The skyline of Wentworthville is set to undergo a major transformation, with a number of key factors
contributing to the revitalisation of the centre. The primary objective of this planning proposal is to realise
a high-quality mixed-use development that will define the southern boundary of this vibrant mixed-use
town centre which has a varied skyline.

 Amalgamation of four allotments

The proposal will result in the amalgamation of four allotments, comprising a total site area of 2,759m?2.
This results in one of the largest privately owned unencumbered development sites within 250m of
Wentworthville Train Station.

The amalgamation of these allotments enables a superior development outcome to be achieve through
the provision of a slender mixed-use tower and confined building footprint within the eastern portion of
the site. This provides greater separation distances between the residential units on the site and any
future development on the surrounding sites, whilst t enabling a significant portion of land (38%) to be
dedicated as public open space. Such substantial separation distances, dedication of land, through-site
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link and substantial open space would be achievable if the site was to be developed in accordance with
the Wentworthville Centre Revitalisation Planning Report.

 Street activation

The former vacant service station is visually obtrusive. The redevelopment of the site provides for a
unique opportunity to activate a key corner site, improve the street legibility, amenity and pedestrian
safety. The retail tenancies will provide for a vibrant atmosphere and improved pedestrian experience
that will complement the expanded park setting.

Other Public Benefits

- Generous public domain improvement works including the following embellishment works to Friend
Park:

A Soft and hard landscaping
Numerous pedestrian paths, including direct connectivity to the heart of the city centre
Adaptable play areas

Enhanced playground facilities

> > > >

Barbeque facilities
- Expansion of Friend Park by approximately 63% (1,040m?)
- A new pedestrian connection along key design lines.

- SIC levies and future s7.12 contributions which would provide funding for much needed community
infrastructure.

1 Affordable Housing floor space equivalent to 15% of the residential accommodation uplift. This exceeds
the Greater Sydney Commissions 5% -10% target and Cumberland Councils adopted planning
agreement policy, which stipulates a minimum floor space requirement of 5%.

This planning proposal achieves the right balance of maintaining a strong community focus whilst also
recognising the benefits of providing residential accommodation to take advantage of the location and
amenity criteria that Wentworthville has to offer. In considering the tangible community and economic
benefits of the proposal and the strategic and site-specific merits that support the concept scheme, it is
respectfully requested that the Council resolve to forward this planning proposal to the Department of
Planning and Environment for LEP Gateway determination.
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1. INTRODUCTION
1.1. OVERVIEW

This planning proposal has been prepared by Urbis on behalf of Nucorp Construction Pty Ltd (the
proponent). It is to initiate an amendment to the Holroyd Local Environmental Plan 2013 with respect to land
at 551 57 Station Street and 6 Pritchard Street East, Wentworthville (the site). The site is legally described
as Lot 1A in DP305764, Lot 2A in DP305764, Lot 3A in DP30576 and strata lot SP19949.

The intended outcome of this planning proposal is to:
1 Establish a site-specific height of buildings control, with a maximum height of 53m; and

1 Establish a site-specific floor space ratio (FSR) control of 3.5:1.

1.2. REPORTRUCTURE

This planning proposal has been prepared in accordance with Section 3.33 of the Environmental Planning
and Assessment Act 1979 (the EP&A Act) and the relevant guidelines prepared by the NSW Department of
Planning and Environment (DPE) including A Guide to Preparing Local Environmental Plans and A Guide to
Preparing Planning Proposals. It includes the following:

1 Description of the site and surrounding context;

Overview of the strategic context of the site;

Summary of the local planning controls;

Description of the concept proposal;

Statement of the objectives and intended outcomes of the proposal,
Explanation of the provision of the proposal;

Justification for the proposal;

Mapping to accompany the proposal,

Description of the expected community consultation process; and

= =4 =4 =4 a4 -4 -8 -—a -

An approximate project timeline.

This planning proposal is accompanied by a range of plans and reports to provide a comprehensive analysis
of the site opportunities and constraints. These include:

Table 1: Supporting Documentation

Document title Consultant Appendix
Survey Plan Orion Surveying Appendix A
Concept Architectural Plans OPRA Architects Appendix B
Urban Design Report Urbis Pty Ltd Appendix C
Letter of Intent Edward Hirst Pty Ltd & RCR Appendix D

Petroleum Pty Ltd
Traffic and Parking Study Varga Traffic Planning Pty Ltd Appendix E

Environmental Site Assessment Environmental Investigation Services Appendix F

URBIS
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Document title
Architectural Design Statement

Landscape Plans

QS Report
Valuation

LEP Mapping

2 INTRODUCTION

Consultant
OPRA Architects

Ray Fuggle Associates Landscape
Architects

RICQS
Valstar Valuations

Urbis Pty Ltd

Appendix
Appendix G

Appendix H

Appendix |
Appendix J

Appendix K
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2. SITESURROUNDING CONTEXT
2.1. THE LOCALITY

The site is located within the Wentworthville Centre, which is within the Cumberland Local Government Area
(LGA). Wentworthville is located approximately 3km west of the Parramatta Central Business District (CBD)
which is Sydneyds second | argest (efettgFigarad. 27km west of

The suburb is bound by the Great Western Highway in the south and adjoins Constitution Hill in the north.
The suburb is dissected east i west by the western train line, with the northern portion of the suburb failing
within the Parramatta LGA.

Wentworthville is Holroydds s etovnrahtrelisachageesisted by aranges r c i a |
of retail, commercial and residential land uses, predominately dathgb et ween t hE9 & @@ 6 s

serviced by the Wentworthville Train Station (250m north of the site), with the T1 North Shore, Northern &

Western line and the T5 Cumberland line operating from this station. This makes it an ideal location to

access nearby employment, entertainment and service areas.

The Wentworthville Centre is located 700m south west of the Westmead health, education and research
precinct, with a high proportion of the population employed within the health industry.

Emerging Development: The immediate area is set to undergo a major transformation, with several key
factors contributing to the urban rejuvenation of the town centre, including:

1 The Gateway Determination issued by the Minister for Planning on 25 May 2018 for the Wentworthville
Centre Planning Proposal, which identifies uplift of varying scales within the B2 Local Centre zone;

1 Identification of Wentworthville as a Planned Precinctinthe Gr eat er Sy dneyCe@taltityi ssi ono
District Plan;

T Identification of Wentworthville as an Urban Renewal Precinctinthe Gr eat er Sydney Commi ss
Central City District Plan;

T Recent development activity on the fringe of the town centre, including 6-7 storey mixed-use
developments;

T Recent rezoning and uplift of land within the town centre at 42 - 44 Dunmore Street, Wentworthville
and108 Station Street, Wentworthville; and

1 The redevelopment of the Bonds Spinning Mills site at 190-220 Dunmore Street (1km west of the site)
from IN2 light industrial to R4 high density residential and B2 local centre.

URBIS
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Figure 1: Subject site and surrounding context (site identified in red)
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2.2. THE SITE

The site is located at 55 7 57 Station Street & 6 Pritchard Street East, Wentworthville, situated on the corner
of Station Street and Pritchard Street East.

As illustrated on the accompanying Survey Plan (Appendix A) the site has a primary frontage of 60.35m to
Pritchard Street East and a secondary frontage of 45.72m to Station Street, resulting in a total site area of
2,759 m2,

The site is made up of the following lots:

1 Lot 1A in DP305764 comprising 972m? (55-57 Station Street);

1 Lot 2A in DP305764 comprising 434m? (55-57 Station Street);

1 Lot 3A in DP305764 comprising 434m? (55-57 Station Street); and
1 Lot SP19949 comprising 919m? (6 Pritchard Street East).

The land gradually slopes from the west (RL31.22) to the east (RL28.05) by 3.17m. The site is not subject to
flooding however Station Street is affected by overland flow.

The site is serviced by five vehicular cross-over points, including two off Station Street and three off Pritchard
Street East.

The site is contaminated and contains underground petrol tanks.

Vegetation exists between the boundary of the commercial premises and the service station however these
trees are not of any significant cultural or heritage value. The site is not subject to any heritage affections or
encumbered by any easements.

Figure 3: Site, as identified by the red boundary
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Figure 4: Photographs of the site

Picture 1: Former service station, as viewed from Picture 2: Site, as viewed from Station Street in the
Pritchard Street East South-East

Picture 3: Commercial buildings on 6 Pritchard Street Picture 4: Commercial buildings on 6 Pritchard Street,
East with childcare centre beyond
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